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August 4, 2016

Industrial Development Board of the City of New Orleans, Inc.
Care of: Mr. David M. Wolf
Adams and Reese, LLP
One Shell Square
701 Poydras Street, Suite 4500
New Orleans, Louisiana 70139

Re: 3011 Michoud Boulevard
New Orleans, LA 70129 – The “Main Site”

55195 Michoud Boulevard,
New Orleans, LA 70129 – “Parcel 1 (Lot 13 B5A)”

Our File Number: 16 1357

Dear Mr. Wolf:

In accordance with your letter of engagement, we have physically examined the referenced
property and analyzed matters applicable to the determination of its current market value.
Enclosed is our report that describes our method of approach and contains relevant data gathered
and used to reach our final opinion of market value. This appraisal complies with the reporting
requirements mandated by the 2016 2017 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 numerous speculative
development tracts comparable to the subject property in markets across Louisiana, Mississippi,
Alabama and Texas.

Additionally, we have also completed prior appraisals of large scope special purpose properties
similar to the amusement park which formerly operated on the subject’s primary site area. These
prior assignments include properties such as one of the only paved and licensed automobile race
tracks in Louisiana, multiple water parks, numerous movie theatres, licensed gaming property and
similar use entertainment oriented real estate.

This report is intended for use only by the Industrial Development Board of the City of New
Orleans, Inc., as represented by Mr. David M. Wolf of Adams and Reese, LLP.
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We are not responsible for unauthorized use of this report. Per the terms of our engagement
letter, the purpose of this appraisal is to determine the AS IS market value of the Fee Simple
Interest in and to subject property. Our appraisal report contains a total of 152 numbered pages.
The subject of this report is comprised of two parcels of real property located in New Orleans East,
just north of Lake Forest Boulevard, just west of Interstate 510 and south of Interstate 10. The
municipal address attached to the primary land area comprising the subject of this appraisal
report, known throughout this report as the “Main Site”, is 3011 Michoud Boulevard, New Orleans,
Louisiana 70129. The “Main Site”, which also includes significant personal property, measures an
estimated total land area of approximately 162.02 acres, which includes an estimated 16.13 acres
of land area submerged beneath existing water features on site, thereby resulting in an estimated
net usable area of approximately 145.89 acres. The main site was originally the location of a Six
Flags amusement park, formerly “Jazz Land”. The amusement park has been closed since the date
of Hurricane Katrina, August 29, 2005. All elements of the amusement park campus inclusive of
the permanent building improvements and rides have remained open to the elements and subject
to vandalism and broad neglect. There are an estimated 26 total number of rides still on site, as
well as approximately 180,088 square feet of gutted building structures in overall poor condition.

The second parcel, is an area of undeveloped land referred to as “Parcel 1”. This area of land
measures approximately 65.35 acres, and does not appear to have ever been developed. This site
will likely require procurement of a 404 Wetlands Permit from the Army Corps of Engineers prior
to development, which could be accompanied by significant wetlands mitigation costs necessary
in advance of permit procurement. Between this possibility and the cost associated with fill of the
site to street grade, the current per acre market value of this component of the subject property
will be greatly depressed compared to the per acre opinion of market value of the “Main Site”
underlying land.

There is significant movable, personal property located on “Main Site”. This property has
remained on site and generally un touched and completely exposed since Hurricane Katrina. In
advance of our engagement for appraisal services related to the subject property, there has been
on going public debate as to the applicability and durability of this on site personal property as it
relates to the potential to re open another amusement park on site with incorporation and return
of the existing rides, roller coasters, personal property and vertical real property improvements
into an ultimately reintroduced amusement park.

In order to confirm the plausibility of any possible value of the existing on site personal property
with incorporation into a new amusement park concept to be developed on the “Main Site”, we
engaged the services of a sub contractor, , to determine the market value of
the personal property on site. On July 29, 2016, with appropriate security detail, we toured the
amusement park campus with three representatives from to provide access
and visual inspection of the property in question.
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was founded in 1982, and is a regionally respected movable property
appraisal firm with extensive experience in the valuation of movable property comparable to the
property on site. More information regarding can be found at
http://www.revproandassociates.com/home. On July 18, 2016, Andrew Badeaux, ASA, with
RevPro & Associates provided an Opinion Letter which provides an opinion stating the following,
which is presented in summarized form:

A complete copy of the Opinion Letter provided by is included in the attached
addenda.

With reliance on the opinion rendered by , our appraisal makes no consideration
for any arguable value in use or traditionally interpreted market value conceivably associated with
the movable personal property on site. confirmed that the value of the existing
movable property and steel ride components exist in a salvage, or scrap, value state.

Thus, implicit in the “RevPro Letter” is that there is significant remaining steel on site which can
be extracted for sale in a salvage or scrap metal form. That being said, the process of extraction
and the cost associated with removal and sale of the steel is significant. In order to fully
understand the impact of the value contribution of the existing steel on site, we have worked
directly with a local demolition contractor, , as well as an
international scrap metal company with a location in New Orleans.

is a very successful and reputable local demolition firm, and more information regarding
can be found at http://demodiva.com/. During the course of this

appraisal process, we conducted two separate site visits with the demolition contractor, as well as
representatives from the scrap metal company to ascertain the marketability of the steel on site
with due and careful consideration for the cost and process of disassembling the steel structures
on site.
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The purpose of our meetings with both parties was ultimately to determine the net add, or net
loss, to the property that the existing steel structures and ride equipment have to the underlying
value of the land. Between the rides on site, and the extensive structures, there is a significant
demolition and removal expense that has to be considered by any prospective purchaser of the
property.

For reasons related to our determination of the highest and best use of the property, we do not
find the existing vertical improvements to provide any contributory market value to the subject
property. Effectively, the idea that these structures can be adapted into any re development plan
is highly suspect as it compares to what the market will ultimately dictate relative to any eventual
new land use introduced on the property. For instance, if an industrial / distribution use would
prove to be a feasible development option for the site, the existing structures would very likely be
viewed as an impediment. The same goes for, say, a low income housing tax credit multi family
concept on a portion of the site. Accordingly, in addition to demolition and sale of the existing
ride improvements, our analysis also considers the cost associated with demolition of the existing
vertical permanent real property improvements on site.

The conclusion of the site and building assessments performed by , as
accompanied by the local steel / scrap company, yielded a detailed estimate reflective of the cost
of removal of all vertical real and personal property improvements located on site. The total
estimated cost of this work and process, which accounts for the contributory net addition of value
provided by the opportunity to sell the scrap metal is $1,311,903. This estimate is based visual
site inspection and inventory of nearly every vertical improvement on site. This cost is a cost that
any prospective purchaser of the subject “Main Site” will have to address under an alternate use
plan for the subject property. Given the real probability than the next generation use of this land
area may not match with the existing building and ride plan on site, this cost must be deducted
from the opinion of the underlying land value reported for the subject property. The basis for this
methodology relies on the reality that the most applicable comparable sales indicative of the
market value of the subject property did not possess the same developmental challenges with
respect to the significance of the subject’s existing state “as improved”.

Thus, based on our determination of highest and best use as a speculative land play, as coupled
with expert opinions related to the limited nature of the salvage value of on site personal property
to include the amusement park related infrastructure, our appraisal report concludes to an
opinion of the AS IS market value to be determined by a subtraction of demolition costs associated
with removal of the existing vertical improvements to the “Main Site”, which includes the
amusement park rides and roller coasters. Effectively, given the speculative nature of the
development options, it is our opinion that any prudent buyer will duly account for removal and
demolition of all property on site which would potentially be an impediment to an alternate use.
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Accordingly, within this appraisal, we have developed a traditional land/site valuation indicative of
the underlying value of the subject property – with two separate comparable sets: one pertinent
to the “Main Site” as an already developed tract with significant existing infrastructure and fill in
place, and a second set of comparable sales reflective of the market value of “Parcel 1” as a raw
development tract still lacking wetlands mitigation and permitting as well as necessary fill. Integral
to the conclusions herein are the inferences drawn from the included Level B market and
marketability analysis. The opinions of value expressed in this report are conditioned on the
Statement of Certification and the Statement of Assumptions and Limiting Conditions that are
included within the report. Based on the data and analyses contained herein, it is our opinion that
the AS IS MARKET VALUE of the Fee Simple Interest of the subject of this report, including BOTH
“The Main Site” and “Parcel 1”, and with due consideration for the significant cost of demolition and
removal of all personal and real property as weighted against any salvage value of the property on
site, as of June 29, 2016 is:

THREE MILLION TWO HUNDRED AND SIXTY THOUSAND DOLLARS AND NO/100*
($3,260,000)*

The Main Site: $3,000,000 (after deductions for demolition)
Parcel 1: $260,000

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

Respectfully submitted,

_________________________________
P.M. McEnery, MAI, CRE

Louisiana State Certified General
Real Estate Appraiser #G1102

_________________________________
S. Parkerson McEnery, MAI

Louisiana State Certified General
Real Estate Appraiser #G1526

*This value is subject to the Extraordinary Assumption(s) as stated in the Scope of the Appraisal.
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS
GENERAL

Property Addresses: 3011 Michoud Boulevard
New Orleans, LA 70129 – “The Main Site”

55195 Michoud Boulevard,
New Orleans, LA 70129 – “Parcel 1” (Lot 13 B5A)

Client: Industrial Development Board of the City of New
Orleans, Inc. (“The IDB”)

Ownership: Industrial Development Board of the City of New
Orleans, Inc. (“The IDB”)

Purchaser: Not applicable

Borrower: Not applicable

Interest Appraised Fee Simple

Type of Value: Market Value – AS IS

Date of Report: August 4, 2016

Property Inspected By: P.M. McEnery, MAI, CRE, S. Parkerson McEnery, MAI,
and Nathan Prosser

Intended Use: The intended use is for asset management related to a
potential disposition of the property.

Intended User(s): The intended user is Industrial Development Board of the
City of New Orleans, Inc., as represented by Mr. David M.
Wolf with Adams and Reese, LLP.

Sale History: The current owner, “The IDB”, officially acquired all
property now comprising the subject property in
November of 2009. This process was secured through a
settlement agreement with Six Flags, Inc., under which
Six Flags, Inc. made a payment of $3,000,000 to the City
of New Orleans, as per termination and guaranty
agreements dated November 13, 2009. Additionally, the
City of New Orleans also agreed to guaranty a loan in the
amount of approximately $11,550,000.
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The current balance on the note according to City
records is $4,555,000.

The actual property transfer is recorded under Notarial
Archive #2009 45319, and the lease cancellation
agreements and guaranty are recorded under NA #’s
2009 45317 and 2009 45316.

The subject property has not changed ownership within
the past three years, and has not changed ownership
since the formal acquisition noted in 2009. To the best of
our knowledge, the subject property has not been
recently marketed for sale, nor is it known to be
encumbered by a pending sale/purchase agreement.

Except for the ongoing asset management related
processes, we are unaware of any other transactions
that may affect the property.

Legal Description: Lots 13 B5A, J2 D 1, JZL, J2 B, and 13B4B 1, Section 1,
Township 11 South, Range 13 East, Third District of the City
of New Orleans, Orleans Parish, State of Louisiana

Specifically, the site sizes and legal descriptions are broken
down as follows:

Parcel # Lot # Acres
Parcel 1 65.3548

Parcel 2 Lot J2 D 1 13.2268
Parcel 3 Lot JZL 139.9462
Parcel 4 Lot J2 B 7.9703
Parcel 5 Lot 13B4B 0.8724

Main Site Total 162.0157

Zoning: GPD General Planned District, C 2, Auto Oriented
Commercial District

(City of New Orleans Planning and Zoning)
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Flood Zone: A1

Highest and Best Use (As Vacant): Speculative development tract with potential repositioning
toward an industrial / distribution use

Highest and Best Use (As Improved): Demolition of existing improvements with creation of a clean
and clear tract suitable for new development aligned with
the highest and best use “as vacant”

Marketing & Exposure Time: Less than twenty four months

VALUE INDICATIONS

Land Value – The “Main Site”: $4,376,700 – “As IF Vacant”
Less NET Demolition Cost: ($1,311,903)
Less NET Demolition Cost Impact Adjustment: ($21,277) – See Report Page 7
Less NET Project Management / Profit: ($39,357) – 3% of demolition cost
AS IS Market Value – The “Main Site”: $3,004,163– rounded to:

$3,000,000

Land Value – “Parcel 1”: $260,000 – “As Vacant”

Reconciled Value(s): As Is Market Value – ENTIRE PROPERTY
Value Conclusion(s) $3,260,000

Effective Date (s) June 29, 2016
Property Rights Fee Simple
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Site Maps – “Main Site”
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SITE VIEWS – MAIN SITE
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SITE VIEWS – PARCEL 1
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CERTIFICATION

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

.
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.
As accompanied by Sharon Martin, Administrator with the Industrial Development Board of New Orleans, Inc., P. M.
McEnery, MAI, CRE, S. Parkerson McEnery, MAI, and Nathan Prosser made multiple personal inspections of the subject
property. The inspection dates include a preliminary site visit on April 28, 2016, as well as two additional site visits on
June 29, 2016 and July 13, 2016. We also performed an additional site visit to the exterior property boundaries of the
“Main Site” and also “Parcel 1” on July 30, 2016. During the site visits on June 29, 2016 and July 13, 2016, we were
accompanied by Simone Bruni Crouere with The Demo Diva Demolition, LLC, as well as representatives of EMR USA
Holdings.
Nathan Prosser 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.
As of the date of this report, S. Parkerson McEnery, MAI 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 S. Parkerson McEnery, MAI is a licensed real estate agent.
Both are active in the buying and selling of real estate.

Date Signed: August 4, 2016

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

General Real Estate Appraiser #G1102

_________________________________
S. Parkerson McEnery, MAI

Louisiana State Certified
General Real Estate Appraiser #G1526
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SCOPE OF WORK

According to the Uniform Standards of Professional Appraisal Practice, it is our responsibility to
develop and report a scope of work that results in credible results that are appropriate for the
appraisal problem and intended user(s). Therefore, we must identify and consider:

the client and intended users;
the intended use of the report;
the type and de ni on of value;
the e ec ve date of value;
assignment condi ons;
typical client expectations; and
typical appraisal work by peers for similar assignments.

The purpose of the appraisal is to estimate the current 'As Is' market value for asset management
purposes of the Fee Simple Interest in and to the subject property.

SCOPE OF WORK

Client: Industrial Development Board of the City of New
Orleans, Inc., as represented by Mr. David M. Wolf with
Adams and Reese, LLP.

Intended Use: The intended use is for asset management.

Intended User(s): The intended user is Industrial Development Board of
the City of New Orleans, Inc., as represented by Mr.
David M. Wolf with Adams and Reese, LLP.

Type of Value: Market Value

Effective Date of Value: June 29, 2016

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.
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Inspection: As accompanied by Sharon Martin, Administrator with
the Industrial Development Board of New Orleans, Inc.,
P. M. McEnery, MAI, CRE, S. Parkerson McEnery, MAI,
and Nathan Prosser made multiple personal
inspections of the subject property.

The inspection dates include a preliminary site visit on
April 28, 2016, as well as two additional site visits on
June 29, 2016 and July 13, 2016. We also performed an
additional site visit to the exterior property boundaries
of the “Main Site” and also “Parcel 1” on July 30, 2016.

During the site visits on June 29, 2016 and July 13, 2016,
we were accompanied by Simone Bruni Crouere with
The Demo Diva Demolition, LLC, as well as
representatives of EMR USA Holdings.

Market Analysis Level: Level B

Valuation Analyses: Within this appraisal, we have developed a traditional
land/site valuation indicative of the underlying value of
the subject property – with two separate comparable
sets: one pertinent to the “Main Site” as an already
developed tract with significant existing infrastructure
and fill in place, and a second set of comparable sales
reflective of the market value of “Parcel 1” as a raw
development tract still lacking wetlands mitigation and
permitting and necessary fill as well.

Given the two distinctly different natures of the “Main
Site” and “Parcel 1”, we have relied on two distinctly
different data sets on which to develop an opinion of
market value for each tract as follows:

A. The “Main Site” Data Set: In the analysis of
the primary data set for the “Main Site”, we
have relied on sales of similarly permitted,
situated and prepped urban acreage parcels
purchased with a similar highest and best
use in mind. The majority of this comparable
data is geographically situated within
Jefferson and Orleans Parishes.
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Additionally, to augment the analysis, and
given the extreme scarcity of truly like kind
tracts with similar size and scope, we have
also included sales of development tracts
from within the broader regional
marketplace.

B. The “Parcel 1” Data Set: In the analysis of
the “Parcel 1” data set, we have relied on
sales of more immediately local land sales
and listings that require similar levels of fill
and wetlands mitigation related permitting
necessary to accommodate development of
the tract.

Per the extraordinary assumption stated
within this appraisal, our appraisal assumes
that the “Main Site” has no wetlands
mitigation or permitting related issues with
the Army Corps of Engineers. Conversely,
“Parcel 1” appears completely raw, and
accordingly un touched. Based on the
documentation available, this site likely
requires significant fill in addition to
procurement of a 404 Wetlands Permit
from the Army Corps of Engineers – a
process that will be accompanied by likely
very costly purchase of wetlands mitigation
credits. As such, the comparable data set
we have analyzed for Parcel 1 is comprised
of sales that possess similar fill and wetlands
permitting issues, as well as correspondingly
lower pricing.

Our final opinion of market value is derived through a
sum of the two opinions of value rendered for the two
sites in question – with due consideration for the
demolition estimate provided by

.
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Cost Approach: A cost approach was not applied as it is not necessary
to produce credible results with respect to the intended
use and intended user. Furthermore, given the limited
salvage value assignable to the improvements on site,
any attempt at a cost approach is going to be flawed
with extreme estimates on clearly present levels of
obsolescence and excessive depreciation present in the
existing improvements. In fact, the respective levels of
depreciation and obsolescence are so extreme that the
existing vertical real property improvements have no
market value that exceeds salvage value of the steel
components, and overall, given the cost of removing
the improvements, the demolition and removal
expense actually results in a negative value impact to
the underlying land value. As such, our appraisal does
not incorporate a cost approach analysis.

Sales Comparison Approach: A traditional improved sales comparison approach was
not applied as there is inadequate market data to
develop a value estimate for this approach.
Furthermore, for the reasons stated within the Cost
Approach, any attempt at analysis that assigns value to
the existing improvements would result in an over
statement of value. Our land/site valuation, the details
of which have already been outlined, is a traditional
sales comparison approach methodology which duly
segregates separate comparable data sets for each of
the two distinctly different property components
comprising the subject property.

Income Approach: An income approach is not an applicable approach to
value, and therefore has not been applied in this case.
For the same reasons that the cost approach and
improved sales comparison approaches have not been
applied, the income approach is also duly excluded
from this analysis.
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Extraordinary Assumptions: Our appraisal report and the opinions of market value
rendered herein are contingent on the following
extraordinary assumptions:

An Extraordinary Assumption of this appraisal is
that the estimates made for the gross and net
usable areas estimated for both “Parcel 1” and
the “Main Site” are accurate and reflective of
the actual land areas. The client of this report
was unable to furnish a full property survey
noting specific dimensions of all tracts, and
measurement using aerial view software
against provided legal descriptions is the only
option. Accordingly, we recommend that any
prospective purchaser of the property procure
a survey of both tracts comprising the subject
property.

An Extraordinary Assumption of this appraisal is
that the estimates made for the total gross
building area on site are in fact accurate. In
light of the unavailability of actual building and
site plans, these estimates were made using
aerial imagery measurement. Given the
immaterial value contribution of these
structures, the purpose of this estimate of gross
building area is to determine cost of demolition.

An Extraordinary Assumption of this appraisal is
that the “Main Site” does not have any material
wetlands issues within the estimated net usable
areas which would impact the marketability of
this land area.

An Extraordinary Assumption of this appraisal is
that the subject property is not presently
contaminated with any on site environmentally
hazardous conditions which would inhibit the
marketability of the property.

Sharon
Highlight
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Given the history of the property, and the
extent and nature of the property on the “Main
Site”, we recommend that an Environmental
Site Assessment be performed on both
properties to confirm the current
environmental condition of both tracts.

The “Main Site” is clearly impacted by regular
ponding and ultimate flooding, and we have
been provided with no documentation related
to the apparent problem. This could be the
cause of the nature of the design of the
infrastructure in place for the existing rides. The
drainage of the “Main Site” is at this time a
questionable issue with a significant portion of
the site holding water along its western most
portions. We have been to the site three times
over the past forty five days and have noticed
significant areas that remain flooded. It is not
known if this is strictly due to a failed pumping
system with the main site or is related to a
Sewerage and Water Board issue or both.

Without any more knowledge regarding this
flooding problem, our appraisal is made with
the Extraordinary Assumption that the flooding
problem is a temporary condition that is easily
cured with nominal impact to the market value
of the property.

Demolition Estimate Note: The estimate is based off a total gross
building area estimate of 172,351 square feet, whereas the final estimate of total building area
on site measures closer to 180,088 square feet of gutted building structures in overall poor
condition. At $2.75 per SF, this difference of 7,737 square feet equates to a cost impact of
$21,277. Accordingly, we have made this adjustment to the estimate in the deduction applied in
the valuation of the main site.

Sharon
Highlight
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Marketing and Exposure Time:
The definition of Market Value is based on a reasonable time allowed for exposure to the market.
Reasonable time is a subjective time period and will vary depending on the type property,
marketing effort and price. Marketing Time is a prospective perspective or provides a perspective
that is futuristic for the date of valuation with a presumed sale of the property under the
assumption the property will sell at market value. Exposure Time is retrospective in perspective
and provides a perspective that is historic for the date of valuation with a presumed sale of the
property under the assumption that the property will sell at market value. For purposes of this
appraisal, it is assumed that the property would be reasonably priced and aggressively marketed.

The Marketing and Exposure Time for the subject property is estimated to be less than twenty
four months if priced to the market and aggressively marketed.

Sharon
Highlight
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Comments:

We requested copies of actual building plans and site plans for the properties; but none
were ever made available. Accordingly, please see the Extraordinary Assumption in the
previous pages regarding our estimate of the total gross building area.

In the process of concluding a value, data has been gathered and analyzed by the
undersigned appraisers. Comparable sales and listings have been analyzed in the
development of market value.

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.

Nathan Prosser provided significant professional assistance in the preparation of this
report. This assistance includes the research of applicable subject property attributes and
the input of this information into this report. These attributes include the marketing and
sales history, ad valorem taxes, zoning designation, legal description, and flood zone.
Additionally, assistance was given by formatting and inserting subject photographs, the
subject sketch, aerial images and other relevant documents. All pertinent property data
has been verified by a signatory appraiser.
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ASSESSMENT AND TAXES

Taxing Authority New Orleans Bureau of Treasury

Assessment Year 2016

According to the New Orleans Bureau of Treasury, the subject property is exempt from property
taxes. A copy of each parcel’s assessment is included in the of this report.

Real Estate Assessment and Taxes
Tax ID Land Improvements Total Tax Rate Taxes Assessor's

Market Value

39W909544 $210,670 $0 $210,670 $151.78 $0 $2,106,700
39W019511 $109,060 $0 $109,060 $151.78 $0 $1,090,600
39W965110 $516,760 $6,978,810 $7,495,570 $151.78 $0 $51,693,000
39W019508 $25,690 $0 $25,690 $151.78 $0 $256,900
39W909542 $4,730 $0 $4,730 $151.78 $0 $47,300

Totals $866,910 $6,978,810 $7,845,720 $0 $55,194,500

Sharon
Highlight
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ZONING
According to the City of New Orleans Planning and Zoning Department the subject property,
including both the Main Site and Parcel 1, is situated in a GPD General Planned District. However,
there is a strip of the Main Site along Michoud Boulevard that is situated in a C 2, Auto Oriented
Commercial District. The current use of the subject property is a conforming use. A copy of the
district regulations is located in the to this report. A zoning map is below.

