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PROJECT SUMMARY

According to Act 887 of 1987 and the rules and regulations promulgated thereto,
whenever an Agency of the State declares immovable property to be nonessential
to the efficient operation of the agency, the property shall be transferred to the
Division of Administration. The State Land Office is directed to prepare a Land
Management Evaluation Report setting forth recommendations for best use or
disposal of the property.

The purpose of this Land Management Evaluation Report is to evaluate
information particular to surplus property belonging to the State of Louisiana
and establish recommendations for the property that will be most beneficial to
the State of Louisiana.

The subject is an 8.0 acre site (more or less) with buildings having 59,189 square
feet of gross building area. The site improvements include 242 parking spaces
located at 4615 Government Street, Baton Rouge, La. East Baton Rouge Parish.



Appraiser David E. Lakvold, MAI, SRA

The subject property was inspected and appraised by David E. Lakvold, with (The
Lakvold Group, LLC) for the purpose of reporting an opinion of its estimated Market
Value as of Janvary 24, 2019.

Definition of Market Value

The following definition of market value used by agencies that regulate federally insured
financial institutions in the United States:

The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:

1. Buyer and seller are typically motivated;

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

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

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

5. The price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale.

(12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register
12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994)

The subjects’ estimated market value is $4,255,000.00

LN VAl e e e e e e e e ne e ssaen $855.,000.00
Building Valte .....cco. e ceee e snnsesraeenaeaesseessas e s nas e s anasmneean $3,400,000.00
Total Market Value of Subject PrOPerty.......cocveeeeverververnsvessesrrnssmseesns $4,255,000,000 @

Accordingly, the total estimated market value of the subject property, in “as is”
condition, as of January 24, 2019 (Four Million, Two Hundred Fifty - Five Thousand
Dollars)

($4,255,000.00)
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SITE DATA:

1)

3)

4)

5.)

Location:

4615 Govemnment Street, Baton Rouge, La. East Baton Rouge Parish

Access:
Government Street

Exhibit “A” Legal Description & Survey

Mounicipal Address:

4615 Government Street, Louisiana

Acquisition:

Price: $372,687.00

Date: December 1, 1990

Vendor: Office Facilities Corp.

Vendee: State of Lowsiana Division of Administration

Estimated Value: $372,687.00



CORRELATION AND RECOMMENDATIONS

The following recommendation is proffered for management or disposition of the
subject property a (8.0) acres (more or less) site located off Government Street, Baton
Rouge, Louisiana, in East Baton Rouge Parish.

LA. Offer back to the original vendor or his successors in title, for the fair market valoe
(RS 41:1338), unless the acquisition by the State otherwise stipulates.

1.) In the event the original grantor declines the purchase at market price, sell the
subject property by Public Bid. RS 41:134 (A)

2.) When the Division of Administration/State ILand Office determines that the
disposition of state owned immovable property by sheriff sale is not in the
best interest of the state, the State Land Office may conduct such a sale by
ufilizing sealed bids. RS 41:134 (D)

3.) In lieu of public auction or sealed bids and when it is in the best interest of the
state, the division may contract under the rules and regulations adopted by the
division for the services of a licensed real estate broker to conduct the sale of
the property. RS 41:140 (2)

I recommend a minimum offer/bid of $4,255,000.00. This sale would
rid the state of all liability.
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Mr. Jonathan Robillard, Public Land Administrator
Division of Administration, Office of Facility Planning
1201 North Third Street
Suite G-224 of the Claiborne Building
Baton Rouge, Louisiana 70804

A Real Estate Appraisal Report

Re: An Appraisal Report being the valuation of a property addressed at 4615 Government
Street in Baton Rouge, Louisiana

Client and Intended User: Division of Administration, Office of Facility Planning

Owner: Division of Administration, Office of Facility Planning

Client Number: Site Code: 2-17-105  State ID: S09674 & S09675

Lakvold Group File Number: 2019-3435

28 The Lakvold Group, LLC

Commercial Real Estate Appraisers and Consultants
4520 Jamestown Avenue, Suite 1

Baton Rouge, Louisiana 70808
Tel: (225) 248-9984 Fax: (225) 248-9986

www.thelakvoldgroup.com




The Lakvold Group, LLC

Commercial Real Estate Appraisers and Consultants

4520 Jamestown Avenue, Suite 1
Baton Rouge, Louisiana 70808
Tel: (225) 248-9984 Fax: (225) 248-9986

www.thelakvoldgroup.com

\bipratsal Appeatsal
" Tnstitcie < F Institule
David E Lakvold, MAI, SRA /vaisea® Angela Lemoine-Lakvold, MAI, SRA /wiisia,
Louisiana State Certified General Real Estate Appraiser #G0343 Louisiana State Certified General Real Estate Appraiser #G0575

February 1, 2019

Mr. Jonathan Robillard, Public Land Administrator
Division of Administration, Office of Facility Planning
1201 North Third Street

Suite G-224 of the Claiborne Building

Baton Rouge, Louisiana 70804

Re: An Appraisal Report being the valuation of a property addressed at 4615 Government
Street in Baton Rouge, Louisiana

Client and Intended User: Division of Administration, Office of Facility Planning

Owner: Division of Administration, Office of Facility Planning

Client Number: Site Code: 2-17-105  State ID: S09674 & S09675

Lakvold Group File Number: 2019-3435

Dear Mr. Robillard:

Pursuant to your request, 1 have visited a property addressed at 4615 Government Street in Baton
Rouge, Louisiana for the purpose of estimating the fee simple, ‘as is’ market value. I present the
following Appraisal Report for your approval. Should you have any questions or comments;

please contact me at your convenience.

[ hereby certify that I have physically viewed the site, site improvements, and the exterior and
interior of each building. This report is the sole and exclusive property of The Lakvold Group,
LLC. Division of Administration, Office of Facility Planning is the only authorized user of this
report. No other use or user is authorized or permitted without the expressed written consent of
The Lakvold Group, LLC. Any extraordinary assumptions or hypothetical conditions used to

complete this report are cited in detail in the Scope of Work section of this report.



