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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.”

810 Union Street, Fourth Floor | Telephone: 504-274-2701 170 Moores Road | Telephone: 985-246-3900
New Orleans, Louisiana 70112 | Facsimile: 504-274-2702 Mandeville, Louisiana 70471 | Facsimile: 985-246-3901
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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. Avreasonable 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.

810 Union Street, Fourth Floor | Telephone: 504-274-2701 170 Moores Road | Telephone: 985-246-3900
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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.

810 Union Street, Fourth Floor | Telephone: 504-274-2701 170 Moores Road | Telephone: 985-246-3900
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Retail SF per Capita in Slidell Market

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

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.

U.S.retail space per capita
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Note: Retail square footage data includes all
buildings sold or refinanced since 2000 priced $2.5
million or higher. 2022 figures as of the second
quarter.

Source: MSCI Real Assets

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.
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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.

Report Conclusions

Component Conclusion
Amount of Retail Square Footage No More than 10,000 SF
Fair Market Rent $12.00 per square foot

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,

o S ) Bodhlowi W

J

P.M. McEnery, MAI, CRE Baldwin R. Justice

Louisiana State Certified Louisiana State Certified
General Real Estate Appraiser #G1102 General Real Estate Appraiser #G3000
810 Union Street, Fourth Floor | Telephone: 504-274-2701 170 Moores Road | Telephone: 985-246-3900
New Orleans, Louisiana 70112 | Facsimile: 504-274-2702 Mandeville, Louisiana 70471 | Facsimile: 985-246-3901

I Real Estate Licenses and Certifications held in Louisiana. Mississippi. Alabama, Florida, and Texas



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

Gross Land Gross Land

Parcel ID Topograph Shape
Area (Acres) Area(Sq Ft) L *
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



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

Flood Zone: X

VALUE INDICATIONS

Report Conclusions

Component Conclusion
Amount of Retail Square Footage No More than 10,000 SF
Fair Market Rent $12.00 per square foot
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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 Baldwin R. Justice
Louisiana State Certified Louisiana State Certified
General Real Estate Appraiser #G1102 General Real Estate Appraiser #G3000
THE MCENERY COMPANY Certification

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING



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:

e the client and intended users;

e the intended use of the report;

e the type and definition of value;

e the effective date of value;

® assignment conditions;

® typical client expectations; and

e 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 wuse 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

%@ THE MCENERY COMPANY Scope of Work
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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.

THE MCENERY COMPANY Scope of Work
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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 sighatory appraiser.

%@ THE MCENERY COMPANY Scope of Work
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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.

Z

Oak Manor Estates

Subject
Property

THD-2 Traditional
Meighborhood Development

@ THE MCENERY COMPANY Zoning
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SUBJECT PROPERTY DESCRIPTION

8;
Yoy Pagu
t

i
|
=
3
S
3
2
2.
2
]
|
{
{
4
3
5
2
2
%
8
2
2
4
i
!
:
|

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:

e 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

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING
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Flood Zone:

Wetlands/Watershed:

Environmental Issues:

Encumbrance/Easements:

Opportunity Zone

Comments/Conclusions:

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.

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.

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.

We were not provided a Phase | Environmental Impact
Assessment. However, no adverse environmental conditions were

noted upon inspection.

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

The subject property is not located in an opportunity zone.

The site has average and typical utility. The site is of adequate size
and shape to accommodate a variety of large scale uses.

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING
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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, 7%
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.

%@ THE MCENERY COMPANY Market Area Analysis
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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 30" 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 215 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.

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING
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A YTD snapshot of the S&P 500 through May of 2022 is shown below.

Market Summary > S&P 500
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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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United States vaccinations

At least one dose® Fully vaccinated
All ages 75% I 63% I
5 and up 793 I 672 I
12 and up 85% I 72 IS
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65 and up 95% G g8 NG

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:

From Bureau of Labor Statistics, United States Department of Labor via Data Commons

Unemployment rate Total unemployed people Unemployment insurance claims
% oM 1.4M

3.7% .

Updated Aug 2022 Updated Aug 2022 Updated Sep 17, 2022

Unemployment rate = Total unemployed people = Unemployment insurance claims

15%
Jan 2009
7.8%
10%
5%
0%
Jan 2002 Feb 2005 Mar 2008 Apr2011 May 2014 Jun 2017 Jul 2020

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:

In August, the unemployment rate rose by 8.2 percentage point to 3.7 percent, and the
number of unemployed persons increased by 344,000 to 6.0 million. In July, these measures
had returned to their levels in February 2020, prior to the coronavirus (COVID-19)
pandemic. (See table A-1.)

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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The labor force participation rate increased by 8.3 percentage point over the month to
62.4 percent but is 1.@ percentage point below its February 2820 level. The employment-
population ratio was little changed at 68.1 percent in August and remains 1.1 percentage
points below its February 2020 value. (See table A-1.)

7

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:

Table 2.

CBO’s Economic Projections for Calendar Years 2021 to 2031

Annual Average

Actual, 2024- 2026-
2020 2021 2022 2023 2025 2031
Annual Average
Unemployment Rate (Percent) 8.1 5.5 3.8 3.7 4.1 4.4

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
1t Quarter and 0.5% in the 2"¥ Quarter.
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Real GDP: Percent change from preceding quarter
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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 3™ 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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Evolution of Atlanta Fed GDPNow real GDP estimate for 2022: Q3
Quarterly percent change (SAAR)
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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 1%t 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:

Table C-1.
CBO’s Economic Projections, by Calendar Year

Percent

Actual,
2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032

Change From Year to Year
Gross Domestic Product
Real® 5.7 38 28 1.6 1.5 1.4 16 1.7 1.8 1.8 1.7 1.7
Nominal 101 9.3 5.5 3.8 36 35 3.7 38 3.9 39 39 38

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:

e 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.

e The CPlincreased 7.5% from February 2021 to February 2022.

12-month percentage change in Consumer Price Index, January 1980-March

2022
0%
15%
10%

5%

0%

-5%

1980 1830 2000 2010 2020

Hower over chart to view data.
Shaded areas represent recessions as determined by the National Bureau of Economic Research.
Source: US. Bureau of Labor Statistics. +

e 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.

e 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.

Consumer-price index, change from a year earlier
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Source: Labor Department
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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 1°t 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.

FOMC Meeting Date Rate Change (bps) Federal Funds Rate
Sept 21, 2022 +75 3.00% to 3.25%
July 27,2022 +75 2.25%t0 2.5%
June 16,2022 +75 1.5% to 1.75%
May 5, 2022 +50 0.75% 0 1.00%
March 17, 2022 +25 0.25% to 0.50%

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:
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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 vield 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 vield, 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. Qil prices recovered to with the WTI Crude
price point oscillating around $65 to S80 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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Oil Price Surges
to Highest since 2008
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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

* Median household income was $67,521 in 2020, a decrease of 2.9 percent from
the 2019 median of $69,560 (Figure 1 and Table A-1). This is the first statistically
significant decline in median household income since 2011.

* The 2020 real median incomes of family households and nonfamily households
decreased 3.2 percent and 3.1 percent from their respective 2019 estimates
(Figure 1 and Table A-1).

e The 2020 real median household incomes of non-Hispanic Whites, Asians, and
Hispanics decreased from their 2019 medians, while the changes for Black
households was not statistically different (Figure 1 and Table A-1).

¢ In 2020, real median household incomes decreased 3.2 percent in the Midwest
and 2.3 percent in the South and the West from their 2019 medians. The
change for the Northeast was not statistically significant (Figure 1 and Table A-

1.

Earnings:

s The real median earnings of all workers aged 15 and over with earnings
decreased 1.2 percent between 2019 and 2020 from $42,065 to $41,535 (Figure
4 and Table A-6).

s The total number of those who worked full-time, year-round declined 13.7
million between 2019 and 2020. The number of female full-time, year-round
workers decreased by about 6.2 million, while the decrease for their male
counterparts was approximately 7.5 million (Figure 6 and Table A-7).

s In 2020, real median earnings of those who worked full-time, year-round
increased 6.9 percent from their 2019 estimate. Median earnings of men
(861,417) and women ($50,982) who worked full-time, year-round increased by
5.6 percent and 6.5 percent, respectively (Figure 4 and Table A-G).
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Poverty:

¢ The official poverty rate in 2020 was 11.4 percent, up 1.0 percentage point from
10.5 percent in 2019. This is the first increase in poverty after five consecutive
annual declines (Figure 8 and Table B-4).

s In 2020, there were 37.2 million people in poverty, approximately 3.3 million
more than in 2019 (Figure 8 and Table B-1).

* Between 2019 and 2020, the poverty rate increased for non-Hispanic Whites
and Hispanics. Among non-Hispanic Whites, 8.2 percent were in poverty in
2020, while Hispanics had a poverty rate of 17.0 percent. Among the major
racial groups examined in this report, Blacks had the highest poverty rate (19.5
percent), but did not experience a significant change from 2019. The poverty
rate for Asians (8.1 percent) in 2020 was not statistically different from 2019
(Figure 9 and Table B-1).

* Poverty rates for people under the age of 18 increased from 14.4 percent in
2019 to 16.1 percent in 2020. Poverty rates also increased for people aged 18 to
64 from 9.4 percent in 2019 to 10.4 percent in 2020. The poverty rate for
people aged 65 and older was 9.0 percent in 2020, not statistically different
from 2019 (Figure 9 and Table B-1).

* Between 2019 and 2020, poverty rates increased for married-couple families
and families with a female householder. The poverty rate for married-couple
families increased from 4.0 percent in 2019 to 4.7 percent in 2020. For families
with a female householder, the poverty rate increased from 22.2 percent to
23.4 percent. The poverty rate for families with a male householder was 11.4
percent in 2020, not statistically different from 2019 (Figure 12 and Table B-2).
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Figure 2.

Real Median Household Income by Race and Hispanic Origin: 1967 to 2020
(Households as of March of the following year)
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Motes: The data for 2017 and beyond reflect the implementation of an updated processing system. The data for
2013 and beyond reflect the implementation of the redesigned income guestions. Refer to Table A-2 for historical
race footnotes. The data points are placed at the midpaoints of the respective years. Median household income data
are not available prior to 1967. More information on the CPI-U-RS dollar adjustment and recessions are available in
Appendix A Information on confidentiality protection, sampling error, noensampling error, and definitions is available
at <https:ffwww2 censu s.gov/programs-surveys/cps/techdocs fcpsmar? | pdf>_

Source: LS. Census Bureau, Current Population Survey, 1968 to 2021 Annual Social and Economic Supplements
{CPS ASEC).

Figure 8.

Number in Poverty and Poverty Rate: 1959 to 2020
{Population as of March of the following year)
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Motes: The data for 2017 and beyond reflect the implementation of an updated processing system. The data for 2012 and beyond
reflect the implementation of the redesigned income guestions. Refer to Table B-4 for historical footnotes. The data points are
placed at the midpoints of the respective years. Information on recessions is available in Appendix A. Information on confidentiality
protection, sampling error, nonsampling error, and definitions is available at <https:{www2 census gov/programs-surveys/cps
ftechdocs/cpsmar2] pdf.

Sowrce: LS. Census Bureau, Current Population Survey, 1960 to 2021 Annual Social and Economic Supplements (CPS ASEC).
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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.

Categories > Prices > House Price Indexes
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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.

THE MCENERY COMPANY Market Area Analysis

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING




28

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:

Housing Debt

¢  There was 5859 billion in newly originated mortgage debt in 202201, with 68% of it originated to borrowers with credit scores
over T60.

*  About 24,000 individuals had a new foreclosure notation added to their credit reports during the first quarter, compared to only
9,000 individuals in the fourth quarter of 2021, reflecting the partial resumption on new foreclosures. Although the hold on
foreclosures due to CARES was lifted on July 31 2021, additional federal and state policies will forestall many foreclosure starts.

s The share of mortgage balances 90+ days past due remained at 0.5%, a historic low.

Student Loans

s  OQutstanding student loan debt stood at $1.59 trillion in the 2022Q1, a $14 billion increase from 202104,
s About 5% of aggregate student debt was 90+ days delinquent or in default in 20220Q1 .7 The lower level of student debt
delinquency reflects a Department of Education decision to report current status on loans eligible for CARES Act forbearances.

Below is a graph depicting household debt through Q2 2022:

Total Debt Balance and its Composition
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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:

Delinquency & Public Records

Aggregate delinquency rates were unchanged in the first quarter of 2022 and remain very low, after declining sharply through
the beginning of the pandemuc. Delinquency rates have been low 1n part due to forbearances (provided by both the CARES Act and
voluntarily offered by lenders), which protect borrowers’ credit records from the reporting of skipped or deferred payments. Although
these forbearances have ended for most types of debts, the pause on student loan payments remains in place. As of late March, 2.7%
of outstanding debt was in some stage of delinquency, a 2.0 percentage point decrease from the fourth quarter of 2019, just before the
COVID-19 pandemic hit the United States. Of the 3431 billion of debt that is delinquent, $299 billion is seriously delinquent (at least
90 days late or “severely derogatory”, which includes some debts that have been removed from lenders” books but upon which they
continue to attempt collection).

The share of debt transitioning into delinquency increased modestly for nearly all debt types, except student loans, although
they remain very low by historic standards. The delinquency transition rate for credit cards increased by 0.2 percentage points, while
mortgages, auto loans, and HELOCs all saw (.1 percentage point increases in their delinquency transition rates. Although foreclosures
are very low, there was a small uptick in new foreclosures in 2022Q)1.

Delinquency rates by product were mostly flat. The share of student loans that are reported as delinquent continues to
decline, as the majority of outstanding federal student loans are covered by CARES Act administrative forbearances, which have been
extended through August 31, 2022, These forbearances have the mechanical effect of making previously delinquent debt “current,”
reducing the overall delinquency rate.

About 91,000 consumers had a bankruptcy notation added to their credit reports in 202201, the lowest level since the series
began in 1999, The share of consumers with a 3rd party collection account is also at a new historic low; approximately 6% of
consumers have a third party collection account on their credit report, with an average balance of §1,219.