Main Site

Parcel 1

C 2, Auto Oriented
Commercial District

Portion
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SUBJECT PROPERTY DESCRIPTION
SITE ANALYSIS

Location: The subject property is located just southeast of the Interstate
10 and Interstate 510 interchange, with access via Michoud
Boulevard and Lake Forest Boulevard, in the New Orleans East
neighborhood of New Orleans, Louisiana

Current Use of Property: Shuttered theme park + vacant land

Site Size: Total: 227.3705 acres; 9,904,237 square feet

Main Site: 162.0157 acres (gross)
Main Site: 145.8857 acres (usable)

The Main Site features a total gross area of 162.0157 acres;
however, the site also includes an approximately 14 acre lake
and a 2.13 acre lagoon. Therefore, the effective site area for the
main site is 145.8857 acres.

Parcel 1: 65.3548 acres

Shape: Irregular

Both the Main Site and Parcel 1 are irregularly shaped tracts.

Frontage/Access: The Main Site has good access via Lake Forest Boulevard, a
divided boulevard that is a connector artery between the 510
interchange along the western boundary of the site and
Michoud Boulevard to the east of the site. There are main
access points on Lake Forest and Michoud Boulevards, which
allow for access from the south and east respectively.

The Main Site is also bounded by I 10 along its northern
boundary. Of note, there is a temporary access point for
emergency vehicles along the east bound lane of the interstate
system that is kept chained and is used only by the various
policing enforcement units.

The Main Site has frontages as follows:

Lake Forest Boulevard: 128 feet
Michoud Boulevard: 57 feet

Sharon
Highlight

Sharon
Highlight
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Parcel 1 has average access with approximately 1,798 feet of
frontage along Michoud Boulevard.

Parcel 1 also has visible frontage along Interstate 10 but does
not have any access via I10.

Topography: Varied – significant areas with low lying wetlands

Main Site: Aside from the previously mentioned lake and lagoon,
and some isolated areas of low lying wetlands, the Main Site has
been filled to street grade and is generally level. The northern
and southern areas do not appear to be filled to street grade.

Parcel 1: This site remains unfilled and undeveloped. As such its
natural topography is generally low lying with significant areas
of swampy terrain.

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

Flood Zone: The subject, both the Main Site and Parcel 1, is located in FEMA
flood zone A1, which is classified as a flood hazard area.

The preliminary flood zone map for the area shows that the subject
property is situated in both AE and X flood zones. Flood zone AE is
classified as a flood hazard area, while zone X is not classified as a
hazard area. NOTE: Significant areas along the southwestern
portions of the site remain flooded.

FEMA Map Number: 2252030110E
FEMA Map Date: March 1, 1984

Zones AE and A1 30 are special flood hazard areas in inundated by
100 year floodplains, and include areas in which base flood
elevations are determined. Mandatory flood insurance
requirements apply.
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Environmental Issues: We were not provided a Phase I Environmental Impact Assessment.
Please see our Extraordinary Assumption in the

regarding environmental condition of the property.

Encumbrance
Easements:

We have not reviewed a detailed ALTA survey of either site, and one
does not appear to be available. Accordingly, we recommend a
thorough title search be conducted by any prospective purchaser of
the property to ensure no encumbering title issues are present.

Sharon
Highlight

Sharon
Highlight
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DESCRIPTION OF THE IMPROVEMENTS
The subject property, located south of the interchange of Interstates 10 and 510 in the New
Orleans East neighborhood of New Orleans, Louisiana, features extensive improvements, including
numerous buildings and amusement park rides. Based on a physical inspection of the property
and the use of imagery tools, we have determined that the site includes an estimated
68 structures totaling approximately 180,088 square feet as well as 26 amusement rides. All
structures are in overall deplorable condition, being gutted, heavily vandalized, neglected, and
generally open to the elements. All rides are in a similar deplorable condition, as they are not in
working condition and many of the rides are so overgrown or surrounded by sitting water as to be
inaccessible.

In order to give a more comprehensive and thorough description of the subject improvements,
we have broken the campus up into eight areas loosely based on the sections of the previous Six
Flags park. A labeled overview of the park is featured below.
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Main Street/Entrance

Bldg. # Buildings SF
1 Zydeco Zinger Entrance Bldg. 1,029
2 Main St. Restaurant Bldg. 1 1,241
3 Main St. Restaurant Bldg. 2 1,246
4 Main St. Bldg. 1 5,000
5 Auditorium 9,943
6 Main St. Bldg. 2 2,178
7 Guest Relations Bldg. 4,995
8 Ticket Counters 4,343
9 Main Entrance 2,418

10 Security Bldg. 3,077
11 Season Pass Center 1,957
12 Main St. Bldg. 3 4,629

TOTAL 42,056

Rides Present
Zydeco Zinger Yes

Entrance/Main St.
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This portion of the park was the main entrance of the theme park. It was designed to mimic the
architectural style and feel of a typical street of New Orleans’ French Quarter and to fit the theme
of the original Jazz Land park. It remained the same after Six Flags took over the park. Main Street
would usher guests from the parking lot to the central walking loop of the park.

It also opened up onto a veranda area overlooking the lagoon; this area is now heavily overgrown
and choked with brush.

The main improvement of this section of the park is the auditorium building. Daily performances
and other events were held here when the park was running. Like the other buildings in this section
and the rest of the park, the auditorium is in a gutted condition and is heavily vandalized, with
broken widows and plenty of graffiti. The other buildings in this area were used as administration
offices, restaurants, and shops.

Auditorium Interior

View of Main Entrance Main Street
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There is one ride in this section— the Zydeco Zinger, which is a suspended swing ride. While this
ride is not considered to be salvageable, it is worth noting that it features a number of painted
panels that appear to be in relatively good condition and could potentially have value if sold
individually as memorabilia items. All the panels have a Jazz music theme with depictions of
famous jazz musicians, such as Louis Armstrong, Ella Fitzgerald, and Miles Davis. The demolition
contractor has considered the salvage value of these potentially valuable pieces in the submitted
bid.

Cajun Country / Pontchartrain Beach

Zydeco Zinger Close up of panels
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Heading south into the campus from the main entrance, one enters the Cajun Country section of
the park. As the name suggests, the section is designed to reflect a southern Louisiana/swamp
theme, with all the buildings designed to look like shacks and featuring wood exteriors and metal
roofs. The section, like Main Street, was original to the Jazz Land theme park and was carried over
by Six Flags. There are numerous buildings in this portion of the park, which were generally utilized
for restaurants, shops, ride entrances, and carnival games. The Spongebob themed building in this
section featured an interior, interactive digital ride, which is still located within the building.

Bldg. # Buildings SF
1 Burger/Po Boy Bldg. 2,695
2 Big Easy Entrance Bldg. 908
3 Games Bldg. 1 1,595
4 Games Bldg. 2 5,218
5 Restaurant Bldg. 711
6 Bumper Carts Bldg. 5,715
7 Dockside Café 10,369
8 Muskrat Scambler Entrance Bldg. 2,013
9 Spongebob Bldg. 8,690

10 Miscellaneous Bldg. 1 1,298
11 Miscellaneous Bldg. 2 1,139
12 General Store 3,558
13 Lafitte's Market 2,363
14 Ozarka Splash Entrance Bldg. 4,436
15 Paddle Boat Bldg. 851
16 Pirate Ship Entrance Bldg. 1,047
17 Miscellaneous Bldg. 3 623
18 Pretzel Stand 1,087
19 Gator Bait Entrance Bldg. 667
20 Miscellaneous Bldg. 4 1,106
21 Rita's Creole Kitchen 2,485

TOTAL 58,574

Rides Present
Gator Bait Yes
Ozarka Splash Yes
Lafittle's Pirate ship Yes
Muskrat Scrambler Yes
The Big Easy Yes

Cajun Country/Pontchartrain Beach
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There are also a number of rides located in this section. The biggest of which is the Ozarka Splash,
a water themed log ride. There is also the Muskrat Scrambler, a smaller roller coaster modeled off
of a previous ride from the former Pontchartrain Beach theme park, as well as a few other smaller
rides in this section, which are featured below.

Continuing on the walking loop, which circles the lagoon, one comes to the park’s Pontchartrain
Beach section. Another original portion of the Jazz Land theme park, this section was named and
modeled after the iconic former Pontchartrain Beach theme park, which was located on the
Pontchartrain lakefront and closed in 1983. The buildings in this section featured carnival games—
including bumper carts—and restaurant uses.

View of Cajun Country Spongebob Building

Gator Bait Lafitte’s Pirate Ship



21

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

The main attraction in this section is the Big Easy Ferris wheel, one of the most recognizable
features of the whole park. Like the rest of the park’s rides, the Big Easy is not in a state to be
economically refurbished.

View of Pontchartrain Beach Bumper Cars

The Big Easy
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DC Comics Superheros

Located south of Cajun Country and Pontchartrain Beach and off of the main walking loop, DC
Comics Superheros, as the name suggests, was a comic book themed section of the park, with
rides themed after such super heroes as Batman.

Bldg. # Buildings SF
1 Pontchartrain Flyer Entrance Bldg. 1,003
2 Miscellaneous Bldg. 1 372
3 Ivertatron Entrance Bldg. 172
4 Catwoman's Whip Entrance Bldg. 971
5 Joker's Jukebox Entrance Bldg. 651
6 Miscellaneous bldg. 2 641

TOTAL 3,810

Rides Present
Joker's Jukebox Yes
Catwoman's Whip Yes
Zydeco Scream Yes
Invertatron Yes
Batman Thrill Spectacular Remains
Batman the Ride No
Pontchartrain Flyer No

DC Comics Superheros
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This section was installed under Six Flags management after it acquired the park from the original
Jazz Land owners. The buildings in this section are rather minimal and consist only of ride entrance
buildings.

The main feature of this portion are the rides. The largest remaining ride is the Zydeco Scream, a
steel Vekoma Boomerang model roller coaster and original ride of Jazz Land. Other remaining rides
include the two spinning rides—the Joker’s Jukebox and Catwoman’s Whip—as well as a double
arm spinning ride called the Invertatron. Within this section, there are also the remains of the
Batman Thrill Spectacular, a stunt show stage.

In the aftermath of Hurricane Katrina, two rides from this area were removed by Six Flags. Batman:
The Ride, a steel roller coaster and one of the signature rides introduced to the park by Six Flags,
was relocated to Six Flags Fiesta Texas in San Antonio, Texas. The Pontchartrain Flyer, a swing ride,
has also been removed from the park.

Zydeco Scream Zydeco Scream
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Mardi Gras/Mega Zeph/Rear
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Aerial View of North End of the Park

Bldg. # Buildings SF
1 Warehouse Bldg. 1 18,004
2 Warehouse Bldg. 2 3,732
3 Jester Entrance Bldg. 1,335
4 Mega Zeph Entrance Bldg. 3,190
5 Games Bldg. 1 1,281
6 Miscellaneous Bldg. 1 918
7 Restrooms Bldg. 1,261
8 Restaurant Bldg. 1 4,607
9 Games Bldg. 2 6,239

10 Skycoaster Entrance Bldg. 1,380
11 Mad Rex Entrance Bldg. 778
12 Miscellaneous Bldg. 2 167
13 Miscellaneous Bldg. 3 773
14 King Chaos Entrance Bldg. 697
15 Spillway Splashout Entrance Bldg. 3,133
16 Miscellaneous Bldg. 4 952
17 Photo Stand Bldg. 446
18 Restaurant Bldg. 2 802
19 Voodoo Volcano Entrance Bldg. 769
20 Restaurant Bldg. 3 822
21 Games Bldg. 5,793
22 Dizzy Lizzy Entrance Bldg. 1,210
23 Remote Control Boats Bldg. 230
24 Sonic Slam Bldg. 476
25 Outlying Bldg. 1 4,706
26 Outlying Bldg. 2 3,031

TOTAL 66,732

Madri Gras/Mega Zeph/Rear
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This section represents the back portion of the park. Continuing the local cultural themes, this area
was labeled “Mardi Gras” and featured New Orleans and Carnival themed restaurants and shops.
The Mega Zeph, the steel and wood roller coaster, is the most visible and iconic feature of this
section, as well as of the whole property. Modeled after the Zephyr, the famous Pontchartrain
Beach roller coaster, the Mega Zeph was the park’s largest ride and its signature attraction.
Despite being overgrown, it is still clearly visible throughout the property and beyond.

The other main rides of this section include the steel roller coaster The Jester and a reverse free
fall swing called the Skycoaster. The Joker was relocated to the property from Six Flags Fiesta Texas
after Six Flags acquired Jazz Land in 2002. The Skycoaster was also installed after Six Flags took
over the park.

Other rides in this section of the park include the water ride Spillway Splashout, the swinging ride
Dizzy Lizzy, and the spinning rides Mad Rex and King Chaos.

View from the Interstate The Mega Zeph in the background

The Jester The Skycoaster
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After Katrina, Six Flags removed the Bayou Blaster and Sonic Slam, a double drop tower ride, from
this section. The ride was moved to the Great Escape park in Queensbury, New York and reopened
as the Sasquatch.

We have also included within this section two steel framed warehouse structures located at the
rear entrance to the park, as well as two other outlying steel frame buildings located in the
undeveloped area north of the main park campus.

Looney Tunes Adventures

The Spillway Splashout The Dizzy Lizzy
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Located in between the Mardi Gras and Main Street sections of the park, Looney Tunes Adventures
was a children oriented section of park added by Six Flags after its 2002 takeover of the park. The
buildings include a large games and restaurant building, as well as a couple of ride entrance
buildings.

The remaining rides within this section include the spinning rides Bugs Bunny Barnstormers, Pepe
le Pew: The Swings of Paris, and Yosemite Sam & and the Wild West Wheel, the cart ride
Tasmanian Devil Rumble in the Jungle, and the remains of Daffy Duck & the Back Lot Tour Bus. All
of these rides are grown over and, as off the date of our inspection, were hardly visible. We have
also included within this section the merry go round ride Mardi Gras Menagerie.

The Roadrunner Express, a junior Vekoma roller coaster, was removed from the park after Katrina
and relocated to Six Flags Magic Mountain in Valencia, California.

Bldg. # Buildings SF
1 Road Runner Entrance Bldg. 2,072
2 Tasmanian Devil Entrance Bldg. 620
3 Looney Tunes Mixed Use Bldg. 6,224

TOTAL 8,916

Rides Present
Mardi Gras Menagerie Yes
Bugs Bunny Barnstormers Yes
Pepe le Pew: The Swings de Paris Yes
Technocolor Tweety Balloons Yes
Tasmanian Devil Rumble in the Jungle Yes
Daffy Duck & the Back Lot Tour Bus Yes
Yosemite Sam & the Wild West Wheel Yes
Road Runner Express No

Looney Tunes Adeventures

Playground Mardi Gras Menagerie
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MARKET AREA 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.

A regional analysis is considered under an 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.
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, 6th Edition,
published by the Appraisal Institute, dated 2015, 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 local 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. 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.
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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
under which this appraisal assignment is made, one of the four levels of analysis is performed, and
in this case, a Level B Analysis has been performed.

The most relevant trends, for our purpose of analyzing the economic base, are interest rates, real
property prices, the illusive issues of GDP and consumption, and employment. Real estate markets
nationwide are subject to the multitude of pressures and influences created by this interplay.

In a widely anticipated move, The Federal Reserve raised interest rates for the first time in nearly
a decade in December of 2015. While the raise was small, a quarter of a percent, from a range of
0% 0.25% to 0.25% 0.5%, immediate effects were felt in many industries. The Dow initially
rallied after the announcement by the Fed, but subsequently plummeted as more effects of the
interest rate hike became apparent. The oil industry saw the price of crude oil drop as the move
by the Fed strengthened the dollar, pushing dollar priced crude oil lower.
Both the market indices and oil have shown remarkable resiliencies in the face of global
headwinds, including increased terrorist strikes, as evidenced by the DOW reaching 18,000 and
the price of oil rebounding close to $50 per barrel. According to Reuters, calls for further rate hikes
have evaporated in what amounts to the worst start ever to a year for financial markets in January
of 2016. The market’s volatility is also being fueled by a slowing Chinese economy and worries
about China’s currency and stock markets. In light of recent GDP numbers and the “Leave” vote
in the UK with respect to Brexit, forecasts of further increases due in June of 2016 will in all
probability be on hold with some suggesting we will not see another rate hike until 2017.

Even with the December 2015 interest rate increase by the Fed, interest rates have been at
historically low levels, with US Treasuries hitting an all time low with the 10 year note under 1.5%.
Interest rates are expected to generally remain low through the sorting out of Brexit related
volatility.

The chart on the following page, as compiled by and excerpted from the U. S. Department of the
Treasury, records the yield curve at present as compared to January 2016.
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Clearly, the only inference to be drawn from this chart is the first half of the year saw diminished
yield prospects offered by Treasuries; yet and with the offering of a safe haven in treasuries,
money managers and investors are under pressure to “chase yield”. The resulting effect of this
cause can manifest in cap rate compression, higher PE ratios, and perhaps a deadened sense to
being “risk off” when warranted in the pursuit of yield. Although low interest rates are viewed as
generally positive for real estate, the resulting bubble mania that can result leads to major
problems associated with cyclical corrections. The big question remains, when will the music stop?

Economic activity in the United States has continued to expand at a moderate if somewhat uneven
pace. At the start of 2014, Janet Yellen became the new head of the Federal Reserve, as QE
purchases were waning. As of June 2014 the Federal Open Market Committee has trimmed bond
buying down to $35 billion per month. Yellen faces the challenges to successfully end the QE
purchase practice and subsequently shrink the Fed’s balance sheet while avoiding disruption of
the financial markets. With a suspension of purchases of bonds and mortgage backed securities
as of the end of last year, the FED (FOMC/4.29.15) will maintain its existing policy of holding short
term rates down and holding its portfolio of bonds and mortgage backed securities. With revised
GDP numbers of 1.1% as of the end of Q2, 2016, not much should be expected in regards to growth
in the economy over the next six months.

The U.S. economy stayed afloat the first half of the year despite global turmoil; and it appears the
continued struggle is to break out of the slow growth pace that has plagued the economic
expansion. According to the U.S. Commerce Department, the economy grew at a modest 1.5%
seasonally adjusted annual rate from July 2015 through September 2015. That marked a
deceleration from the 2nd Quarter 2015, when U.S. gross domestic product—the broadest
measure of economic output—expanded at a 3.9% pace. The following chart revises the outlook.
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As is depicted above, rather than holding at or above an annualized 2.0% growth rate, we may end
the year well under 2.0% should the trend line continue.

Solid consumer outlays and increased spending on business equipment and home building
through 2015 and into 2016 propelled the economy against overseas headwinds weighing on U.S.
manufacturers. In the preceding calendar year, overall GDP growth was reported at an
approximately 2% rate—showing the economy remains locked into a restrained expansion more
than six years after the recession ended.

With the super star status of the dollar, domestic production of manufactured goods intended for
export may be hurt, as the dollar now stands at the highest it’s been in quite some time. This will
cause some disturbance in annualized earnings for that sector of corporate America that is closely
linked to global trade and exports.

Real property values appreciated approximately 85% from 1997 2006, the only time in history that
real property values outpaced inflation by more than 25%. However, in mid 2007 the real estate
bubble burst, resulting in the largest collapse in the real estate market in almost 100 years. The
National Association of Realtors stated that 2007 was the largest drop in existing home sales in 25
years.

The extreme expansion in real estate pricing beginning more than a decade ago was created by a
variety of factors, but none bigger than the loose credit standards of major lenders in response to
the growing popularity of risky mortgage backed securities, called collateralized debt obligations
(CDO’s). This added to the increase in household debt that was fueled by massive consumer
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borrowing, low interest rates, speculative fever, and excessively high debt levels associated with
home mortgages.

According to the , November 2010, the ratio of debt to household income
nearly doubled from 68% in 1980 to a peak level of 130% in 2007. These extremely high levels of
debt led the United States, as well as the rest of the world, into one of its longest and deepest
recessions in its history.

Aggregate household debt balances increased in the 3rd quarter of 2015. As of September 30,
2015, total household indebtedness was $12.07 trillion, a $212 billion increase from the 2nd

quarter of 2015.

Aggregate household debt balances increased again in the first quarter of 2016. As of March 31,
2016, total household indebtedness was $12.25 trillion, a $136 billion increase from the fourth
quarter of 2015.

Overall household debt remains from 5% to 3.3% below its peak of $12.68 trillion in the 3rd Quarter
2008.

As indicated from data from the end of Q1 2016, mortgage balances, the largest component of
household debt, increased in the fourth quarter. Mortgage balances shown on consumer credit
cards stood at $8.37 trillion, a $120 billion increase from the fourth quarter of 2015. Balances on
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home equity lines of credit (HELOC) dropped by $2 billion, to $485 billion. On the following page
is a chart as excerpted from the Federal Reserve Bank of New York.



35

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

Generally speaking, the US real estate market bottomed out in early 2012 and has since undergone
a slow recovery. However, it is important to realize that a healthy recovery does not mean that
real estate markets will revert to the same characteristics as seen a decade ago. Although the
existing supply of new homes for sale in the US is shrinking and home prices are trending up, 2015
is believed to be a continuation of the prior year with the housing market still in a state of recovery.
Notably, homeownership fell in the 3rd quarter 2015 and year over year is down slightly as of
March 31, 2016 depicted in the chart below.

American household income has been problematic as it has been outpaced by inflation. According
to a report,

the real median household income was 8.3% lower than in 2007, the year before the
most recent recession. However, between 2011 and 2012 median household income only
decreased by 0.2% suggesting stabilization. Even with the announced economic recovery, it
appears the trend for median household income is continuing its slow growth through 2015 as
shown in the graph on the next page.

The 2012 poverty rate was 15%, which is 2.5 percentage points higher than in 2007. The 2014
announced poverty rate dropped to 14.8% down from the previous high but still at a very elevated
level.



36

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

Although the official poverty rate remained essentially the same between 2011 and 2014, the
number of people in poverty increased for people aged 65 and older, people living in the South,
and people living outside metropolitan statistical areas.

With a reported 46.7 million persons now classified as living in poverty, a looming issue presents
itself in terms of the ongoing economic recovery.

The following chart measures median household inccome and unemployment.
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According to the , total nonfarm payroll employment rose by 292,000
in December, and the unemployment rate was unchanged at 5.0 percent. Employment gains were
led by professional and business services, construction, health care, and food services and drinking
places. Mining employment continued to decline. From October through December 2015, the
unemployment rate has remained at the lowest point since May 2008. The number of
unemployed persons, 7.9 million, also remained essentially unchanged in December 2015. Over
the past 12 months, the unemployment rate and the number of unemployed persons were down
by 0.6 percentage point and 800,000, respectively.

The following graph, as excerpted from the Bureau of Labor Statistics, shows the seasonally
adjusted unemployment rate from January of 2005 to December of 2015.

The current rate for unemployment as of June 28, 1016 is 4.7%, down 0.03% from the prior month.
The number of long term unemployed (those jobless for 27 weeks or more) was essentially
unchanged at 2.1 million in December 2015 and has shown little movement since June. These
individuals accounted for 26.3% of the total unemployment rate in December 2015. It is important
to recognize this number does not include the number of people who are no longer receiving
unemployment benefits, those who have simply stopped looking for work, and those who are
marginally employed.

As reported by the current, alternate unemployment rate for May
2016 is 23 percent or more than 4 times the official monthly reported unemployment rate. When
the official unemployment and inflation rates are paired as a “pain threshold index”, the official
rates and those portrayed by differ widely as is depicted in the
charts on the following page.
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Despite seemingly never ending bad news about Europe and now Asia, America’s record debt
levels, a complete absence of political leadership at the local, state and federal levels to address
the nation’s unsustainable deficits, and stagnant employment, US commercial real estate (CRE)
values appear to have troughed in early 2012 and real estate in distressed regions outperformed
treasuries for the first time since the recession began. Growth slowed with respect to the U.S.
economy in 3rd Quarter 2015, and projections for the Chinese and European economies have been
lowered as well. As we progress through 2016, we see continued declines through the end of Q2.