Division of Administration, Office of Facility Planning The Lakvold Group, LL.C

Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 2

The 341,349+ square foot site fronts on the north side of Government Street, west of the South
Foster Drive and Government Street intersection. A portion of the site is improved with two,
two-story office buildings. The buildings have 59,189 square feet of gross building area. The site
improvements include 242 parking spaces. The building and site improvements were in

marketable on the date of inspection.

The buildings are physically similar to the supply of offices in the general market area. The
design and layout are functional as general office. The rear portion of the site is undeveloped and
is considered excess land. To complete the valuation it was necessary to divide the site into two

hypothetical parcels.

Parcel A contains the office buildings, site improvements, and 190,000+ square feet of the Jand.
This parcel is valued using the Sales Comparison Approach and Income Approach. Parcel B is
undeveloped land and contains 151,349+ square feet. This parcel is valued using the Sales
Comparison Approach. The sum of the component values is the reported ‘as is’ market value of

the whole property.

Based on the inspection, investigations, and analyses undertaken, I have formed the opinion that
the property addressed at 4615 Government Street, Baton Rouge, Louisiana, subject to the scope
of work, extraordinary assumptions, hypothetical conditions, and assumptions and limiting
conditions set forth in this report, had a fee simple, “as is’ market value, as of January 24, 2019,

the date of inspection and appraisal of:

FOURNMIELION TWO THUNDRED FIFIY-FIVE TTIOUSAND DOLLARS

$4,255,000




Division of Administration, Office of Facility Planning The Lakvold Group, LLC

Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 3

I also certify that I have no interest, present or contemplated, in the property, and that neither the
employment to make the appraisal, nor the compensation, is contingent upon the value of the

property. If I can be of any further assistance in this matter, please do not hesitate to contact me

at your convenience.

David E. Lakvold, MAI, SRA
LA State Certified General Real Estate Appraiser #G0543
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Division of Administration, Office of Facility Planning The Lakvold Group, LL.C

Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 6

Summary of Facts and Conclusions

Client and Intended User: Division of Administration, State Land Office
Owner: Division of Administration, Office of Facility Planning
Valuation Data:

Address: 4615 Government Street, Baton Rouge, Louisiana
Date of Report: February 1, 2019
Date of Inspection: ~January 24, 2019
Date of Appraisal: January 24, 2019
Is the property for sale? No
Is there a purchase agreement? ' No
Contract Price Not applicable
Is the property for lease? No
Asking Rent Not applicable
Is the property leased? No
Lease Rate ' Not applicable
Estimated Exposure Time: 9 to 12 months
Are extraordinary assumptions used to complete this valuation? No
Are hypothetical conditions used to complete this valuation? Yes
Intended Use: This report is to be used for internal analytical purposes.

Purpose of To estimate the fee simple, ‘as is” market value of a property
the Report:  addressed at 4615 Government Street in Baton Rouge, Louisiana.
Value Estimates and Conclusions

Parcel A — A hypothetical parcel that contains the office buildings

Cost Approach Not developed
Sales Comparison Approach $3,600,000
Income Approach $3,310,000
‘As Is’ Market Value of Parcel A: $3,400,000
Parcel B — A hypothetical parcel that contains the land

Cost Approach Not developed
Sales Comparison Approach $855,000
Income Approach Not developed
*As Is® Market Value of Parcel B: $855,000

Concluded market value is the sum of the component values
Reconciled Fee Simple ‘As Is” Market Value: $4,255,000
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Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 7

Authorization Letter

The authorization to complete this appraisal is retained in file.

History of the Identified Property

The identified property is under the ownership of Division of Administration, Office of Facility
Planning. Research of the applicable public records, private data services, and interview with the
current property owner revealed that the identified property has been under this ownership for
more than three years. The property is not listed for sale. There is no purchase agreement
affecting the property. The property is not listed for lease. There is no lease agreement affecting

the property.

Assessments

The assessment numbers are 739723 and 825018.
The assessment, indicated market value, and real

estate taxes are shown in the following table.

Assessed Value Assessor’s Value
+ Improvement Value $361.300.00 $2.406,667.00
+ Land Value $44.900.00 $449.000.00
Total $406.200.00 $2,855,667.00
Taxes $0.00
Millage Rate Not applicable

A buyer would anticipate a re-assessment equal

to the acquisition price or ‘as is’ market value.
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Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 8

Legal Description

Tract B-1 and Tract B-2-3 being portions of the Baton Rouge
Water Works Company Property being the eastern portion of Lot
D of a partition between E.L. Woodside, C.D. Favrot, T.B. Dupree
and S.B. Jones recorded in Book 15, Folio 228 in Section 81,
Township 7 South, Range 1 East, Greensburg Land District, East
Baton Rouge Parish, in Baton Rouge, Louisiana

State’s Identification

15 Government Street, Baton Rouge, LA
806

Building Address g

Ray Cruse
Facillty Manager 225 342-2311
and contact aw.C .

Ec y,Cruse: ﬂ! R0V
Site Code 2.17-105

Champion Bldg. A - 509674

Slab No. Champion Bldg. B ~ 509675

N : ) Total No. of Floors. 2

Champion Bldg. A= 17,881

Total Gross (SA/FY) 2 vion Bldg, B-40,272

Tota! Grounds

(Acres) Bt
~ Building Champion Bldg. A - $2,331,028.00
..... ~ Replacement Cost Champion Bldg. B — $4,986,593.00

Scope of Work

For each appraisal and appraisal review assignment, an appraiser must:

—

Identify the problem to be solved;

2. Determine and perform the scope of work necessary to develop credible assignment
results; and

3. Disclose the scope of work in the report.
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Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 9

An appraiser must properly identify the problem to be solved in order to determine the
appropriate scope of work. The appraiser must be prepared to demonstrate that the scope of work

is sufficient to produce credible results.’

Appraisal Problem

The identified property of this appraisal is a property addressed at 4615 Government Street in
Baton Rouge, Louisiana. The purpose of the appraisal is to estimate the purpose of estimating the
fee simple, ‘as is’ market value. The effective date of the appraisal report is January 24, 2019, the

date of the site visit.