According to the US Census Bureau, the 1%t 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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Homeownership Rates by Region

Percent
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= First Quarter 2021 = First Quarter 2022

* Denotes a statistically significant change from the rate last year
Source: U.S. Census Bureau, Current Population Survey/Housing Vacancy Survey, April 27, 2022

fgire4 Quarterly Homeownership Rates and Seasonally Adjusted Homeownership Rates

for the United States: 1997-2021

1998 2002 2006 2010 2014 2018 2021
Recession = Homeownership Rate e Seasonally Adjusted Homeownership Rate

Source: U.S. Census Bureau, Current Population Survey/Housing Vacancy Survey, July 27, 2021, Recession data: National Bureau of Economic Research, swww.nber.org>
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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:

Figure 2 Total ($ billions) Total ($ billions)
Commercial real estate Q2 Q2 Trailing 4 QTRs ~ Trailing 4 QTRs
i 2022 2021 ending Q222 ending 02 '21
investment volume by sector,
All Types of Investment
22022 vs. Q22021
Q Q Multifamily 783 59.1 324 469 3847 189.0 1035 436
— Multifamily remained the mest preferred Industrial 316 320 -13 189 185.0 131 635 210
Cﬂga merci:' '*;;';fitﬂte sector for investment Office 241 266 95 %4 1515 921 645 72
" P
whmeteSBb Retal 212 1.0 £3 127 984 457 1154 nz
Hotel 8.6 151 -429 52 s 287 545 5.0
— Industrial was the second most-preferred e
sector with 532 billion, down by 1% from a Other 31 41 -26.3 .8 74 135 28.8 2.0
year ago. Total 166.8 151.9 9.8 100.0 881.3 4821 82.8 100.0
— Office investment volume fell by 9% year- Single-Asset Investments Only
over-year in Q2 to $24 billion, followed by Multifamily 541 48.8 107 438 2746 148.2 841 451
retzil with a 41% increase to 521 billion. Industrial 231 247 66 187 1007 802 365 180
Office 20.0 20.4 -18 16.2 116.2 671 731 19.1
Retail 7.0 133 283 138 68.5 377 815 12
Hotel 72 77 -58 59 324 174 867 53
Other 20 18 164 16 19 5.5 435 13
Total 123.5 TE.7 5.8 100.0 609.4 357.2 70.6 100.0
Portfolio Asset Investments Only
Total 38.3 29.2 315 218.4 116.8 871
Entity-Level Asset | Only
Total 5.0 6.1 B3.4 8.2 554.1
Figure 6 Investment Volume ($ Billions)
Cross-border investment 25
by property type -
— Multifamily was the leading sector for inbound 30
cross-border investment in Q2 with $3 billion, l
followed by industrial with $2 billion and office B
with $1 billion. 25
— Cross-border retail investment volume of $248 I
million in G2 was up by 28% from Q1.
20
-

m Office u Multifamily = |ndustrial Retail m Hospitality m Other/Unclassified

e Capital is increasingly being deployed into multi-family and industrial assets, which made
up 66% of the total Investments in 2"% 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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FIGURE 5: Spread Over Risk-Free Rate Narrowing but Still Significant

Average U.S. Cap Rates, 10-Year Treasury Yield (%)

10

N oW R0 O

Forecast

0
' I P F I PO RSO R DLW OO QDO DD
DS ) W\ N N 1 1%
m@gw&f& FFFETFF TS S S S DS
Source: CBRE Econometric Advisors, @ 10-Year T-Bond @ Office @ Industrial
US. Federal Reserve Board, October 2021. Retail @ Apartment @ Hotel (Upper Tier)

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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Executive Summary
Looking for a PDF of

—  US. commercial real estate investment volume this content?

rose by 10% year-over-year in Q2 2022 to $167
billion.

—  Multifamily was the leading sector with $78 billion in Q2 volume, followed by

industrial & logistics with $32 billion and office with $24 billion.

—  On a trailing-four-quarter basis, New York was the top market with $67 billion in

volume, followed by Los Angeles with $65 billion.

— Institutional investors were net buyers in Q2 2022, while private investors, REITs

and cross-border investors were net sellers.

—  Inbound cross-border investment increased by 16% year-over-year in Q2 but was

down by 9% from Q1 due to the strengthening U.S. dollar.

THE MCENERY COMPANY Market Area Analysis

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING




34

2022: Q2 Realty Rates:

Coincident with an 84 basis point increase in Treasury rates to which most commercial mortgage interest rates are
indexed, together with a seven point decrease in equity dividend rates, the RealtyRates.com™ Investor Survey
Weighted Composite (Cap Rate) Index™ increased 43 basis points from 8.83 to 9.26 percent during the 2nd Quarter
of 2022.

The greatest quarter-over-quarter cap rate index increases during the 2™ Quarter were recorded by the Lodging and
Self Storage sectors, up 48 basis points, followed by the Mobile Home/RV Park sector, up 46 basis points.

The smallest quarter-over-quarter cap rate index increase during the 2™ Quarter was recorded by the Restaurant
sector, up 35 basis points, followed by the Apartment sector, up 37 basis points.

Mortgage lending standards tightened on weaker demand for most commercial real estate loan categories, except
those secured by multifamily residential properties, for which demand strengthened during the 2nd Quarter. Weaker
demand for construction and land development loans and for non-farm, non-residential loans was also reported.
Meanwhile spreads were down six basis points overall, but average permanent mortgage rates were up 78 basis
points.

RealtyRates.com INYESTOR SURYEY - 3rd Quarter 2022°
CURRENT & HISTORICAL CAP RATE INDICES

Method-Veighted" Property Category Indi

Healthcare Weighted®
Senior MHRV Self Special [|Composite
. Apts Golf Housing Industrial Lodging  Park Office Retail Restaurant Storage Purpose | Indices
BP EP BEP BP BP BP BP BP BP BP BP BP

Year Rate Chg Rate Chg Rate Chg Rate Chg Rate Chg Rate Chg Rate Chg Rate Chg Rate Chg Rate Chg Rate Chg| Rate Chg
2022 7.74 -3 134 -5 835 -3 867 g 962 -6 897 6 8539 875 100 116 5 930 & 1130 10 905 0]
2ndQtr 793 37 11.54 40 858 43 889 43 936 48 3820 48 882 45 836 43 N33 35 954 48 151 42| 928 43
fsrGu 755 8 1M 14 813 13 346 16/ 938 734 16 837 10 354 -8 1038 15 3.05 6 108 7l s83 8]
2021 783 53 1.3 -84 833 B4 360 59 988 -3¢ 892 65 843 55 385 53 11 46 324 82 1121 44 304 -0
2020 750 43 108 48 810 48 832 40 940 -47 863 -48 816 -38 858 35 1081 38 881 48 1081 -28 375 -4
2019 792 50 156 47 858 44 872 47 986 66 908 48 854 .50 893 45 120 37 940 46 1120 45 915 .49
2018 842 26 1202 30 901 4 913 23 1053 25 956 30 904 10 338 20 1157 15 986 239 1184 40 9864 22
2017 216 4 N73 -2 887 -6 886 12 1028 § 926 1 834 .22 918 -8 142 B 957 -4 125 4 942 -

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.
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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.

Sale price spike in Opportunity Zones
Year-over-year change in the 12-month moving average sale price

Tax Cuts and
Jobs Act Signed

30%
25% .
20%
15%
10%
5%
0%
-5%
Opportunity Zone Designation
B Selected
-10%
Eligible Not Selected i
Final Opportunity
B Not Eligible Zones Announced
2016 2017 2018 2019

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.
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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:

e Market Area Delineation

e Property Productivity Analysis

e Supply and Demand Analysis

e Interaction of Supply and Demand

e 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-

Santa Rosa

\ Florenville 36 Hickory

*hinchuba

Stennis Space
Center

% Pearl Rfffr
%

dandeville
v, L

Gainesville
Poar| River
Wma

Morgan Bluff

8ig Branch {’.;(

Marsh Nafl
Wildiife Ref

Deer Island

North Shore )
Beach Eden Isle White Kitchen

Fritchie

North Shore Marsh

7 Pearl River
Fritchie Marsh Wi Brow

HowZe Beach

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

@ THE MCENERY COMPANY Market Area Analysis




41

=y

-Radius Map-
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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.

Market Area Analysis
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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.
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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.

Annual Growth Rate
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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.

Annual Growth Rate

0.38%

0.28%

Populstion Households Families

Historical Trends: Population
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26,800 4

& ﬂp’l} It &
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.

Market Area Analysis
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RESIDENTIAL +141.0 Ac. (51.2%)
[l s\NGLE FAMILY DETACHED 780 LOTS £111.4 Ac.
"] MULTIFAMILY / ATTACHED 530 UNITS +29.6 Ac.
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3.6 Ac. (1.3%)
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COMMON OPEN SPACE
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COLLECTORS/LOCALS +46.5 Ac.
PROJECT TOTAL +275.3 Ac.
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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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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:
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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.

Slidell Retail Square Footage- via LACDB

SF Actiwely 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
Months Needed to Absorb Current Supply @ 5+637/ears)

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.
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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.
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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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Stirling Slidell Centre

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.
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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.

Surveyed Occupancy Rates

Comp Name Occupancy Rate
1 Stirling Slidell Centre 40%
2 The Crossing 87%
3 Plaza 190 96%
4 Fremaux Town Center 91%

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
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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.

Retail SF per Capita in Slidell Market

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

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.

U.S.retail space per capita

24 square feet per person RECESSION
21
18
15

12

. SR
1980 ‘85 90 ‘95 2000 05 ‘10 15 20

Note: Retail square footage data includes all
buildings sold or refinanced since 2000 priced $2.5
million or higher. 2022 figures as of the second
quarter.

Source: MSC| Real Assets

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.
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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 |-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, T) 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 COMPARABLE ANALYSIS GRID

Lease Analysis Grid Subject Comp 1
L
Address 21052 Honeybee 61103 Airport Road 104-110 Gause Boulevard 176 Gause >>Town Center
Rd. Boulevard Parkway
City Slidell Slidell Slidell Slidell Slidell
Total Annual Rent $1,762,527 $666,684 $974,966 $15,934,225
Monthly Rent $146,877 $55,557 $81,247 $1,327,852
Term Various Various Various Various
Survey Date 10/7/2022 10/6/2022 4/30/2021 7/29/2020
Rented Area (Avg SF) 135,579 55,557 108,450 637,369
Condition Good Avg/Good Average/Good Very Good
Eff. Rent/SF $13.00 $12.00 $8.99 $25.00
Comm 1 Lease Type NNN NNN NNN NNN
Rent per SF $13.00 $12.00 $8.99 $25.00
CAM Charges $0.00 $0.00 $0.00 $0.00
Effective Rent Per SF $13.00 $12.00 $8.99 $25.00

67

THE MCENERY COMPANY

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

Market Rent Study



68

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.

Comparable Dataset Summary

Number of Comps: 4 Unadjusted
Low: $8.99
High: $25.00
Mean: $14.75
Median: $12.50
St. Dev.: $7.04

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 |-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.

THE MCENERY COMPANY Market Rent Study
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Supplemental Indicator

£ NORTHSHORE BLYD syt

Address 105 - 135 Northshore Blvd.
Size (SF) 144,638
JoAnn's Dollar Tree, Marshall's,
Ollie's, Hibbett Sports, Boot
Summary of Tenants Barn, Subway, OneMain, Le
Nails, Sally Beauty, America's
Best Contacts, Mattress Outlet

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

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.

THE MCENERY COMPANY Market Rent Study
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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)

THE MCENERY COMPANY Market Rent Study
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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:

Report Conclusions

Component Conclusion
Amount of Retail Square Footage No More than 10,000 SF
Fair Market Rent $12.00 per square foot

THE MCENERY COMPANY Final Reconciliation

REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING




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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Letter of Engagement

WWw.mceneryco.com

September 13, 2022

Baldwin R. Justice

The McEnery Company

810 Union Street, Fourth Floor
Mew Orleans, Louisiana 70112

RE: Retail Feasibility Study

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

Property Location: 21052 Honeybee Road, Slidell, Louisiana

Intended Use: Determine Retail Penatration and Demand (5f) and Market Rent
Intended User: Client

Draft Reports Due Date: 4 weeks from date of engagement

Retainer / Appraiser's Fee: 55,000 - {50% Due Upon Engagement)

This letter is put forth in order to confirm our request that you prepare a USPAP compliant appraisal
feasibility study for the referenced property under the following scope of work:

Scope of Work

s The appraisal will be USPAP compliant, and the date of value will be as of the date of
inspection.

* Site visits will be performed by the McEnery Company and the surrounding neighborhoods
will be analyzed.

B10 Union Street. Fowrth Floor | Telephone. S04-274-2701 170 Moores Road | Telephone: 785-264-3%00
Mew Orieans, Louvisiana 70112 | Facsimile: 504-274-2702 Mandaville, Louisiana 70471 | Facsimile: 965-244-3%01

Il Feal Estale Licansas and Cerlilications held in Lovisiana, Mississippi. Alabama. Florida, and Texas



September 13, 2022
Page Two

¢ Comparable data will be confirmed and verified with easily identifiable maps, as well as
analysis grids. An examination of existing retail inventory, current demand (market
occupancy), and population growth will be performed. With the analysis of macro-trends, as
well as directly competitive retail properties — a feasibility study will be performed.

All documents furnished to the appraiser from this client are to be considered confidential
information to the appraiser pursuant to the disclosure reguirements in the confidentiality section
of USPAP's Ethics Rule.