According to a March 22, 2016 report, a survey found that 37% of market participants
surveyed suggested there will be a widening spread between prime and secondary yields. If this
comes to pass, it further suggests prime CRE under net leased scenarios with national credit
tenants will still be attractive as investment grade where more localized and less well secured CRE
assets will see an increase from the current lows for going in OAR’s related to valuation. As of
the end of Q1, 2016 reports its weighted composite Cap Rate Index saw a lowering
by 10 basis points from 9.46% to 9.36% during Q1, 2016. The following chart illustrates current
and historic cap rates covering the spectrum of CRE.
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There has generally been a slight decline in Q1 2016 for Cap Rates which reflects the continued
trend of the lower interest rates. Notably, as of this writing, the 10 year Treasury is yielding
1.3833%, a near record low for this instrument. As a reflection of the trending to negative interest
rates, interest rate costs for borrowed money are expected over the near term to remain low.
Correspondingly, there is serious concern over central banks’ positon in negative yield territory as
a signal of coming global recession.

A March 2016 article in the suggests a market correction is coming quoting Situ
RERC, a real estate research firm, as stating “There is going to be a market correction”.

In general, the downward pressure on cap rates over the past several years is attributable to
greater buyer interest coupled with affordable financing for qualified buyers. This trend
accelerates as a result of the Federal Reserve’s efforts to keep interest rates at historic lows.
Looking forward, cap rates are expected to shift upwards as interest rates are expected to steadily
rise, and/or corrections occur.

“Better days ahead” has been a mantra of forecasters since the Great Recession, and 2016 may
be set to be a deciding year for the US economy answering many lingering questions about the
direction it is headed. However, any predictions must be viewed through a lens of skepticism. In
2013 debt limit brinksmanship, a government shutdown, ongoing financial crises in Europe and
unemployment all contributed to preventing the arrival of these illusive better days. Heading into
2016, many of these restraints dating from several years ago remain the biggest obstacles for
economic growth.

“Kicking the can down the road” was an appropriate and heavily used analogy for governmental
actions on debt issues throughout the aftermath of the Great Recession. Two debt ceiling
suspensions and one short term debt increase occurred to ward off a United States Treasury
default and more deadlines loomed in early 2014. By the end of 2014, the new congress was
hurriedly passing the 2015 fiscal budget before the Christmas break. While the possibility of
another federal government shutdown was averted once again, the debt ceiling and related
political posturing has and will continue to rear its head if the Congress and the Executive branches
of government cannot find a way to compromise and agree. As we enter the final stretch of this
year’s presidential election season, we do not expect any difference in the seeming lack of
government’s ability to address the lingering concerns about the economy in general.

Short term fixes appear to have become the norm in recent years as a result of the ongoing “fiscal
cliff” crisis’s and have sent mixed economic messages to both Wall Street and Main Street. The
private sector has been reluctant to or will not make any decisions on capital expenditures until
the government can implement a sound, long term economic plan. To accomplish this, party
members will need to cast aside the practice of brinksmanship.
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While the economy’s overall performance as we close the first half of 2016 reflects losses in the
more volatile financial sectors including the retail sector of real estate relating to big box failures
and large store closings, we can also note significant volatility in the major stock market indices,
as well as other returns that serve as “safe harbor” investments including private equity real estate
and 10 year Treasuries, which can expect rational performance.

Irrespective of the data source surveyed, there is little doubt the U.S. recovery in real estate was
as fragile, if not more so, than the general economic recovery. When the frequency of the
economic cycle accelerates and its range increases, business and money conditions change
drastically and rapidly, an unattractive economic environment for long term investments is
created. For the past several years the US economy has seen the same pattern of a two step
shuffle...“two steps forward and two steps back.” Although growth in the US has been moderately
expanding and the official unemployment rate has fallen from a high of 10% in October 2009, most
agree this is due to increased government stimulus that will not be sustainable in the long term.

Currently the unemployment rate among educated Americans is far lower than overall
unemployment in the US. Increasing employment among the primary sectors of the economic
base is crucial for the US to finally make a strong upward turn. The overall workforce in the US
decreased during the recession and its aftermath, due to individuals simply not looking for work.

Today the unemployment rate is at its lowest since 2008, and the current pickup in hiring is
spurring an increase in the labor force, as more would be workers are encouraged to once again
start looking for jobs. If hiring continues to increase, optimism among out of work individuals will
increase, and the overall workforce will expand. This means the unemployment rate will tick up
temporarily before it can trend down over the long term because of the return of many job
seekers.

Many private sector balance sheets are flush with cash due to increased profits and the halt in
significant capital expenditures, which could lead to higher compensation for corporate
executives. Homeowners in the upper tier pricing of the market tend to follow the school calendar
year when buying or selling homes and recreational properties, and last summer was bullish for
the very high end real estate market. On the other hand, the relative lack of corporate capital
expenditure, which includes hiring, has a negative trickle down effect to the median to low level
housing market.

Although perceived as a relatively safe, transparent investment industry, the market for real estate
is still considered as somewhat stagnant in many areas of the country due to record numbers of
home foreclosures, tightened credit availability, and a still lower level of new construction activity
in both the housing and commercial real estate markets. Although speculative real estate investors
have started increasing allocations to real estate acquisitions and development, many would be
investors remain on the sidelines or are committed to high quality income producing real estate
in large markets.
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As for the outlook for real estate, caution is the byword. “The commercial real estate business has
been about as good as it gets over the past eighteen months, so it’s hard to paint a picture that
there won’t be at least some kind of pullback within the next year or so..” (

With a seemingly tentative Fed policy, huge public debt levels, unsettled global flash points
including major concerns about the banking system in the EU, US unemployment, inflation and
investment yield considerations, a prudent analyst might well perhaps portend to a stable growth
view for real estate; yet, there are unsettled financial and geopolitical issues which must be
factored into any valuation strategy where the strategy is one of chasing yield. In this regard,
expectations remain that investor motivations may become tempered by caution and possibly
concern regarding sustainability of the enduring present trend for the commercial real estate
marketplace.
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REGIONAL AND LOCAL MARKET AND MARKETABILITY ANALYSIS

Through the first half of 2016, the US real estate market continued its recovery after bottoming
out in early 2012. The prevailing opinion among market participants is that the economy will stay
on its current course for the foreseeable future and that the slow and spotty recovery is the new
normal at the national level. In Louisiana, the general sentiment is cautiously optimistic while
awaiting the rebound of the oil and gas industry. The focus of our analysis is focused mainly on the
marketplace for speculative development tracts, industrial tracts and larger land parcels with
significant wetlands and/or low lying topography.

Putting the snapshot of the national economic base in the proper perspective is the backdrop of
the regional economic base. Given the somewhat optimistic yet fragile outlook for the economy,
it is important to focus on the historic nature of the regional base, one tied to tourism, the public
employment sector, natural resources, and agriculture.

At present, the State of Louisiana is undergoing significant budgetary problems with looming
shortfalls in its budget. Spending cuts across all lines appear to spare nothing with forecasted cuts
affecting higher education, the public employment sectors, medical funding for the Department
of Health and Hospitals, and the elimination or curtailing of tax credits such as the movie industry
related tax credits in an effort to balance the budget. It appears that enough cuts in spending
have recently been realized to provide for a short term fix. As is shown below, the graph indicates
a continued budget shortfall, suggesting the current fix was aided in no small measure with $826
million in onetime dollars that only plugged a hole.
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A look into the future suggests long term structural reforms must be implemented. It is important
that significant revenue to the state treasury has historically been in the form of oil and gas mineral
royalties on lands and water bottoms owned by the state. This revenue stream has been greatly
diminished with the fall off in the price of oil and natural gas. Many believe only diversification
with a lessened emphasis and dependence on oil and gas is the direction we should take.

In this regard, a more balanced approach with continued exploration activities, refining and its
port related components will certainly be a key component of the economic base for the
foreseeable future. As for economic diversification, efforts to lure high tech, the movie industry
(which now appears to have relocated to Atlanta), and other innovations are believed to be an
alternative to the main components of our economic base. The immediate outlook is for a
tightening of public sector expenditures. We believe this trend will not be arrested until a greater
diversification in the economic base occurs and or a return to a stabilized higher price of oil.

On the following pages, we present analyses of the subject’s market area with regard to
demographics, income statistics and other pertinent data within 30, 60, and 90 minute drive times
and also analyze specific demographics of Orleans Parish. The demographic data contained on the
following pages is shown as excerpted from reports generated using the
(www.STDBonline.com).

The Subject Neighborhood: The subject is situated within a neighborhood that is in many regards
still in a state of recovery following the destruction and flooding of Hurricane Katrina. Most of New
Orleans East was inundated with substantial flood waters, with eight plus feet being recorded in
some areas. Due to this fact, as well as the credit crisis and resulting collapse of the markets in
2008, speculation about the future sustainability of the area has resulted in a recovery that is
spotty and slow at best. There is an ongoing struggle between the forces of residents not wanting
to move back until more services are available and local business interests who are hesitant to
move back until the population base returns to support their operations.

After recently noting the tenth anniversary of the storm, a full recovery and redevelopment of the
area has yet to occur, as evidenced by the countless abandoned homes and dark businesses that
are all too common in the area. With that said, market conditions have definitely improved in
recent years. Street retail is re stabilizing along primary commercial corridors and a number of the
older apartment complexes have been renovated in addition to the occasional ground up
development projects, though these are mainly tax credit driven.

Positive signs of redevelopment in the Eastern New Orleans market are limited to major
commercial corridors such as Chef Menteur, Read, Lake Forest, Bullard and Crowder Boulevards.
The biggest news for the broader area consists of the introduction of a Super Wal Mart, and the
much anticipated opening of New Orleans East Hospital at the site of the former Methodist
Hospital.
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These are two projects that could breathe more permanent life into the local community, though
it is worth mentioning that the New Orleans East Hospital is opening at a reduced capacity of 80
beds. Methodist Hospital formerly serviced New Orleans East with a total of 300 beds.

The subject site is a key remaining development or redevelopment site and completion of a
successful development on the subject site would bring New Orleans East that much closer to a
truly recovered state. The question that remains is the viability and sustainability of the
neighborhood in light of a generally negative perception of the redevelopment patterns of New
Orleans East in general. Specifically, the subject site has been the object of much criticism from
the local and national press, although when it operated as Jazz Land and Six Flags, the local
population appears to have had a generally favorable opinion of the venue if not the location, of
the actual operating venue as an amusement park. With 1,230,000 © hits for “Six Flags
New Orleans” and 83,500 hits for “Jazz Land New Orleans”, there is no shortage of opinion and
notable mention of the site on the internet.

Commercial Real Estate Market Summary New Orleans East: A market analysis provided by
has been performed that reports on market activity through the 2nd Quarter of 2016 for this

part of our analysis. We have focused on retail, office, and industrial activity.

Retail: In the 2nd Quarter, the absorption of retail space totaled 355,875 square feet overall for
the metropolitan market. Average rental rates across the metropolitan area were $14.41 per
square foot. The sub market of had no new construction starts
recorded. This submarket also reported 2,742,702 square feet or 5.7% of the total retail space of
48,086,174 square feet. Average rental rates were $9.12 per square foot, or $5.29 per square foot
below the metropolitan average rental rate. This submarket reports a 5.5% vacancy rate in
comparison to the metropolitan average of 3.1%.

Office: In the 2nd Quarter, the absorption of office space in the metropolitan area was 85,368
square feet at an average rental rate of $16.90 per square foot. No new construction is recorded
for the market. This submarket has 440,278 square feet of office
space with a net loss year to date of 17,600 square feet in occupancy. Overall this submarket
contains 2.72% of the 16,202,489 square feet of Class B office space across the metropolitan area.
The average rental rate in this submarket is reported as $13.09 or $3.81 below the average rental
rate reported. The submarket also holds 588,567 Class C square feet of office space with an
average rental rate of $6.53 per square foot. New Orleans East also reports a total vacancy rate
of 1,128,847 square feet for all classes of office area with a vacancy rate overall of 31.2% in
comparison to the average office vacancy rate for the metropolitan area of 8.6%.

Industrial: In the 2nd Quarter, absorption of industrial space was 455,612 square feet in the
metropolitan area with a reported average vacancy rate of 4.1%. Average rental rates were
reported as $5.83 per square foot. No new construction is reported for the

submarket. Existing inventory of space is reported as 6,669,484 square feet of the
66,194,720 square feet in the metropolitan area or 10.08%.
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This submarket of industrial property types reports direct absorption at a loss of 10,120 square
feet during the 2nd Quarter with a total vacancy rate of 4.0%. The average rental rate is reported
as $5.59 per square foot.

Summary Conclusions: Overall, the metropolitan area has shown marked improvement over the
past decade in terms of new construction starts, occupancy levels and rental rates for all stripes
of commercial real estate. Notably, the submarket identified by as

has not fared as well in the retail and office categories.

In the industrial sector, this submarket accounts for 10% of the total warehouse inventory in the
metropolitan area and also shows strong occupancy levels and sustainable rental rates. Although
below the other submarkets in reported average rental rates, the New Orleans East market
outperforms St. Bernard Parish and the Westbank.

Of the three markets surveyed, the industrial market appears to be the healthiest with the
brightest near term prospects – a market condition well matched with longer term prospects for
the subject site.

The five steps employed to assess the market and marketability for the subject property are titled
as follows:

A 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 finally, a supply/demand analysis and the interaction therein with our forecast for absorption
or subject capture rate.

To aid in the analysis, research has been performed on similarly positioned large tracts of
commercially oriented sites with a nexus of similarity at or near interstate interchanges along the
I 10 and I 12 interstate systems with discussion, technical analysis, and the reconciliation of how
these tracts compare to the subject under consideration. But first, we must begin with the subject
and its interactions with the five categories noted above.

Market Area Delineation and Property Productivity Analysis: On the following pages, we present
an analysis of the subject’s market area with regard to the neighborhood delineation,
demographics, income statistics and other pertinent data within 30 minute, 60 minute, and 90
minute drive times from the subject as well as for New Orleans or Orleans Parish.
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Overview The New Orleans East Neighborhoods: The following satellite imagery ( ©)
highlights New Orleans East neighborhoods.

The neighborhoods that comprise New Orleans East from the Downman Road area to Irish Bayou
and Chef Menteur (Hwy 90) to Little Farms on the lakefront of Lake Pontchartrain are old and well
established neighborhoods dating to the aftermath of the War of 1812 and the immediate
aftermath of The Battle of New Orleans. The “Chef Highway” as many refer to Hwy 190 extends
from Gentilly to Chef Menteur Pass and was constructed after 1815 by the military as the access
road to construct Forts McComb and Pike at the Chef Pass and The Rigolets. Upon completion of
the road, New Orleanians had direct access to the marshes and waterways of the eastern portion
of Orleans Parish that became the hallmarks of recreational land uses for the local citizenry.

Over time with the development of Gentilly Terrace by the de Montzulin family, areas proximate
to and east and north of the Industrial Canal became known as “The Orange Groves” in a
promotional effort of the 1920’s. Still later with the advent of the interstate system, I 10 began
its course of construction in this neighborhood in the mid 1960’s through the early 1970’s. With
this development, the marshes were burned off and drained in an effort to bring development to
“The East”.
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Heavy commercialization began along the Downman, Read, Lake Forest and Bullard interchanges
and corridors. Multifamily development was initiated along the interstate service road with
adjoining single family residential neighborhoods springing up; and of course, the Eastover Golf
and Country Club became a major draw for upscale residential development along the I 10
Corridor. While this development was ongoing, The Chef Menteur Corridor, Hayne Boulevard, and
The Little Farms neighborhoods also grew, although at a slower pace.

As of 2005, development activity had taken these development trends to the 510 split with
extension along the Chef Highway corridor to the node of development at the Chef Pass. East of
the 510 split was then and still is mostly fresh water marsh, brackish marsh, and swamp.
Predominant large land uses identified in New Orleans East other than residential and general
commercial and industrial development include The Michoud Assembly plant, the Bayou Sauvage
Wildlife Refuge, and private land holdings, the largest of which is some 3,000 acres held by a local
land investor.

In 2005, the single most important intervening event to impact this region in a lifetime occurred
with the destruction wrought by Hurricane Katrina. Hundreds of thousands of persons were
displaced, some apparently permanently. Over one thousand individuals lost their lives. The
extent of property destruction to this day is not fully understood and appreciated.

With the aftermath of this horrific event, government and the private sector worked together to
rebuild. Several billions of dollars were channeled in to the rebuilding efforts with massive
expenditures on public infrastructure including upgrading of levees throughout the region, the
construction of “The Great Wall” to the immediate south of the subject at the confluence of the
Intercostal Waterway and the MRGO, and general redevelopment of private interests. It was this
event that caused the subject to remain closed and eventually terminated its use as an amusement
park. Although prior to the storm, there had been financial issues associated with the
development of the park as Jazz Land as developed by local investors in a joint venture with Ogden
Companies. Subsequently, Six Flags came in and opened after the failure of the Jazz Land
operation.

After eleven years, we now come to the present day and present the following discourse on the
neighborhood that is known as “The East”.

Other than the 227 acres allocated to the subject property with some
162 acres in the actual development campus and some 65 acres in excess as an undeveloped, non
contiguous site, the majority of New Orleans East, those areas laying east, north, and south of the
property are mostly undeveloped areas of fresh and brackish water marsh and swamp.

This very important natural resource owned by the United States
Government and managed under the auspices of the Department of Interior, U S Fish and
Wildlife is comprised of 24,000 acres of fresh and brackish marsh bounded to the north by
Lake Pontchartrain and the south and east by Chef Menteur Pass and Lake Borgne. To the
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immediate west is the subject property and the reaches of New Orleans East as it spreads
its development patterns back to the Inner Harbor Navigation Canal.

This facility played critical roles in our nation’s history dating
to 1940 as the assembly plant for Higgins C 76 cargo planes and their famous land crafts.
In 1961 the facility came under the management of NASA with its use dedicated to
production and assembly of components for the space program. Boasting some 1,870,000
square feet under roof, it is situated on an 832 acre site that is located south east of the
subject property along the Michoud Boulevard corridor. The following aerial photograph
gives a sense of the scale of the facility.
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The Michoud Assembly Facility is now marketed by NASA as a multi tenant opportunity for
many different uses including a movie production sound set as well as other non related
uses. This is a direct result of cuts to NASA’s budgets and an overall scaling back on manned
and unmanned space craft exploratory ventures initiated by the United States of America.

For the most part, the subject property is in or contiguous to
jurisdictional wetlands. In reality, most of New Orleans East was a wetland prior to its rapid
development in the second half of the 20th century. Notably, with the adoption of the
1972 Clean Water Act that granted the EPA jurisdiction over “wetlands”, mitigation and
any resulting development is now under the jurisdiction of and is administered by the
United States Army Corps of Engineers. As time passed, permitting 404 wetland areas has
not only become more difficult, but vastly more expensive with costs that can easily reach
$15,000 per acre of mitigated land. The following map overlay shows the jurisdictional
wetland areas noting the location of the two parcels that comprise the subject property.

As can be seen from the depiction shown above, there appears to be a clear distinction of land
uses west of the subject as there does east of the subject. For the most part, all the land areas
to the west of the subject are thought to be easily developed due to prior development
activities without issues associated with wetlands. On the other hand, all lands proximate to
the subject and east of the subject present a very different picture. In one sense, the subject’s
main campus constitutes one of the larger tracts of land that can be developed due to prior
mitigation and development having occurred. Parcel 1, or the excess site, is not so fortunate
from a prospective development analysis. This site would very likely have to be permitted via
a 404 permit issued from the USACE prior to the destruction of any wetlands present.
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o The demographic data contained on the following pages is shown
as excerpted from a report generated using the (www.STDBonline.com),
which provides a further understanding of the demographics within a market defined area
outside of the immediate neighborhood. It is to this market that the property can appeal
as well as within the confines of New Orleans East.

30 – 60 90 Minute Drive Time Map
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30 minutes 60 minutes 90 minutes

2010 Population 610,576 1,215,599 2,134,959

2016 Population 666,229 1,293,839 2,277,235

2010 2016 Annual Rate 1.41% 1.00% 1.04%

2021 Population 710,185 1,357,635 2,394,872

2016 2021 Annual Rate 1.29% 0.97% 1.01%

30 minutes 60 minutes 90 minutes

2016 Median Household Income $41,982 $47,256 $48,819

2021 Median Household Income $45,195 $51,830 $53,066

2016 2021 Annual Rate 1.49% 1.86% 1.68%

30 minutes 60 minutes 90 minutes

2016 Average Household Income $65,486 $69,269 $68,931

2021 Average Household Income $70,314 $74,741 $74,488

2016 2021 Annual Rate 1.43% 1.53% 1.56%

30 minutes 60 minutes 90 minutes

2016 Per Capita Income $27,521 $27,710 $27,189

2021 Per Capita Income $29,666 $30,048 $29,489

2016 2021 Annual Rate 1.51% 1.63% 1.64%

Median Household Income

Average Household Income

Per Capita Income

Demographic Analysis
Six Flags/Jazzland

Population

Our 2016 drive time populations range from 666,000 to over 2,277,000. Our average income
demographics remain remarkably steady throughout noting an upwards trend as the drive time
from the subject increases. Juxtaposed with the preceding data set is the New Orleans
demographic data set as depicted on the following page.
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Perhaps the most noticeable difference in the two data sets of the drive time analysis extending
outwards for 90 minutes versus the Orleans Parish data set is the population base. Orleans Parish
has a 2016 population of some 388,540 versus the 30 minute drive time of 666,229 and of over
2,200,000 for the 90 minute drive time. This suggests for a property such as the subject,
dependence on the local population or even the immediate neighborhood is not sufficient to
provide support for any large scale development.
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Hence, the likely conclusion is a regional or even larger geographic area would be necessary to
support this site. The conclusion is that based in a metro area, the site will require support from
outside the local base.

For instance, for any use other than more localized uses such as residential development, the likely
market participants could very well come from beyond the metropolitan area and from a regional
or even national area of support.

Clearly arguments can be made for retail or mall development, parks and recreation uses, or
residential uses, all of which may well be supported by a local population; yet, in the analyses to
follow, we will determine if in fact these uses can compete given the existing development of
similar uses in the immediate neighborhood based on the very uneven recovery of the
neighborhood in comparison to other areas of the region.

A key consideration of the market, as delineated, is the health, character, and trending of the
immediate neighborhood which for our purpose is New Orleans East as a distinct district of the
city comprised of several unique neighborhoods.

According to an article that appeared in newspaper, the following chart delineates
the recovery of the region in general and New Orleans East in particular as shown at the bottom
of the chart.
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Interestingly, all neighborhoods throughout the region showed some level of increase excepting
St. Bernard Parish, Plaquemines Parish and New Orleans East. Notably, in the period from 2000
through 2010, New Orleans East showed decreases across the board ranging from 25% to over
50%. This decrease is no doubt the direct result of Hurricane Katrina. Although this study is based

on U S Census Bureau data through 2010 is dated, there is still a noticeable lag in redevelopment
with little noticeable growth since then.

We conclude the population of the immediate neighborhood is depressed and well below its pre
Katrina highs. St. Bernard and Plaquemines Parishes also have not recovered to the extent of the
regional area. This is noteworthy because St. Bernard is the closest parish to the site and is directly
connected to the south via the 510 interstate split that crosses the Intercostal Waterway.

With a depressed population, an overall slower redevelopment trend, and existing competing
markets in the immediate neighborhood catering to retail trade (the Towne Center development
in Slidell, multi family housing (west along I 10), and single family housing, there does not appear
to be a sustainable argument that suggests redevelopment of a retail or multifamily due to
demands of the local population. We do note that while the saying of “build it, and they will come”
presents a nice talking point, it does not adequately address the underlying lack of growth required
to support development schemes dependent on the local population. Hence, we must look to
other uses for the subject that are both sustainable and financially feasible.

o
o
o

o
o
o

o

o
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The following aerial depiction identifies the two sites that comprise
the focus of our analysis.