The 341,349+ square foot site fronts on the north side of Government Street, west of the South
Foster Drive and Government Street intersection. A portion of the site is improved with two,
two-story office buildings. The buildings have 59,189 square feet of gross building area. The site
improvements include 242 parking spaces. The building and site improvements were in

marketable on the date of inspection.

The buildings are physically similar to the supply of offices in the general market area. The
design and layout are functional as general office. The rear portion of the site is undeveloped and
is considered excess land. To complete the valuation it was necessary to divide the site into two

hypothetical parcels.

Parcel A contains the office buildings, site improvements, and 190,000+ square feet of the land.
This parcel is valued using the Sales Comparison Approach and Income Approach. The Cost
Approach was not developed because it would not produce a credible value estimate. Parcel B is

undeveloped land and contains 151,349+ square feet. This parcel is valued using the Sales

! T'he Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, page 12.
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Comparison Approach. The sum of the component values is the reported ‘as is’ market value of

the whole property.

Uniform Standards of Professional Appraisal Practice

The Uniformn Standards of Professional Appraisal Practice (USPAP) requires that certain items be

included in every appraisal report. In developing a real property appraisal, an appraiser must:

Identify the client and intended users;

Intended use of the appraiser’s opinions and conclusions;

Identify the type and definition of value;

Identify the effective date of the appraiser’s opinions and conclusions;

Identify the characteristics of the property that are relevant to the type and definition
of value and the intended use of the appraisal

Identify any extraordinary assumptions necessary in the assignment

Identify any hypothetical condition necessary in the assignment and

Determine the scope of work necessary to produce credible assignment results in
accordance with the Scope of Work Rule. *

VY¥VY VYVVVY

Identification of the Client and Intended user

The client and intended user of the appraisal is Division of Administration, State Land Office.
The intended use of the appraisal is for internal analytical purposes.

Definition of Fee simple Estate and Leased Fee

Fee simple estate is defined as 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.?

2 The Uniform Standards of Professional Appraisal Practice 2018-2019 Edition, page 15-17.
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Leased fee interest is defined as a freehold (ownership interest) where the possessory interest has

been granted to another party by creation of a contractual landiord-tenant relationship (lease).*

Definition of Market Value

The following definition of market value is used by agencies that regulate federally insured

financial institutions in the United States:

The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title
from seller to buyer under conditions whereby:

oy
.

Buyer and seller are typically motivated;

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

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

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

5. The 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)

This report complies with the Uniform Standard of Professional Appraisal Practice (USPAP).
Standards Rule 1-1, Standards Rule 1-2, Standards Rule 1-3, Standards Rule 1-4, Standards Rule
1-5, Standards Rule 1-6, Standards Rule 2-1, and Standards Rule 2-2 (a) (i), (ii), (iii), (iv), (v),
(vi), (vii), (viii), (ix), (x), (xi), and (xii) as set forth in the 2016-2017 Edition of USPAP were used

to complete the appraisal report.

* The Dictionary of Real Estate Appraisal, Sixth Edition, published by the Appraisal Institute 2015, page 90.
* The Dictionary of Real Estate Appraisal, Sixth Edition, published by the Appraisal Institute 2015, page 128.



Division of Administration, Office of Facility Planning The Lakvold Group, LLC

Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 12

Highest and Best Use Definition

Highest and Best Use” is defined as:

The reasonably probable use of property that results in the highest value. The four criteria
that the highest and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity.

Estimate of Exposure Time

Exposure time is defined as the estimated length of time that 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.®

The appraiser has reviewed data in Co-Star, Louisiana Commercial Database, Greater Baton
Rouge Multiple Listing Service, and The Lakvold Group Database for the particular property type
and price range of the identified property in order to estimate a reasonable exposure time. Based

on the data, a reasonable exposure time for the identified property is 9 to 12 months.

Identification of Extraordinary Assumptions

An extraordinary assumption’ is defined as:

An assignment-specific assumption as of the effective date regarding uncertain
information used in the analysis which, if found to be false, could alter the appraiser’s
opinions or conclusions.

5‘ The Dictionary of Real Estate Appraisal, Sixth Edition, published by the Appraisal Institute 2015, page 109.
° The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, page 4.
7 The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, page 4.
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Uncertain information might include physical, legal, or economic characteristics of the
identified property; or conditions external to the property, such as market conditions or
trends; or the integrity of data used in an analysis.

No extraordinary assumptions were used to complete this appraisal assignment. There are

assumptions and limiting conditions cited in the addendum of this report.

Identification of Hypothetical Conditions

A hypotheticél condition® is defined as:

A condition, directly related to a specific assignment, which is contrary to what is known
by the appraiser to exist on the effective date of the assignment results, but is used for the
purposes of analysis.

Hypothetical conditions are contrary to known facts about physical, legal, or economic
characteristics of the subject property; or about conditions external of the property, such as
market conditions or trends; or about the integrity of the data used in an analysis.

No hypothetical condition was used to complete the appraisal assignment. The use of the

extraordinary assumption or hypothetical condition might affect the assignment results.

Competency Rule

The Competency Rule states the following:

An appraiser must (1) be competent to perform the assignment; (2) acquire the necessary
competency to perform the assignment; or (3) decline or withdraw from the assignment. In
all cases, the appraiser must perform competently when completing the assignment.
Competency requires an appraiser must properly identify the problem to be addressed,
have the knowledge and experience to complete the assignment competently; and

$ The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, page 4.
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recognition of, and compliance with, laws and regulations that apply to the appraiser or to
the assignment.

If an appraiser determines he or she is not competent prior to accepting an assignment, the

appraiser must:

1. Disclose the lack of knowledge and/or experience to the client before accepting the
assignment;

2. Take all steps necessary or appropriate to complete the assignment competently; and
describe, the lack of knowledge and/or experience and the steps taken to complete the
assignment competently in the report.”

David E. Lakvold, MAI, SRA, has completed appraisals of similar properties. The complexity of
analyses and valuation techniques completed on these past assignments are similar to the

identified property. Additionally, the appraiser has geographic competence in this market area.