Sincerely,

Mr. Adam Kurz

DR Horton

7696 Vincent Road,
Denham Springs, LA 70726
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&10 Unicn Straef. Fowrth Floor | Telephone S04-274-2701 170 Moores Road | Telephone: $85-204-3300
Mew Orleans. Loussiana 70112 | Facsimile: 504-274-2702 Mandeville, Lowisiana TO4T1 | Facsirmile: #85-2446-3701

B Feal Estals Licended snd Cortificalions hold in Loulglana. Migaksippl, Alabams, Florida. snd Texas



Peter M. MCEnery, MAI, CRE

Business Affiliations:
e Farnsworth-Samuel, Ltd. - Commercial Sales Manager (1976 — 1980)
e  Murphy, MEnery, and Company, LLC — Member-Manager (2002 - March 2010)
e The M‘Enery Company, Incorporated, President (1980 - Present)
Related Business Experience:
e First Financial Bank, FSB, New Orleans, Louisiana — Banking Officer (1986 - 1988)
Real Estate Practical Experience:
e Appraisal of all types of commercial properties including:
o Acreage (timber, swamp, marsh, agricultural)
Land Mitigation Banks
USWF — NWR (environmentally sensitive large acreage tracts — LA, MS, AL, AR)
Subdivision Analysis
Shopping and Retail Centers
Convenience Stores/Truck Stops/Casinos
Office
Industrial
Multi-family
Historic Restorations
Deep Water Port Facilities
Hotels/Nursing Homes/Hospitals
o Expropriation (condemnation): Louisiana DOTD; Louisiana Timed Managers
e Litigation Support Services
e Qualified as Expert Witness: Federal District Court; Federal Bankruptcy Court; State
District Courts
e Brokerage/Development:
o The M°Enery Company Incorporated - brokerage and development interests
e Finance and Consulting:
o Industrial Revenue Bonds (historic restoration financing)
o Tax Credit Consulting
o General Real Estate Consulting
e Banking:
o Managed Commercial REO Portfolio
Memberships, Licenses, Etcetera:
e Member—The Counselors of Real Estate ®, awarded the designation of CRE
e Member—The Appraisal Institute ®, awarded the designation of MAI
e Member —The National Association of Realtors ®

O O O 0 O O O o0 O O O

e State of Louisiana Certified General Real Estate Appraiser No.: G-1102
e State of Mississippi Certified General Real Estate Appraiser No.: GA-802
e State of Alabama Certified General Real Property Appraiser No.: GO0778

e Louisiana Real Estate Broker License-Broker No.: 23772

e Mississippi Real Estate Broker License-Broker No.: B17298

e Alabama Real Estate Broker License-Broker No.: 95787-0

e Arkansas Real Estate Broker License- Broker No.: PB0O0079104
e 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 — M°Enery Management, LLC
Member/Manager-M°Enery Properties, LLC
Member/Manager-lolar 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 | (Residential)

Commercial Investment Real Estate Institute Chicago, Illinois

Course Cl 101: Financial Analysis for Commercial Real Estate

Course Cl 202: Market Analysis for Commercial Real Estate

Course Cl 301: Decision Analysis for Commercial Real Estate

Course Cl 404: Advanced Tax Planning for Commercial Real Estate

Course Cl 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:
e Private individuals, corporate clients, institutional lenders, public jurisdictions
e (References available upon request)
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CURRICULUM VITAE
BALDWIN R. JUSTICE
Primary Real Estate Business Experience:

e 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

e Industrial Warehouses, Office Warehouses, Warehouse Condominiums
¢ Land — Commercial Lots, Bulk Acreage and Subdivision Analyses

e Multi-family Buildings

¢ Special Use Properties (Marinas, RV Parks, Shipyards, Bowling Centers)
¢ Net Leased Properties

e Bed and Breakfast Properties/Hotel Properties

e Convenience Stores-Gasoline Stations

o Self-Storage Facilities

e Funeral Homes

e Subdivisions

e Acreage tracts

e Timberland

e Industrial Shipyards

e High-Rise Office Buildings

Memberships, Licenses, Etcetera:
o State of Louisiana Certified General Real Estate Appraiser #G3000
o State of Mississippi Certified General Real Estate Appraiser #GA-1208
o State of Alabama Certified General Real Estate Appraiser #G01336
o State of Florida Certified General Real Estate Appraiser #RZ4260
o State of Texas Certified General Real Estate Appraiser #TX1381113G
e Candidate for MAI Designation

Primary Education:

e 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)




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; Fl 432/Real Estate Appraisal; FI 436/ Real
Estate Finance

Real Estate Related Education:

o Appraisal Institute — Chicago, lllinois — 2010 — Present

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

o

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
24% Judicial District Court for the Parish of Jefferson, Louisiana

19™ Louisiana Judicial District Court, Parish of East Baton Rouge, Louisiana
22" Judicial District Court Parish of St. Tammany, Louisiana

Email: Baldwin@mceneryco.com

Certified General dppraiser License
A CERTIFIED GENERAL APPRAISER license for the period covered

January 1, 2022 through December 31, 2023 is granted to :
Baldwin R. Justice

S, A et

" Charrman Yicense Bumber: G 3000 | 5




Legal Description

ITEMI:

A CERTAIN PIECE OR PARCEL OF LAND BEING THAT PORTION OF THE WEST HALF
AND THE WEST FIALF OF THE EAST HALF, LESS AND EXCEPT A STRIP ONE ACRE
WIDE ON THE EAST SIDE, LYING MNORTH OF US HIGHWAY 190, SECTION 35,
TOWNSHIP 8 SOUTH, RANGE 13 EAST, GREENSBURG LAND DISTRICT, ST, TAMMANY
PARISH, LOUISIANA AND MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A 11/2" IRON PIPE FOUND MEXT TO A 5/8" IRON ROD AT THE
NORTHWEST CORNER OF SAID SECTION 35 THENCE NE§°5'54"E ALONG THE
NORTH LINE OF SAID SECTION 35 A DISTANCE OF 373530 FEET TO A 1/2" IRON ROD
FOUND, THENCE LEAVING SAID NORTH LINE OF SAID SECTION 501°27'08"W A
DISTANCE OF 3446.01 FEET TO A 1/2" IRON ROD FOUND ON THE NORTH RIGHT OF
WAY LINE OF US HIGHWAY 190; THENCE N83°3325"W ALONG SATD NORTH RIGHT
OF WAY LINE A DISTANCE OF 3766.48 FEET TO A 5/8" IRON ROD SET ON THE WEST
LINE OF SAID SECTION 35 THENCE NO1°36'31"R ALONG THE WEST LINE OF SAID
SECTION 35 A DISTANCIE: OF 205.67 FEET TO A 1/2" IRON ROD FOUND AT THE
QUARTER CORNER COMMON TO SECTION 26, TOWNSHIP & SOUTH, RANGE 13 EAST
ANI SATD SECTION 35; THEMNCE NO01°2725"E ALONG THE WEST LINE OF SAID
SECTION 35 A DISTANCE OF 2744.07 FEET TO THE POINT OF BEGINNING.

THE ABOVE DESCRIBED PARCEL CONTAINS 27533 ACRES, INCLUSIVE OF ANY
PORTION 1IN THE RIGHT OF WAY FOR HONEYBEE ROAD, AS SURVEYED BY
DUPLANTIS DESIGN GROUP, PC, PROJECT NO. 20-885, DATED DECEMBER 28, 2020,
AND IS SUBJECT TO ANY SERVITUDES OR RESTRICTIONS OF RECORL.
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Zoning Ordinance

Sec. 130-1527. - Vielations. % 8 B = @A

Any violstion of the general implementation plan and/or specific implementation plan or any other phase or plan adopted as part of the amendment to the development code shall constitute 3 violation of this chapter. Any person or legal entity viclating any provision of this
chapter, or wha shall violate or fail to comply with any order made hereunder; or who shall continue to work upon any structure sfter having received written notice from the director of planning and development to cease work, shall be guilty of s misdemeanor and punishable by a
fine not to exceed $500.00 per violation. Each day such violation shall be permitted to exist shall constitute 5 separate offense. Notice of violation shall be sufficient if directed to such owner, the agent of the awner, or the contractor and/or left st his known place of residence or
place of business.

(Code 1998, app. €, 5 5.35194; Ord. No. 07-1548, 3 535194, 5-3-2007; Ord. No. 10-2185, 1-7-2010)

Sec. 130-1528. - Appeal. % 8 W = @

An applicant may appeal the findings and recommendations of the commissians or director of planning and development, as applicable, by filing an objection in writing to the council within five days of receipt of the commissions’ or director of planning and development's
recommendatians. The council shall grant or deny the appeal, and the council’s decision shall be final. If the council grants the appeal, the council shall submit a notice to the commissions or director of planning and development stating reasons for its grant of the appeal

(Code 1998, app. €, § 5.35204; Ord. No. 07-1548, § 5.3520A, 5-3-2007; Ord. No. 10-2186, 1-7-2010)
‘Sec. 130-1529. - Rezoning of property designated “TND-2 Planned.” % 8 W = @

The director of planning and development shall request that the coundl initiate the rezoning of property designated "TND-2 Planned,” only &5 to that partion of the property which has not been developed, if:
(1) Upon final review, an application for approval of a specific implementation plan for a portion of the property has been denied;

(2) A specific implementation plan was not timely submitted in accordance with the provisions of section 130-1519: or

(3) An approved specific implementation plan expires or lapses, pUrsuant t the provisions of section 130-1524

(Code 1998, app. €, § 5.35214; Ord. No. 07-1548, § 5.3521A, 5-3-2007; Ord. No. 102186, 1-7-2010)

Sec. 130-1530, - Relation to zening districts. % 8 B o= @

An approved traditionsl neighborhood develapment shll be considered to be s separate zoning district in which the development plan, a5 approved, establishes the restrictions and regulations according to which hall occur, and may depart from the normal
procedures, standards, and other requirements of the other sections of the zoning ordinance and subdivision regulations to the extent provided herein. Upon approval of the general implementation plan, the official zoning map will be changed to indicate the area as "TND-2
Planned,” or if final approval granted then as “TND-2." Every approval of a traditional neighbarhood nall be considered an to the zoning ordinance.

(Code 1998, app. €, § 5.35224; Ord. No. 07-1548, § 535224, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1531.

C rezoning and

procedure. % 8B e @

() Any property designated as wradidonal prent as part of the comp ive rezoning process shzll be designated as “TND-2 Conceps,” until said property has undergane the application procedure and aperaval pracess as cutlined in section 130-1515,
except that in such cases, the commissian decision relstive to the general implementation plan will be considered the final decermination, subjectta appes ta the parish coundil in accordance with section 1301528,

() Other than through the comprehensive rezoning process set forth in subsection (s) of this section, a parcel of property may only be designated as TND-2 Concept when, within ane year following the effective date of an ordinance establishing the comprehensive rezoning
of 3 specific area under the Unified Development Cade, the process of amending ar changing the designation of the property ta TND-2 Concept has been initiated in accordance witn section 130-54. The review of any amendment or change shall be conducted in
accordance with article Il division 2, of this chapter.

(Code 1998, app. €, § 5.3523A; Ord. No. 07-1548, § 5.3523A, 5-3-2007; Ord. No. 102186, 1-7-2010)

(5) Any agreement by the applicant or association to maintain all commMon open Space at no cost to the parish

(@) schedule. The contain the following information:

(1) The order of construction of the proposed stages delineated in the specific implementation plan
(2) The proposed date for the beginning of construction of each stage.
(3) The proposed date for the completion of construction of each stage.
(4) The proposed schedule for the construction and improvement of commen area within each stage including any accessory buildings.
{€) Enforcement of the development schedule. The construction and provision of all common open spaces and public fadilities and infrastructure which are shown on the specific implementation plan must proceed at no slower a rate than the construction of dwelling units or

other structures of a commercial nature. The planning commission may, at any time, compare the actual development accomplished with the approved hedule. If the planning finds that the rate of construction of dwelling units or other

commercisl structures is substantially grester than the rate st which comman apen spaces and public facilities and infrastructure have been constructed and provided, then either or bath of the following actions may be taken:
(1) The planning commission shall cease to approve any additional specific implementation pians for subsequent phases; and/or
(2) The building official shall discontinue issuance of building permis.
In any instance where the above actions are taken, the planning commission shall gain assurance that the relationship between the construction of dwellings or other structures of a commercial nature and the provision of common apen spaces and public facilities and

infrastructure are brought into adequate balance prior 1o the continuance of canstruction

{0 Permits. No building permit far 2 structure other than a temporary cantractor's effice o temparary storage building shall be issued for a lot ar parcel within an approved traditional neighberhood development pricr to a determination by the fire marshal or designee that
adequate fire protection and access for CONStrUCEION needs exists. No GCCUPANCY PErmit for  STrUCTUre GTNEr Than 3 tEMPArary CONtractor's ffice or other approved temparary building shall be issued for a structure on 3 lot or parcel within an approved wraditional
neighbornood development prior to final inspection and approval o all required improvements which will serve such lo o parcel o the satisfaction of the director of the department of public works and the building official.

(Code 1998, app. €, 5 5.35154; Ord. No. 07-1548, § 5.35154, 5-3-2007; Ord. No. 10-2186, 1-7-2010)
Sec. 130-1524. - Expiration and lapse of specific implementation plans. % 8 B B 4

Specific implementation plan approval shall expire three years from the date of planning commission approval of  specific implementation plan. The applicant may request an extension from the planning commission for not more than ane year if the project is not complete after

three years. Nothing herein shall be construed to limit the time limitations for phased 25 set forth in section 130-1519(a).

(Code 1988, app. €, 55.35164; Ord. No. 07-1548, § 535164, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1525. - The approved final development plan. % &6 B 2 @

Development restrictions and/or conditions, s required by the commissions andJor the council, shall be recorded by the applicant with the parish clerk of court within 15 days of the date of the final spproval of the general implementation plan and/or the specific implementation
plan by the commissions or council, s the case may be. Certified copies of these documents shall also be filed with the office of the commissions. The applicant shall record development restrictions and other required documents, which pertain to a subdivision within the spproved

specific implementation plan, with the parish clerk of court within 15 days of the signing of the final plat, as provided in this section.

(Code 1998, app. €, §5.35174; Ord. No. 07-1548, § 5.35174, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1526. - Filing and distribution of specific implementation plan final plat. v 8 B 2 @
The appiicant shall nave 3 tots] of ten blacklin prints of the approvad final plzt o be disbursed a3 required by the commissions’ Staff.

(Code 1998, 5pp. C, §5.35184; Ord. No. 07-1548, § 535184, 5-3-2007; Ord. No. 10-2186, 1-7-2010)



=)

(2) Major site changes.
a. Application for major site changes. The awner of record of the praperty shall file an application with the director of planning and development, upon 3 form prescribed therefor, which shall contain the reason far the classification of the change as a major site
change, as described in subsection (¢) of this section, and the resulting impacts from the major site change on the development.
b. Public hearing. Upon receipt and verification of the completion of the application by the director of planning and development, the director of planning and development shall forward the spplication to the planning commission. The planning commission shall
issue a notice of public hearing by posting the affected site in a conspicucus place at least ten days prior to the hearing date. A record of information and materials presented at the public hearing shall be kept and maintained by the planning commission s part of

the spplicant's permanent record

¢ Findings and The planning shall make its findings on the major site change based on the information set forth in the application and the spproval criteris set forth in subsection (c) of this section. The planning commission shall

forward a copy of its findings and recommendations to the applicant

d. Appeal. The applicant may appeal the decision by the planning commission pursuant to section 130-1528

(3) Minor changes.

&. Application. The owner of record of the property shall file an application with the director of planning and development, upon a form prescribed therefor, which shall contain the reason for the classification of the change as a minor change, as described in
subsection (d) of this section, and the resulting immaterial impacts from the change on the development, if any.

b. Findings and recommendations. Upan receipt and verification of the completion of the application by the directar of planning and development, the director of planning and development shall make fts findings based on the information set farth in the application
and the approval criteria set forth in subsection (d) of this section, and notify the applicant f its decision. If the director of planning and development determines the change to be a minar change, the director of planning and development's decision shall be final
and no appeal shall be available

(4) Appeal of classification as major use change or majer site change. If the director of planning and development determines the change to be @ major use change or 3 major site change, the applicant may appesl the decision by the director of planning and development

pursuant tosection 130-1528.

Subivision of land. If the TND district involves the subdivision of land as defined in_chapter 125, pertaining to subdivisions, the applicant shall submit 2l required land division documents in accordance with the requirements of said chapter 125. If there is a conflict

between the design standards of chapter 125 and the design guidelines of this chaprer, the provisions of this chapter shall apply. It being understaod that the size and configuration of lots within a TND district may otherwise be disallowed under the subdivision

regulations of Chapter 125, but encouraged and permitted within a TND district

{Code 1998, app. €, §5.3514A; Ord. No. 07-1548, § 535144, 5-3-2007; Ord. No. 10-2186, 1-7-2010)
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523. - Maintaining a specific implementation plan.