Note: It is both critical and central to the reader’s understanding of the nature of the
improvements and the limited level of contributory value they contribute to the site in their
current state of disrepair. In essence much of the site other than those areas that are cleared,
filled, and paved are considered under a land analysis than as a fully improved site with the
functionality of the benefits normally associated with approximately 180,000 square feet of
buildings and ancillary structures including the rides. For a full outline of the improvements, refer
to the Description of Improvements section of this report.

Area Acres
Main Site Area (gross) 162.0157

Lake 14
Lagoon 2.13

Noncontiguous Parcel 65.3548

As is illustrated above, the property is contained in two non contiguous parcels. The primary
parcel noted as the Main Site contains 162.0157 acres.
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The secondary site (Parcel 1) contains 65.3548 acres. The Main Site has two primary public points
of access via Lake Forest and Michoud Boulevards. Parcel 1 has primary access solely via Michoud
Boulevard.

The total building areas of all of the various components are estimated to contain 180,088 square
feet in non contiguous and contiguous spaces.

Another component of the improvement infrastructure is the parking area along the eastern side
of the development. This land area measures an estimated 2,660 feet north to south and 560 feet
east to west and is entirely paved. The entire land area of paved parking is calculated to be an
estimated 1,489,000 square feet or 34.20 acres of paved parking areas. This alone represents a
significant cost component to consider from a standpoint of both fill and the cost to pave. It is
also perceived to be one of the more important components of the development assuming the
parking areas are able to be readily re employed in either continued use or an alternate use overall
with respect to a redevelopment plan.

Main Site: The discussion of the main site is now segregated from the total land area for the
purpose of analysis. Parcel 1 or excess site is analyzed later in the sales comparative approach as
an undeveloped parcel. The following imagery clearly presents the main site which is the focus of
the following discourse.
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Physical Attributes: From the prospective of productivity, the main site benefits by its direct visual
exposure to the interstate system with visible identification from both I 10 and the 510 split and
interchange. Access is via Lake Forest Boulevard, a divided boulevard that is a connector artery
between the 510 interchange along the western boundary of the site, and Michoud Boulevard to
the east of the site. These two access points are the principal points of public ingress and egress.
Michoud Boulevard and Lake Forest Boulevard are somewhat developed with single family
subdivisions interspersed with large tracts of undeveloped land areas that would require clearing
and fill prior to any future development.

With 162.0157 acres of which 16.13 acres are bodies of water in the form of a lake and a lagoon,
the resulting 145.8857 acres is a fully developed parcel formally used as an amusement park which
has been left in a great state of disrepair due to the destructive flooding wrought by Hurricane
Katrina and the subsequent abandonment, vandalism, and decay.

Area Acres

Main Site Area (gross) 162.0157
Lake 14

Lagoon 2.13

In addition to the lake and lagoon areas there are at least, an estimated 17 to 20 acres of
undeveloped areas. The areas are found in the northern and northwestern portion of the main
site bordering the eastern line, the levee along the west line and the northern components of the
developed areas. There is also an estimated 2.2 acres of the site that is undeveloped access road
connecting to Michoud Boulevard. The undeveloped areas are noted on the aerial depiction
below.

Undeveloped Areas of Main Site

Acreage Estimates:
Northern Area: 15 acres (460’ x 670’; 1305’ x 270’)

Southeastern Area: 2.2 acres (200’ x 480’)
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The subject is also bounded by I 10 along its northern boundary. Of note, there is a temporary
access point for emergency vehicles along the east bound lane of the interstate system that is kept
chained and is used only the various policing enforcement units. This road is accessed via Lake
Forest Boulevard.

Other pertinent and proximate elements of the street grid are Bullard to the west and the Chef
Menteur Highway and the Old Gentilly Road network to the south.

From a purely physical perspective the site is large enough to allow for any large scale
development or redevelopment. Its size and shape is that of an irregularly shaped rectangle that
borders the eastern right of way of 510, with limited frontages and access along Lake Forest and
Michoud Boulevards. This is considered adequate, but not necessarily ideal. A hard corner or
significantly greater linear street frontages is preferable for a parcel of this size from a
development or redevelopment prospective.

The zoning of the two sites is General Planned District (GDP), with a strip of the main site along
Michoud Boulevard zoned C 2, Auto Oriented Commercial District. The zonings allow for a
multitude of land uses, the purpose of which is “to provide flexibility in the site design and
development of land in order to promote its most environmentally sensitive use and to preserve
the natural and scenic qualities of wetlands and other natural land features.” The Auto Oriented
Commercial (C 2) classification comes under the AC 3 Overlay District which “is intended to create
a commercial environment with additional permissions for live entertainments noting a minimum
size of two contiguous blocks”.

Within the broader framework of Open Space Districts (OSD), the permitted uses range from
residential uses and commercial uses, including Amusement Facility Outdoor, hotels,
Casino/Gaming Establishment, truck repair, truck stop, truck terminal, warehouse, etc.

In addition, institutional uses are permitted including the gamut of uses from churches, university,
government offices, pumping station, transmission and telecommunication antenna, utilities, etc.
Within the two separate zoning classifications, the wide range of permitted uses suggests the site
is ideally zoned for development within the overarching backdrop of being within an
environmentally compatible use.

The drainage of the site is at this time a questionable issue with a significant portion of the site
holding water along its western most portions. We have been to the site three times over the past
forty five days and have noticed significant areas that remain flooded. It is not known if this is
strictly due to a failed pumping system with the main site or is related to a Sewerage and Water
Board issue or both. These flooded areas appear to be bounded by the levee and I 10 along the
western property line; but, we do note that the area wide impact could extend beyond the actual
property lines and would be thought to be contained in the area bounded by I 10, the 510 split,
Lake Forest Boulevard and Michoud Boulevard.
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Competitive Productivity: As was previously mentioned, the 34 acres of parking is an attractive
element of the improvements due to both its capacity as well as condition. Sadly, most of the
other improvements components containing some 180,088 square feet of gross building area are
in very poor condition and based on the opinions of other experts ( and the

company), there is little contributory value associated with the buildings or
the other improvements including the rides and the equipment.

Revpro’s conclusion in their report issued July 6, 2016 and signed by Andrew Badeaux Accredited
Senior Appraiser (ASA) states:

The Demolition Diva company has provided a quote for demolition which is net of any associated
salvage value of all of the structures and rides and the removal and disposal thereof of
$1,311,903.39.

Noting the usable (net of lake/lagoon) underlying land area of the site of some 145.886 acres
zoned as a GDP and C 2 districts or under the land use ordinances and regulations of the City of
New Orleans, and that this site is a well known site from the years of exposure and news
associated with its use as an amusement park, there are indeed attractive elements of interest
related to the site that could compete readily with other proximate offering in the New Orleans
East market.

Correspondingly, the general market’s knowledge of the property is not necessarily positive noting
the notoriety the site has garnered as a developed and failed site under two ownerships.

A search of “Jazz Land New Orleans” returns 80,900 hits. A Search of “Six Flags
New Orleans” returns hits of 1,050,000. A refinement of the “Six Flags New Orleans 2016” returns
955,000 hits. The hits under “Jazz Land New Orleans 2016” returns an additional 275,000 hits.
Although not all of the returns are negative, there is significant negative opinion associated with
the site under the names of its two operating entities. The returns on searches feature everything
from a recent drone flyover of the site to suggestions the site will be sold or auctioned.

Some of the more recent coverage on the internet relates to the ongoing debates over
management of the property and sales or auctions of the property, with a largely negative
backdrop of a negative perspective due to the abandoned state of the property and its current
condition. There has been much said about the political factions involved as this relates to
management and maintenance.
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Property Productivity Conclusions:

The main site is a developed site with two bodies of water, significant parking, multiple
amusement rides, and several building and related structures, all of which are in very poor
condition. The main site offers a total of 145.9 net acres of which some 17 to 20 acres are
undeveloped areas that would require clearing and fill for development. In addition, a
wetlands determination may have to be performed were these acreages included in a
development plan.

The excess land or Parcel 1 offers 65 acres of land area. This site is undeveloped, would
require clearing, fill, and is potentially impacted as a wetland that would require at the very
least a wetlands determination to determine if some portions or even all of the site would
require mitigation.

Both sites, though non contiguous, are accessed from Michoud Boulevard. The main site
also has access via Lake Forest Boulevard.

The main site is a developed site with approximately 34 acres of parking area, multiple
structures, etc.

o The benefits of this is the site is presumed to not be negatively impacted with any
issues associated with wetland delineation matters, 404 permitting, and associated
mitigation expenses. in addition, there is no presumption of the need of fill
material for the purpose of development other than those requirements that
would be site specific to any contemplated structures with respect to flood
elevations.

Access to the main site is adequate, but does suffer from limited linear street frontages
given its size and shape. Access to Parcel 1 is from Michoud Boulevard and appears to be
adequate.

o Primary access to the Main Site is limited to access corridors to Michoud and Lake
Forest, with addtional frontage along Lake Forest, and its rear entrance or service
entrance from the 510 eastern service road.

Flooding is a problem, particularly along the western portions of the Main Site.

Zoning is a positive benefit for both sites due to the broad scope of uses that are permitted
under the land use ordinance.

If a prospective purchaser were not able to use the improvements as configured and be willing to
restore same, there is presently a $1,311,903.39 cost estimate net of salvage to demolish the
current improvements.
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Supply/Demand Analysis: In the process of performing research to determine the current level of
offerings in the New Orleans East market, we performed a search on LACDB, a realtor driven
commercial property data base. The parameters of our search of listings were land offerings of
10 to 200 acres. We found 14 such land offerings in the New Orleans East market place. These
offerings run the gamut of land uses from single family land for development to industrial offerings
along the Chef Menteur Highway.

Interestingly, two acreage listings along Michoud Boulevard are offered for $10,000 per acre for a
ten acre residential parcel and $41,459 per acre for a 12.06 acre parcel adjacent to “Six Flags”,
the subject of our consideration.

We also ran a search for sold comparable sales with the same parameters. There are 14 such sales
dating to 2006. This suggests an average absorption from 2006 to present of 1.4 sales per year.
Conversely, with 14 current listings, this would suggest a 10 year supply of property offerings.
Keeping in mind that LACDB, although the preferred listing service of commercial realtors, is only
one source. Omitted from these lists are non listed properties and properties that are sold directly
by the owner.

One parcel zoned for single family residential development containing 9 acres sold twice for an
undisclosed price each occasion on Michoud.

The average exposure time for the fourteen sold parcels of land was 709.57 days or almost two
years at 23.65 months on the market. It would not be unusual for the subject properties, if offered
for sale, to experience a similar exposure time to the market. All of the sales and listings on LACDB
tend to be range bound in price between $1.00/SF, and in certain cases considerably less, with
pricing at $0.23/SF, to a high of $4.50 per square foot. In the immediate neighborhood there are
offerings of $10,000 to $43,000 per acre for smaller acreage parcels of 10 or so acres.

Other sales have also been researched. In the New Orleans market place two high dollar sales are
noted. A 11.34 acre site sold on the Westbank Expressway for $7.09 per square foot and another
sale of 12.21 acres on Chef Menteur for $6.58 per square foot.

Another notable sale is that of the old Colonial Golf Country Club located in Harahan in Jefferson
Parish. This 87.57 acre site sold for $97,065 per acre. And yet another larger acreage sale
occurred in Algiers. The sale of the Arbors of English Turn was that of a 92.22 acre site selling for
$25,374 per acre.

We have also interviewed market participants including Mr. Tom Winingder and John Cummings,
both of whom hold significant land interests in the immediate neighborhood; and of course Mr.
Winingder was the original developer of the subject site.

Mr. Cummings, a land speculator and developer, holds a total of approximately 3,000 acres in the
New Orleans East market. Our interview focused on his ownership interests and knowledge of
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this market. He is presently filling 100 acres of commercially zoned land along Michoud Boulevard
that he plans to sell and or develop at some future point. In addition, he mentioned the sales of
parcels of 10 acres at $20,000 and $25,000 per acre across the 510 split from the main site. He
mentioned that government agencies have taken servitudes for the dredging of clay materials for
the construction of levees, and he also opined that a drag strip development on his holdings in
conjunction with the amusement ride components of the subject might hold some interest.

Another note of interest is his assertion that the flooding that is occurring on the subject property
is causing flooding into adjoining tracts some of which he owns. He noted in this regard, that a
pump is not working, and that he is hopeful of getting the Sewerage and Water Board to address
this issue.

Additional interviews were held with Tom Winingder, the original developer of Jazz Land and
Donnie Pate, the developer of Eastover Estates. Mr. Winingder indicated he still owns a 70 acre
parcel adjacent to the main site. Although he has no plans for the site, his interest appears to be
elsewhere with no specific plans in New Orleans East for the foreseeable future.

Mr. Pate on the other hand does have specific plans for Eastover. The following site plans detail
proposed expansions for Eastover along the west right of way of the 510 split as well as a new
phase on the south side of Lake Forest Boulevard as depicted in the following development plans:
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These proposed phases are just that; but, the plans do suggest that Eastover is optimistic regarding
future expansion in the coming years. Another indication of value or the perception thereof, is
Mr. Pate’s consideration for a value as an offering of a portion of the Eastover property to the
homeowners’ association. He has offered the 180 acres that comprise the golf course and club
house facilities as a package of: the clubhouse facility and 10 acres at a price of $500,000. The
golf course has been offered or would be sold to the homeowners’ association for $2,200,000 for
the 170 acres that constitute the golf course. Just the golf course offering equates to a value, as
offered, of $12,941.18 per acre for land with good access that is permitted, drained, and filled.
Mr. Pate also indicated there is no speculative construction of housing occurring at Eastover.

Given the wide range of pricing on a per acre basis across the region for the sale of land both as
undeveloped tracts and as redevelopment candidates, it is important to note undeveloped
acreages near the site have sold and/or are offered for sale ranging from $10,000 to $12,000 per
acre upwards to $20,000 to $25,000 per acre. Another interesting note is the surmising and
musings of some of the interviewed market participants who stated that they see the value of the
main site in the $0.50 per square foot range or roughly $25,000 per acre overall.

Supply/Demand/Absorption (Subject Capture) Conclusions: Having researched the market for
offerings and sales of land, and reviewed and analyzed these offerings, we may conclude the
following:

Market and Marketability Analysis Conclusions: In general, the New Orleans metropolitan area has
seen significant growth and recovery in the post Katrina time frame.

The notable exception is the lagging development and redevelopment efforts in the New Orleans
East neighborhoods. Although significant public infrastructure work has been performed to
minimize the threat of flooding from major storm events, the immediate neighborhood has seen
little to no growth.
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The following bulleted points summarize the discussion throughout the preceding analysis.

o
o
o

o
o
o

o

o

o
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HIGHEST AND BEST USE

The most recent interpretation of the concept of the highest value associated with a specific use
of real estate is defined as the highest and best use of a property according to The Appraisal of
Real Estate, The Fourteenth Edition, Page 332, as "the reasonably probable use of property that
results in the highest value.” The Fourteenth Edition goes on to say “to be reasonably probable, a
use must meet certain conditions:

The use must be (or it is reasonably probable to render it so).
The use must be (or it is reasonably probable to render it so).
The use must be .

Uses that meet the three criteria of reasonably probable uses are tested for “economic
and the reasonably probable use with the highest value is the highest and best use.”

The level of analysis under the Highest and Best Use for the subject site is derived from the Level
“B” analysis based on the preceding market and marketability analyses.

In the preceding set of analyses, we have clearly:

o delineated the market in which the property is situated and determined the maximum
market geography as a regional market, and the immediate market neighborhood was
defined;

o presented as an overview of the population demographics for the region in a 90 minute
drive time analysis as well as the geographic boundaries of the land mass that constitutes
New Orleans East are considered;

o we have also presented a full description of the site’s area dimensions, the gross land areas
of the two sites, the net usable land area and estimates of the actual cleared and filled
areas;

o we address the improvements and the likely need to demolish same;
o we have also presented market conditions with conclusions as to applicability to the

subject as these relate to retail, office and industrial uses.
o we interviewed individuals whom we believe to be knowledgeable market participants;
o and, we surveyed the market for both offerings and listings as well as sales dating to 2006.

All of the foregoing research and analyses allow us to properly address the three conditions of
physical attributes, legally permissible uses, and financial feasible uses as are explored in the
following pages – first, we analyze the subject property as if the site (s) were vacant parcels of land
in our “as vacant” analysis, and then, we analyze the improved site for the main campus in our “as
improved” analysis concluding to the highest and best use under both “as vacant” and “as
improved”.
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When determining the highest and best use of the subject property, the three conditions
mentioned above are used to conclude to the penultimate expression of highest and best use,
namely the maximally productive use conclusion which allows for our opinion of the highest and
best use to be expressed.

the first consideration relative to determination of the highest and
best use "as vacant" is to determine whether or not a proposed use would be allowed
under the zoning designation in which the subject property is situated.

Under this zoning classification, it is noteworthy to say, many, many legal uses are
permitted uses; but, from our perspective, retail, office, industrial, and multi family uses
would be permitted uses accompanied by many other uses including hospitality,
institutional, and a long list of other property specific uses. The subject property is
primarily zoned GPD General Planned District, with a strip of the main site along Michoud
Boulevard zoned C 2, Auto Oriented Commercial. The C 2 zoning and the GPD zoning
classifications are complementary in nature and do not detract from the overall potential
uses of the sites. The C 2 component of the zoning is the access road from Michoud
Boulevard to the parking areas. This zoning is a significant advantage due to the length
scope of allowed or permitted uses. A copy of the land use ordinance for this zoning
classification is contained in the Addendum section of our report.
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Situated in Planning District 10, this zoning district is bounded to the north by Lake
Pontchartrain, to the south by District 11, and to the west by District 9 as is depicted below.

the next consideration relative to determination of the highest and
best use "as vacant" is the determination of whether or not a proposed use would be
physically possible relative to the shape and size of the subject site. The subject property
contains 227.37 acres or 9,904,237 square feet. This land area is in two distinct and
separate parcels. We designate the Main Campus site as the developed areas of the old
Six Flags Amusement Park. Originally developed as Jazz Land, the property was
subsequently acquired by Six Flags and operated as Six Flags New Orleans until August 29,
2005, the date of Hurricane Katrina.

Subsequent to this, the main campus has been closed to the general public and has only
seen interim commercial activity as a movie set for shots from production companies that
were shooting movies in this area. With the reduction of the Louisiana Tax Credit Program
related to movies that are shot here, the movie industry activity has dropped by an
estimated 90%.

Given the size and shape of the main site as well as the accompanying yet non contiguous
excess site, it is inconceivable that most if not all considered uses could not be
accommodated by the land areas in question. The size and shape of both sites are capable
of supporting large scale operations such as residential subdivisions, a large industrial
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facility (main campus), a retail mall (main campus), or any other large scale operations
including an amusement park (main campus).

The secondary or Excess Site is accessed via Michoud Boulevard and is located slightly to
the northeast of the Main Campus. The following map and grid give a breakout of the
acreages and is accompanied by an aerial that pins the undeveloped land areas with
acreage estimates for the Main Campus.

Undeveloped Areas of Main Site

Acreage Estimates:
Northern Area: 15 acres (460’ x 670’; 1305’ x 270’)

Southeastern Area: 2.2 acres (200’ x 480’)

The main campus contains approximately 162 acres with 16.13 acres in water and an
estimated 17 to 20 acres of undeveloped areas. Noting the site is a large site, there are
some drawbacks related to usable areas (water and undeveloped lands) as well as access.
The Excess site with 65.3548 acres is an undeveloped site that is accessed from Michoud
Boulevard. This site will require clearing and fill and may possibly require Section 404
mitigation program under a wetlands delineation study if or when development is
contemplated.

A problem of flooding is presently a detriment to the development or re development of
the site. As long as this condition persists, the site will suffer under an additional financial
burden in terms of pricing were the site to be offered for sale.

Access from the interstate is excellent for the main site and very good for the excess land
site. With very good to excellent access to the interstate, both sites are well poisoned from
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a competitive standpoint. The drawback for the main campus given the overall size of the
site is the lack of street frontage. The primary access is from Michoud and Lake Forest
Boulevards in the form of two access roads. The main site does not have sufficient street
frontages to allow for access from the four points of the compass. With limits as to access,
this does provide some anticipated increases in cost with respect to the need for interior
driving lanes that would replicate 360 degrees of access points.

The excess site is also somewhat compromised in this regard, but with the surrounding
land uses suggesting residential development, this does not present a concern.

this consideration is integral in determining the proposed use of a
vacant site. This test determines whether or not construction costs and land acquisition
are justified by the anticipated cash flows associated with a proposed subject property.
Based on our research of listings and sales, discussions with knowledgeable market
participants and recognition of the costs of clearing, filling and potential wetlands
mitigation, the following is surmised regarding financially feasible uses:

o Any and all uses will have to comply with the underlying land use ordinances. This
is not considered a problem given the liberal zoning of the property.

o Clearing and fill will be necessary for the Excess site. The same will be required for
two portions of the Main Campus. The costs of this can be onerous. If there is any
portion of the site (s) that would require mitigation, then an additional cost would
be added into any development scenario.

o The site (s) will compete with proximate and neighboring sites. John Cummings is
preparing 100 acres to the northeast of the Excess Site along Michoud Boulevard
as it intersects with the interstate system.

o There are two current listings on Michoud – a 10 acre parcel and the other a 12
acre parcel. The offerings are $10,000 per acre and $41,459 per acre respectively
with the $41,459 per acre being viewed as over priced.

o Based on the , there has been no significant construction or planned
construction in the retail, office, and industrial segments of this submarket.

o Based on conversations with Donnie Pate, the developer of Eastover, the
residential markets are slow in this neighborhood with little to no spec housing
being built.

The considerations listed above suggest limited appeal and competing pricing for the
two subject sites. Financial feasibility would appear to be limited to non speculative
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development for an owner user or as a long term land holding opportunity for an
investor as a land speculation.

The maximally productive use of the site becomes equally challenged under the test for financially
feasible uses with strict limits under the market conditions as analyzed.

The site (s) might be acquired for some non speculative use such as institutional development for
a church or school campus, or governmental use.

Although speculative in nature, a production home builder or some level of multi use residential
including multi family with a single family development land use plan might prove to be maximally
productive were proven market acceptance apparent.

With the current state of affairs on home building in this market, it would be likely that were a
housing development contemplated, there would be either specialized tax incentives at play, such
as the Low Income Housing Tax Credit (LIHTC) program. This would suggest large scale multi
family development. If this were to occur, there is then the possibility that some other forms of
residential development might occur as well.

Perhaps the best non speculative use is the development of the main site as an industrial, owner
user site which appears to be the best positioned segment of the market in this regard. It is also
concluded that the lowest value attributable under the maximally concluded uses is that of a land
speculation. Given the current market conditions in this neighborhood, this may well be the
highest and best use.

Thus, the highest and best use of the subject site "as vacant" is as an owner user site with industrial
uses such as a truck terminal, distribution facility or some form of processing or manufacturing
use.

The only other likely use is that of an acquisition as a land holding by an investor with a minimum
of debt financing and “patient money”. Lacking an owner operator of the site, land speculation is
highly likely which over time could result in the eventual development of certain components of
the site (s) with probable sell offs over and extended holding period.

When determining the highest and best use of the subject property “as improved”, the same three
factors are considered again.

The site (s) are discussed separately to distinguish the Main Campus developed site and raw land
or Excess Site.

The Main Campus has experienced advanced decay of the improvements. Granted, the structural
steel components of the buildings appear to be sound, but there is little left to say with regard to
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the overall condition of the improvements other than that they have no contributory value.
Rather, they present a very real financial liability to the property in terms of the cost of demolition
net of salvage value.