Jurisdictional Exception Rule

The Jurisdictional Exception Rule states that if any applicable law or regulation precludes
compliance with any part of USPAP, only that part of USPAP becomes void for that

assignment.’’ A jurisdictional exception was not used to complete this appraisal report.

Applied Appraisal Process

In order to complete the appraisal report, the following were considered, reviewed, and/or

researched:

® The Uniform Standards of Professional Appraisal Practice, 2018-2019 Edition, page 11.
' The Uniform Standards of Professional Appraisal Practice, 2018-2097 Edition, page 14.
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1. This report is the sole and exclusive property of The Lakvold Group, LLC. Division of
Administration, Office of Facility Planning is the only authorized user of this report. No
other use or user is authorized or permitted without the expressed written consent of The
Lakvold Group, L1.C.

2. The appraiser has not provided any appraisal services, as an appraiser or in any other

capacity, regarding the identified property of this report within the three year period

immediately preceding acceptance of this assignment.

The legal description was obtained from public records.

The site plat was obtained from public records.

Measurements were made during the inspection. The measurements were made in June

2015.

6. The zoning, flood plain, aerial photographs, site plat, servitudes, encumbrances, and
encroachments were researched and all relevant findings are included in the appraisal
report. An exhibit of these items is included in the report for reference.

7. The identified property was visited on January 24, 2019 by David E. Lakvold, MAI,
SRA. The site features were noted and photographs were taken. The photographs are
included in the report.

8. The observations made during the site visit are not technically exhaustive and are not to
be construed as a warranty, of any type or form, of the site. This appraisal/inspection is
not a building inspection, structural inspection or pest inspection. By preparing this
report, the appraiser is not acting as a building inspector, structural engineer, or pest
inspector. In performing the limited inspection of this property, areas that were readily
accessible were visually observed and the review is superficial only. This inspection is
not technically exhaustive and does not offer warranties or guarantees of any kind. It is
advised to have the structure inspected by an inspector that offers such warranted and
guaranteed inspection if there is any concern regarding adverse or negative conditions.

9. Any extraordinary assumptions and/or hypothetical conditions used in the analysis have
been clearly stated in the report and frame the basis of the analysis and valuation via the
Sales Comparison Approach and Income Approach.

10. There is no value attributed to the furniture, fixtures, and equipment associated with the
business operations observed at inspection.

11. The property is not a fractional interest, physical segment, or partial holding.

12. A highest and best use of the vacant site and improved property was estimated.

13. The improved sales and rentals used in the report have been verified with the
vendor/vendee, real estate professional, or another third party familiar with the
transaction. The market data verification was performed by the appraiser and/or support
staff. Data verification is not considered to be significant professional real estate
appraisal assistance as defined by USPAP but is disclosed here for clarification purposes.

14. The applied approaches to value have been reconciled into a fee simple, ‘as is” market
value estimate. _

15. Assumptions and Limiting Conditions, Appraiser’s Certification, and the Appraiser’s
Qualifications are included in the report addendum.

bl



The Lakvold Group, LLC

Date of Appraisal: January 24, 2019
Page 16

Division of Administration, Office of Facility Planning

Re: The valuation of a building addressed at
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Site Analysis

The subject site improved with a two, two-story office buildings that fronts on the north side of
Government Street between South Foster Drive and Acadian Thruway. The immediate market
area contains a number of general offices, single-tenant and multi-tenant retail buildings, and
restaurants. The Baton Rouge Community College is north of the South Foster Drive and
Government Street intersection. If the subject site was vacant and available for development, the

most probable use would be a mixed use development.

A location map and land use map are presented below. The red shaded areas on the land use map
are improved commercial/retail properties, purple shaded areas are improved with industrial uses,
yellow shaded areas are improved with low density residential uses, pink shaded areas are
improved with offices, and the blue shaded areas are improved institutional properties. The

institutional properties include schools, churches, hospital, and grave yard.

Location Map and Land Use Map

The subject is in Census Tract 17. This census tract is not a HUD Qualified Census Tract (QCT);

the purple shaded areas on the map show the nearby Qualified Census Tracts.
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Government Street is a four-lane, asphalt-paved, road with concrete-paved curbs and subsurface
drainage. A portion of Government Street is being modified in an effort to reduce traffic volume

and to slow traffic. This effort is an attempt to improve access for the retailers and restaurants in

this corridor.

Census Tract Map and Quali ed
i
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The residential corridor between Jefferson Highway to the east, Government Street, Claycut
Road, and South Acadian Thruway is known as Capital Heights. A number of new homes have
been constructed on lots in this market area. A number of homes have also been renovated and

updated. Demand for homes in this corridor is apparent and effective.

In-fill retail development was observed along Government Street. Farther to the west is a large
mixed use property named Electric Depot. It features a modern bowling alley, bar, restaurant,
micro-brewery, gym, and apartment complex. Several buildings have been extensively renovated
for restaurant use. Government Street is undergoing a road improvement project. City-Parish
Government calls it a “road diet” and is reducing the travels lanes along a portion of Government
from four-lanes to three-lanes. It is too early to determine if the project will have the desired

effect of improving access to the redeveloped retail buildings and restaurants in this corridor.
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Proposed Government Street Road Design

There is a concerted

effort to redevelop some

of the more established

areas of Baton Rouge.
The Downtown

L, . B . i - ot Development  District

53 5 1 1z n g -3

el b o e e e R e R has focused on
WALK BIKE WESTBOUND CENTER EASTBOUND BIKE WALK
LANE TRAVEL LANE TURN LANE TRAVEL LANE LANE

| revitalizing the central
PROPOSED 3-LANE WITH BIKE LANES i
LA 73 (GOVERNMENT STREET):

EDDIE ROBINSON SR. DR. TO MOORE ST.
AND ESPLANADE AVE. TO LOBDELL AVE.

business district. In

response to this effort

the State constructed a

number of buildings near the State Capital and central business district.