Ownership and maintenance of public space. Pravision shall be made for the ownership and maintenance of public thoroughfares, squares, parks, open space, and other public spaces in a TND district by dedication to the parish and/ar assaciation
Construction. Construction may take place only within such pertion of 2 traditional neighborhood development for which & current specific implementation plan is in effect.

Development agreement. All TND zaning granted on the basis of specific implementation plan approval shall be subject to a parish/applicant agreement prior ta or contemporaneous with final plat approval. Prior ta final approval, the applicant shall be required to enter
inta 5 parish/applicant agreement with the parish. This agreement is designed and intended 1o reflect the agreement of the parish and the applicant a5 to the phasing of CONSTrUCtion to ensure the timely and adequate pravisions of public works facilities and public type
improvements. This parish/applicant agreement is also intended to ensure balanced intensity of development to avoid averloading existing public facilities during the construction phase. This parish/applicant sgreement will be individually negotisted for each project, but
should address the following issues

(1) Any agreement on cost sharing for the installation or aversizing of major utility systems, lines or facilities.

(2) Any agreement on cost sharing for the installation of interior or perimeter roadways or thoroughfare network.

(3) Any agreement a5 to s mandatory construction or dedication schedule for cammon open space area or improvements, school site, or grasnbeit or other items to be dedicated or constructed for each acre of property within the

traditional neighborhood development released for construction by specific plan approval. This req is intended to allow the parish to ensure that pre-planned public type facilities, improvements or amenities are installed concurrently with
ather development on the basis of & negotisted formula.

Any sgreement a5 to the establishment of 8 maximum residential density or commercial intensity of use during the construction process. This requirement is intended to allow the parish to establish a maximum development intensity that cannot be exceeded while

®

each phase of the project is being completed. Under this provision, the parish may establish 3 maximum overall density for each phase of the project te be applicable only during the construction phase of the traditional neighbornood development. This restriction

would require concurrent development of lower density or intensity of use activities with higher density or intensity of use activities.

Change inthe layaut of a tharoughfare netwark, if the directar of planning and development determines that:

2. The basic layout remains e same; 2nd

b. The revised layout functions as well as the previous layous;

Change in the Iocation o size of 2 private 0pen space, If the Overall aMOUNT of Private open space acreage does NOT Jecrease by More than ten percent, and the directar of planning and development determines that the quality and functionality of e revised private

Gpen space is the same or better The director of planning snd development may not spprove 2 revision that includes the delstion of = private open space within 500 fest of 2n area that is part of & finsl plat in 2 mixed residential ares or neighborhood sdge sres;

Change in the location or size of & public apen space, if the overall smount of public open space acresge does not decrese by more than ten percent, and the director of planning and P hat the quality and of the revised public
open space is the same or better. The director of planning and develapment may NOT 3PPrOVE 3 revision that Includes the deletion of 3 public open space Within 500 feet of an area that is part of a final plat in a mixed residentia| are or neighbarnood edge ares;

Change in the location o description of a major private open space improvement, if the director of planning and determines that the revised is &5 beneficiz| to the residents 25 the previous impravement;
Change in a construction phasing plan for major private open space Improvements if the change extends & deadiine by Not more than 24 montns;

Change in the location or type of 2 drainage or water quality control, if the director of planning and development determines that

&. The basic layout of the TND district remains the same; and

b. The revised location or type of control functions as well as the previous location or type of control;

Change in the location of a 100-year flaodplain, if the director of planning and development determines that the revision more accurately describes the location of the floodplain;

Change in the locations of major utility facilites and easements, if the director of planning and development determines that the revised locations are more appropriate or functional;

Change in a preliminary architectural standard, if the director of planning and development determings that the revised standard is ConSistent with the architectural character of the TND district;

Rreducrion of the size of any building;

Mavement of buildings and/ar Signs by no mare than ten feet, bUE in NG event in required buffers and/or SeTbacks;

Landscaping approved in the specific implementation plan that is replaced by similar landscaping ta an equal or greater extent;

Changes in nonresidentizl floar plans, of up to five percent of the tatal flocr ares, which da not alter the character of the use ar increase the amount of required parking:

Internal rearrangement of 2 parking It that 0oes not affect the number of parking Spaces or aiter acress locations or design;

Changes required or requested by the parish and other state or federal authorities in order to canform to ather laws or regulations;

On balance, compared to the approved traditional neighbornood development, the change will equally or better meet the purposes and approval criteria set forth in sections_130-1509, 130-1510 and_130-1512 in the apinion of the director of planning and
development; and/or

Any adverse impacts caused by the change are mitigared to the satisfaction of the director of plznning and development

(€) Permitted uses. Any changes to the permitted uses within the TND districe must be approved by the council

(f) Rsview procedures. Requests for changes to an approved wraditiona! neighborhood development are processed s fallows:

(1) Major use changes.

Application for major use changes. The owner of record of the property shall file an application with the director of planning and development, upon & form prescribed therefor, which shall contain the reason for the classification of the change as s major use

change, as described in subsection {b) of this section, and the resulting impacts from the major use change on the development

Public hearing. Upon receipt and verification of the completion of the application by the director of planning and development, the director of planning and development shall forward the application to the commissions. The commissions shall issue a natice of

public hering by pesting the sffected site in 2 canspicuous place at lezst ten days prior to the hearing date. A record of information and miaterisls presented st the public hearing shall be kept and maintzined by the commissions as part of the spplicant’s
permanent record.

Findings and recommendations. The commissions shall make their findings on the major use changs based on the information set forth in the application and the spproval criteria set forth in subsection (b) of this section, and submit recommendations to the

council within 15 days from the hearing date. The commissions shall forward & copy of their findings and recommendations to the applicant.

Adoption of major use change. The council shall adopt or reject the propased major use change within 15 days from receipt of the recommendations from the commissions. The council shall submit reasons for its decision to the applicant.



{8} Major use change. A major use change ("major use change") is ane that will have significant impacts an the approved uses within the traditional neighborhood develapment, or on the site surrounding the wraditional neighborhood development. Major use changes include,
but are not limited to:

(1) Anincrease in the development site area of more than five percent;

(2) An incresse in density of any permitted land use, including the number of housing units, by more than five percent;
(3) In residential areas, a change in the mix of single-dwelling and multi-dwelling Structures by more than five percent;
(4) Anincrease in the amount of land in nonresidential uses by more than five percent

(5) Involve any land use not specified on the approved general implementation plan or the list of permitted uses;

(6) Substantial and material reduction in the amenities praffered by the applicant; and/or

(7) Material changes in the permitted land use autnorized in the traditional neighborhaad development which in the opinion of the 2oning officer will have  material advarse change with the traditional or on the site g the traditional
neignborhood development.
(¢} Major site change. A major site change ('major sice change”) is @ major change (ather than a majar use change) that will have significant impact on the site and layoutaf the in the wraditianal nei which is not a major use change, ar on

the site surrounding the traditional neighborhood development. Major site changes include, but are not limited to:
(1) Changes that vary the individual Iot area requirement as submitted in the general implementation plan by more than ten percent;

(2) Changes in nonresidential floar areas by more than five percent of the total floor area within a of the traditional

(3) Deleting or changing the purpose of flocd hazard Servitudes or easements;

{4) Changes to the thoroughfare network which result in a significant adverse change in the amount or lacation of thoroughfares and shared driveways, common parking areas, circulation patterns, and access to the traditional neighborhood development;

(5) Changes in the aliocation of prescribad Iand uses Such T3t it would resUlt in an increase in the numBer of venicle trips generated in excess of ten percent;

(8) Changes which zre materiz| in the tyeical sections of tharoughfare design;

(7) Changes in the designation of thoroughfares between private and public; and/or

(8) Material changes in the approved overall layout of the site plan and/or maters related to onsite andfor offsite infrastructure requirements autherized in the traditional neighborhood development which in the opinion of the zoning officer will have a material adverse
change with the traditional neighborhaod development or on the site surrounding the traditional neighborhood development.

() Minor change. A minor change ('minar change") is a change that will not alter the basic design and character of the traditional neighborhood development, nor any specified conditions imposed as part of the original approval. Minor changes include, but are not limited to;

(1) Changss in lacetion of the neighborhood center ares, @ mixsd residentisl ares, @ neighborhoad edge ares, = civic ares, green ares, comman open space or other designated areas, if the dirscor of plenning &nd development determines thec
2. The basic lzyout of the TND gistict remains te same; and
b, The TND district functions as well as before te revision;

3) Changes in size of 3 neighborhood center ares, = mixed residential sres, = n=ighborhood edgs sres, 3 Civic ares, gresn ares, COMMON Dpen space or other designated aress, if the size is incressed or decreased by N0t mare than ten percent, and the director of
& g 3 L2 neg g= res, ¥ 3 pen s = 3 Y P 3
planning and development determines tat

a. The basic layout of the TND district remains the same; and
b. The district functions as well as before the revision;
(3) Changes in the general location of a major civic use, if the director of planning and development determines that:
a. The revised location is appropriate; and
b. The thoroughtare netwark, the infrastructurs, and the overall land use mix are not adversely affected.

The director of planning and development may not approve & revision that includes the addition of a major civic use within 500 feet of an area that is part of  final plat in s mixed residential area or neighborhood edge ares;

(4) Changes in the location of 3 commercial use in a mixed residential area, if the director of planning and development determines that the revised location is apprapriate;

(e} Substantial compliance of specific plan. The specific ion plan shall be in substantial compliance with the general implementation plan. It is not intended that the traditional neighborhood development so approved shall be inflexibly applied,
but rather, the traditional neighborhood development shall be in conformance with the general implementation plan subject to modificstion due te changed economic, socis, market or demographic conditions. The burden shall be upon the applicant te shaw the planning
commission good cause for major change (a5 defined below) between the general implementation plzn and the specific implementation plan as submitted for fingl approval. If the specific implementation plan, ss submitted, conteins substantial varistions from the genersl
implementation plan, or major changes as defined in section 1301522, the planning commission may, after 3 meeting with the applicant, within five days of such mesting, advise the applicant in writing why ssid variations are notin the public interest, and deny the

proposed variations. Nothing contained herein shall prohibit an applicant from requesting s change to an approved traditional as set forth in section 130-1522

() Procedure for approval. The specific implementstion plan and final plat shall follow the procedure for planning items gaing to the planning commission with 5 public hearing Procedure for approval of a spedific implementation plan and finsl plat for a traditional
neighborhood development shall be processed in the following manner:

(1) The department of engineering shall review and apprave the construction plans far any public iImprovements shown on the specific implementation plan prior to any construction. Improvements may be campleted or bonded for final approval in the same manner as
required under chapter 125 pertaining to subdivisions

(2) The planning commission shall issue 2 natice of public hearing by posting the sffected site in 2 conspicuous place at least ten days prior to the hearing date. A record of information and materials presented at the public hearing shall be kept and maintained by the
commission &5 part of the spplicant's permanent record

{3) Following required public natice, the planning commission shall hold a public hearing on the proposed specific implementation plan and final plat. Following the hearing, the planning commission shall review the specific implementation plan and final plat request and
any comments submitted by any adjoining property owners and shall approve, approve with conditions, or deny the request.

(4) Upon such approval and of the specific plan, construction may proceed for public and/or approved private thoroughfares, utility installations, comman open space, recreational faciities, governmental structures, and similar
uses provided that 2 preliminary subdivision ples has 2o been 2paroved for the development in accordance with the development code.

(5) Any ather proposed modifications, including yard variances andfar setback waivers, affecting the traditional neighborhood development’s legal description shall require a review and appraval of the traditional neighborhacd development specific implementation plan
and/or the final plat by the commission’s staff. The burden shall be upan the applicant to 10 the planning issi i for any variation from the approved specific implementation plan.

(&)

Upon approval of a specific implementation plan and the final plat, the property shall be redesignated from "TND-2 Planned” to "TND-2" on the official zoning map. Once land is designated "TND-2" on the official zoning map, the provisions of this chapter are
mandatory.

(Code 1998, app. C, 5 5.35114; Ord. No. 07-1548, 5 535114, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1520. - Consoli

ated general implementation plan and specific implementation plan. > &6 B =2 @

The applicant may file 5 general fon plan, specific plan and final plat simultaneously with the specific implementation plan confarming in all respects to the ofthe general plan.

(Code 1998, app. C, 5 5.35124; Ord. No. 07-1545, 5 5.3512A, 5-3-2007; Ord. No. 10-2186, 1-7-2010)
Sec. 130-1521. - Additional regulations for phased developments. > &6 B =2 8
A traditional neighbornood development may be developed in phases or stages in accardance with the following requirements

(1) Boundaries. The boundaries of all proposed traditional neighborhood development phases shall be shown on the general implementation plan

(2) Data. All data required for the project, as a whole, shall be given for each phase shown on the general implementation plan

(%) Improvements. The phasing plan shall be consistent with the traffic circulation, drainage, comman open space, and wtilities plans for the entire tradiional neig) prent. Traditional nei P that are 1o be developed in phases or
stages shall be required t provide public improvements, cammon open space, and other amenities attributed to such phase at the same time as or before the construction of principal buildings and structures associated with individual phases. The nature, type, and
‘amount of public improvements, commaon apen space, and other project amenities provided during an individual phase of the praject shall be commensurate with and proportionate to the overall development of the phase.

(Code 1996, app. €, §5.35134; Ord. No. 07-1548, § 5.35134, 5-3-2007; Ord. No. 10-2186, 1-7-2010)
Sec. 130-1522. - Changes to an approved specific implementation plan. C 8 B 2 @

{2) Types of changes. There are three types of changes: major use change, major site change, and minor change. A major use change and a major site change are collectively referred to herein as & "major change." Any measurement used to establish a percentage of change

shall utilize the original specific implementation plan as the baseline.



Sec. 130-1518. - General implementation plan. > 8 B B @

Following the pre-application conference, the applicant shall submit a completed application (general implementation plan) to the director of planning and develapment. When the directar of planning and development determines the application to be complete, the application
shall be sent 1o the commission for  public werkshap session if deemed necessary by the directer of planning and development, followed 2t 2 Izter date by 2 public hearing. The generzl implementation plzn shall cansain ll information required in the general implementation plan
checklist, including architectural design guidelines as described in section 130-1512(])
(1) Procedures for general implementation plan approval. All applications for traditional neighborhood developments shall be processed in the following manner:
a. The general implementation plan shall follow the procedures for approval of planning items before the planning commission and zoning cases before the zoning commission and the council which are not in conflict with this section
b. At least 14 days prior to review and determination by the commissions, all abutting property owners shall be notified by regular mail of the traditional neignborhood development and given an oppOTTUNity to SUDMIT written comments. Notice shall also be
published in the parish's official [oUrnal 3t Ieast ten 0ays prior to the review.