The primary value contribution of the improvements are the site improvements themselves rather
than the structures, remnants of the rides, etc. Other than the water acres and the unimproved
acreage areas, significant portions of the site that are cleared and filled and already mitigated with
respect to any 404 issues and are ready for re development. There are large areas of paving;
adequate access routes to the site, and visual identity from the intersecting interstate systems.
Access via the interstate is very good with an interchange at the site. With the location, zoning,
and “ready for retail” nature of the site (excepting of course demolition), the site presents as very
real re development opportunity in this submarket. The same considerations are present as the
“as vacant” analysis suggests and are repeated below:

o Any and all uses will have to comply with the underling land use ordinances. This
is not considered a problem given the liberal zoning of the property.

o Clearing and fill will be necessary for the Excess site. The same will be required for
two low lying portions of the Main Campus. The costs of this can be onerous. If
there is any portion of the site (s) that would require mitigation, then an additional
cost would be added into any development scenario.

o The site (s) will compete with proximate and neighboring sites. John Cummings is
preparing 100 acres to the northeast of the Excess Site along Michoud Boulevard
as it intersects with the interstate system.

o There are two current listings on Michoud – a 10 acre parcel and the other a 12
acre parcel. The offerings are $10,000 per acre and $41,459 per acre respectively.

o Based on the , there has been no significant construction or planned
construction in the retail, office, and industrial segments of this submarket.

o Based on conversations with Donnie Pate, the developer of Eastover, the
residential markets are slow in this neighborhood with little to no spec housing
being built.

The as improved nature of the site also presents a very real issue – the flooding that is currently
occurring on the site. With vacant land, a drainage plan can be developed and implemented. With
the improved elements of the site, the source and cause of the flooding is probably related to
either inadequate pumping and drainage infrastructure in place or an issue with the areas related
to general street flooding and drainage. Upon several inspections, the flooding appears to be
contained to the main campus site so the former is probably the issue. The cost to correct this
would also have to be contemplated and known prior to the assignment of significant value to the
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flooded areas of the southwestern portions of the site. The highest and best use of the subject
“as improved” is not surprisingly the same as was concluded in the “as vacant” analysis: As a
speculative land hold given the nature and condition of the improvements and the general
conditions and nature of the current market. The only likely market participant who would create
the highest and best use overall is thought to be an owner occupant in need of a large industrial
oriented use.

Without appearing to state the obvious via omission, we go on the record to state there is no viable
consideration under this analysis that redevelopment of the site as an amusement park, or the
continued use of the site as an amusement park, is a viable consideration.

The market participant(s) likely to purchase the subject property would land investor/speculators or
owner/occupant industrial users.

The likely exposure and marketing time is estimated to be twenty four (24) months.
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LAND/SITE VALUATION

As was outlined within the , we have applied two separate land/site
valuations analyses pertinent to the following components of the subject property:

1. “The Main Site” being comprised of four mostly developed parcels totaling a gross area of
162.0157 acres with an estimated net usable area of 145.8857 acres.

2. “Parcel 1” measuring approximately 65.3548 acres of raw, un developed land in need of
significant physical additions and also possibly permitting related processes necessary to
activate the site as a “development ready” tract.

Due to the notably different state of each of the two sites comprising the subject property, and
for reasons fully detailed within the , we have selected separate sets of
comparable data for each site to duly address the different states of the two parcels.

The “Main Site” data set is primarily comprised of locally speculative land acquisitions of like kind
sites with some infrastructure in place, reasonable levels of entitlements in place, and generally
limited fill requirements. This data set is also augmented by sales of industrially oriented tracts
from across the region – due mainly to demonstrate the consistency in pricing between the more
geographically proximate sales to sales of industrial sites within a broader geographic footprint,
which share a similar highest and best use to the subject “Main Site” as possible candidates for
industrial / distribution related development.

Conversely, the “Parcel 1” data set is primarily comprised of sales and current listings of raw, truly
comparable sites – requiring similar levels of fill, permitting and site preparation necessary to
support development. In both cases, the sales comparison approach is the only applicable
approach to value; and the data sets require consideration of closed sales, pending sales and also
current listings.

In the case of both sites, due mainly to the sheer size of the tracts, it is necessary to expand our
comparable data search both geographically and also chronologically. There are simply so few
tracts similar in size to the subject parcels, much less sales that have actually closed that could be
considered truly comparable. Accordingly, we have conducted exhaustive searches both
historically and regionally in order to develop comparable data sets reflective of the value of the
subject parcels given their respective highest and best uses. Of note with respect to the age of
some of the comparable sales is that land pricing has remained stagnant in New Orleans East –
dating back to pre Katrina market conditions. If anything, pricing may have been higher before
the storm. As such, reliance on these sales is still applicable today in the valuation of the subject
sites. When this market data is paired with more current sales and listings in the marketplace,
the data proves mutually supportive.
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Sales Comparison Approach – Land Valuation
The Sales Comparison Approach is based on the premise that a buyer would pay no more for a
specific property than the cost of obtaining a property with the same quality, utility, and perceived
benefits of ownership. It is based on the principles of supply and demand, balance, substitution
and externalities. The following steps describe the applied process of the Sales Comparison
Approach.

The market in which the subject property competes is investigated; comparable sales,
contracts for sale and current offerings are reviewed.

The most pertinent data is further analyzed and the quality of the transaction is
determined.

The most meaningful unit of value for the subject property is determined.

Each comparable sale is analyzed and where appropriate, adjusted to equate with the
subject property.

The value indication of each comparable sale is analyzed and the data reconciled for a final
indication of value via the Sales Comparison Approach.

“MAIN SITE” LAND/SITE VALUATION
Included within the following pages is the comparable data comprising the market data on which
we have based the valuation of “The Main Site” as depicted below in a sample photo:
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Comparable Land Sale Number 1

On the Michoud Canal and Intracoastal Drive
New Orleans, Louisiana 70129



81

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

Comparable Land Sale Number 1

NAME Waterfront Industrial Site Sale

ADDRESS 15100 Intracoastal Drive, New Orleans, LA 70129

DATE April 4, 2014

RECORDATION Instrument # 2014 13613

PARISH Orleans

VENDOR Dundee Cement Company

VENDEE Agrico Sales, Inc.

SALES PRICE $1,000,000.00

TERMS Cash Sale

ZONING H I, Heavy Industrial

VERIFICATION Orleans Parish Clerk of Court

LINEAR FRONT FEET 813.63 linear feet along the east side of the Michoud Canal

TOTAL UNIT PRICE $37,300 Per Acre

NET UNIT PRICE $37,300 Per Acre

SITE DIMENSIONS Generally rectangular with 813.63 linear feet along the east side
of the Michoud Canal

PRICE PER FF $1,229 per front foot

TOTAL ACREAGE 26.81 Acres

USABLE ACREAGE 26.81 Acres

HIGHEST AND BEST USE Waterfront Industrial
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LEGAL DESCRIPTION A 26.81 acre portion of ground bounded on the west by the
Michoud Canal, on the east by the Intracoastal Drive. Chef
Menteur Highway is to the north and the Intracoastal Water is
to the south.

COMMENTS This is the sale of a waterfront industrial site on the Michoud
Canal, just off of the Intracoastal Waterway in New Orleans East.
It was purchased for the development of a large production
facility.

CONFIRMATION Orleans Parish Clerk of Court.
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Comparable Land Sale Number 2

Corner of Lapalco Boulevard and Westwood Drive, Marrero, LA 70072
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Comparable Land Sale Number 2

ADDRESS Corner of Lapalco Boulevard and Westwood Drive, Marrero, Louisiana
70072

DATE Friday, September 27, 2013

RECORDATION Instrument Number: 11348600

PARISH Jefferson

VENDOR iBERIA Bank

VENDEE People's Community Subsidiary, Inc.

SALES PRICE $1,600,000.00

TERMS Cash Sale

ZONING R 1A, Single Family Residential; R 1TH, Townhome District; MUCD,
Mixed Use Corridor

FLOOD ZONE According to the FIRM Flood Zone Map, Community Number 5199
revised as of March 23, 1995, the subject appears to be situated in
Flood Zone AE. This district is classified as a high flood risk.

VERIFICATION Property Manager, Mr. Steven Hebert (504) 207 3025

SITE UNIT PRICE
(per SF) $1.18 PSF

SITE UNIT PRICE
(per Acre) $51,563.00 Per Acre

SITE SIZE (SF) 1,351,833 sf

SITE SIZE (ACRES) 31.03 acres

UNIT COUNT 152
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PRICE PER UNIT 7,829

SURVEY DATE Thursday, August 15, 2013

BOUNDING
STREETS Corner of Lapalco Boulevard and Westwood Drive

LEGAL
DESCRIPTION

87 Developed Residential Lots: Lot J 19 3, J 15 B, J 16, J 17, and J 18,
of the Ames Farm Subdivision, further re subdivided into Westwood
Subdivision Lots 1 87, Jefferson Parish, State of Louisiana Commercial
Lot: Lot 1A, of Square A, of the Westwood Crossing Subdivision,
Jefferson Parish, State of Louisiana Commercial Lot: Lot 1A, of Square
B, of the Westwood Crossing Subdivision, Jefferson Parish, State of
Louisiana 65 Paper Lots: Lot J 13 and a part of Lot J 15 B of the Ames
Farm Subdivision (less Lot 1 of Square A), further re subdivided into
Rue Orleans Subdivision, Jefferson Parish, State of Louisiana

DESCRIPTION OF
IMPROVEMENTS

The primary element of the property is a developed subdivision that is
platted for 87 residential lots. The lots range in size from 6,600 square
feet to 10,630 square feet with an average lot size of 7,481 square feet.
The existing lots generally range in size from 50’ to 70’ widths with
average depths being approximately 110’. The necessary infrastructure
has been completed for the subject subdivision including concrete
paved streets, rollover curbs, and subsurface drainage. The front of the
property (along Lapalco Boulevard) has a large metal gate and an
entrance with a nicely appointed guard post. There are also decorative
street lamps along the streets within the development, although at the
time of our site visit the developed lots were overgrown and the gates
to the development were chained shut. Also included in the pending
sale are 65 platted lots that were never fully developed. The area of the
65 paper lots measures 8.03 acres. The 65 paper lots never had the
necessary roadways put into place. Noteworthy about the paper lot
site area is the acknowledgement by the current property manager of
potential wetlands although he is unsure of exactly how much of the
site is impacted. Finally, the sale includes two commercial lots that are
designated as Lot 1A of Square A and Lot 1A of Square B. These lots
measure 47,905 square feet and 54,313 square feet, respectively; and
are zoned MUCD, Mixed Use Corridor District. The lots are situated
directly in front of residential lots along Lapalco Boulevard.
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COMMENTS According to Mr. Steven Hebert, with HGI Property Management, the
development was originally under contract for a little less than
$1,800,000. The buyer is a large home builder. Mr. Hebert’s marketing
strategy for the property was to approach different home building
companies about the property. The negotiations for the contract price
took approximately 6 months. For comparable purposes, we consider
the commercial lots to have a contributable value of $610,000. This
assumes a value of $6.00 per square foot for each of the commercial
lots. Assuming a sales price of $1,800,000, the value attributed to the
residential lots is $1,190,000. With 28.69 acres of residential land, and
a potential 152 lots; the residential land indicators are $41,482 per acre
and $7,829 per lot.

CONFIRMATION Previous Appraisal, S. Parkerson McEnery March 2013
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Comparable Land Sale Number 3

Highway 23 at Myrtle Grove Lane, Port Sulphur, LA 70083
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Comparable Land Sale Number 3

ADDRESS Highway 23 at Myrtle Grove Lane, Port Sulphur, Louisiana 70083

DATE Wednesday, April 24, 2013

RECORDATION Deed Book 1293, Page 474

PARISH Plaquemines

VENDOR CLL Limited Partnership, Ltd.

VENDEE NOLA Oil Terminal, LLC

SALES PRICE $4,400,000.00

TERMS Cash

ZONING FP, Flood Plain (Subsequently permitted for industrial use)

VERIFICATION Plaquemines Parish Clerk of Court

SITE UNIT PRICE
(per Acre) $28,792.04 Per Acre

SITE DIMENSIONS Irregularly shaped tract fronting 4,645 linear feet along the northern
right of way of Highway 23 and 5,350 linear feet along the West Bank
of the Mississippi River. According to a survey of the property prepared
by Hugh McCurdy III, PLS on July 21, 2004, 38.29 acres of the property
is comprised of batture and levee, while the remaining 114.53 acres is
composed of usable site area fronting along Highway 23.

SITE SIZE (ACRES) 152.82 acres

HIGHEST AND
BEST USE Riverfront Industrial Development

LEGAL
DESCRIPTION

A 152.82 acre parcel of land located in Section 10, Township 17 South,
Range 25 East, Town of Myrtle Grove, Louisiana
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COMMENTS This is the sale of a 152.82 acre tract of land situated on the north side
of Highway 23 and fronting 5,350 linear feet on the West Bank of the
Mississippi River. The site has 114.53 acres of usable area between
Highway 23 and the levee, with the balance consisting of the levee and
river batture. For purposes of comparison, the batture has been valued
at $400.00 per front foot, or $2,140,000, with the balance of $2,260,000
assignable to the 114.53 acres of usable site area.

Since the acquisition of the site, the current ownership has invested
significant time and funds to permit the site for use as a riverfront
petrochemical storage, distribution, and transfer facility. It is the first
such facility permitted in Lower Plaquemines Parish in over 40 years. This
involved engineering, surveys, and wetlands delineation and mitigation
on the site itself, plus significant expenditures for the proposed oil
terminal itself. As of Summer 2014, site work is underway and the project
appears to be moving forward.

CONFIRMATION Previous Appraisal S. Parkerson McEnery and Adam W. Couch
November 2013
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Comparable Land Sale Number 4

Louisiana Highway 18, St. James, Louisiana 70086
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Comparable Land Sale Number 4

NAME Mississippi Riverfront Site

ADDRESS Louisiana Highway 18, St. James, Louisiana 70086

DATE Friday, January 11, 2013

RECORDATION Book 458 Page 302

PARISH St. James

VENDOR Berwick, LLC (Whitney Holding Corporation)

VENDEE Gavilon Agriculture, LLC

SALES PRICE $10,405,118.00

TERMS Cash

ZONING No zoning in unincorporated St. James Parish

FLOOD ZONE C

VERIFICATION St. James Parish Clerk of Court

TOTAL UNIT PRICE $13,822 Per Acre

NET UNIT PRICE $19,524 Per Acre

SITE DIMENSIONS 1,202 linear feet of Mississippi River frontage

PRICE PER FF $8,657 per front foot

TOTAL ACREAGE 752.80 Acres

USABLE ACREAGE 532.94 Acres

BOUNDING STREETS Louisiana Highway 18, Louisiana Highway 3127
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LEGAL DESCRIPTION A certain parcel of land situated in Sections 59 and 63, Township
11 South, Range 15 East and Sections 4, 5, 27, 29, 39, 40 and 47
Township 12 South, Range 15 East, St. James Parish, State of
Louisiana

COMMENTS This comparable pertains to a 752.8 acre site that is 1/3 of the
former Winchester Plantation. The property fronts 1,202 linear
feet on the west bank of the Mississippi River and was vacant and
undeveloped at the time of sale.

Of the total acreage, 24.86 acres of the site is considered batture,
5 acres lies in the Texas and Pacific Railroad right of way, and 190
acres is wetland/wooded area that lies south of LA Highway 3127
to the rear of the property line, leaving 532.94 acres of usable
land.

The seller retained mineral rights and at the time of sale there was
no active hydrocarbon production on the property.

This property was on the market for 1,311 days at an asking price
of $13,350,000 before selling at the above price of $10,405,118.
The listing agent noted that there was no activity until late 2012
when multiple offers came in. The buyer intended to utilize the
site for large scale industrial purposes; however these plans have
since been put on hold.

CONFIRMATION Listing Agent Bobby Talbot, (504) 525 9763
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Comparable Land Sale Number 5

A Portion of the Edenborne TND, SW Quadrant of I 10 and Highway 44, Gonzales, LA 70737



94

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

Comparable Land Sale Number 5

ADDRESS A Portion of the Edenborne TND, SW Quadrant of I 10 and
Highway 44, Gonzales, Louisiana 70737

DATE Wednesday, November 07, 2012

RECORDATION Instrument Number 811548

PARISH Ascension

VENDOR Edenborne Development Co., LLC

VENDEE State of Louisiana

SALES PRICE $2,000,000.00

TERMS Cash

ZONING TND

VERIFICATION Ascension Parish Clerk of Court

SITE UNIT PRICE $46,511.63 Per Acre / $1.07 per SF

SITE DIMENSIONS Irregular with a total of 2,437.12 feet on the south side of West
Edenborne Parkway

SITE SIZE (ACRES) 43 acres

HIGHEST AND BEST USE Commercial or Institutional Development

LEGAL DESCRIPTION Tract EB 3, in Sections 15 and 45, Township 10 South, Range 3
East, City of Gonzales, Ascension Parish, Louisiana

COMMENTS This is the sale of a 43.0 acre site located within the Edenborne
TND in the southwest quadrant of Interstate 10 and Highway
44 within the City of Gonzales.
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At the time that the original deal was put together, there was
no access to the site, but the sellers constructed a roadway
which provides access to this property, as well as their
remaining lands which are within what was originally a 340.03
acre tract.

This site was purchased for the development of a new campus
for River Parishes Community College, which is now
underway.

The site does include a drainage servitude in its southwest
corner which is a part of Bayou Conway. This part of the site is
not usable for development, but has been reserved as green
space.

CONFIRMATION Previous Appraisal S. Parkerson McEnery, MAI
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Comparable Land Sale Number 6

Nicholson Drive, across from GSRI Avenue, Baton Rouge, LA 70820
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Comparable Land Sale Number 6

ADDRESS Nicholson Drive, across from GSRI Avenue
Baton Rouge, Louisiana 70820

DATE Thursday, December 22, 2011

RECORDATION Original 434, Bundle 12377

PARISH East Baton Rouge

VENDOR Yendalg, LLC

VENDEE Sugarcane Property, LLC

SALES PRICE $4,200,000.00

TERMS Cash + Seller Financing (See Comments)

ZONING Rural and PUD (Zoning Changed After Sale)

VERIFICATION East Baton Rouge Parish Clerk of Court

SITE UNIT PRICE $34,042.00 Per Acre

SITE DIMENSIONS Slightly irregular with 1,295.46' on the south side of Nicholson
Drive, and 1,095.4' on the north side of River Road

SITE SIZE (ACRES) 123.38 acres

HIGHEST AND BEST USE Multi Use Development

LEGAL DESCRIPTION Tract B of Chatsworth Plantation (40.013 acres) and an
Undesignated 83.364 acre portion of the Beverly Lyle East Tract,
in Sections 78 and 79, Township 8 South, Range 1 East and
Section 73, Township 8 South, Range 1 West, Greensburg Land
District, Parish of East Baton Rouge, Louisiana

COMMENTS This is the sale of a 123.377 acre tract situated between
Nicholson Drive and River Road. The site is across Nicholson Drive
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from its intersection with GSRI Avenue, and is just a few hundred
yards northwest of the L'Auberge Casino and Hotel site. The sale
was partially owner financed, with the buyer paying $3,600,000
in cash and the balance of $600,000 mortgaged by the seller. The
terms of the agreement indicate that the principal sum must be
paid down by at least $200,000 per year over the first three years,
and therefore paid in full by the three year anniversary of the
note. The balance is to accrue interest at a rate of 4.0% in year
one, 5.0% in year two, and 6.0% in year three.

The purchaser intends to develop the site with a multi use
development which is likely to include an RV park, apartments,
and possibly a hotel. They are still working out plans for the site
based on what type of demand results from the recent opening
of the casino.

The site was situated entirely in a rural zoning district at the time
of the sale, but most has since been re zoned to a PUD to
accommodate the proposed development. According to the
broker, it was known that this was a distinct possibility, as the
purchasers plan would not necessarily have been permitted in
the Rural District.

CONFIRMATION Broker who handled transaction Ben Skillman 225 343 1313
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Comparable Land Sale Number 7

Highway 941, Gonzales, LA 70737
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Comparable Land Sale Number 7

NAME Vacant Land

ADDRESS Highway 941, Gonzales, Louisiana 70737

DATE Thursday, October 27, 2011

RECORDATION Instrument Number 784444

PARISH Ascension

VENDOR The Estate of Merritt Evans

VENDEE Ascension Parish School Board

SALES PRICE $1,512,000.00

TERMS Cash Sale

ZONING C, Conservation (Ascension Parish At Time of Sale)
Site has since been incorporated and is situated in an R 15 District

FLOOD ZONE AE

VERIFICATION Ascension Parish Clerk of Court

SITE UNIT PRICE $24,000.00 Per Acre

SITE SIZE (SF) 2,744,280 sf

SITE SIZE (ACRES) 63.0 acres

BOUNDING STREETS Highway 941, Highway 44, Interstate 10

LEGAL DESCRIPTION A certain parcel of ground located in Section 12, Township 10
South, Range 3 East, Ascension Parish, State of Louisiana



101

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

COMMENTS This is a 63 acre tract of land that was purchased as a speculative
acquisition by the Ascension Parish School Board. The property is
located just off of Highway 44, south of Interstate 10, and fronts
along the north side of Highway 941.

The Director of Planning and Building, Mr. Chad Lynch, noted that
there are no immediate plans to develop the site although the
property was purchased for future development of a high school.
With several new subdivisions in the area, he anticipates the need
for a new high school in the neighborhood sometime in the next 10
years.

The school board went ahead and purchased the site now before a
single family residential developer acquired the property because
they like the central location of the tract. The land is approximately
one half mile east of Highway 44.

CONFIRMATION Ascension Parish School Board Director of Planning and Building,
Chad Lynch (225) 391 7303
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Comparable Land Sale Number 8

4801 General de Gaulle Drive, New Orleans, LA 70131
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Comparable Land Sale Number 8

NAME Vacant Land Sale

ADDRESS 4801 General de Gaulle Drive, New Orleans, Louisiana 70131

DATE Friday, May 09, 2003

RECORDATION Instrument Numbers 258223 and 258222

PARISH Orleans

VENDOR Lakewood Country Club & Fire Lake, LLC

VENDEE Lakewood Restoration Partners, LTD

SALES PRICE $6,000,000.00

TERMS Cash

ZONING RS 1, Single Family Residential

VERIFICATION Orleans Parish Clerk of Court

SITE UNIT PRICE
(per SF) $0.89 PSF

SITE UNIT PRICE
(per Acre) $38,910.51 Per Acre

SITE DIMENSIONS Irregular shaped tract of land

SITE SIZE (SF) 6,718,564 sf

SITE SIZE (ACRES) 154.24 acres

HIGHEST AND
BEST USE High density residential development
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LEGAL
DESCRIPTION

Four certain parcels of land designated as Lots T, U, Z, and T2 situated in
Sections 17 and 32, Township 13 South, Range 24 East and within the
Fifth Municipal District of the City of New Orleans, State of Louisiana

COMMENTS This is the sale of the Lakewood Golf Course situated in New Orleans.
The property was acquired for a complete renovation and no value was
given to any infrastructure or improvements as all were removed. The
course has been completely re designed / renovated and opened in
early 2009.

The property was recently listed for sale with pricing offered at close to
$15 million, although anonymous party close to the listing indicated that
the real price would actually be closer to the 2003 purchase price.

CONFIRMATION Previous appraisal – S. Parkerson McEnery



105

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

Comparable Land Sale Number 9

64490 Highway 434, North of I 12, Lacombe, Louisiana 70433
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Comparable Land Sale Number 9

AME Highway 434 Folgers Coffee Plant

ADDRESS 64490 Highway 434, North of I 12, Lacombe, Louisiana 70433

DATE Monday, February 24, 2003

RECORDATION 1350880

VENDOR David Acquistapace

VENDEE Folgers Coffee Company

SALES PRICE $1,850,000.00

ZONING SA, Suburban Agricultural (re zoned to industrial prior to sale)

VERIFICATION Clerk of Court’s Office, Deedfax and appraisers’ inspection

UNIT PRICE $25,440.00 per acre

SITE SIZE
(ACRES) 72.75 acres

GPS
COORDINATES 30.3119, 89.9389

LEGAL
DESCRIPTION

A certain parcel of ground located in Section 8, Township 8 South, Range
13 East, St. Tammany Parish, Louisiana

COMMENTS The site was purchased for the development of the new Folgers Coffee
Company Plant situated on Highway 434 north of the Louisiana Heart
Hospital. The site is located approximately two miles from the Interstate
12 interchange with Highway 434. According to FIRM Community Panel
No. 225205 0385 C, last revised as of October 17, 1989, the site appears
to be is situated in Flood Zones C. Zone C is not a classified flood hazard
area.
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At the time of the sale no portion of the site had been mitigated.
According to Mr. David Acquistapace (Vendor), 20% of the site required
mitigation. He was not aware of the exact mitigation costs, thus the
appraisers will assume the market costs of $3,500 per acre would also be
required. Thus, the total costs of mitigation for the site would indicate a
total cost of $50,925 (14.55 acres x $3,500 per acre).