Existing Government Street Road Design

T . ,
F¥ 3 i ; ‘
-

A number of existing buildings have been redeveloped and the supply of retail and residential
units has been absorbed. New hotels and mixed use buildings have been constructed in the

central business district,
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Government Street is one of the major traffic arterials that provides access to the central business
district. The site is east of the central business district, east of the Garden District, and northeast

of City Park. The site is in the Capital Heights market corridor.

The subject’s locational attributes would attract investors and developers. The Government Street
traffic diet will not adversely affect the subject. There are no plans to reduces or restrict travel

lanes along this portion of Government Street.

According to documentation on the East Baton Rouge Development Authority website, a train
station is to be constructed next to the former Gulf States Utility (Entergy) site; this is about three
miles west of the subject site. Monies have been allocated to study the feasibility of the train

station.

Proposed Train Station

® The subject’s locational
‘ attributes are positive even
without the potential of a
train station. The site is in a
corridor that is experiencing
redevelopment and new

construction activity. Here

are some examples; Baton
- Rouge High School was
7 E N B

$ recently  renovated  and

expanded; a number of older,

worn buildings have been renovated and converted to retail and restaurant use, this includes

French Truck Coftfee, Elsie’s Plate and Pie, and Twine Meat Market and Deli.
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Flood Plain Map
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Most of the site has a ground elevation above the
base flood elevation; this is Flood Zone X. The
western portion of the site has a ground elevation
below the base flood elevation; this is Flood Zone
AE. The irregularly shaped site has no significant

elevation change and has a flat topography.

All typical utilities are reportedly available from
public sources. Shape, topography and utilities
do not adversely impact the development

potential of the site.

The site is zoned C-2, Heavy Commercial

District. The minimum requirements are as

follows.
Minimum lot area 7,500 square feet
Minimum lot width 60-feet
Minimum front setback 10-feet
Minimum side setback None
Minimum rear setback None
Maximum height limit 45.3-feet

The site is in Urban Design Overlay District
Three. The requirements of this overlay district

are as follows.
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Zoning Overlay District Map
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Parking must be on the rear or side of the primary
building. All existing uses are grand-fathered in
but all new commercial development must
comply with the requirements of this overlay

district.

Site Plat
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The western portion of the

+ Tract B-1 1.5873- acres
+ Tract B-2-3 6.2490+ acres

272,206+ square feet
69.143+ square feet

site is encumbered with a 72-

Gross Site Size: 7.8363+ acres
- Encumbered Land Area: 1.0216+ acres

341,349+ square feet foot wide drainage right-of-
44,501+ square feet

Useable Site Size: 6.8147+ acres
Street Frontage:
Government Street

way and cannot be used for

296,848+ square feet

development purposes.

424 .54+ linear feet

Identification of Servitudes and Right-of-Way Map
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This map identifies the servitudes and right-
of-ways encumbering the site. The green
shaded area is the drainage servitude. The
servitude is concrete-lined and there is a
chain-link fence along the boundaries of the
servitude. The blue shaded areas are also
enccumbered with servitude. None of these
servitude encumber the surface area or have
they been fenced. The servitude would
affect the layout of any proposed use of the

site, if vacant.

Highest and Best Use of the Site as Vacant

This market area is experiencing speculative in-fill development. The physical and legal

attributes would not constrain the use of the site. The highest and best use of the site, as though

vacant, would be a mixed use development.
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| Exterior view .

Street view

H Exterior view | Exterior view

Exterior view Il Exterior view | Exterior view |
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Exterior view

| Exterior view 1l Exterior view I Exterior view |
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H Exterior view

Exterior view 1l Exterior view

I Exterior view [
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[ Exeorview ]

Exterior view Il Exterior view 1l Exterior view ﬂ
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]

Interior view Interior view Interior view Interior view
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Interior view

Interior view Interior view Interior view
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Interior view [
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Improvement Analysis

The property is improved with two, two-story office buildings. The larger building is on the east

side of the site and the smaller on the west side of the site. The gross building areas, leasable

areas, chronological ages, effective ages, and economic life are estimated in the following tables.

East Building

+ First Floor: 20,442+ square feet
+ Second Floor: 20,477+ square feet
Leasable Area: 40,920+ square feet
West Building

+ First Floor: 10,020+ square feet
+ Second Floor: 8,249+ square feet
Gross Building Area: 18,265+ square feet
- Walk-way 324+ square feet
- Mechanical room 2.095:- square feet
Leasable Area: 15,850 square feet
Total Leasable Area

+ East Building: 40,920+ square feet
+ West Building: 15,850+ square feet
Leasable Area: 56,770+ square feet
- Common areas verticals 8,515+ square feet
Total Floor Area: 48,255+ square feet
+ Per square foot of Parking: 300+ square feet
Required number of Parking 160.85
Rounded to: 161
Counted Parking Spaces 242

Number of Buildings 2
Number of Floor 2
+ East Building: 40,920+ square feet
+ West Building: 18,269+ square feet
Gross Building Area: 59,189+ square feet
Shop Area: 816+ square feet
Chronological Age 50+ years
Improvements

Estimated Effective Age: 20+ years
Economic Life: 50+ years
Site Improvements

Estimated Effective Age: 10+ years
Economic Life: 25+ years

No deferred maintenance was observed at

inspection. The building and site improvements

were in marketable condition.

The East Baton Rouge Parish Zoning Ordinance requires one-space for every 300 square feet of

floor area for offices. There are a total of 242 parking spaces; 11 handicapped and 231 traditional

parking spaces. The number of required parking spaces for the subject is 161. The number of

counted parking spaces was 242. It is assumed there is a sufficient quantity of on-site parking and

that the site meets the requirements of the ordinance.
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There is an asphalt and concrete-paved driveway and parking areas. The parking lot has painted
striped spaces and concrete curbing. Metal light stands have been installed and appear to be
operational. Other site improvements include concrete-paved sidewalks, and security lights.
Grass, shrubs, trees, planted flower beds and lawn irrigation system have also been installed on

the site.