<. Following required public notice, the commissions shall hold a public hearing on the proposed traditionsl neighborhood development Following the hearing, the commissions shall review traditional neighborhaod development request and genersl implementation

plan and any comments submitted by any adjaining property owners and shall make & recommendation to the council to approve, spprove with conditions, or deny the general plan Inits r to the council, the shall

include the reasons for such recommendation.

(2) Approvai of s general implementation plan.

a. After receiving the recommendation of the commissions, the coundil shall review the spplication, including the general implementation plan, the record of the commissions’ procesdings and the recommendation, and shall approve, approve with conditions, or deny

the application in accordance with the standards and purposes set forth in sections 130-1509, 130-1510 and 133-1512. An approval with conditions shall not be considered final {and the rezoning is not final until such time) until the applicant submits a written

acceptance of the conditions and il necessary revisions to the general implementation plan to the council.

b. If approved by the coundil, the general implementation plan and all other information and material farmailly submitted with the application shall be adopted as an amendment to this development code and shall become the standards of development for the

wraditions! Allfurure shall conform to the standards adopued for the traditional neighborhaod development regardless of changes in ownership,

. Upon approval of the general implementation plan, the property shall be designated "TND-2 Planned" on the official zoning map

(Code 1998, 3pp. C, § 5.3510A; Ord. No. 07-1548, § 535104, 5-3-2007; Ord. No. 10-2186, 1-7-2010)
Sec. 130-1519. - Specific implementation plan and final plat. % &6 B =2 @

(3) Submittal. Within 35 months of the council's approval of the general implementation plan, and except a5 permitted under general implemantation plan approval, the applicant shall submit a specific implementation plan to the director of planning and development prior
t© commencing construction on property designated "TND-2 Planned.” The applicant may request an extension of up to 12 additional manths fram the council if the specific implementation plan has not been appraved. If the applicant fails to submit a specific

implementation plan within the time allowed, then the general implementation plan {not the "TND-2 Concept” designation) shall be invalid. If the traditional neighborhood development is to be develaped in phases, the applicant must submit  specific implementstion plan

for thefirst phase within 36 months of the council's sppraval of the general plan, and within consecutive 12-manth periods theresfter for esch subsequent phase If the applicant fails to submit 3 specific implementation plsn, then the general

implementation plan incorporating all phases not aiready approved as a specific implementation plan shall be invalid. The specific implementation plan shall contain all infarmation required in the specific implementation plan checkiist

) Cerrification. The follawing design professionals shall cerify direct in the prep: of the specific ion plan. A& finzl plat shall be certified by =
(1) Architect or civil engineer; and
{2) Landscape architect

(c) Final plat.

(1) Afinal plat shall be submitted with the specific implementation plan, drawn in ink to a scale of one inch equals 100 eet in one or more sheets whese dimensians are 24 inches by 36 inches, and contain the information required by chapter 125, pertaining to

subdivisions, under the development code
(2) The title of the final plat shall read “Final Plat of [Name of Traditional Neighborhaod Development], [Section, Township, and Range']

(3) Where the rraditional neighbornood development is of unusual size or shape, the commission may permit 3 variation in the scale or size of the final plat

(d) Landscape plan. & landscape plan is required for all rraditional nei pecifi plans

Sec. 130-1515. - Unified control. > 8 B =2 @

Allland included in any TND district shall be under the complete, unified and legal control of the applicant, whether the applicant be an individual, partnership, limited liability company, corporation and/or other persan. Upon request by the parish, the applicant shall furnish the
parish sufficient evidence to the satisfaction of the parish that the applicant is in the complete, legal and unified control of the entire area of the proposed traditional neighborhood development. Upon request by the parish, the applicant shall pravide the parish all agreements,

contracts, guarantees and other necessary documents and information that may be required by the parish to assure the parish that the development project may be lawfully completed accarding to the plans SoUZht to be approved.

(Code 1998, app. C, §5.35074; Ord. No. 071548, 5 5 35074, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1516. - Application procedure and approval process; general. 8 B = @

(2} Prior to the issuance of any permits for of a traditional neighborhood . the following four steps shall be completed according to the procedures outlined in this division:
(1) Pre-spolication confersnce;
(2) Approval of & general implementatian plan by the commissions and the coundil for the entire wraditional neighborhaod development,
(3) Approval of a specific implementation plan by the planning commission; and
(4) Approval of a final plat by the planning commission.

[0} Ifthe development includes the division of property into lots, the specific implementation pian shall be approved concurrently with a preliminary piat

(¢) Subdivisions of property within 3 TND district after general implementation plan approval, but prior to specific implementation pian approval, shall meet the zoning requirements of the mast restrictive zoning district allowed for each designated use for that portion of the
general implementation plan. These subdivisians shall require planning commission approval and will not allow development or building permit approval until a specific implementation plan is approved.

(d) Where the development s to be developed in phases, the general implementation plan that is presented for review and approval shall be the general implementation plan for the entire development and shall identify the propesed phasing Each phase of 2 development
shall have an individual specific implementation plan

(€] Independent consultants may be retained by the COoMMISSIoNs and/or the council to Seek aSsiStance t properly review the general implementation plans and specific implementation plans. The reasonable cost of SUCh review snall be reimbursed by the applicant. The
applicant shall be advised of the estimated fees and Costs and may Withdraw ther request from conSideration at that time. All required fees must be paid regardless of Whether the proposed plans are approved, amended, rejacted or withdrawn

(Code 1998, app. C, § 5.3508A; Ord. No. 07-1548, 3 535084, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1517. - Pre-application conference. v B8 B 2 @

{2) The pre-application conference shall be held with the director of planning and development or the director of planning and development's designes for the purpose of sxchanging infarmation, providing guidence to the spplicant and determining the eligibility of the

request for 25 2 traditional

(5) A request for 2 pre-application conference shall be made to the director of planning 2nd development As part of the pre-2pplization conference, the spplizant shall submit five copies of 2 proposed general implementation plan, st least ten days in sdvance of the pre-
application conference, which shaws the property location, boundaries, significant natural features, thoroughfare netwark (vehicular and pedestrian circulation), land use for the entire site, and a statement indicating financial respansibility sufficient ta complete the public
improvements shown on the conceptual plan

() The director of planning and development or the director of planning and development’s designee shall advise the applicant of the proposed general implementation plan for the traditional neighborhood development with the intent and abjectives of a traditional
neighborhood development, whether it appears to qualify under the minimum requirements of sections 1301509, 130-1510 and_130-1512, and whether the general plan appears o be substantially consistent with the parish master plan and the parish land use plan. No
farmal action will be taken at 2 pre-application canference, nor will statements made &t the pre-application conference be considered legally binding commitments.

(Code 1998, app. C, §5.35094; Ord. No. 07-1548, § 5.35094, 5-3-2007; Ord. Ne. 10-2186, 1-7-2010)



{4) Parking area landscaping and screening.

All parking and loading aress fronting public thoroughfares or sidewalks, and all parking and loading aress sbutting residential districts or users, shall provide a landscaped area st least five feet wide slong the public thoroughfare or sidewalk; screening at least

three feet in helght and nat less than 50 percent apague; and one tree for each 25 linear feet of parking lot frantage

Parking area interior landscaping. The corners of parking lots, “islznds,” and Il other arezs not used for parking or vehicular circulation shall be landscaped. Vegetation may include turf grass, native grasses or other perenmis| flowering plants, vines, shrubs or

trees. Such spaces may includs architectural festures such as benches, kiosks or bicycle parking.

For all parking lats with more than six spaces, the landscaped area shall be comprised of a minimum of 20 percent of the total parking lot area.

In large parking lots containing more than 200 parking spaces, an additional landscaped area of at least 200 square feetshall be provided for each 25 parking spaces or fraction thereof, containing one native shade tree or canopy tree. The remainder shall be

covered with turf grass, native grasses or other perennial flowering plants, vines or shrubs
(5) Landscape materiais. Landscape materials that are used for screening shall be of  size that allows growth to the desired height and opacity within two years

(e) Environmental standards. All uses in the raditional neighbarhood develapment shall conform to il applicable federal, state and lacal laws and regulations regarding the enviranment such as laws and regulations concerning noise, air quality, water quality, radiation, and
radicactivity.

(Code 1998, app. C, 5 5.3504A; Ord. No. 07-1548, § 535044, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1513. - Fees. > &8 B =2 &

The council may, by resolution, establish fees for the administration of this chapter.

(Code 1998, app. €, § 5.3505A; Ord. No. 07-1548, § 535054, 5-3-2007; Ord. Ne. 10-2186, 1-7-2010)

Sec. 130-1514. - Other code and ordinances applicabi

. > 8 B = @

() These regulations and chapter 125, pertsining to ["other codes and ordinances”) apply to a TND district unless

(1) This chapter expressly provides otherwise; and

{2) Only s long a5 such other codes and ordinances do not impede the accomplishment of the stated purpose of the TND district as described in this chapter.
(b) The requirements of this article supersede any incansistent provision of any other codes and ordinances.

() ATND district is & separate and distinct zoning district which shall allow the permitted uses as provided in the general i ion plan, notwi any ather zoning classifi provided in other codes and ordinances,

(Code 1998, app. C, 5 5.35064; Ord. No. 07-1528, § 535064, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1515. - Unified control. > 8 B B 4

Allland included in any TND district shall be under the complete, unified and legal control of the applicant, whether the applicant be an individual, partnership, limited liability company, corporation and/or other person. Upon request by the parish, the applicant shall furnish the

parish sufficient evidence 1o the satisfaction of the parish that the applicant s in the complete, legal and unified control of the entire ares of the propesed traditions| neighborhood development. Upon request by the parish, the applicant shall provide the parish &l agreements,

contracts, gusrsntees and other necessary documents and information that may b required by the parish to assure the parish that the development project may be lawfully completed sccording to the plans sought to be spproved.

(Code 1998, app. €, § 5.35074; Ord. No. 07-1548, § 535074, 5-3-2007; Ord. Ne. 10-2186, 1-7-2010)

Building wall materials may be combined on each fagade only horizontally, with the heavier generally below the lighter.

Walls along thoroughfares shall be made of brick, or block and stucco, or other materisl o match the fagade of the principal building.

10. Windows shall use clear glass panels.

Al openings including porches, galleries, arcades and windows, with the exception of starefronts, shall be square or vertical in proportion

12. Openings above the first story shall not exceed 50 percent of the tatal building wall ares, with each facade being calculated independently.

The fagades on retail frontages shall be detailed as storefronts and glazed no less than 50 percent of the sidewalk-level story.
14. Doors and windows that operate as sliders are prohibited along frontages.
15. Pitched roafs, if provided, shall be symmetrically sloped no less than 5:12, except that porches may be attached sheds with slopes no less than 2:12.
16. Flat roofs shall be enclosed by parapets s minimum of 42 inches high, or s required to conceal mechanical equipment to the satisfaction of the developer, board of directors and architectursl contral committee.
. Dwelling units. Dwelling units may be constructed abave the ground floor in commercial and office buildings
d. Commercial and office development. Commercial and office development within the TND shall have an architectural design compatible with the design of residential buildings.
(3) Urifities. All urilities shall be placed underground and/or shall run within alley essements within the TND.
Guidelines for garages and secondary dwelling units. Garsges and secondary dwelling units may be placed on s single-family detached residential lot within the principal building or n accessory building provided that the secondary dwelling unit shall not exceed 800
square feet. Garage doors shall have a minimum setback of 20 feet
Guidelines for exterior signage. Camprenensive sign guidelines are required for the entire TND district which establishes a uniform sign theme. Such guidelines shall be submitted to the board of directors of the architectural control committee, if any, for approval. Signs
shall share 3 comman style, as t size, shape, and material. In the mixed-use area, all signs shall be wall signs or cantilever signs; provided, however, that no billbaards shall be allowed within the TND. Cantilever signs shall be mounted perpendicular to the building face
and shall nat exceed eight square feet
Guidelines for lighting.
(1) Lighting siong thoroughfares. Lighting along thoroughfares, including pedestrian scale lighting, shall be provided along all thoroughfares. Generally more, smaller lights, s opposed to fewer, high-intensity lights, should be used. Lights shall be installed on both sides of
streets atintervals of no greater than 75 feet apart. The lighting design shall meet the minimum standards developed by the lllumination Enginesring Society.
(2) Exterior lighting. Exterior lighting shall be directed downward in order to reduce glare onto adjacent properties.

Landscaping and screening standards.

(1) Overall compoasition and location. Overall and lacation of shall the scale ofthe andits ings. In general, larger, well placed contiguaus planting aress shall be preferred to smaller, disconnected reas. Whare
screening is required by this chapter, it shall be at least three fast in height, unless otherwise specified. Required screening shall be st least 50 percent opaque throughout the yesr. Required screening shall be satisfied by one or some combination of 2 decorative fance

ot less than 50 percent behind = continuous lsndscaped ares, s masonry wall, or = hedge,

B

Yards. Ayard 1,000 square feet or less in size is not required to be landscaped.

]

Trees along thoroughtares.
a. Aminimum of one deciduous canapy tree per 40 feet of frontage, or fraction thereof, shall be required. Trees can be clustered and do nat need to be everly spaced, subject to further provisions as set forth nerein

b. Trees should preferably be locsted between the sidewalk and the curb, within the landscaped area of 3 boulevard, or in tree wells installed in pavement or concrete.

If placement of trees within the right-of-way will interfere with utility lines, trees may be planted within the front yard setback adjacent to the sidewalk

Native shade trees which grow to & minimum height of 40 feet at maturity shall be planted slong all streets at a maximum sverage spacing of 30 feet on center.

Trees shall have a minimum caliper of 2% inches at the time of planting.



(8) In residential areas, garage doors which face the front of & lot shall be placed 20 fest beyond the setback of the principal structure. However, the commissions may modify this requirement for no more than 20 percent of the dwelling units if warranted by topography
or other enviranmental conditions.
(9) In nonresidential areas, parking lots shall be located to the rear or side of buildings. Side parking lots shall account for n mere than 25 percent of parking, and shall be screened from sidewalks by a combination of low walls or fences and landscaping

(10} Inthe case of commercial or office uses which have shap fronts or storefronts adjacent to sidewslks and thoroughfares, parking alang the thoroughfare directly in front of the lot shall count toward fulfilling the parking requirements
(11) The required number of spaces for commercial and office uses may be further reduced by demonstrating the use of shared parking.

12) I 3 developer desires additional customer parking for nonresidential uses, it shall be provided on grassy, penvious surfaces (of reinforced/plastic grid, reinforced block or similar material) which are adequate to sustain parked vehicles.

(13) Off-street parking shall be located in mid-block parking lots located benind the buildings

14} Parking shall be accessed by alley ar rear lane, when available. However, there shall be no parking in an alley or lane.