CONFIRMATION Vendor – David Acquistapace
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Comparable Land Sale Number 10

English Turn Parkway, New Orleans, LA 70131
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Comparable Land Sale Number 10

NAME The Arbors of English Turn

ADDRESS English Turn Parkway, New Orleans, Louisiana 70131

DATE Monday, January 13, 2003

RECORDATION Instrument Number 251229

PARISH Orleans

VENDOR Representatives of the Gumina Family, et al

VENDEE Arbors of English Turn, LLC

SALES PRICE $2,340,000.00

TERMS Cash Sale

ZONING RS 2 & RS 1

FLOOD ZONE B

VERIFICATION Orleans Parish CDC, purchaser

SITE UNIT PRICE
(per SF) $0.58 PSF

SITE UNIT PRICE
(per Acre) $25,374.00 Per Acre

SITE DIMENSIONS Various

SITE SIZE (SF) 4,017,103 sf

SITE SIZE (ACRES) 92.22 acres

HIGHEST AND
BEST USE Residential development
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LEGAL
DESCRIPTION

Lots X 1 A and X 2, Port of Couret & Stanton Plantations, Orleans Parish,
State of Louisiana

COMMENTS This is the sale of a 92.22 acre tract of land that was subsequently
developed into the English Turn subdivision and golf course. The
development boasted higher end, larger lots that range from half acre to
acre in size. In addition, there are some townhome lots and an 18 hole
golf course with a driving range. This land is located in the Orleans Parish
section of the West Bank accessed by General DeGaulle and Woodland
Highway.

CONFIRMATION The McEnery Company database records
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Current Land Listing A

13693 River Road, New Orleans, LA 70131
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Current Land Listing A

MCECO ID 25466

ADDRESS 13693 River Road, New Orleans, LA 70131 – Lower Coast
Algiers

DATE Current Listing

RECORDATION Current Listing – No recordation

PARISH/COUNTY Orleans

VENDOR Stanton Plantation Corp.

VENDEE Current Listing – no pending buyer

SALES PRICE $2,150,000

TERMS/FINANCING Cash to Seller

ZONING RRE Rural Residential Estate

FLOOD ZONE B

VERIFICATION Orleans Parish Assessor's Office

SITE UNIT PRICE $24,432 per acre

SITE SIZE 88.00 acres / 3,833,280 SF

LEGAL DESCRIPTION A parcel of land situated in Section 11, Township 13 South,
Range 25 East, being a portion of Stanton Plantation and
formerly known as Navy Air Field, City of New Orleans,
Orleans Parish, State of Louisiana
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COMMENTS This listing represents one of the largest current offerings of
vacant land in the New Orleans area. The site is located near
English Turn, on the West Bank of Orleans Parish in a
relatively rural/residential area.

We interviewed the listing agent, Ms. Cara Raymond, who
confirmed that there has been limited interest in the
offering to date. The property has been on the market for
less than three months. The site is zoned for residential use,
and is currently utilized as an agricultural parcel.

The property has been in the same ownership for decades.

CONFIRMATION Cara Raymond, Listing Agent – 504.267.9405
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Current Land Offering & Pending Sale B

Eastover Country Club Former Golf Course and Club House Site,
Eastover Estates, New Orleans, LA 70128
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Current Land Offering & Pending Sale B

ADDRESS Eastover Country Club Former Golf Course and Club House
Site, Eastover Estates, New Orleans, LA 70128

DATE Pending Sale & Current Offering / Ongoing negotiation

RECORDATION Not yet closed

PARISH/COUNTY Orleans

VENDOR Eastover Country Club, Inc. and/or Eastover Estates
Investors, LLC, as represented by Donald E. Pate

VENDEE Eastover Homeowner’s Association

SALES PRICE $500,000 – currently pending price on approximately 10.49
acre site with club house and pool

$2,200,000 – discussed pricing on remaining +/ 170 acres
of defunct golf course property

Total potential purchase price of $2,700,000

TERMS/FINANCING Cash to Seller

ZONING S RS, Suburban Single Family Residential District

SITE UNIT PRICE $14,960 per acre

SITE SIZE Approximately 180.49 acres in total

LEGAL DESCRIPTION Multiple parcels of land within Eastover Estates, City of New
Orleans, Orleans Parish, State of Louisiana
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COMMENTS In a recent interview with Donald E. Pate, developer of
Eastover Estates, we confirmed that the approximately
10.49 acre club house site is presently under contract for a
consideration of $500,000. The purchaser is the Eastover
Homeowner Association. The balance of an approximately
170 acre land area formerly developed as a golf course is also
potentially going to be sold to the Eastover Homeowner’s
Association.

The land, along with the club house, has remained largely
un touched since Hurricane Katrina.

CONFIRMATION Property Owner / Seller Donald E. Pate 504.994.6013
Developer – Eastover Estates
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DISCUSSION OF COMPARABLE SALE ADJUSTMENTS
The comparable land sales included in the analysis of the “Main Site” represent the most reliable
comparable data set on which to base a value conclusion for this portion of the subject tract. As
outlined within this appraisal, the subject is a very unique parcel of land and careful selection of
like kind speculative development tracts that have sold or are currently offered for sale is
necessary in this case.

Due to the relatively larger size of the “Main Site”, as coupled with the extreme scarcity of truly
like kind sites in the New Orleans marketplace, our data set is comprised of larger land trades from
both within and also outside of Orleans Parish. Our data set is comprised of ten (10) closed sales,
one current listing and also a pending / potentially offered tract located within the immediate
subject neighborhood (Eastover). In keeping with our highest and best use conclusion as a
speculative development tract with the potential for eventual re positioning toward industrial use,
we have included the following classifications of land sales within this analysis:

1. Larger, industrially zoned land sales
2. Speculative land trades with mixed zoning in place
3. Permitted development tracts purchased with long term speculative intentions
4. A defunct golf course
5. An older sale of 72.75 acres in St. Tammany Parish purchased for development of a Folger’s

Coffee Plant – a similar possible application of the “Main Site”.
6. Residentially zoned tracts purchased with speculative development plans in mind
7. Institutionally funded acquisitions (educational facilities).

Globally, the pricing demonstrated by these sales speaks to the temperament and tolerance for
risk exhibited by land investors. Land investors are typically patient, well capitalized and shrewd.
In this regard, we expect the purchaser of the subject’s “Main Site” to meet each of these criteria.
Given the consistency in the motivations of the respective purchasers of each of the indicators
included in this data to the expected approach of any prudent purchaser of the subject, the pricing
range set by these indicators provides a reliable and tightly bracketed potential range of value.
The unadjusted range set by the indicators shows a low end of $14,959 per acre for a residentially
zoned tract in Eastover (pending) to a high end of $51,563 per acre for a mostly developed tract
in a densely populated area of the West Bank of Jefferson Parish. The mean of the unadjusted
range set by all twelve indicators is $30,902 per acre. Nine of the twelve indicators fall within
approximately $20,000 to $40,000 per acre, and six of the twelve indicators fall between
approximately $20,000 and $30,000 per acre.

The average size of all twelve indicators is 130.06 acres, and the data set represents an aggregate
total of 1,560.68 acres in surveyed land sale activity. The average gross sale price of the twelve
indicators is $3,346,427. Five of the indicators are located within Orleans Parish, seven are located
within the immediate metropolitan area, and all twelve are located within Southeast Louisiana in
similarly situated immediately suburban markets.



121

THE MCENERY COMPANY 
REAL ESTATE APPRAISAL, BROKERAGE AND CONSULTING

While the sales provide a fairly tight range of indicators from which to conclude a point of value
for the subject property, the sales do require adjustment for certain criteria. Accordingly, find
below a discussion of the various reasons for adjustment as well as explanation of those
adjustments ultimately applied.

Typically, in the evaluation of comparable sales, conditions of sale is a criteria that can require
adjustment. In the case of the indicators utilized in this analysis, no one transaction really calls for
adjustment due to atypically motivated seller and/buyer motivations. Meaning, that none of the
prices represented by these indicators presents a significant deviation from market value and as
such, no adjustment for this consideration is necessary in this case.

Adjustment for market conditions presents an interesting question at this juncture. Seven of the
ten closed sales, closed within the past five years. As development tracts are concerned, pricing
has generally remained fairly stagnant on parcels comparable to the subject – especially those that
fall into the more highly speculative category. Thus, these seven transactions do not demonstrate
pricing comparisons that warrant adjustment. The listing and the pending indicator are both
current and clearly require no adjustment. Three of the closed sales are very dated, but truly
comparable in location, scope and size to the subject main tract. Of note is the stagnant pricing
indicated by the recent listing of Sale #8 which closed in 2003. Furthermore, in the selection of
these comparables we have also considered the fact that pricing in the New Orleans East
marketplace is still yet to return to pre Katrina levels. In fact, these three dated sales demonstrate
pricing generally aligned with the mean and median of the unadjusted data set and well aligned
with recent pricing achieved in the same markets. Due to the consistency in the pricing offered
by the three most dated sales to that of the balance of the data set, we see no justification for the
application of market condition adjustments to any of the sales.

The twelve indicators provide a neatly bracketed size range with a low of 26.81 acres, a high of
532.94 acres and a mean of 130.06 acres. Of note is that the mean of the tract sizes of the twelve
indicators is within 10% of the net usable acre call on the subject property at 145.89 acres.
Speaking to net usable acre calculations, all non usable areas have been removed from the
comparables where necessary so as to create a level comparison to the valuation of the subject’s
estimated net usable area call. Regarding size, the sales compare beautifully to the subject site.
No one size adjustment exceeds 10%, and overall the level of adjustment for size is generally
modest. The adjustments account for the impact of economies of scale, a force readily apparent
in the pricing of larger land acquisitions. Naturally, larger tracts ultimately call for more significant
overall price potential; but the impact on unit cost is usually readily apparent in the comparison
of comparable tract sales. Thus, those tracts that measure a smaller area to the subject have been
adjusted downward to account for the probability of higher per unit cost; whereas the larger sales
have been adjusted upward to account for the inverse.
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Three of the sales require no adjustment for size, and five of the sales required less than 10%
adjustment for size.

The subject is favorably zoned with broad potential for land use provisions and ultimate
development possibilities. The zoning in place compares well to a heavy commercial or industrial
zoning classification. Those comparables with similar zoning to heavy commercial, mixed use
and/or industrial do not require adjustment in this analysis. The comparables that are either not
zoned, residentially zoned or zoned for conservation do require upward adjustment to account
for the greater flexibility in land uses afforded by the subject tract. That being said, our
adjustments for zoning are mollified toward lower overall adjustment for the following reasons:

1. A comparison of the pricing achieved by the commercially / industrially zoned tracts shows
only modestly higher pricing than the pricing indicated by the residential / conservation
zoned tracts.

2. The subject tract is over permitted – meaning most of the allowable uses are not financially
feasible, and likely will not be for some time.

Sales #4, #7, #8, #10, A and B all require upward adjustment for zoning.

In order to develop a method for adjustment to the sales for considerations related to road
frontage and general accessibility, we have ranked the subject site against the comparables as
either average, good or excellent with respect to accessibility and road frontage related detail.
This ranking includes location related characteristics like proximity to the interstate and linkages
in place that provide access and enhancement of the potential function of any one tract. With
due weighting for these considerations, we rank the subject as “good” – given mainly the
interstate access and dual points of access along Lake Forest and Michoud.

Only one sale ranks superior to the subject in this category: Sale #5, the Edenborn Tract in
Gonzales. This sale sold with significant infrastructure delivered to the site and also with
immediate road access to Highway 44 at its interchange with Interstate 12. Thus, this sale has
been adjusted downward for its superior position. Sale #3 has direct frontage along the
Mississippi River, which as a competitive industrial tract is a superior characteristic when
compared to the subject. When this is weighed against the lack of interstate access, the sale only
requires modest downward adjustment for accessibility related considerations. Six of the twelve
indicators require upward adjustment for their respective classification as “average” versus the
subject’s “good” classification. The remaining sales are also classified as “good” and require no
adjustment.
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For the most part, we have included comparable sales that share similar location related situs to
that of the subject – proximity to the interstate is a major factor. Our adjustments for accessibility
/ road frontage adjust accordingly for this disparity where present. Our adjustments for location
are really more related to surrounding land use and immediately local demand drivers for a
development tract. In this regard, we have accounted for the fact that the immediate subject
neighborhood has significant pockets of desolate landscape with marginally successful real estate
developments interspersed between open patches of mostly wet and low lying land. Thus, such
tracts as Sale #2, which is located at the intersection of two major thoroughfares in a fairly densely
populated neighborhood, require downward adjustment for location. This sale represents pricing
paid for a speculative, mixed use tract in a market that is simply deeper and more developed than
the New Orleans East neighborhood in which the subject is situated.

The same is the case with Sale #8, which is a large acreage sale in a densely populated area of the
West Bank of Orleans Parish (Lakewood). Experienced land investors will assign a discount to the
subject location in New Orleans East for a myriad of reasons: flood related concerns, the still un
recovered state of the market, a significant over supply of available land, and lastly, generally
pessimistic outlook for any marked change in trending. If the subject site was located in the heart
of New Orleans East near say Read and Lake Forest, the price potential would be much higher than
the subject’s location as a “book end” development tract. Essentially, the subject location is the
last stop before the landscape turns to wide open marshland and wildlife refuge acreages.

For these reasons, some of the sales require downward adjustment for location. Conversely, we
do still view the subject location as superior to some of the more suburban locations represented
by a number of the comparables. These comparables require modest levels of upward adjustment
to account for the relatively more urban location of the subject as a development tract. Our
location adjustments also account for the limits on use placed on a site like the Eastover tract
which will ultimately be limited in use given its placement within an already developed residential
subdivision. With the zoning pre requisite met, the subject site is clearly far more suitable for an
alternate use toward industrial, where higher pricing may be achieved.

In our final reconciliation of market value for the subject tract, we have considered the areas of
the subject site that remaining low lying and un developed; but we have also considered the
significant areas with extensive paving and site improvement in place. We view the comparison
of the two to create a net zero to the value of the property – meaning that when compared to the
comparables, some of which have extensive infrastructure while others still require significant site
improvement, the negative impact associated with the low lying areas is ultimately neutralized by
the extensive areas of paving and site improvement in place. For these reasons stated, we see no
measurable justification for the application of adjustment to the sales to account for site
improvement related considerations.
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Final Reconciliation of Value – “The Main Site”:
Following the application of previous explained adjustments, the adjusted range represents a
much tighter range of value. The adjusted range suggests a range with a low of $20,195 per acre,
a high end of $38,672 per acre, a mean of $30,271 per acre, a median of $29,860 per acre and a
standard deviation of $5,002 per acre.

In analyzing the adjusted data set, the two best sales (or the sales that require the least adjustment)
are Sales #1 and #3, which indicate respective adjusted pricing of $33,570 per acre and $27,352 per
acre. Both of these sales closed within the past 40 months and both were acquired for industrially
oriented uses. Also of note is Sale #6 is a more dated sale of a development tract in a similarly
situated suburban area of Baton Rouge. This sale suggests an adjusted indicator of $32,558 per acre
with only 5% of required composite adjustment.

These three comparables, as paired with the mean of the adjusted range at $30,271 per acre,
provide strong support for a value conclusion at $30,000 per acre for the subject’s main site. In
fact, nearly the entire adjusted range provides convincing evidence for a value conclusion at $30,000
per acre – especially when Pending Sale B is excluded from the data set.

When this outlier is removed, along with the high side indicator set by Sale #2, the adjusted data set
presents a range with a low of $26,643 per acre and a high of $36,955 per acre – with nine indicators
that fall between approximately $25,000 and $35,000 per acre. With primary weight assigned to the
most recent sales, requiring the least overall adjustment, we reconcile to a final opinion of value at
$30,000 per net usable acre. This value conclusion is well supported by all of the preceding
discourse and nearly directly aligned with the mean of both the adjusted and unadjusted ranges set
by the comparable data set.

As was addressed within the , this opinion of market value at $30,000 per acre
is an “AS IF Vacant” value conclusion, and deduction of the demolition estimate from this value
conclusion is necessary to report an AS IS Market Value for the subject’s “Main Site”.

In addition to this figure, we have also accounted for the potential cost impact associated with the
gross building area relied upon in the demolition estimate, as well as an additional 3% project
management fee paid to the party responsible for managing the bidding, engagement and
completion of the demolition work. This is over and above internal project management charges
within the demolition quote itself. The management of the demolition process will require time
and expertise and some party will be due compensation accordingly.
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Thus, our AS IS Market Value for the “Main Site” is calculated as follows:

“Main Site” Net Usable Acre Count at 145.89 x $30,000 per acre = $4,376,700
Less Demolition Cost Estimate (see attached addenda) = ($1,311,903)
Less Demolition Cost Impact Adjustment (See Report Page 7) = ($21,277)
Less Additional Project Management Fee at 3% = ($39,357)
AS IS Market Value = $3,004,163
Rounded to: $3,000,000

INDICATION OF MARKET VALUE VIA LAND/SITE VALUATION – “Main Site”: $3,000,000
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“PARCEL 1” LAND/SITE VALUATION

Included within the following pages is the comparable data comprising the market data on which
we have based the valuation of “Parcel 1” as depicted in the below sample photos:
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Comparable Land Sale Number 1

Rivet Boulevard at Live Oak Boulevard – Multiple parcels, Waggaman, LA 70094
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Comparable Land Sale Number 1

MCECO ID 23188

ADDRESS Rivet Boulevard at Live Oak Boulevard – Multiple parcels,
Waggaman, LA 70094

DATE October 28, 2014

RECORDATION Instrument Number 11445420

PARISH/COUNTY Jefferson

VENDOR Capital One Bank, National Association

VENDEE Coast Builders, LLC as represented by Larry Kornman

SALES PRICE $250,000

TERMS/FINANCING Conventional

ZONING S 1 & C 2

FLOOD ZONE AE

VERIFICATION Jefferson Parish Clerk of Court

SITE UNIT PRICE $2,926 per acre

SITE SIZE 85.43 acres / 3,721,330 SF

LEGAL DESCRIPTION A certain parcel of land containing 13.37 acres, being Lots
201 228, of Square 3, Live Oak Plantation Estates, Addition 3
previously a portion of tract D 2, of the Live Oak Plantation,
Jefferson Parish, State of Louisiana A certain parcel of land
containing 59.77 acres, being Lots 111 200, of Square 3, Live
Oak Plantation Estates, Addition 3, apportion of previous
tract U 2, of the Live Oak Plantation, Jefferson Parish, State
of Louisiana Parcel A, containing 6.0059 acres, Live Oak
Plantation Estates, Jefferson Parish, State of Louisiana Parcel
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B, containing 6.269 acres, Live Oak Plantation Estates,
Jefferson Parish, State of Louisiana

COMMENTS This is an REO sale of an 84.43 acre tract located on the north
side of Live Oak Boulevard and bisected by Rivet Boulevard.
The property consists of four tracts: a 6.01 acre commercial
parcel, a 6.28 acre commercial parcel, a 59.77 acre
residential parcel, and a 13.37 acre residential parcel. The
commercial and residential sections were marketed
separately. The commercial parcels were originally listed for
$630,000 ($51,261 per acre) before being decreased to
$140,048 ($11,395 per acre). The residential section was
originally listed for $490,000 ($6,699 per acre). After
approximately 7 months on the market, both parcels were
placed under contract for $250,000 ($2,926 per acre).

The purchaser was actually the developer from which the
land had originally been repossessed. The listing agent
indicated that they had to 'beg' the developer to purchase
the land back. The purchaser has no immediate plans to
develop the site and intends to hold until development
becomes more economically viable.

CONFIRMATION Listing Agent, Bill Neitzer, (985) 246 1940
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Comparable Land Sale Number 2

17944 River Road, Montz, Louisiana 70068
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Comparable Land Sale Number 2

ADDRESS 17944 River Road, Montz, Louisiana 70068

DATE January 21, 2014

RECORDATION Book 797 Page 546

PARISH St. Charles

VENDOR Carolyn Badeaux

VENDEE Terry Perrilloux

SALES PRICE $52,000.00

TERMS Cash Sale

ZONING R 1AM and R 1B, both are single family residential

FLOOD ZONE X

VERIFICATION St. Charles Parish Assessor

SITE UNIT PRICE
(per Acre) $6,311 Per Acre

SITE DIMENSIONS 73.8' along River Road by a depth of 7,334'

SITE SIZE (SF) 358,934 sf

SITE SIZE (ACRES) 8.24 acres

BOUNDING
STREETS River Road and Thoroughbred Avenue

LEGAL
DESCRIPTION A tract of land in Ward 6 measuring 1/2 arpents along the front by 40

arpents in depth, St. Charles Parish, Louisiana
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COMMENTS This is a very deep tract of partially wooded land located along the north
side of River Road. The property is accessed via 73.8' of frontage along
River Road, but had a depth of 7,334'. The site done not have a 73.8'
width the entire depth of the tract, rather the site is shaped like the state
of Oklahoma, and the panhandle is the mean of ingress and egress.

The site is partially wooded, but also totally clear in some areas, and the
previous owner used and approximately 115' x 375' area for a garden.
The site is zoned for residential use and is surrounded by single family
residential homes.

The listing agent confirmed that the buyer acquired the property to plant
and harvest fruit trees.

The property sold for $52,000 after being listed for four months at a list
price of $80,000.

CONFIRMATION Listing Agent, Ms. Mary Strickland (985) 651 6681
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Comparable Land Sale Number 3

10639 Willow Drive, New Orleans, LA 70131
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Comparable Land Sale Number 3

NAME Vacant Land

ADDRESS 10639 Willow Drive, New Orleans, Louisiana 70131

DATE Monday, November 25, 2013

RECORDATION NA# 2013 45334

PARISH Orleans

VENDOR Paul Anthony and Paul Karbin, Sr.

VENDEE Robbie Jeanne Pounds

SALES PRICE $110,000.00

TERMS Cash Sale

ZONING RS 1, Single Family Residential

FLOOD ZONE AE

VERIFICATION Orleans Parish Clerk of Court

SITE UNIT PRICE
(per Acre) $11,156.19 Per Acre

SITE DIMENSIONS 207.3' x 2,080' x

SITE SIZE (SF) 429,502 sf

SITE SIZE (ACRES) 9.86 acres

LEGAL
DESCRIPTION Farm No. B 13, Fifth District, Orleans Parish, Louisiana

COMMENTS This sale included a 9.86 acre parcel of wooded acreage. The listing agent
was unsure of wetlands but we did confirm the site to be in Flood Zone
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AE. The property is totally wooded with the exception of a clearing at the
front drive of the property. The property was listed for $139,000 when
it sold for $110,000, and had been on the over a year and a half. The
property was acquired for construction of a single family home.