Floor Plan — East Building

First Floor

Each building has a concrete slab foundation with perimeter concrete footings. The structural
systems are concrete block. The exterior walls are brick veneer and glass panels. The roof is flat
metal truss structure covered with impermeable membrane. Metal frame exterior doors with plate
glass inserts and metal frame hollow core doors have been installed. Metal frame windows with

plate glass have also been installed.
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Floor Plan — West Building
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Carpet and vinyl tile flooring has
been installed. The interior walls
are gypsum board. The ceilings are
gypsum board and acoustical tiles
set in metal grids. Interior doors
are solid wood or hollow core
metal. Interior finishes include
base molding, paint, built-in
cabinets and  shelves, and
laminated counters.

Mechanical equipment and
systems include a variable-air-
volume (VAV) system with
packaged rooftop units. According
to the property manager, the
chilled-water system in the west

building is no longer operated.

Electrical fixtures include incandescent and fluorescent light fixtures. Installed plumbing fixtures

and equipment include commodes, sinks, and water heaters. There are passenger elevators in

each building. A wet fire protection system has been installed.

Furniture, fixtures, and equipment were observed at inspection. These items are considered

personal property and are excluded from the value estimate. A diesel generator mounted on top

of a fuel tank has been installed on the site. According to the client, there is enough fuel to

operate the generator for a fairly short time and it can only service the critical building systems

and emergency lighting system.

furniture, fixtures, and equipment.

The generator is also considered part of the inventory of
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Functional Utility Analysis

The improvements, as a general office, are physically similar to the supply of offices in the

general market area. The design and layout are functional for general office use. A rear portion

of the site is not needed for the office to function. The land area labeled Parcel B on the aerial

below is not needed for parking and remains undeveloped.

Hypothetical Parcels
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To complete the valuation the
site has been hypothetically
divided into two parcels.
Parcel A contains an estimated
190,000+ square feet and
contains the office buildings
and supporting site
improvements. Parcel B
contains an estimated 151,349+
square feet. It is considered
excess land. It is reasonable to
assume a  cross-easement
(servitude of access) over

Parcel A would be needed for

Parcel B to be developable.

The valuation will be divided into two parts; Parcel A will be valued as an office complex using

the appropriate sales and rentals. Parcel B will be valued as a multi-family development tract. In

a previous appraisal this parcel was valued as a commercial tract. After additional analysis and

consideration, the site is better suited for in-fill multi-family residential use than commercial use.

The sum of the two parcels is the value of the whole.
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Highest and Best Use of the Improvements

The improvements contribute to value in excess of the land; therefore, the concluded highest and

best use of the improvements is to remain “as is,” a general office.

Applied Valuation Methodologies

The *as vacant’ market value of Parcel B will be estimated first. The Sales Comparison Approach
and Income Approach valuation methods have been applied and reconciled to a fee simple ‘as is’
market value estimate of Parcel A. The Cost Approach was not applied because it would not

produce a credible value.

Sales Comparison Approach

The improved sales are presented in a summary table as follows:

Summary of Improved Sales - Parcel A

Sale | Address D% Sale Price (SqBé) GM it R,
1 | 5735 Essen Lane 02/16/18 $4,200,000 56,538 4.64 $7429 9.69%
2 | 5207 Essen Lane 11/13/15 $2,800,000 45240 4.76 $61.89 11.34%
3 | 3233 S Sherwood Forest Blvd  09/29/15 $2,250,000 36,967 6.58 $60.87 4.79%
4 | 5615 Corporate Blvd 01/02/19 $4,900,000 60,650 5.77 $80.79 7.80%
"5 | 9800 Airline Highway 11/12/15  $2,750,000 38,124 5.15 $72.13 9.57%
: Mean 47,504 5.38 $69.99 8.64%
Subject Median 45,240 5.15 $72.13 9.57%
Government Street 01/24/19 59,819

Comparable Improved Sales — Parcel A
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PROPERTY DESCRIPTION
Record No.

Property Type

Address

Legal Description

MARKET DESCRIPTION
Market Type

Listing Area

Census Tract
Location

INDICATORS

Building Area (SF)
Price per Square Foot
G.I.M.

CAP Rate

CONVEYANCE DATA
Vendor

Vendee
Recordation

Date of Sale
Financing

Rights Conveyed
Sale Price

IMPROVED COMPARABLE NO. |

03/13-10752

An existing multi-tenant commercial office

5735 Essen Lane, Baton Rouge, Louisiana

Lot Y-2-B, Silverside Plantation Subdivision, Parish of East Baton
Rouge

Medium (Level B MSA; 250,000 to 999,000 people), Suburban

53

40.05

This site wraps the southeast corner Essen Lane and Anselmo Lane
intersection.

56,538
$74.29
4.64

9.69%

Animate Corporation

Lifeshare Blood Center, LLC

Original 370, Bundle 12870

February 16, 2018

Cash Sale; arm's length (unrelated parties)

Fee Simple

$4,200,000.00 (The recorded sale price of $4,100,000.00 was
adjusted by $100,000.00. The adjustment was due to repairs and
renovations.)
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IMPROVEMENT ANALYSIS
First floor 27,646 (48.90%)
Second Floor 28,892 (51.10%)
Office Area Class The leasable area is considered Class B (buildings competing for a
wide range of users with rents in the average range for the area).
Remarks The first floor has 26,611+ square feet of leasable arca. The

balance, 1,035+ square feet, contains common areas and storage
areas. The second floor has 25,385+ square feet of leasable area.
The balance, 3,507+ square feet, contains comumon areas and
storage areas.

STITE ANALYSIS

Site Size 2.455 acres, or 106,940 square feet

Frontage The site fronts 0.00 linear feet on Essen Lane; 212.84 linear feet on
Anselmo Lane. (Additional access is provided by a private
servitude.)

Attributes This is an interior site. The site is irregular in shape (basically flat).

Flood Plain According to the FEMA flood maps the site is in Flood Zone X, an
areca of moderate or minimal hazard from the principal source of
area flood.

Zoning According to the local zoning map the site is zoned C2 (Heavy
Commercial).

Utilities The utility services are reportedly available from public sources.