15) Parking shall be prohibited within 30 feet of intersections to enable public service and emergency vehicles adequate turning radii, and in mid-block sections such that emergency vehicles can park and operate within 125 feet of all buildings on the block

(16) Required parking may be provided within 2 five-minute (one-quarter mile) radius of the site which it serves.
(17) The location of permitted parking along thoroughfares should be coordinated to allow access to mail boxes.
(18) One bicycle rack space shall be provided for every ten vehicular parking spaces.

(19) Parking lots greater than two double loaded parking rows should be carefully arranged to minimize breaks between pedestrian destinations.

20) Shared parking.
a. Ifan office use and & retail sales and service use share parking, the parking requirement for the retail sales and service use may be reduced by 20 percent, provided that the reduction shall not exceed the minimum parking requirement for the office use.
b. If a residential use shares parking with & retail and service use other than lodging uses, ating and drinking establishments or entertainment uses, the parking requirement for the residential use may be reduced by 30 percent, provided that the reduction does not
exceed the minimum parking requirement for the retail and service use.
< If an office and a residential use share off-strest (o ather thoroughfare) parking, the parking requirement for the residential use may be reduced by 50 percent, provided that the reduction shall not exceed the minimum parking requirement for the office use.

() Arehitectural standards. A variety of architectural features and building materials is encouraged to give each building or group of buildings a distinct character. In order to achieve harmonious design throughout the TND district, architectural design guidelines for the.

residential, commercial, office and civic snd institutional uses shall be submitted to the and used in creating T by the developer, as set forth in_section 130-1518 and in the general Implementation plan checkist.

(1) Guidelines for existing structures.
a. Existing structures, if determined to be historic or architecturally significant, shall be protected from demolition or encroachment by incompatible structures or landscape development
b. The U.5. Secretary of she Interior’s Standards for Rehabilitation of Historic Properties shall be used as the criceria for renovating historic or architecturally significant structures.

(2) Guidelines for new structures.
& Hejght New structures within a TND district shall be no more than three stories for single-family residential, or five stories for commercial, multi-family residential, or mixed use

b. Entries, facades, windows, doors and roofs.

The architectural features, materials, and the articulation of a fagade of a building shall be continued on all sides visible from a public thoroughfare.

™

The front fagade of the principal building on any lot in a TND districe shall face onto 2 public thoroughfare.

w

The front fagade shall not be oriented to face directly toward 3 parking ot
4. Porches, pent roofs, roof overhangs, hooded front doors or other similar architectural elements shall define the front entrance to all residences.

5. For commercial buildings, a minimum of 50 percent of the front fagade on the ground fiaer shall be glass (sransparent), including windaw or daor openings allowing views int and out of the interior.
6

New structures on opposite sides of the same thoroughfare should follow similar design guidelines. This provision shall not apply to buildings bordering civic uses.

~

Building and parking placement within the neighbarnood center, or town center, should be arranged to Create appropristely staled continuous building fagades with as few non-pedestrian oriented breaks as possible.

<. Disabled accessibility. Sidewslks shall comply with the appliczble requirements of the Americans with Disabilities Act.

d. Cresswalks. Intersections of sidewalks with thoroughfares shall be designed with clearly defined edges. Crosswalks shall be well it and clearly marked with contrasting paving materials at the edges or with striping.

(5) Bicycle circulation. Bicyce circulation shail be accommadated on streets and/or on dedicated bicycle paths. Where feasible, any existing bicycle routes through the site shall be preserved and enhanced. Facilities for bicycle travel may include off-street bicycle paths
(generally shared with pedestrians and ather non-matorized users) and separate, striped, four-foot bicycle lanes on streets. If & bicycle lane is combined with 2 lane for parking, the combined width should be 14 feet

() Public transit access. Where public transit service is avsilable or planned, convenient access to transit stops shall be provided Where transit shelters are provided, they shall be placed in highly visible lacations that promote security through surveillance, snd shall be
well lighted

() Motor vehicie circulation. Motor vehicle circulation shall be designed to minimize conflicts with pedestrians and bicycles. Traffic calming features such as "queuing streets,” curb extensions, traffic circles, and medians may be used to encourage slow traffic speeds

(8) Connection. The thoroughfare network of the TND shall be connected ta existing thoroughfares, unless the commissions and council determine that topography, requirements of traffic circulation or other considerstions make such connections impractical. In
suburban sress, TND streets should be lsid out to llow extensions t future neighborhoods. Dead-end strests are prohibited unless the commissions and council determine otherwise

(9) Design of thoroughtares.
. General

Thoroughfares consist of moving lanes, parking lanes, curbs or swales, planters, trees, street lights and sidewalks.
2. Thoreughfere types shall be designated in the specific implementation plan.

3. Roads, streets, and commercial streets may be modified to become avenues, boulevards and drives.

4. Thoroughfares passing from one use area to another shall change appropriately except those designated as a "cannector” in the specific implementation plan

5. The exact locations of trees and lights slong thoroughfares may be adjusted for specific conditions, such as building entrances

@

Thoroughfares that exist in or near a TND at the time of rezoning and are consistent with the intent of this chapter may become an spproved standard for use in that TND. An example of such a condition is commonly found in a nearby historic neighborhood

“

If striped, on-street paraliel parking spaces shall be swriped collectively, not individuslly.

o

The full width of all paths, passages, rural lanes, lanes and alleys shall be designated a utility easement. Only in the absence of these tharoughfare types are utility easements permitted elsewhere.

9. Traffic signals shall be timed on 60-second/30-second intervals, with exceptions only for unorthodox Intersections with an unusually high number of turning Motions as by the of
10. All tharoughfares within a TND shall terminate &t other thoroughfares, forming a network. Cul-de-sacs shall be granted only when justified by site conditions.
b. Design of thoroughfares in commercial areas.
1. Alllats shall enfront on a tharcughfare, except that @ maximum of 20 percent of lots served by 2 rezl lane or alley may enfrant 2 path or passage.

2. Thoroughfares may intersect at non-arthogonal angles s acute as 30 degrees

¢ Design in civic areas. Tt 15! affronting civic buildings or civic spaces shall follow the standards of the underlying use area
(i) Parking requirements. Parking areas for shared or community use should be encouraged. On-street parking shall count taward the parking requirements. Side and rear parking shall be allowed. In addition:

(1) In the mixed-use area, any parking lot shall be located at the rear or side of a building. If located at the side, screening shall be provided as specified in subsection (n] of this section.

)

A parking lot or garage may not be adjacent to or opposite & street, or other thoroughfare, intersection.

el

In the mixed-use ares, s commercial use must provide one parking space for every 500 feet of gross building area.

®

Parking lots or garages must provide not less than ane bicycle parking space for every ten motor vehicle parking spaces

Adjacent on-street parking may apply teward the minimum parking requirements.

In the mixed residential areas, parking may be provided on site. One off-street parking space with unrestricted ingress and egress shall be provided for each secondary dwelling unit

I B

Multi-family uses must provide one parking space for every dwelling unit and 0.5 parking space for each additional bedroom.



(6) In the event land shown on 2 specific implementation plan (as hereinafter defined) as commeon open space is dedicated o the parish, the council may, but shall not be required o, accept the open space provided.
& Suchland is sccessible to the residents of the parish;
b. There s no cost of acquisition ather than the costs incidental to the transfer of ownership; and

<. The parish agrees 1o and has access to mainsain such lands

(7) Common open space shall be protected agsinst building development and environmental damage by conveying to the municipality, parish, association, or land trust an open space servitude restricting the area in perpetuity sgainst any future building and sgainst the

removal of soil, trees and other natural features, except as the determine is consistent with or recreational purposes.

U] The design and pment of the TND districe should minimize off-site stormwater runaff, promote on-site fitration, and minimize the discharge of pollutants to groundwater and surface water. Natural topography and existing land cover
should be maintained/protected to the maximum extent practicable. New development and redevelopment shall mest the following requirements

(1) Untreated, direct stormwater discharges to wetlands or surface waters are not allowed

(2) Adrainage analysis shall be submirted in canformance with chagter 125, pertaining to subdivisions, and/or_ chapter 115, pertaining to drainage and flcd control

(3) Erosion and sediment controls must be implemented

(O] tems should improve existing conditians and meet standards to the extent practicable.
(5) Al reatment systems or BMPs must have operation and maintenance plans to ensure that systems function as designed
{g) Lot and block standards.
(1) Biock and iat size diversity. Thoroughfare layouts should provide for perimeter blocks that are generally in the range of 200 to 400 feet deep by 400 to 800 feet lang. Block length shall not exceed 2,000 feet in perimeter. The commissions may spprove block perimeters

of mare than 2,000 fest if required because of sxisting topography. A block langer than 500 festin length shall be traversed near the midpoint by a pedestrian path. A variety of lot sizes should be provided to facilivste housing diversicy and chaice and mest the

projected requirements of peaple with different housing needs
(2) Lot widths. Lot widths should create a relatively symmetrica| street or road cross section that reinforces the public space of the street or road 25 3 simple, unified public space.
(3) Building setback, frent—AMixed use area. Structures in the mixed-use area have no minimum setback. Commercial and civic or institutional buildings should abut the sidewsalks in the mixed-use area.

(4) Building setback, front—Areas of mixed residential uses. Single-family detached residences shall have s building setback in the front s specified in the cond

s, covenants and restrictions (CCR). The CCR must establish 2 specific or range of setback between zero and
25 feetin depth. Single-family atacned residences and multi-family residences snzll have 3 building setback in the front between zero and 15 feet.

(5) Building setback, rear—Areas of mixed residential uses. The principal building on lots deveted to single-family detached residences shall be set back na less than 30 feet from the rear lot line.

(6) Side setbacks. Provision far zero lot line single-family dwellings should be made, provided that a reciprocs| access sasement is recorded for both lots and townhomes or ather sttsched dwsllings, provided that sl dwellings have pedestrisn access to the rear yard
through means other than the principal structure
(n) Thoroughfare network.
(1) Modes of transportation. The circulation system shall sliow for different mades of transpartation.
(2) Circulation system. The circulation system shall provide functional and visual links within the residential areas, mixed-Use ares, and open space of the TND district and shall be connected to existing and proposed external development. The circulation system shall
provide adequate traffic capacity, provide connected pedestrian and bicycle routes, especially off-street bicycle or multi-use paths or bicycle lanes on the streets where required and ADA-approved crosswalks and sidewalks, control through Traffic, provide adequate
transit stops, limit lot access to streets of lower traffic volumes, and promote safe and efficient mobility through the TND district.

(3) Street design guidelines. The general requirements of section 130-1532 shall apply, which may be modified by the commissions.
(4) Pedestrian circulation. Convenient pedestrian CirCulation systems that minimize pedestrian-motor venicle canflicts shall e provided continuously throughout the TND. Where Teasible, any existing pedestrian routes through the site shall be preserved and ennanced. A1l
streets, except for alleys, shall be bordered by sidewalks on both sides in accordance with the specifications listed in section 130-1532. The following provisions alsc apply:

Sidewalks in residential areas. Clear and wellighted sidewalks, three to five feet in width, depending on projected pedestrian traffic, shall connect all dwelling entrances to the adjacent public sidewalk. Sidewalks shall be provided along both sides of each street in

residential aress. For pedestrian safety, sidewslks shall be separsted at least seven feet from the curb

Sidewalks in mixed-use areas. Clear and well-lighted walkways shall connect building entrances to the adjacent public sidewalk and to associated parking aress. Such walkways shall be @ minimum of five feet in width. Sidewalks shal be provided along both sides of

sach thoroughfare type located within 3 mixed-use ares. For pedestrian safety, sidewslks shall be separated at lesst seven fest from the curb

(€) Additional common open space requirements. At least 20 percent of the gross acreage of the TND district must be open space. At least 25 percent of the comman open space must be dedicated to the public for parkiand. Ninety percent of the lots within the areas devoted
10 mixed residential uses shall be within one-half mile or & 15-minute walk from commen apen space.

(1) The following uses may account for common open Space with the stated limitations:
2. Parks and other Opan greenbalt arezs which are readily 3Ccessible MUST 3CCOUNT for N0t 1255 Than 25 percent of the Cammon 0pen space.
b. Trees slong thoroughfare types located within designated landscape common aress or landscape servitude and located within & street right-of-way may not excesd 25 percent of the commaen open space. There shall be one street tree per 40 fest of frontage.
However, commen open space within vehicle use aress or any noncontiguous green ares of less than 1,000 square feet may not be included
. Lake and ponds, including stormwater wet detention basins provided that they are designed 5o that @ minimum of 20 percent of the zbutting shoreline is made sccessible for the common use of the development, but in no event less than 300 feet of frontage.
d. Stormwater dry detention basins of not less than one acre; but may nat exceed 25 percent of the comman apen space and must be designed to provide for acceptable maintenance and upkeep of the detention basin
=. Galf courses may account for up to 50 percent of the common open space.
1. Wetlands with not less than 50 percent botromland hardwood, pine savannah, and/or brackish marshland.
2. Hard surface recreation areas sUCh s recreational COUPTS nd Pedestrian plazas May SCCOUNT for UP 10 25 percent of the COMMON open Space

h. Areas including servitudes with existing below-ground utilities ana/or facilities with a width of not less than 50 feet

Electrical transmission line servitudes with 3 width of not less than 150 feet
J. School sites, excluding the area devoted to buildings
k. An existing building or buildings that have historical or cultural significance may be located in & comman area space; however, the enclosed building area may not be included in the common open space requirement
1. Common open space for the use by the general public, if agreed to by the approprite governmental suthority, in each case in an amount to be determined by the commissions
{2) Common open space shall not include:
&. Required
1. Yards which are not accessible for the common use of the development,
2. Parking areas;

3. Drives;

4. Usility with above-ground imp or road i except 25 specified sbove;
b. Structures (Unless 3 part of the Dpen Space SUCK as gazenos)
c. Drainage gitches or canals; and
o Areas reserved for tne ExTIUSIVE USE 300 DENEAT Of 30 INTIVIdUS! tRANT o GWNEr
(3) No more than 20 percent of the comman open space snal be devated to paved areas and STTUCTURES SUC 35 COURTS Or recreation buildings. Parking Iots and on-street parking shall not be lacated within or along the Side of  street or road bardering parks, greens and
squares
{4) Common open space shall be permanently set aside for the sole benefit, use, and enjoyment of present and future occupants of the traditional neighborhood development through covenant, deed restriction, open space servitude, or similar legal instrument; or, if
agreed to by governmental sgency, the open space may be canveyed to & gavernmental agency far the use of the gensral public.
(5) The commissions may consider a traditional neighberhaod development with a lesser amount of common pen space if it is clear that the proposed traditional neighbarhood development substantially provides for the intent of a traditional neighbornaod
development. It is Noted that cCommGn open pace is a very IMportant element of & traditional neighbornood development and reduCtions to the COMMON 0pen Space Provision should be granted only 35 3 result of Specific, Clearly documented reasons (e, the
traditional neighbornood development may be located on a relatively small site in an area where a respective 15 percent or 20 percent provision would detract from building continuity or historic preservation efforts).



d. Office which may include the follawing:

1. Art galleries and studios;

o

Banks;
Child care centers:

Clubs;

moe W

Offices;

)

Medical diinics
&. Open space uses may include the following

Central squars;

2. Neighborhood parks;

3. Recreational facilities; and

4. Playgrounds
(3) Open space. Uses identified below should be incorporated in the TND district as appropriate. Large outdoor recreation areas should be located at the periphery of neighborhoods rather than central locations. Common open space is more particularly described in
subsection (e) of this section.
a. Environmental corridors;

b. Protected natural areas;

Community parks;

e

Streams, ponds, and other water bodies; and

o

Stormwater detention/retention facilicies.
(d) Development units. The number of residential dwelling units and the amount of nonresidential development, excluding open spaces, shall be determined as follows, provided that single-family detached dwellings shall account for at least 50 percent of the total number of
residential units in the TND, and two-family units, townhomes, and multi-family units shall comprise less than 50 percent of the uniits:
(1) In areas devoted to mixed residential uses:
a. The number of single-family sttached and detached units permitied shall be 5 to 6+ dwelling units per net acre.

b. The number of multi-family units shall be eight to 40 dwelling units per net acre.