CONFIRMATION Listing Agent, Ms. Jane Hicks (504) 439 1601
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Comparable Land Sale Number 4

Lafitte Larose Highway, Marrero, Louisiana 70072
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Comparable Land Sale Number 4

ADDRESS Lafitte Larose Highway, Marrero, Louisiana 70072

DATE December 7, 2012

RECORDATION Instrument Number 11257765

PARISH Jefferson

VENDOR The Roman Catholic Church of the Archdiocese of New Orleans

VENDEE David and Anna Jouandot

SALES PRICE $192,610.00

TERMS Cash Sale

ZONING R 1A, Single Family Residential District

VERIFICATION Jefferson Parish Clerk of Court

SITE UNIT PRICE (per Acre) $8,277.00 Per Acre

SITE SIZE (SF) 1,013,554 sf

SITE SIZE (ACRES) 23.27 acres

BOUNDING STREETS Just north of Destrehan Avenue

LEGAL DESCRIPTION Lower Estelle Plantation, Section 85, Township 14 South, Range
23 East, Southeastern District of Louisiana, Jefferson Parish,
State of Louisiana

COMMENTS The 23.268 acre cleared site is located just north of the
Destrehan Avenue intersection and had a 17 day bid period that
ended November 28, 2012. We confirmed with the agent
handling the bid, Mr. John Gilbert, that they received two bids
for the site.
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One bid was for the full offering price of $295,000, or $12,826
per acre to be improved with a church. He noted that the offer
was “flaky” and the deal fell through.

The other offer was for approximately $177,000, or $7,696 per
acre. The lower offer was made by the vendee to use as a single
family home site. Mr. Gilbert noted that he re approached the
low bidder about upping his bid and they agreed on an all cash
sales price of $196,210, or $8,278 per acre.

CONFIRMATION Listing Agent, Mr. John Gilbert (912) 547 4464
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Comparable Land Sale Number 5

660 Magnolia Ridge Road, Boutte, Louisiana 70039
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Comparable Land Sale Number 5

ADDRESS 660 Magnolia Ridge Road, Boutte, Louisiana 70039

DATE January 12, 2012

RECORDATION Instrument Number 379538

PARISH St. Charles

VENDOR Post Street, LLC

VENDEE Melissa Dutreix & Harris Matherne III

SALES PRICE $108,000.00

TERMS Conveyance

ZONING OL, Open Land District

VERIFICATION St. Charles Clerk of Court

SITE UNIT PRICE $6,125.92 Per Acre

SITE SIZE (ACRES) 17.63 acres

LEGAL DESCRIPTION A certain parcel of land, Township 14 South, Range 21 East, Magnolia
Meadows, Parish of St. Charles, State of Louisiana.

COMMENTS This property is a 17.63 acre tract of land situated along Magnolia Ridge
Road in a rural setting of St. Charles Parish. The site is irregular shaped and
fronts 546 along Magnolia Ridge Road. According to the listing, the
property had been listed for sale since July 2009 and was previously being
marketed at $150,000, or $8,508.22 per acre.

CONFRIMATION: Listing Agent
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Comparable Land Sale Number 6

An approximately 177.80 acre parcel of land located between Michoud and Bayou Sauvage
New Orleans, LA 70129 – “Tract 100”
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Comparable Land Sale Number 6

MCECO ID 25468

ADDRESS An approximately 177.80 acre parcel of land located
between Michoud and Bayou Savage
New Orleans, LA 70129 – “Tract 100”

DATE November 15, 2011

RECORDATION Notarial Archive Number 2011 42400

PARISH/COUNTY Orleans

VENDOR Little Pine Island Limited Partnership, A Partnership in
Commendam

VENDEE Orleans Levee District

SALES PRICE $800,000

TERMS/FINANCING Cash Sale

ZONING GPD General Planned District

FLOOD ZONE A1

VERIFICATION Orleans Parish Notarial Archives

SITE UNIT PRICE $4,499 per acre

SITE SIZE 177.80 acres / 7,744,968 SF

LEGAL DESCRIPTION Tract 100, Section 1, Township 11 South, Range 13 East,
Orleans Parish, State of Louisiana

COMMENTS The property consists of mainly low lying land and some
marsh. The property was acquired for borrow pit use related
to levee construction in New Orleans East.
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This is a sale to a government agency, which may attempt to
reflect market value; but can also bear elements of a taking
acquisition which sometimes results in an inflated indication
of value.

CONFIRMATION Orleans Notarial Archives and Conversation with
Representative of the Seller, Mr. John J. Cummings, III
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Comparable Land Listing A

East side of Michoud Boulevard, New Orleans, LA 70129

Subject
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Comparable Land Listing A

MCECO ID 25464

ADDRESS East side of Michoud Boulevard, New Orleans, LA 70129

DATE Current listing

PARISH/COUNTY Orleans

VENDOR The Roman Catholic Church of the Archdiocese of New
Orleans

VENDEE Current listing

SALES PRICE $100,000

TERMS/FINANCING Cash to Seller

ZONING S RD Suburban Two Family Residential

FLOOD ZONE A1

VERIFICATION Orleans Parish Notarial Archives

SITE UNIT PRICE $10,000 per acre

SITE SIZE 10.00 acres / 435,600 SF

LEGAL DESCRIPTION Lot 38 A, Third District of the City of New Orleans, Orleans
Parish, State of Louisiana

COMMENTS The listing broker, Richard Juge confirmed that there has
been limited to no interest in this offering. The land is low
lying wetlands and requires significant fill. According to
LACDB, the property has been listed for sale for multiple
years.

CONFIRMATION Listing Broker Mr. Richard Juge (504) 838 0001
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DISCUSSION OF COMPARABLE SALE ADJUSTMENTS

The comparable land sales included in the analysis of “Parcel 1” represent the most reliable
comparable data set on which to base a value conclusion for this portion of the subject tract. As
previously discussed, “Parcel 1” is a low lying and poorly located parcel of land with limited
prospects for near term development. Accordingly, we have selected comparable sales which
possess similar limitations on eventual land use.

Our data set is comprised of six (6) closed sales and one current listing across Michoud from the
subject. Of note in the data set is a 2011 sale of an approximately 177.80 acre tract sold by John
Cummings to the Orleans Levee Board for a price of $4,499 per acre. This sale, along with the
most recent sale (Sale #1) which closed at $2,926 per acre are the two most comparable sales in
our data set.

The indicators relied upon in this analysis represent pricing paid for sites limited to speculative
land holds and/or modest residential applications – which matches the highest and best use of the
subject’s “Parcel 1” site. The unadjusted range set by the indicators shows a low end of $2,926
per acre for a mixed zoning tract in the Waggaman area to a high end of $11,156 per acre for a
higher and dryer residential parcel located on the West Bank of Orleans Parish. The mean of the
unadjusted range set by all seven indicators is $7,042 per acre – a figure which is inflated by the
inclusion of Sale #3 and also Listing A (across the street from the subject). Of note regarding Listing
A is that the listing agent confirmed that the price is likely above what is achievable. Accordingly,
Listing A requires significant downward adjustment for its un sold status. Sale #1 is the best sale
in the data set. It is the most recent sale; it is very similar to “Parcel 1” in size and also in
topography (low lying land).

While the sales provide a fairly tight range of indicators from which to conclude a point of value
for the subject property, the sales do require adjustment for certain criteria. Find below a
discussion of the various reasons for adjustment as well as explanation of those adjustments
ultimately applied.

Typically, in the evaluation of comparable sales, conditions of sale is a criteria that can require
adjustment. In the case of the indicators utilized in this analysis, no one transaction really calls for
adjustment due to atypically motivated seller and/buyer motivations. Meaning, that none of the
prices represented by these indicators presents a significant deviation from market value and as
such, no adjustment for this consideration is necessary in this case.

As previously noted, Listing A is marketed at a price above what is likely achievable, as admitted
by the listing broker; and this listing requires downward adjustment for this consideration.
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Adjustment for market conditions presents an interesting question at this juncture. All six of the
sales closed within the past five years. As far as low grade land tracts are concerned, pricing has
generally remained fairly stagnant on parcels comparable to the subject. Thus, the six closed sales
do not demonstrate pricing comparisons that warrant adjustment.

The seven indicators provide a neatly bracketed size range with a low of 8.24 acres, a high of
177.80 acres and a mean of 47.46 acres. Regarding size, the sales compare generally well to the
subject site. No one size adjustment exceeds 15%, and overall the level of adjustment for size is
generally modest. The adjustments account for the impact of economies of scale, a force readily
apparent in the pricing of larger land acquisitions. Naturally, larger tracts ultimately call for more
significant overall price potential; but the impact on unit cost is usually readily apparent in the
comparison of comparable tract sales. Thus, those tracts that measure a smaller area to the
subject have been adjusted downward to account for the probability of higher per unit cost;
whereas the larger sales have been adjusted upward to account for the inverse.

Sale #1 requires no adjustment for size, and the remaining sales require positive or negative
adjustment amount to either 10 or 15% in adjustment.

The subject is favorably zoned with broad potential for land use provisions and ultimate
development possibilities. The zoning in place compares well to a heavy commercial or industrial
zoning classification. Those comparables with similar zoning to heavy commercial, mixed use
and/or industrial do not require adjustment in this analysis. The comparables that are either not
zoned, residentially zoned or zoned for conservation do require upward adjustment to account
for the greater flexibility in land uses afforded by the subject tract. That being said, our
adjustments for zoning are mollified toward lower overall adjustment for the following reasons:

1. A comparison of the pricing achieved by the commercially / industrially zoned tracts shows
only modestly higher pricing than the pricing indicated by the residential / conservation
zoned tracts.

2. The subject tract is over permitted – meaning most of the allowable uses are not financially
feasible, and may never become feasible at this location.

Sales #2, #3, #4, #5 and Listing A all require upward adjustment for zoning.

In order to develop a method for adjustment to the sales for considerations related to road
frontage and general accessibility, we have ranked the subject site against the comparables as
either average, good or excellent with respect to accessibility and road frontage related detail.
This ranking includes location related characteristics like proximity to the interstate and linkages
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in place that provide access and enhancement of the potential function of any one tract. With
due weighting for these considerations, we rank the subject as “average” – given the mainly the
longer distance of this tract to the interstate access in the neighborhood.

All six of the sales and the current listing compare equally to the subject with respect to
accessibility and no one indicator requires adjustment for this consideration.

For the most part, we have included comparable sales that share similar location related situs to
that of the subject – in this case only Sale #1 and Sale #3 require adjustment for location. Sale #1
is even more remotely located than the subject, and upward adjustment of 20% still only puts this
sale at an adjusted price per acre of $3,512. Conversely, Sale #3 is better located in a more
established residential neighborhood and this sale requires downward adjustment for location.

Final Reconciliation of Value – “Parcel 1”:
Following the application of previous explained adjustments, the adjusted range represents a
much tighter range of value. The adjusted range suggests a range with a low of $3,512 per acre,
a high end of $8,367 per acre, a mean of $6,134 per acre, a median of $5,820 per acre and a
standard deviation of $1,680 per acre.

In analyzing the adjusted data set, the two best sales are Sales #1 and #6, which indicate respective
adjusted pricing of $3,512 per acre and $4,949 per acre. Sale #6 is a government agency related
sale for development of a borrow pit, and these sales are not always indicative of market value –
in spite of attempts to do so. Sale #6 is located within the immediate subject neighborhood, and
Sale #1 is a recent and very similar sale reflective of the pricing potential of the subject property.
Sale #1 is a critical sale in this analysis, as this tract had very similar fill and development related
concerns to the subject site; but is presently permitted to support significant commercial and
residential development. The recent sale of Sale #1 is demonstrative of the irrelevance of
permitting on a site that physically and locationally is ultimately not suitable for development.
Accordingly, significant weight to Sale #1 is necessary in this analysis. With due consideration for
these two critical sales, we reconcile to a price per acre conclusion of $4,000.

With a total area of 65.35 acres and a value conclusion of $4,000 per acre, we reconcile to a final
value conclusion of $261,400.

AS IS Market Value – “Parcel 1” = $261,400
Rounded to: $260,000

INDICATION OF MARKET VALUE VIA LAND/SITE VALUATION – “Parcel 1”: $260,000
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FINAL RECONCILIATION

As was discussed within the , our land/site valuation is comprised of two
distinctly separate analyses duly aligned with the varying highest and best use and land uses
possible for both the subject “Main Site” and also the area of excess land known as “Parcel 1”.

The land/site valuation analysis of the “Main Site” is comprised of a total of ten (10) closed sales,
a current listing and also a pending offering within the immediate subject neighborhood. The
range of values indicated by the comparables offers a convincing and credible data set from which
to conclude an opinion of market value for the “Main Site”. Upon conclusion of the “AS IF vacant”
opinion of market value, it is of course necessary to deduct the costs associated with the significant
demolition and removal of all vertically obtrusive material, real property and personal property
on site. Given the highest and best use as a speculative land hold with future potential for
distribution or institutional / government use related applications, the existing improvements and
personal property will likely be viewed by any prospective purchaser as worthless. As such, we
have deducted the demolition costs plus associated management costs from the opinion of the
“AS IF vacant” market value of the “Main Site”. Again, given the net allocations accounted for in
the calculation of the respective net usable areas of the comparable sales, our per acre value call
is applicable only to the subject’s estimated net usable area at approximately 145.89 acres as
demonstrated in the below calculation. This process resulted in the following conclusion for the
subject’s “Main Site”:

“Main Site” Net Usable Acre Count at 145.89 x $30,000 per acre = $4,376,700
Less Demolition Cost Estimate (see attached addenda) = ($1,311,903)
Less Demolition Cost Impact Adjustment (See Report Page 7) = ($21,277)
Less Additional Project Management Fee at 3% = ($39,357)
AS IS Market Value = $3,004,163
Rounded to: $3,000,000

Regarding “Parcel 1”, we have researched and collected applicable sales of truly comparable land
with similar low lying topography situated in similarly un desirable and low demand areas of the
New Orleans metropolitan area. The applicable comparable data, as really strengthened by a
recent sale of a very similar tract in Waggaman, LA and a 2011 sale from within the immediate
subject neighborhood, provides strong support for a value conclusion of $4,000 per acre, which
results in a final AS IS market value conclusion as follows:

AS IS Market Value of “Parcel 1” as rounded to: $260,000

Thus, when combined together as one property, the subject property possesses an AS IS market
value in aggregate summed as follows:
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AS IS Market Value of the “Main Site” as rounded to: $3,000,000
AS IS Market Value of “Parcel 1” as rounded to: $260,000

Total AS IS Market Value $3,260,000

With a total of approximately 227 gross acres between both tracts, our value conclusion at
$3,260,000 results in a blended value conclusion that equates to approximately $14,300 per acre,
a blended or weighted indicator heavily impacted by the significantly lower per unit value
possessed by Parcel 1.

Thus, based on all of the preceding discourse, presented market data and analysis of the same, it
is our opinion that the AS IS Market Value of the Fee Simple Interest of the subject of this report,
including BOTH “The Main Site” and “Parcel 1”, and with due consideration for the significant cost
of demolition and removal of all personal and real property as weighted against any salvage value
of the property on site, as of June 29, 2016 is:

THREE MILLION TWO HUNDRED AND SIXTY THOUSAND DOLLARS AND NO/100*
($3,260,000)*

The Main Site: $3,000,000 (after deductions for demolition)
Parcel 1: $260,000



ASSUMPTIONS AND LIMITING CONDITIONS

This report is subject to the following conditions and to such specifications and limiting conditions
that also might be set forth 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 made a survey
of 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,
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 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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Curriculum Vitae of Peter M. McEnery, MAI, CRE

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

First Financial Bank, FSB, New Orleans, Louisiana – Banking Officer (1986 1988)

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

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

Brokerage/Development:
o The McEnery Company Incorporated brokerage and development interests

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

Banking:
o Managed Commercial REO Portfolio

Member – The Counselors of Real Estate ®, awarded designation of CRE
Member – The Appraisal Institute ®, awarded designation of MAI
Member – The National Association of Realtors ®

State of Louisiana Certified General Real Estate Appraiser No.: G 1102
State of Mississippi Certified General Real Estate Appraiser No.: GA 802
State of Alabama Certified General Real Property Appraiser No.: G00778
State of Florida Certified General Appraiser No.: RZ3357
State of Arkansas Certified General Appraiser No. CG3898
State of Texas Certified General Appraiser No.: 1380008

Louisiana Real Estate Broker License Broker No.: 23772
Mississippi Real Estate Broker License Broker No.: B17298
Alabama Real Estate Broker License Broker No.: 95787 0
Arkansas Real Estate Broker License Broker No.:PB00079104

Louisiana DOTD: Real Estate Agent Consultant Panel



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

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

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
USPAP – 2014 2015

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

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

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

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

Private individuals, corporate clients, institutional lenders, public jurisdictions
(References available upon request)





CURRICULUM VITAE
S. PARKERSON MCENERY, MAI

State of Louisiana Certified General Real Estate Appraiser #G1526
State of Mississippi Certified General Real Estate Appraiser #GA 900
State of Alabama Certified General Real Property Appraiser #G00878

The McEnery Company, New Orleans, Louisiana – Appraiser / Agent (November 2015)
The McEnery Company, New Orleans, Louisiana – Executive VP (April 2004 Present)
Murphy, McEnery and Company, LLC Regional Manager (May 2003 2009)
Murphy, McEnery and Company, LLC Staff Appraiser 2010

Commercial Real Estate Appraisal (13 Years of Experience) – All Property Types
Forensic Analysis:

o Consultation – feasibility studies
o Needs Analysis and Alternative Site Analysis assisting in the obtaining of a 404 Wetlands

Permit

Brokerage and Real Estate Development
o 2014 2015 Build to Suit Renovation: Gracious Bakery + Café Commissary

Procuring agent for residential and commercial real estate transactions in excess of $25 million,
with the most notable recent transactions including:

o 301 St. Charles Avenue, New Orleans, LA: Price $4.75 million / 8.28.2014
o Lake Vista Wren Street Condominium Site: Price $3.50 million / 10.6.2014
o 734 736 Union Street, New Orleans, LA: Price $2.00 million / 1.9.2015
o 2101 N. Highway 190, Covington, LA: Price: Not disclosed / 9.18.2015
o 3100 Ambassador Caffery, Lafayette, LA: Price: Not disclosed / 1.20.2016

Brokerage experience also includes sales and leasing activity related to

o Apartment Complexes
o Subdivision Development (lots sales and bulk acreage)
o Commercial Land
o Small scale industrial properties
o Office Leasing
o Retail Leasing
o Special Purpose Properties (i.e. marina, bed and breakfast)
o Historic and New Market Tax Credit Renovation Projects
o Office Building Sales

Member – The Appraisal Institute ®, awarded designation of MAI in 2014
State of Louisiana Certified General Real Estate Appraiser #G1526
State of Mississippi Certified General Real Estate Appraiser #GA 900



State of Alabama Certified General Real Property Appraiser #G00878
State of Louisiana Licensed Real Estate Agent
Managing Member: S. Parkerson Holdings, LLC
Member / Partner: Central St. Tammany Land Holding Company, LLC
Member / Partner: 7220 Earhart, LLC
National Association of Realtors
New Orleans Metropolitan Association of Realtors
Passed all 4 Modules of the Comprehensive Exam for MAI Designation on first attempt
Passed Demonstration of Knowledge Appraisal Report on first submittal
Member – Trinity Episcopal Church, New Orleans, LA

29th Judicial District Court: St. Charles Parish Judge Robert A. Chaisson, Eminent Domain Case
United States Bankruptcy Court: Southern District of Mississippi Judge Katharine M. Samson

Appraisal Institute – Chicago, Illinois – 2003 – Present

Scope of Work: Expanding Your Range of Services (New Orleans, Oct. 2003)
Appraising Convenience Stores (New Orleans, January 2005)

Course 110: Appraisal Principles (Austin, TX, January 2004)
Course 120: Appraisal Procedures (Plano, TX, March 2004)
Course 410: National USPAP Course (Plano, TX, March 2004)
Course 310: Basic Income Capitalization (Atlanta, GA, February 2005)
Course 330: Apartment Appraisal: Concepts and Applications (Online, July 2006)
Course 320: General Applications (Online, October 2006)
Course 520: Highest and Best Use and Market Analysis (Houston, TX, Oct. 2006)
Course 510: Advanced Income Capitalization (December 2007)
General Site Valuation and Cost Approach (Online, December 2008)
Course 530: Advanced Sales Comparison & Cost Approaches (Arlington, TX July 2009)
Course 405G: General Appraiser Report Writing & Case Studies (Houston, TX March 2010)
Course Advanced Concepts and Case Studies (Houston, TX 2011)
USPAP 2012 2013
USPAP 2014 2015
Demonstration Report Capstone Program (Louisville, KY 2014)

CCIM Institute – Chicago, Illinois – 2006 – Present

CCIM Calculator Course: (Memphis, TN, July 2006)
CCIM – CI Intro Course: (Memphis, TN, July 2006)

Rhodes College – Memphis, Tennessee
College of Arts and Sciences, Bachelor of Arts Degree – 2003
Major: History; Minor: Business



Real Estate Related Courses:
o Finance
o Financial Accounting

Franklin Road Academy – Nashville, Tennessee (High School Diploma – 1998)

Birthday: January 13, 1980
Birthplace: New Orleans, Louisiana
parke@mceneryco.com

Website Profile http://www.mceneryco.com/parke mcenery/

Whitney Bank Weyerhaeuser Company
United States Department of the Interior Hancock Bank
Iberia Bank J. P. Morgan Chase Bank
Fidelity Homestead Bank First NBC Bank
Coastal Commerce Bank Adams & Reese, LLP
Teche Federal Bank Trustmark National Bank
Capital One Bank Gulf Coast Bank & Trust
BBVA Compass Bank First National Bank USA
French Market Corporation Resource Bank
Regions Bank Stone PigmanWalther Wittman
Real Estate Matrix, LLC BizCapital BIDCO II, LLC
State Investors Bank The Citizens Bank (MS)
Citizens Bank and Trust (Covington) Citizens Bank and Trust (Baton Rouge)
FOCUS Valuation Advisors Home Bank
Charter Bank (MS) First Community Bank
Coastal Commerce Bank Metairie Bank and Trust
American Business Lending Liberty Self Storage / Bennett Brothers



New Orleans Centre Downtown New Orleans
Bender Shipbuilding and Repair Yards Port of Mobile, Alabama
Ace Machine & Fabrication Portfolio South Central Louisiana
Monroe Motor Speedway Monroe, Louisiana
Proposed Stephen’s Garage Apartment Project Downtown New Orleans
Proposed Marigny Lofts Apartment Project New Orleans, Louisiana
The Rouzan – Traditional Neighborhood Development Baton Rouge, Louisiana
The Maritime Building Downtown New Orleans
Delta National Wildlife Refuge Coastal Louisiana
Inn by the Sea Pass Christian, Mississippi
Lindy Boggs / Mercy Hospital Site St. Margaret's New Orleans, Louisiana
New Orleans Exchange Centre / Chevron Building Downtown New Orleans
Bossier Towne Center Bossier City, Louisiana
Domain Companies Land Acquisitions Downtown New Orleans
Crossroads Psychiatric Hospital Alexandria, Louisiana
CEMUS – Deep waterfront Industrial Tract Baton Rouge, Louisiana
Highland Community Hospital Medical Buildings Picayune, Mississippi
Parkside Plaza Retail Center Laurel, Mississippi
Hub City Lofts – Proposed Apartment Project Hattiesburg, Mississippi
Big Branch National Wildlife Refuge St. Tammany Parish, Louisiana
Tipitina’s New Orleans, Louisiana
Land between the Lakes – 21 ½ Miles of Shoreline Lake Martin, Alabama
Riverview Plaza Office Tower Downtown Mobile, Alabama
City View Condos Downtown Jackson, Mississippi
Mobile Press Register Headquarters Mobile, Alabama
The Plaza Tower New Orleans, Louisiana





Legal Description

Parcel 1 (Lot 13 B5A) Tax Bill Number 39W909544

A CERTAIN PARCEL OF LAND together with all improvements thereon, situated in Township 11
South, Range 13 East, Section 1 in the THIRD DISTRICT of the City of New Orleans, State of
Louisiana which said 13 B5A was created pursuant to resubdivision of 13 B5 per plan by W/E
Professional Surveys dated July 20, 1999, and adopted by the City Planning Commission under
Docket No. 70/99 and being more fully described as follows:

Commencing at NGS Monument 36A 002 (LDH) having Louisiana Coordinate System of
1983 position of X=3,726,932.32 and Y=576,014.17 thence S 35°12'12" W 4626.46 feet to
the point of intersection of the southerly line of Parcel 13 B3 with the easterly line of
Interstate Highway 10 and the Point of Beginning;

Thence S 37°03'40" W along said easterly line of Interstate Highway 10, 1304.28 feet (1304.04
record) to the Point of Curvature of a Non tangent curve concave to the right;

Thence continuing along said easterly line of Interstate Highway 10, along said Non tangent
curve having a radius of 3014.90 feet, a chord S 39°21'38" W, 241.92 feet, a distance of 241.98
feet (239.76 feet record) to the intersection with the northerly line of Parcel J2 D 2;

Thence along said northerly line of Parcel J2 D 2, S 52°55'46" E 573.89 feet (572.81 feet
record) to a point;

Thence continuing along easterly line of Parcel J2 D 2, S 5°42'27" E 247.40 feet (250.23 feet
record) to the point of intersection with the northerly line of Oak Island II, Phase 1 Section A
subdivision;

Thence along the northerly and easterly lines of said Oak Island II, Phase I Section A
subdivision for the next seven (7) courses:

N 84°17'33" E 105.65 feet (105.00 feet record);

Thence N 5°42'27" W 2.04 feet;

Thence N 84° 17'33" E 159.00 feet;

Thence S 5°42'27" E 105.00 feet;

Thence N 84° 17'33" E 10.00 feet;

Thence S 5°42'27" E 699.91 feet;

Thence S 76°21'25" E 481.52 feet (481.65 feet record) to the curved westerly line of Michoud
Boulevard;

Thence along said curved westerly line of Michoud Boulevard concave to the right having a
radius of 5335.00 feet a chord N 24°45'01" E, 1782.92 feet, a distance 1791.32 feet to the
point of intersection with the southerly line of Parcel 13 B5B;

Thence along the southerly line of said Parcel 13 B5B, N 53°20'10" W 212.26 feet to a
point;



Thence along the westerly line of said Parcel 13 B5B, N 36°39'50" E 207.98 feet to the point
of intersection with the southerly line of Parcel 13 B2;

Thence along said southerly lines of Parcel 13 B2 and Parcel 13 B3, N 53°20'10" W
1327.02 feet to intersection with the easterly line of Interstate Highway 10 and THE
POINT OF BEGINNING.