Remarks This property previously existed as Lot Y-2 that was improved with
seven buildings; a two-story office and six retail buildings. The
buyer in this transaction acquired the two story office building that
is now on Lot Y-2-B. There is a cross-access and parking
agreement between Lot Y-2-A and Lot Y-2-B. The retail buildings
and Lot Y-2-A were acquired by a different and unrelated buyer.

REMARKS

The building was vacant at the time of sale. The buyer needed the entire building for their
intended use. The subject was listed for sale with the LACDB Commercial Information
Exchange, No. 2262390. It was listed at an asking price of $4,500,000.00. It was on the market
for 212 days. Verification: The comparable data were verified by David E. Lakvold, MAI, SRA
on June 11, 2018. Verification was obtained from Randy Boughton, Listing Agent, (225) 295-
0800. Additional verification of the comparable data included a review of the aerial photograph,
courthouse records, flood plain map, peripheral inspection, survey plat, zoning map.
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PROPERTY DESCRIPTION
Record No.

Property Type

Address

Legal Description

MARKET DESCRIPTION
Market Type

Listing Area

Census Tract
Location

INDICATORS

Building Area (SF)
Price per Square Foot
G.IL.M.

CAP Rate

CONVEYANCE DATA
Vendor

Vendee
Recordation

Date of Sale
Financing

Rights Conveyed
Sale Price

Remarks

IMPROVED COMPARABLE NO. 2

06-14-17945

An existing multi-tenant commercial office

5207, 5211, 5215 Essen Lane, Baton Rouge, Louisiana

Lot 5-X-1, Silverside Plantation, Parish of East Baton Rouge

Medium (Level B MSA; 250,000 to 999,000 people), Suburban

53

38.04

This interior site is south of the Essen Lane and Summa Avenue
intersection.

45,240
$61.89
4.76
11.34%

Samir Elmoghrabi, et al

Odd Man Out, LLC

Original 207, Bundle 12695

November 13, 2015

Cash Sale; arm's length (unrelated parties)

Fee Simple

$2,800,000.00 (The recorded sale price of $2,650,000.00 was
adjusted by $150,000.00. The adjustments were due to landscaping
renovation costs and interior renovation costs.)

This property previously sold for $3,500,000. The sale was recorded
in Original 375 / Bundle 11802.
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IMPROVEMENT ANALYSIS

Gross Building Area 45,240 (100.00%)

Office Area Class The leasable area is considered Class C (buildings competing for
tenants requiring functional space at rents below the average for the
area).

SITE ANALYSIS

Site Size 3.710 acres, or 161,608 square feet

Frontage Essen Lane

Attributes This is an interior site. The site is irregular in shape (basically flat).

Flood Plain According to the FEMA flood maps the site is in Flood Zone X, an
area of moderate or minimal hazard from the principal source of
area flood.

Zoning According to the local zoning map the site is zoned C1 (Light
Commercial).

Utilities The utility services are reportedly available from public sources.

REMARKS

The buyer acquired the property as an investment. The front suite is leased to a restaurant and the
remaining suites are leased to office users. The subject was listed for sale with the LACDB
Commercial’ Information Exchange, No. 2154930. It was listed at an asking price of
$3,000,000.00. It was on the market for 361 days. Verification: The comparable data were
verified by David E. Lakvold, MAIL, SRA on November 16, 2015. Verification was obtained
from Lawrence Maestri, Buyer, (225) 298-1250. Additional verification of the comparable data
included a review of the aerial photograph, courthouse records, flood plain map, peripheral
inspection, zoning map.
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IMPROVED COMPARABLE NO. 3

PROPERTY DESCRIPTION
Record No.

Property Type

Address

Legal Description

MARKET DESCRIPTION
Market Type

Listing Area

Census Tract
Location

INDICATORS

Building Area (SF)
Price per Square Foot
G.IM.

CAP Rate

CONVEYANCE DATA
Vendor

Vendee
Recordation

Date of Sale
Financing

Rights Conveyed
Sale Price

Remarks

06-18-21164

An existing multi-tenant commercial office

3233 South Sherwood Forest Boulevard, Baton Rouge, Louisiana
Lot A-1, Kingsbridge Subdivision, Parish of East Baton Rouge

Medium (Level B MSA; 250,000 to 999,000 people), Suburban

43

39.07

This site forms the northeast corner of the South Sherwood Forest
Boulevard and Longbridge Avenue intersection.

36,967
$60.87
6.58

4.79%

Bratten Investments, LTD. And Harris Investments, L'TD.

Elite Investment Group, LLC

Original 187, Bundle 12685

September 29, 2015

Cash Sale; arm’s length (unrelated parties)

Fee Simple

$2,250,000.00 (The recorded sale price of $2,000,000.00 was
adjusted by $250,000.00.)

The buyer renovated the exterior and interior of the building and
upgraded the restrooms. According to the broker who worked for
the buyer, the building still needs a new roof.
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IMPROVEMENT ANALYSIS

Leasable Area 28,000 (75.74%)

Common Area 8,967 (24.26%)

Office Area Class The leasable area is considered Class C (buildings competing for
tenants requiring functional space at rents below the average for the
arca).

Remarks The common area factor is 24.3%

SITE ANALYSIS

Site Size 2.220 acres, or 96,703 square feet

Frontage The site fronts 424.71 linecar feet on South Sherwood Forest
Boulevard; 234.0 linear feet on Longridge Avenue.

Attributes This is a corner site at a sign-controlled intersection. The site is
irregular in shape (basically flat).

Flood Plain According to the FEMA flood maps the site is in Flood Zone X, an
area of moderate or minimal hazard from the principal source of
area flood.

Zoning According to the local zoning map the site is zoned C-1 (Light
Commercial).

Utilities The utility services are reportedly available from public sources.