Secondary dwelling units shall be permissible in addition to the number of dwelling units sutharized under this section. However, the total number of secondsry dwelling nits shall not be more than ten percent of the total number of single-family sttached and
detached units.

d. For each affordable housing unit provided under this section, one additional dwelling unit shall be permitted, up to @ maximum 15 percent increase in dwelling units

(2) In mixed-use areas:
The number of single-family and multi-family dwelling units permitted shall be calculated the same a5 sbove plus 2n additional number o UNits Not to exceed ten percent of the amount permitted above.

All dwelling units constructed above commercial uses shall be permissible in addition to the number of dwelling units authorized under this section. However, the total number of dwelling units shall not be increased by more than ten dwelling units or ten percent,
whichever is greater.

. The total ground floor area of nonresidential development uses, including off-street parking areas, shall not exceed 25 percent of the TND district

w

Provide for the awnership, ] 2nd mai

of private open space (except plazas owned by individual property owners), community parking facilities, community meeting hall, and ether commen areas;

Ed

Provide for @ maintenance program for il property within the TND, including &nd tress within the strestsczos;

Require the collection of sssessments from members in an amount sufficient to pay for its functions; and

J. Be effective for a term of not less than 50 years.
(b) Land use sliocstions. Each lot within a TND districe must be allacated particular permitted land use categories. Areas which would permit the sale or consumption of alconol must be approved for an slcohal license by the alconol and beverage board
{c) Neighborhood uses. In order to schieve the proximity necessary to make neighbornoods walkable, it is Important to mix lsnd uses. A TND district should consist of & mix of residential uses, a mixed use area, and open space as provided below:

(1) A mix of residential uses of the following types can occur anywhere in the TND district, provided that attached or detached single-family dwellings shall account for at least 50 percent of the residential units in the TND. For infill development, the mix of residential uses
may be satisfied by existing residential uses adjacent to the TND district by including some and/or sl of the following;

o

Single-family detached dwellings, including manufactured homes;

o

Single-family attached dwellings, including duplexes, townhames, rowhouses;

Multi-family dwellings, including senior housing;

a

‘Secondary dwelling units ("granny flat

3

"Special needs" housing, such as community living arrangements and assisted living facilities;

Residential units above commercial uses, which shall be considered muiti-family units.
(2) Mixed use area, of commercial, residential, civic or institutional, and open space uses as identified below. All residents should be within approximately ane-half mile or 2 15-minute walk from existing or proposed commercial, civic, and open space areas.
2. Commercial uses may include the following:
1. Food services (including, without limitation, neighbarhoad grocery stares; butcher shaps; bakeries; restaurants (including the sale and consumption of alcohal), not including drive throughs; cafes; caffee shaps; neighbarhaod taverns, bars or pubs}; delis, ice
cream parlors, specialty foods, and/or outside dining patios and areas;

2. Retail uses (including, without limitation, retail seles, florists or nurseries; gas sttions, hardware stores; stztionery stares; book stares; galleriss, studios and shops of artists and artisans, drug stores, pparsl, antques, furniture, music, pets, farmers marker,
and toys);

3. Senvices (including, without limitation, child care centers; music, dance or exercise studios; offices, including professional and medical offices; financial and banks; medical clinics, barber; laundromats; educational, hair salon; dry cleaning, hesith or fitness, dry

cleaners, tailor shaps, repair and service shops, and postal);
4. Accommodations (bed and brezkfast establishments, small hotels or inns); and

5. Clubs and organizations, including fraternal arganizations.

o

Residentisl uses may includs the following, for sale or rent

1. Single family attached dwellings, including duplexes, townhomes, rowhouses;

2. Multi-family dwellings, including senior housing:

3. Residential units located on upper floors above commercial Uses or to the rear of storefronts;

4. Live/wark units that combine a residence and the resident's workplace; and

5. "Special needs" housing, such as community living and assisted living fa

€. Civic or institutional uses may include the following:
1. Municipal offices, fire stations, libraries, museums, community meeting facilities, and post offices;
2. Places of worship;
3. Transit shelters;
4. Philanthropic institutions; and

5. Educetionz facilities



Subdivision means any divisian, subdivisian or redivision of a subdivisian, trac, parcel, or lot of land inta twa or mare lots, plats, sites, parts, or other division of land by means of mapping, plawing, conveyance, or change of g of far the purpese of sale,
lease or development, whesher immediste or future. A1l subdivisions are slsa developments.
Thoraughfare means a paved venicular way with moving lanes and parking lanes accompanied by Streetscapes at the Sides, both within and outside of a public right-of-way, and including all of the thoraughfare types as st farth and described herein

Thoroughfare types mesns boulevards, roads, rursl roads, strests, commercial strests, collectors, driveways, highways, passages, paths, resr slleys, and resr lanes

Townhome means two or more stached living units with common or party sidewalls between units, designared so that each unit may be sald independenty as 4 lot with its awn yards and parking spaces.

Traditional or traditional means 5 compact, walkable, mixed-use neighborhood where residential, commercial and civic buldings are within close proximity to each other as contemplated under this chapter.
(1) TWD-2 Concept. The of property for 25 2 traditional ough the comp; rezoning process or in accordance with the time limitations and procedures set forth in section 130-1531
(2) TWD-2 Planned. The desi of property for s 2 raditional following approval of the general implementation plan

(3) TWD-2.The redesignation of praperty for "TND Planned" on the official map, upon spproval of s specific implementation plan and the fins| plat

Transit stap means a location where passengers board and alight. Transit stops can serve one or more routes and include various levels of amenities depending on the level of actual or anticipated riders. Amenities can include transit stop sign pole, benches, trash receptacles,
shelters and lighting. Transitstops can be placed within the public right-of-way or on private property depending on service needs and passenger comfort.

Treemeans any self-SUBpOrting perennial woody plant thatis at least four inches in diameter

Urban street means a typical urban condition which comprises a street with raised curbs drained by inlets. A narrower, continuous planter separates wide sidewalks along both sides from the thoroughfare. Trees along urban streets consist of 2 single species aligned in a row.
Use means the purpase or activity for which land or any building therean is designed, arranged, or intended, or far which it is cccupied or maintained

Variance means permission o depart from the literal requirements of this chapter granted by the council

Zoning commission means that body of appainted officials granted the authority to administer land use regulations in accordance with under title 33, sections 101 through 119, Louisiana Revised Ststutes Annotated (RS 33:101—33:119), as amended, and under title 33, sections
4776.40 through 4776.50, Louisiana Revised Statutes Annotated (RS 33:4776 40—33:4776.50), as amended, the St Tammany Parish Home Rule Charter Commission, sdopted under the suthor
and article | of these regulations.

of article VI, section 5, of the Canstitution of Louisiana and RS. 33:1395, as amended

(Code 1998, app. C, §5.35034; Ord. No. 07-1548, § 5.35034, 5-3-2007; Ord. Ne. 10-2186, 1-7-2010)

Sec. 130.1512. - TND.2 district design requirements. % B B B &
(2) Association
(1) Conaitions, cavenants, and restrictions for all the property within a TND-2 district must be filed in the parish records by the owner before & lot is sold and/or a building permit is issued.

(2) In addition to other terms and conditions acceptable to the applicant, the conditions, covenants, and restrictions MUST create ane or more Property owners associations with mandatory membership for each property owner, governed by articles of incorporation and
bylaws, which shall

a. Be organized by the applicant and operated with  financial subsidy from the applicant before the sale of any lots within the TND district;

b. Provide for the conditions and timing of transferring control of the assOCiation from the applicant to the Property owners;
© Beresponsible for maintenance of insurance and taxes on 3ll COMMON 0pen Space, enforcesble by liens placed on the association by the parish, 35 provided In the 35S0CIATON Dylaws:
0. Atall times, cause all DWNers o have 3CCess 1O the COMMan 0pen space within the TND district;
e. Estblish architectural standards that are in canfarmicy with the requirements of this chapter which shall be subject o review and appraval by the board of directors of the association o the architectural control committee, as described below;
f. Create an architectural contral committee to review development for campliance with the architectural standards, to issue certificates of approval, and to review and approve the development’s architect, designer, and/or other professionals contributing to the
development;
Planning staffor staffmeans 2nd non-p

personnel employed by the parish government to carry out and fulfill the directives and respansibilities of the commissions. Staff functions may be conducted by private or public consultants.
Principal building means a building in which the principal use of the lot on which the building is located is conducted or intended to be conducted.

Principal use means the specific primary purpose for which land is used.

Public improvement means any impravement, fadility, ar service, together with customary improvements and appurtenances thereto, necessary to provide for such public needs as venicular and pedestrian circulation sysiems, starm sewers, floed contral imgrovements, water
supply and distribution facilities, sanitary sewage disposal and treatment, public utility, and energy services.

Queuing mesns the use of one travel lane on local streets with parking, Usually an intermittent parking pattern, on both sides

Rear alley means a narrow service accessway to the resr of more urban buildings providing service sress, parking access, and wtiity ssements. Alleys, as they are used by rrucks and must accommodate dumpsters, should be paved from building fzce to building face, with
drainage by inverted crown a1 the center. Buildings facing the alley must have windows.

Rear lane means 3 vehicular actessway located to the rear of a lot providing actess 1o parking and outbuildings as well as easements for utilities. Rear lanes are paved as lightly as possible to driveway standards or with gravel. Rear lanes should be a5 rural as possible in character.
Buildings facing the rear lane must have windows. Posted speed should equal design speed.

Rear iot fine means that lot line which is parallel to and most distant from the frant lot line of the Iot; in the case of an irregular or triangular lot, 2 line 20 feet in length, entirely within the lot, parllel ta and at the maximum pessible distance from the front line, shall be considered
10 be the rear lot line. In the case of lots which have frontage on more than one road or street, the rear lot line shall be opposite the lot line alang which the lot takes access 10 2 street.

Restrictive, more fiess) means 5 regulation impased by this Chapter s mare (1€55) restrictive than anather if it pronisits or limits development 10 3 greater (lesser) extant or by mezns of more (1ess) detailed specifications.
Right-of-way means 2 strip of ground dedicated by the developer for public use, title ta which shall rest in the public for the purpose stated in the dedication

Road means a thoroughfare with open swales drained by runaff percalation and an infarmal walking path or bicycle trail along one side. Trees along roads consist of multiple species composed in clusters. Roads have low pedestrian use. Design speed can exceed the posted
speed

Rural rosd means a tharaughfare with open swales drained by runoff percclation and no separate pedestrian path, Trees along rural roads consist of multiple species composed in clusters
Secandary awelling unit means an additional dwelling unit located within the principal dwelling on the 10, in & freestanding building or above a residential garage.

Servitude or easement means a strip existing or to be reserved by the developer for public utiiiies, drainage and other public purposes, the title to which shall remain with the property owner, subject to the right of use designated in the reservation of servitude; or a strip of
ground designated ar imended 1o be used for access to buildings and ather portions of property.

Side lot line means any lot line other than a front or rear lot line.

Sign means any structure, part thereof, or device attached thereto or painted or represented thereon, or any material or thing, iluminated or otherwise, which displays or includes any numeral, letser, word, model, pennant, streamer, banner, emblem, insignia, device, trademark
or other representation used as, or in the nature of, an announcement, advertisement, direction or designation of any persan, firm, group, arganization, place, commadity, praduct, service, business, prafession, enterprise or industry which is located upan any land or on any
building

Story or stories means a space in a building between the surface of any floor and the surface of the next floor above, or if there is no such floor above, then the space between such floor and the ceiling or roof above.

Strest means = strip of land, including the entire right-of-way, publicly or privately owned, serving 35 3 means of slow vehiculsr travel, and furnishing access to abutting properties, which may slso be used to provide space for sewers, public utilities, shade trees, and sidewalks &
street may be public or private.

Structure means an object, Including a mabile object, constructed or installed by man, including but without limitation, buildings, towers, cranes, and overhead transmission lines



Flood or flaoding means a general and temporary candition of partial or complete inundation of normally dry land areas from the overflow of inland or tidal waters, or the unusual and rapid accumulation or FUNGff of surface waters from any source.

Floor area means the sum of the gross floor area for each of a building's or Structure's stories measured from the exterior limits of the faces of the building or structure. The fioor areas of the building include the basement floor area. The floor area includes the attic only if it is
nabitanle floor area

General impiementation plan means the initial plan of development for s TND which an appli submits to the containing il those items described in the general plan checkiist, including written and graphic documents, which represents

a general plan of the proposed land uses and their averall impact on the land and surrounding land for redesignation of the land to TND-2 Planned.

General impiementation plan checklist means a list containing items which must be included in a general implementation plan submitted to the commissions for TND approval

y B e, sp designed for vehicle use, traversing open countryside. A highway should be relatively free of intersections, driveways and adjecent buildings, otherwise it becomes strip development which interferes with traffic flow
and human comfort. Variants include freeways, expressways and parkways.

Livework unit means those dwelling structures or units that combine s residence and a workplace, as permitted in this chapter.

Lot means 2 parcel of land undivided by any street or private road and occupied or intended for occupancy by, or designated to be developed for, one building or principsl use and the accessory buildings or accessory uses customarily incidental to such building, use or

development, including such open spaces and yards a5 are designed and arranged or required by this chapter for such building use or development.
Lot area means the srea contzined within the boundary lines of 2 lot.
Lot line means 2 line bounding 2 lot which divides ane lot from another or from a street or any public ar private space.
Lot width means the harizoncal distance besween side lot lines measured &t the frant setback. Where there is anly ane side lot line, lot width shall be messured beaween such 1ot ine and the oppesite lot line or future right-of-way line.

Major change means a change 10 an approved traditional neighborhood development as set forth in section 130-1522(a), (b and (c)-

Minor change mesns a change to an approved traditional neighborhood s set forth in section 130-1522(d).