Bearings are Lambert Grid Meridian based on NGS Monuments 36A 001 (LDH) and 36A 002
(LDH).

The above described parcel contains 65.3548 acres, and is all and more fully shown on the Map of
ALTA/ACSM Land Title Survey of Lot 13 B5A by Wink, Incorporated, certified correct by Hugh
McCurdy III, dated July 19, 2002, amended August 9, 2002, bearing Job No. 102380.00 and
Drawing No. 380 02 4.

Parcel 2 (Lot J2 D 1) Tax Bill Number 39W019511

A CERTAIN PARCEL OF LAND together with all improvements thereon, situated in Township 11
South, Range 13 East, Sections 1 and 30 in the THIRD DISTRICT of the City of New Orleans,
State of Louisiana, which said J2 D 1 was created pursuant to resubdivision of Lot J2 D per
plan by W/E Professional Surveys dated August 18, 1998 and adopted by the City Planning
Commission under Subdivision Docket No. 83/98, and being more fully described as follows:

Commencing at U.S.N.G.S. Station 36A002 having a Louisiana State Plane South Zone
coordinate of X=3,726,932.32 Y=576,014.17 (1983 NAD) or X=2,446,130.22 Y=515,307.02
(1927 NAD), thence S 36°15'41" W a distance of 7200.97 feet to the point of intersection
of the line between Section 1 and Section 30 (also known as the Michoud Line) with the
southerly line of Interstate Highway 10; Thence along the southerly line of Interstate
Highway 10 for the next four courses; N 30°05'06" E a distance of 223.36 feet to a point;
N 53°20'27" E a distance of 184.48 feet to a point; N 37°14'40" E a distance of 499.12
feet to the point of nontangent curve concave to the left; Along said nontangent curve
concave to the left having a radius of 3014.90 feet and a chord of N 42°55'27" E 133.03
feet, a distance of 133.04 feet to the northwest corner of Lot 13 B5A; Thence leaving the
southerly line of Interstate Highway 10 and following the westerly line of 13 B5A, S
52°55'46" E a distance of 573.89 feet to a point; Thence S 5°42'27" E, along the westerly
line of Lot 13 B5A and Oak Island II Phase 1 Section A, a distance of 885.00 feet to the
northeast corner of Lot JZL; Thence S 84°17'33" W, along the northerly line of Lot JZL, a
distance of 590.00 feet to the POINT OF BEGINNING;

Thence S 5°42'27" E, along the northerly line of Lot JZL, a distance of 650.00 feet to a
corner;

Thence continuing along the northerly line of Lot JZL, S 84°17'33" W a distance of 992.36 feet
to the point of intersection with the easterly line of Interstate Highway 10;



Thence N 12°21'00" E, along the easterly line of Interstate Highway 10, a distance of 683.67
feet to a point;

Thence N 84°17'33" E a distance of 780.44 feet to the POINT OF BEGINNING.

Lot J2 D 1 contains 13.2268 acres and is all and more fully shown on the Map of ALTA/ACSM
Land Title Survey of Lot J2 D 1 by Wink Incorporated, certified correct by Hugh McCurdy III,
dated July 19, 2002, amended August 9, 2002, bearing Job No. 102380.00 and Drawing No.
380 02 3.

Parcel 3 (Lot JZL) Tax Bill Number 39W965110

A CERTAIN PARCEL OF LAND together with all improvements thereon, and all of the rights,
ways, privileges, servitudes, appurtenances, and advantages thereunto belonging or in
otherwise appertaining, situated in Township 11 South, Range 13 East, Sections 1, 30 and 31
in the THIRD DISTRICT of the City of New Orleans, State of Louisiana, which said JZL was
created pursuant to resubdivision of portions of Lots EX, J2, ENT 1 (which is a portion of the
former Entergy Tract), and a portion of Louisiana DOTD Parcel 11 02 and being more fully
described as follows:

Commencing at U.S.N.G.S. Station 36A002 having a Louisiana State Plane South Zone
coordinate of X=3,726,932.32 Y=576,014.17 (1983 NAD) or X=2,446,130.22 Y=515,307.02
(1927 NAD), thence S 36°15'41" W a distance of 7200.97 feet to the point of intersection
of the line between Section 1 and Section 30 (also known as the Michoud Line) with the
southerly line of Interstate Highway 10; Thence along the southerly line of Interstate
Highway 10 for the next four courses; N 30°05'06" E a distance of 223.36 feet to a point;
N 53°20'27" E a distance of 184.48 feet to a point; N 37°14'40" E a distance of 499.12 feet
to the point of nontangent curve concave to the left; Along said nontangent curve concave
to the left having a radius of 3014.90 feet and a chord of N 42°55'27" E 133.03 feet, a
distance of 133.04 feet to the northwest corner of Lot 13 B5A; Thence leaving the
southerly line of Interstate Highway 10 and following the westerly line of Lot 13 B5A, S
52°55'46" E a distance of 573.89 feet to a point; Thence S 5°42'27" E, along the westerly
line of Lot 13 B5A and Oak Island II Phase I Section A, a distance of 885.00 feet to the POINT
OF BEGINNING;

Thence S 84°17'33" W a distance of 590.00 feet to a point;

Thence S 5°42'27" E a distance of 650.00 feet to a point;

Thence S 84°17'33" W a distance of 992.36 feet to the point of intersection with the easterly
line of Interstate Highway 10;

Thence S 12°21'00" W, along the easterly line of Interstate Highway 10, a distance of 520.14
feet to a point;

Thence S 8°58'44" W a distance of 481.50 feet to the point of intersection with the easterly
right of way line of the Dwyer levee and canal;



Thence S 84°24'40" W a distance of 54.75 feet to the point of intersection with the easterly
line of Interstate Highway 510;

Thence along the easterly line of Interstate Highway 510 for the next four courses;

S 2°04'05" W a distance of 262.60 feet to the point of nontangent curve concave to the left;

Along said nontangent curve concave to the left having a radius of 5549.58 feet and a chord
of S 2°51'12" E 530.37 feet, a distance of 530.57 feet to a point;

S 84°24'28" W a distance of 14.91 feet to a point;

S 5°35'32" E a distance of 1300.72 feet to a point;

Thence N 84°17'33" E a distance of 1347.46 feet to a point;

Thence S 4°17'33" W a distance of 320.00 feet to a point;

Thence S 40°00'00" E a distance of 280.67 feet to the point of intersection with the northerly
line of Lake Forest Boulevard;

Thence N 50°00'00" E, along the northerly line of Lake Forest Boulevard a distance of 128.34
feet to a point;

Thence continuing along the northerly line of Lake Forest Boulevard, N 45°21'57" E a distance
of 21.73 feet to a point;

Thence N 40°00'00" W a distance of 217.86 feet to a point;

Thence N 4°17'33" E a distance of 370.00 feet to a point;

Thence N 9°17'33" E a distance of 330.00 feet to a point;

Thence N 84°17'33" E a distance of 400.00 feet to the point of intersection with the westerly
line of Lot 25A 2;

Thence N 5°42'27" W, along the westerly line of Lots 25A 2, 13 B4A, 13 B4B, 13 B4C, and Oak
Island II Phase 1, a distance of 3298.69 feet to the POINT OF BEGINNING.

Lot JZL contains 139.9462 acres and is all and more fully shown on the Map of ALTA/ACSM Land
Title Survey of Lot JZL & Lot 13 B4 B, by Wink, Incorporated, certified correct by Hugh McCurdy
III, dated July 19, 2002, amended August 9, 2002, bearing Job No. 102380.00 and Drawing No.
380 02 1.



Parcel 4 (Lot J2 B) Tax Bill Number 39W019508

A CERTAIN PARCEL OF LAND together with all improvements thereon, situated in Township 11
South, Range 13 East, Section 1 in the THIRD DISTRICT of the City of New Orleans, State of
Louisiana which said J2 B was created pursuant to resubdivision of Lots EX, J2, ENT 1, and
DOTD Parcel 11 02 per plan by W/E Professional Surveys last dated May 1, 1998, and adopted
by the City Planning Commission under Subdivision Docket No. 15/98 and being more fully
described as follows:

Commencing at U.S.N.G.S. Station 36A002 having a Louisiana State Plane South Zone
coordinate of X=3,726,932.32 Y=576,014.17 (1983 NAD) or X=2,446,130.22 Y=515,307.02
(1927 NAD), thence S 36°15'41" W a distance of 7200.97 feet to the point of intersection
of the line between Section 1 and Section 30 (also known as the Michoud Line) with the
southerly line of Interstate Highway 10; Thence along the southerly line of Interstate
Highway 10 for the next four courses; N 30°05'06" E a distance of 223.36 feet to a point;
N 53°20'27" E a distance of 184.48 feet to a point; N 37°14'40" E a distance of 499.12
feet to the point of nontangent curve concave to the left; Along said nontangent curve
concave to the left having a radius of 3014.90 feet and a chord of N 42°55'27" E 133.03
feet, a distance of 133.04 feet to the northwest corner of Lot 13 B5A; Thence leaving the
southerly line of Interstate Highway 10 and following the westerly line of Lot 13 B5A, S
52°55'46" E a distance of 573.89 feet to a point; Thence S 5°42'27" E, along the westerly
line of Lot 13 B5A, Oak Island II Phase 1 Section A, and Lots 13 B4C, 13 B4B, 13 B4A, and
25A 2, a distance of 4183.69 feet to the POINT OF BEGINNING;

Thence S 84°17'33" W a distance of 400.00 feet to a point;

Thence S 9°17'33" W a distance of 330.00 feet to a point;

Thence S 4°17'33" W a distance of 370.00 feet to a point;

Thence S 40°00'00" E a distance of 217.86 feet to the point of intersection with the northerly
line of Lake Forest Boulevard;

Thence N 45°21'57" E, along the northerly line of Lake Forest Boulevard, a distance of 332.83
feet to the point of nontangent curve concave to the right;

Thence along said nontangent curve concave to the right having a radius of 1995.33 feet
and a chord of N 55°03'43"E 192.50 feet, a distance of 192.57 feet to southwest corner of
Lot 25A 2;

Thence N 5°42'27" W, along the westerly line of Lot 25A 2, a distance of 560.00 feet to the
POINT OF BEGINNING.

Lot J2 B contains 7.9703 acres and is all and more fully shown on the Map of ALTA/ACSM
Land Title Survey of Lot J2 B by Wink, Incorporated, certified correct by Hugh McCurdy III,
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dated July 19, 2002, amended August 9, 2002, bearing Job No. 102380.00 and Drawing No.
38 002 2.

Parcel 5 (Lot 13B4B) Tax Bill Number 39W909542

A CERTAIN PARCEL OF LAND together with all improvements thereon, and all of the rights, ways,
privileges, servitudes, appurtenances, and advantages thereunto belonging or in otherwise
appertaining, situated in Township 11 South, Range 13 East, Section 1 in the THIRD DISTRICT of
the City of New Orleans, State of Louisiana and being more fully described as follows:

Commencing at U.S.N.G.S. Station 36A002 having a Louisiana State Plane South Zone
coordinate of X=3,726,932.32 Y=576,014.17 (1983 NAD) or X=2,446,130.22 Y=515,307.02
(1927 NAD), thence S 36°15'41" W a distance of 7200.97 feet to the point of intersection
of the line between Section 1 and Section 30 (also known as the Michoud Line) with the
southerly line of Interstate Highway 10; Thence along the southerly line of Interstate
Highway 10 for the next four courses; N 30°05'06" E a distance of 223.36 feet to a point;
N 53°20'27" E a distance of 184.48 feet to a point; N 37°14'40" E a distance of 499.12 feet
to the point of nontangent curve concave to the left; Along said nontangent curve concave
to the left having a radius of 3014.90 feet and a chord of N 42°55'27" E 133.03 feet, a
distance of 133.04 feet to the northwest corner of Lot 13 B5A; Thence leaving the
southerly line of Interstate Highway 10 and following the westerly line of Lot 13 B5A, S
52°55'46" E a distance of 573.89 feet to a point; Thence S 5°42'27" E, along the westerly
line of Lot 13 B5A, Oak Island II Phase 1 Section A, and Lot 13 B4C, a distance of 3064.60
feet to the southwest corner of Lot 13 B4C and the POINT OF BEGINNING;

Thence N 84°17'33" E, along the southerly line of Lot 13 B4C, a distance of 380.17 feet to
the point of intersection with the westerly line of Michoud Boulevard;

Thence along the curved westerly line of Michoud Boulevard concave to the left having a radius
of 5335.00 feet and a chord of S 5°28'33" E 43.14 feet, a distance of 43.15 feet to the point of
tangency;

Thence continuing along the westerly line of Michoud Boulevard S 5°42'27" E a distance of
56.85 feet to the point of intersection with the northerly line of Lot 13 B4A;

Thence S 84°17'33" W, along the northerly line of Lot 13 B4A, a distance of 380.00 feet to the
northwest corner of Lot 13 B4A;

Thence N 5°42'27" W, along the westerly line of Lot JZL (former Lot EX) a distance of 100.00
feet to the POINT OF BEGINNING

Lot 13 B4B contains 0.8724 acres and is all and more fully shown on the Map of ALTA/ACSM
Land Title Survey of Lot JZL & Lot 13 B4B, by Wink, Incorporated, certified correct by Hugh



McCurdy III, dated July 19, 2002, amended August 9, 2002, bearing Job No. 102380.00 and
Drawing No. 380 02 1.
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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. 13th ed. Chicago: Appraisal Institute,
2008. Print.
Appraisal Institute. 5th ed. 2010. Print.

Band of Investment
A technique in which the capitalization rates
attributable to components of a capital
investment are weighted and combined to
derive a weighted average rate attributable
to the total investment. (Dictionary, 5th
Edition)

Common Area
1. The total area within a property that is

not designed for sale or rental but is
available for common use by all owners,
tenants, or their invitees, e.g., parking
and its appurtenances, malls, sidewalks,
landscaped areas, recreation areas,
public toilets, truck and service facilities.

2. In a shopping center, the walkways and
areas onto which the stores face and
which conduct the flow of customer
traffic. (ICSC) (Dictionary, 5th 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.

CAM can be a line item expense for a
group of items that can include
maintenance of the parking lot and
landscaped areas and sometimes the
exterior walls of the buildings.

CAM can refer to all operating
expenses.
CAM can refer to the reimbursement
by the tenant to the landlord for all
expenses reimbursable under the
lease. Sometimes reimbursements
have what is called an administrative
load. An example would be a 15%
addition to total operating expenses,
which are then prorated among
tenants. The administrative load, also
called an administrative and
marketing fee, can be a substitute for
or an addition to a management fee.

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.

The area maintained in common by all
tenants, such as parking lots and
common passages. The area is often
defined in the lease and may or may not
include all physical area to be paid for by
all tenants. Items charged to common
area maintenance may include cleaning
services, parking lot sweeping and
maintenances, snow removal, security,
and upkeep. (ICSC) (Dictionary, 5th
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 indicates a greater
ability for a property to withstand a
downturn in revenue, providing an improved
safety margin for a lender. (Dictionary, 5th
Edition)

Discount Rate
A yield rate used to convert future payments
or receipts into present value; usually
considered to be a synonym for yield rate.
(Dictionary, 5th 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, 5th Edition)

Effective Date
1. The date on which the analyses, opinion,

and advice in an appraisal, review, or
consulting service apply.

2. In a lease document, the date upon which
the lease goes into effect. (Dictionary, 5th
Edition)

Exposure Time
1. The time a property remains on the

market.
2. The estimated length of time the

property interest being appraised would
have been offered on the market prior to
the hypothetical consummation of a sale
at market value on the effective date of
the appraisal; a retrospective estimate
based on an analysis of past events

assuming a competitive and open
market. (Dictionary, 5th Edition)

Excess Land
Land that is not needed to serve or support
the existing improvement. 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 5th Edition)

External Obsolescence
An element of depreciation; a diminution in
value caused by negative externalities and
generally incurable on the part of the owner,
landlord, tenant. (Dictionary, 5th Edition)

Extraordinary Assumption
An assumption, directly related to a specific
assignment, which, if found to be false, could
alter the appraiser’s opinions or conclusions.
Extraordinary assumptions presume as fact
otherwise uncertain information about
physical, legal, or economic characteristics of
the subject property; or about conditions
external to the property such as market
conditions or trends; or about the integrity of
data used in an analysis. (USPAP, 2014 2015
ed.) (Dictionary, 5th 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, 5th Edition)

Functional Obsolescence
The impairment of functional capacity of a
property according to market tastes and
standards. (Dictionary, 5th Edition)



Functional Utility
The ability of a property or building to be
useful and o 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. (The Appraisal of Real
Estate, 13th Edition)
Going Concern Value
1. The market value of all the tangible and
intangible assets of an established and
operating business with an indefinite life, as
if sold in more accurately termed
the

2. The value of an operating business
enterprise. Goodwill may be separately
measured but is an integral component of
going concern value when it exists and is
recognizable. (Dictionary, 5th Edition)

Gross Building Area (GBA)
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 region.
(Dictionary, 5th 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, 5th Edition)

Highest & Best Use
The reasonably probable and legal use of
vacant land or an improved property that is
physically possible, appropriately supported,
financially feasible, and that results in the
highest value. The four criteria the highest

and best use must meet are legal
permissibility, physical possibility, financial
feasibility, and maximum productivity.
Alternatively, the probable use of land or
improved property—specific with respect to
the user and timing of the use—that is
adequately supported and results in the
highest present value. (Dictionary, 5th
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
That which is contrary to what exists but is
supposed for the purpose of analysis.
Hypothetical conditions assume conditions
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. (Dictionary, 5th Edition)

Investment Value



The value of a property interest 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 (Dictionary, 5th Edition)

Leased Fee Interest
A freehold (ownership interest) where the
possessory interest has been granted to
another party by creation of a contractual
landlord tenant relationship (i.e., a lease).
(Dictionary, 5th Edition)

Leasehold Interest
The tenant’s possessory interest created by a
lease. (Dictionary, 5th Edition)

Market Area
The area associated with a subject property
that contains its direct competition.
(Dictionary, 5th Edition)

Market Rent
The most probably rent that a property
should bring is 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
(TIs). (Dictionary, 5th Edition)

Market Value
The major focus of most real property
appraisal assignments. Both economic and
legal definitions of market value have been
developed and refined.

1. The most widely accepted components of
market value are incorporated in the
following definition: The most probable

price that the specified property interest
should sell for in a competitive market
after a reasonable exposure time, as of a
specified date, in cash, or in terms
equivalent to cash, under all conditions
requisite to a fair sale, with the buyer and
seller each acting prudently,
knowledgeably, for self interest, and
assuming that neither is under 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 definition of
the term identified by the appraiser as
applicable in an appraisal. (USPAP, 2014
2015 ed.) USPAP also requires that
certain items be included in every
appraisal report. Among these items, the
following are directly related to the
definition of market value:

Identification of the specific property
rights to be appraised.
Statement of the effective date of the
value opinion.
Specification as to whether cash,
terms equivalent to cash, or other
precisely described financing terms
are assumed as the basis of the
appraisal.
If the appraisal is conditioned upon
financing or other terms, specification
as to whether the financing or terms
are at, below, or above market
interest rates and/or contain unusual
conditions or incentives. The terms of
above—or below—market interest
rates and/or other special incentives
must be clearly set forth; their



contribution to, or negative influence
on, value must be described and
estimated; and the market data
supporting the opinion of value must
be described and explained.

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

Buyer and seller are typically
motivated;
Both parties are well informed or well
advised, and acting in what they
consider their best interests;
A reasonable time is allowed for
exposure in the open market;

Payment is made in terms of cash in
U.S. dollars or in terms of financial
arrangements comparable thereto;
and
The price represents the normal
consideration for the property sold
unaffected by special or creative
financing or sales concessions
granted by anyone associated with
the sale. (12 C.F.R. Part 34.42(g); 55
Federal Register 34696, August 24,
1990, as amended at 57 Federal
Register 12202, April 9, 1992; 59
Federal Register 29499, June 7, 1994)

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

5. 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, 5th
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 the appraisal. Marketing
time differs from exposure time, which is
always presumed to precede the effective
date of an appraisal. (Advisory Opinion 7 of
the 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, 5th 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. (Dictionary, 5th
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, 5th
Edition)

Parking Ratio
A ratio of parking area or parking spaces to
an economic or physical unit of comparison.
Minimum required parking ratios of various
land uses are often stated in zoning
ordinances. (Dictionary, 5th 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, 5th 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, 5th Edition)

Replacement Cost
The estimated cost to construct, at current
prices as of the effective appraisal date, a
substitute for the building being appraised,
using modern materials and current
standards, design, and layout. (Dictionary,
5th Edition)

Retrospective Value Opinion
A value opinion effective as of a specified
historical date. The term 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, 5th Edition)

Scope of Work
The type and extent of research and analyses
in an assignment. (Dictionary, 5th Edition)

Stabilized Occupancy



An expression of the expected occupancy of
a property in its particular market
considering current and forecasted supply
and demand, assuming it is priced at market
rent. (Dictionary, 5th Edition)

Surplus Land
Land that is not currently needed to support
the existing improvement but cannot be
separated from the property and sold off.
Surplus land does not have an independent
highest and best use and may or may not
contribute value to the improved parcel.
(Dictionary 5th Edition)

Tenant Improvements (TIs)
1. Fixed improvements to the land or

structures installed and paid for use by a
lessee.

2. The original installation of finished tenant
space in a construction project; subject to
periodic change for succeeding tenants.
(Dictionary, 5th Edition)

Vacancy and Collection Loss
A deduction from potential gross income
(PGI) made to reflect income reductions due
to vacancies, tenant turnover, and non
payment of rent; also called vacancy and
credit loss or vacancy and contingency loss.
Often vacancy and collection loss is
expressed as a percentage of potential gross
income and should reflect the competitive
market. Its treatment can differ according to
the interest being appraised, property type,
capitalization method, and whether the
property is at stabilized occupancy.
(Dictionary, 5th Edition)