Net acre means an acre of land excluding street rights-of-way and other publicly dedicated improvements such as parks, open space, and stormuwater detention and retention facilities
Owner means the person having the right of legal title to, or beneficial interest in, a lot or parcel of land.

Parcel means the area within the boundary lines of a development.

Parish means the Parish of St Tammany, State of Louisians

Passage means a pedestrian connector passing between buildings. Passages provide shortcuts through long blocks and connect rear parking areas with streer frontages. Passages may be roofed over and lined by shopfronts. Variants include courts, 3 passage that is wide enough
to be landscaped, being the frontage for buildings which are otherwise provided with vehicular access only by rear alleys.

Path means a pedestrian way traversing a park or the countryside. Paths should connect directly with the sidewalk network at the urban edge.

Person means an individual, firm, partnership, corperation, company, association, joint stock association or government entity; including a Trustee, a receiver, and assignee, or 3 similar representative of any of them

Planning commission means the body duly appointed by the parish government and charged with the of g & comps plan, to keep it up to date, and to prescribe and administer necessary rules and regulations for the successful implementation of
the comprenensive plan, a part of which being the subdivision regulations in accordance with RS. 33:101—33:120.1

Application means an application filed by 3 developer/applicant for TND district zoning.

Association ar associations means the assodiation or associations of all the owners of property in the TND-2 district charged with the ownership and maintenance of comman open space and associated facilities and operated pursuant to articles of incorperation and bylaws.
Initially, the developer shall maintain contral of the association until such time as two-thirds of lots in the TND have been sold, or as atherwise setforth in its articles or bylaws. A TND-2 district may have a residential association and a commercial assodiation.

Blockmeans a unit of land bounded b arbyac of types. public land. railroad rights-of-way, waterways, or any other barrier to the continuity of development.

Boulevard means a major thoroughfare for carrying a large volume of through traffic in the area, normally contralled by traffic signs and signals with relatively few intersections andor drives.

Buffer ar buffer ysrd means a unit of 1and, together with 3 specified type and amount of planting and any fencing which may be required between land uses to minimize confiicts between them

Building means & structure built, maintsined, or intended for use a5 3 shelter or enclosure of persons, animals, or property. The term includes any part of the structure. Where independent units with separate entrances are divided by party walls, each unit is & building

Building height or height means the vertical distance measured from the lowest ground elevation to the highest point of the building or structure. The building height may be prescribed as 8 maximum number of Stories or as 8 dimension from sidewalk grade to the eave. The.

height limit shall not apply to chimneys.
Building setback means the distance from the street right-of-way line o the closest point of the foundation of 2 building or prajection thereof.
Collector means & strest designed to carry moderats volumes of raffic from local streets t boulevards or from boulevard to boulevard. Collectors are alsa referred o 25 avenuss. (S=e standards in section 130-1532)

Commercial street means a very Urban condition which Comprises a street with raised curbs drained by inlets. Wide Sidewalks 210ng DOt sides are separated rom the thoroughfare by small separate tree wells. Trees 310ng the commercial street consist of a single species aligned
in & raw or rows. Tree spacing may be iregular o stay clear of shop entrances. Commerdial streets have the highest pedestrian use

I the planning ion and the zoning i i and collectively.

Common open space means a parcel o parcels of land and/or an area of water within a development that are held in some form of common ewnership and designated, designed and intended for benefit, use or enjoyment of the occupants of the development. It may contain

such structures and imp: a5 necessary and appropriate for the benefit and enjoyment of the occupants of such s set forth in section 130-1512(e), including those uses set forth in section 10.1.1, I, B of the Development Code.

Council means the St. Tammany Parish Council
Density means & mesasure of the Intensity of development. In this chapter, density for residential development is calculated in terms of units per acre.
Developer means the legal or beneficial owner of a lot or parcel of any land praposed for inclusian in a development, including the holder of an option or contract to purchase.

Development means the division of a parcel of land into two or more parcels; the construction, reconstruction, conversion, structural alteration, relacstion, or enlargement of any buildings or structures; any use or change in use of any buildings or land; or any extension of any

use of Iand or any clearing, grading, or other movement of land.

Development Code means the St. Tammany Parish Unified D Codeznd ivisic

Drainage means the removal of surface water or groundwater from land by drains, grading, or other means. Drainage includes the contral of runoff to minimize erosion and sedi ion during and after 2nd includes the means necesszry for water supply

preservation or the prevention or allevition of flooding,
Drive o driveway means, for the purposes of this division only, a venicular accessway within a lot
Dweiling means any building or portion of 3 building which is designated or used for residential purposes
Dweiling, muiti- or multi-family means a building that contains more than one dwelling unt.

Dweiling, single- or single-family means a building that contsins only one living unit, including attached buildings in the case of townhomes when said living units are each on 5 separate legal lot or parcel



3
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A"neighborhood edge area’ is the least dense portion of a TND-Z district, with larger lots and greater setbacks than the rest of the neighborhaod. Alleys are not required, and direct vehicular access to streets is permitied. Only single-family residential dwellings (sttached
or detached) are permitted. A neighborhood edge area is appropriate along the perimeter of the neighbarhood. A portion of a TND-2 district that adjains existing or platted conventional low density housing must be designated as 2 neighborhood edge area

Large office, Iow-Impact manufacturing uses and ingustrial USes that are not appropriate for 2 neignborhosd center area or & mixed residential area bUT WNICh Serve the iocs| residents may be Iocated in & specified district

(Civic uses that are oriented 10 the genersl public are permitied In & nefghborhoed center ares and & mixed residential ares. These uses are essential components of the social and physicel faoric of 8 TND-2 district. Civic space shall be integrated in residentiz| and
commercial areas in the TND. TND-2 districts shall incorparste civic comman open spaces to be maintained by the municipality and/or private open spaces to be maintained by the community o landawners within the TND-2 district. Special atention shauld be paid to the
location af government offices, libraries, museums, schaols, churches, and ather prominent public buildings to creste focal points and landmarks for the community. The locations af these major public civic uses are designated on the development plan at the tme of
commission approval of a particular development.

Open space is 2 significant part of & TND-2 district design. Formal and infarmal opan spaces are required. These serve a5 2reas for Community gatherings, landmarks, and 5 organizing elemants for e nelgnbornaod. Open space includss squares, plazas, graens,
praserves, parks, and greznpeits

ATND-2 gistrict is designed o be pedestrian orientd. To accomplish This 203, pattern and design of the Various TOrouZNTare types are used 1o raduce vehicle Travel Speeds 3nd ENCOUrage PEOESTIIan BCTVity. An intercannected netwark of Streets, and other tharoughfare
types, is required. Streets may be smaller than in conventional development and more varied In size and Torm to control traffic and give character 1o the neighbornood

Thoroughfares and utilities in TND-2 districts shall connect to existing thoroughfares and utilities, or dead-end as stubs intended for connection to future thoroughfares, unless otherwise prohibited by topography, environmental constraints or other considerations, as

further described in_section 130-1512(h}

(Code 1998, app. C, § 5.35024; Ord. No. 07-1548, § 5.35024, 5-3-2007; Ord. No. 10-2186, 1-7-2010; Ord. No. 21-4593, 7-6-2021)

Sec. 130-1

511.-TND-2

istrict definitions. > 8 B =2 f

For the purposes of this division only, the following definitions shall be abserved and applied, except when the context clearly indicates otherwise. Words used in the present tense shall include the future tense. Words used in the singular form shall include the plural form. Words.

used in th

& plural form shall include the singular

Abutting means having a border with, or being separated from such common border by, an alley or easement.

Access means an entry to or exit from & property, lot, building, parking lot, or other ares within the TND-2 district.

Accessory building means s building which is:

(1) Subordinate 1o and serves 3 principal structure or principal use;
(2) Subordinate in ares, exent and purpese to the principal structure or principal use;
(3) Located on the same Iot a5 the principal structure or principal use; and

{4) Customarily incidental to the principal structure or principal use. Any portion of & principal building which is devoted to an accessory use is not an accessory building

Accessory usemeans a use which is

(1) Is subordinate to and serves a principal structure or principal use;
(2) Is subordinats in area, sxtent, and purpese to the principal structure or principsl use served;
(3) Islocated on the same lot as the principal structure or principal use served except as otherwise expressly autharized by provisions of this chapter; and

(4) Is customarily incidental to the principal structure or principal use.

Acre means 43,560 square feet

Alley means a public or private way permanently reserved as a secondary means of access to sbutting property. (See standards in section 130-1532)

Appeal mens & mesns for obtaining review of s decision, determination, order, or failurs 2 act under the terms of this chapter.

DIVISION 46. - TND-2 TRADITIONAL NEIGHBORHOOD DEVELOPMENT ZONING DISTRICT % &8 B 8 @

Sec. 130-

1508. - Purpose. S & B =2 @

The purpase of a TND-2 Traditional Neighiarhood 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 ather,

and it provides for the daily recreational and shopping needs of the residents. A TND-2 district is & sustainable, long-term community that provides economic opportunity and environmental and sacial equity for the r

incentive:

ents. This division's intent is to encourage its use by providing

s, rather than prohibiting Traditional nef 3

(

Is designed for the human scale;

o

Provides & mix of uses, including residential, commercial, civic, and open space uses in close proximity 1o one another within the neighborhood;

]

Provides a variety of housing types, and sizes to accommaodate households of all ages, sizes, and incomes;

®

Includes residences, shops, workplaces and civic Buildings interwoven within the neighborhaad, all within close proximity;
(5) Incorporates s system of relatively narrow, interconnected strests, roads, drives, and ather thoraughfare types with sidewalks and bikewsys, that offer multiple routes for motarists, pedestrians, and bicyclists and provides for the connections of those thoroughfare

types to existing and future developments;

{6} Includes compatibility of buildings and other imp: = by their , bulk, form, character and landscaping to establish a livable, harmonious and diverse environment;

(7) Incorporates environmental features inta the design;

(8) Coordinates transportation systems with a hierarchy of appropriately designed facilities for pedestrians, bicycles, and vehicles;
() Provides well-configured squares, plazss, greens, landscaped strests, pressrves, greenbelts and parks woven into the patern of the neighborhoad;
(19). Incorporates architecture, landscape, lighting and signage standards integrated with the zoning provisions that respond  the unique character of the region; and

(1) Provides an increased range of options than are allowed by conventional zoning.

(Code 1988, app. €, §5.35014; Ord. No. 07-1545, § 5.35014, 5-3-2007; Ord. No. 10-2186, 1-7-2010)

Sec. 130-1510. - Overview. % &6 B 2 @

(s) ATND-2 district consists of an ares of not less than 50 contiguous acres. In this article, property is considered contiguous even if separated by a public roadway

() ATND-2 district is divided into =t le2st two types of areas, and e=ch type of ares has different land use and site development regulations. & TND-2 district must have one neighbornood center ares (slso sometimes referred to &5 town center or village canter) and =t lsast
one mixed residential area. A TND-2 district may aiso have a neighbornood edge ares, civic spaces and green spaces

{c) A"neighborhoad center ares’ serves as the focsl point of s TND-2 district, containing retail, commercial, civic, and/or public services to mest the daily needs of community residents. A neighborhood center is pedestrisn-oriented, and it is designed to encourage pedestrizn
movement. A square may be located in a neighborhood center ares. Retail and commercial uses should generally be located adjacent to & square. The neighborhood center uses include retall shops, restaurants, offices, banks, hotels, post office, governmental offices,
churches, community centers, and sttached residential dwellings.

(d) A"mixed residential area” includes a variety of residential land uses, including single-family residential, duplex, cownhome, and mukki-family. Residential scale retail and commercial uses are permitted within a mixed residential area with strict architectural and land use

controls. Retail and commercial uses in a mixed residential area are required to blend into the residential character of the neighborhood. A mixed residential area includes open spaces including small squares, pocket parks, community parks, snd greenbelts. A mixed

residential ares promotes pedestrian activity through well designed and varied streetscapes that also provide for the safe and efficient movement of vehicular traffic. Mixed residential area uses inc g nomes, ¢ p: . affices,

short term rentals, restaurants, neighborhood scale retail, and civic uses. Mixed residential areas often utilize alleys.



Sec. 130-1532. - Street design guidelines in a TND districe.

Table 130-1532: Street Design Guidelines in a TND District

(Each subject to madification by the commissions)

> 8 B =2 4

EXPAND

Bicycle lanes

[2 &-fact lanes combined with parking lanes

ith parking lanes

ICollector |subcamector lLacal street aliey
for Avenue lor Drive lor Road
faverage daily trips 750 or more [z50—750 Less than 250 INot applicable
[Right-of-way [76—88 feet [58—72 feet [35—50 feet 15—30 feet
futo travel lanes 2 or 3 12-foot lanes 2 10-foot lanes [2 10-foot lanes, or 1 14-foot (queuing) lane [2 8-foot lanes for two-way traffic, or 1 12-foot lane for
ield traffic
la-foot lanes with no parking, or 6-foot lanes combined  [None Mone

[Parking

[Both sides, 8 feet

[None, one, or bath sides, 8 feet

[None or one both side, 8 feet

INone (sccess to ingividual drives and garages outside
right-of-way)

|Curb and gutter

Required

Requir=d

Mot required

Mot required

[Planting strips

[Minimunm 6 feet

[Minimum 6 feet

Minimum 3 feet

None

Sidewslks

[Both sides, 5 feet minimum

[Both sides, 3—5 feet

[Both sides, 3—5 feet

None

(Code 1998, app. €, 55354, tbl. 1; Ord. No. 07-1548, 5 5.354, tbl. 1, 5-3-2007)

Secs. 130-1533—130-1550. - Reserved.

% 8 B 8 @



Flood Map

The flood map for the selected area is number 2252050415C, effective on 04/02/1991 @



Wetlands Map

U.S. Fish and Wildlife Service

National Wetlands Invento Wetlands

gl

This map is for general reference only. The US Fish and Wildiife
October 4, 2022 Service is not responsible for the accuracy or cumrentness of the
Wetland base data shown on this map. All wetlands related data should
etlands ] Freshwater Emergent Wetland | ES be used in accordance with the layer metadata found on the

X ) Wetlands Mapper web site.
B  Estuarine and Marine Deepwater B Freshwater Forested/Shrub Wetland  [[] Other
[0 Estuarine and Marine Wetiand ] Freshwater Pond [ Riverine



Regional Map




Neighborhood Map
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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 ashopping 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

* L essee and lessor are typically motivated;

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

e Payment is made in terms of cash or in
terms of financial arrangements comparable
thereto; and



e 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 (Tls). (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, orin
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:

e |dentification of the specific property
rights to be appraised.

e Statement of the effective date of
the value opinion.

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

e 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:

e Buyer and seller are typically
motivated;



5.

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

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

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

e 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)

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)

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, 7™ 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, 7% 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 (Tls)

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).