REMARKS

The contract rents average about $12.00 per square foot on a full service basis. The owner does not charge
a common area factor to the tenants. The common area makes up about 24.3% of the total gross building
area. The common areas include stairwells, elevators, and interior hallways. After acquiring the property,
the owner put it back up for sale believing he had acquired it below its value. It has been marketed for an
extended period. According to the verification source, the property needs a new roof and that is one of the
reasons why the property has not sold. The current asking price is below the acquisition price. If the
property sold at the current ask price the seller would loss $300,000 on the sale - resale. The property was
listed for sale with the LACDB Commercial Information Exchange, No. 2140889. It was listed at an
asking price of $2,000,000. It was on the market for 51 days. The listing history is as follows. After is was
acquired and renovated it was offered on 7/26/2016 with an asking price of $3,300,000, it was then
reduced to $2,700,000, a 6.9% reduction on 10/27/2016, it was then reduced to $2,500,000, a 24.2%
reduction on 12/5/2016, it was then reduced to $2,699,000 , an 8% increase on 11/15/0017, it was then
reduced to $2,300,000, a 14.8% reduction on 02/05/2015, it was then reduced to $1,950,000, a 15.2%
reduction on on 04/01/2018. This is the current asking price. Verification: The comparable data were
verified by David E. Lakvold, MAI, SRA on June 11, 2018. Verification was obtained from Robby
Durham, Listing Agent. Additional verification of the comparable data included a review of the aerial
photograph, courthouse records, peripheral inspection, survey plat, zoning map.
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IMPROVED COMPARABLE NO. 4

PROPERTY DESCRIPTION

Record No. 03-14-22362

Property Name Corporate Two

Property Type An existing multi-tenant commercial office

Address 5615 Corporate Boulevard, Baton Rouge, Louisiana

Legal Description Lot 5-A-1, Corporate Square Subdivision, Section 94, T7S, RIE,
Parish of East Baton Rouge

MARKET DESCRIPTION

Market Type Medium (Level B MSA; 250,000 to 999,000 people), Suburban

Listing Area 61

Census Tract 38.01

Location This interior site fronts on Corporate Boulevard between Energy
Drive and Park Plaza Drive.

INDICATORS

Building Area (SF) 60,650

Price per Square Foot $80.79

G.IM. 5.77

CAP Rate 7.80%
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CONVEYANCE DATA

Vendor Stonetrust Realty, LLC (rep. by Timothy W. Dietrich)

Vendee Boulle Enterprises, LLC (rep. by Robert F. Dupre, Manager)

Recordation Original 250, Bundle 12933

Date of Sale January 2, 2019

Financing Cash Sale; arm's length (unrelated parties)

Rights Conveyed Fee Simple

Sale Price $4,900,000.00

Remarks This property previously sold on January 14, 2014, for the amount
of $4,610,000.00. The sale was recorded in Original 075 / Bundle
12554,

IMPROVEMENT ANALYSIS

Net Leasable Area 49,860 (82.21%)

Common Area 10,790 (17.79%)

Office Area Class The leasable area is considered Class B (buildings competing for a
wide range of users with rents in the average range for the area).

SITE ANALYSIS

Site Size 1.854 acres, or 80,782 square feet

Frontage The site fronts 149.00 linear feet on Corporate Boulevard; 173.01
linear feet on Energy Drive.

Attributes This is an interior site which wraps a corner. The site is L-shaped in
shape (basically flat).

Flood Plain According to the FEMA flood maps the site is in Flood Zone A, an
area subject to inundation by the 100-year flood.

Zoning According to the local zoning map the site is zoned C2 (Heavy
Commercial).

Utilities The utility services are reportedly available from public sources.

Remarks The site wraps the corner. There is a branch bank on the corner and
this building's parking lot is accessed from Energy Drive.

REMARKS

The building was in average condition at the time of sale and has a common area factor of 1.22. The
building is placed oddly on the site. There is an access drive in the front of the building and very little
green area. The building is one of the older multi-story offices in the Corporate Boulevard corridor and
has a somewhat dated appearance. The subject was listed for sale with the LACDB Commercial
Information Exchange, No. 2285456. It was listed at an asking price of $5,395,000.00. It was on the
market for 93 days. Verification: The comparable data were verified by David E. Lakvold, MAIL SRA on
January 10, 2019. Verification was obtained from Carmen Austin, Listing Agent, (225) 766-0000.
Additional verification of the comparable data included a review of the aerial photograph, courthouse
records, flood plain map, floor plans, rent roll, survey plat.
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PROVED COMPARABLE NO. 5

PROPERTY DESCRIPTION

Record No. 06-16-18670

Property Type An existing multi-tenant commercial office

Address 9800 Airline Highway, Baton Rouge, Louisiana

Legal Description Tract W and Lots 1 and 2, Independence Plaza Subdivision, Parish

of East Baton Rouge

MARKET DESCRIPTION

Market Type Medium (Level B MSA; 250,000 to 999,000 people), Suburban
Listing Area 61

Census Tract 38.02

Location This corner site has frontage on Airline Highway, Commonwealth

Boulevard, and Tremont Drive.

INDICATORS

Building Area (SF) . 38,124

Price per Square Foot $72.13

G.ILM. 5.15

CAP Rate 9.57%

CONVEYANCE DATA

Vendor Whitney Bank

Vendee Mark Estep

Recordation Original 830, Bundle 12694

Date of Sale November 12, 2015

Financing Cash Sale; arm's length (unrelated parties)
Rights Conveyed Fee Simple

Sale Price $2,750,000.00 (The recorded sale price of $900,000.00 was

adjusted by $1,850,000.00. The adjustments were due to renovation
costs and lease-up costs.)
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IMPROVEMENT ANALYSIS

First Floor 12,956 (33.98%)

Second Floor 12,956 (33.98%)

Third Floor 6,106 (16.02%)

Fourth Floor 6,106 (16.02%)

Office Area Class The leasable area is considered Class B (buildings competing for a
wide range of users with rents in the average range for the area).

Remarks The building has 28,244 square feet in leasable area and 9,880
square feet of common area. The common area factor is 1.26.

SITE ANALYSIS

Site Size 2.769 acres, or 120,618 square feet

Frontage The site fronts 209.31 linear feet on Airline Highway; 295.08 linear
feet on Commonwealth Boulevard; 389.19 linear feet on Tremont
Avenue.

Attributes This is a corner site at a sign-confrolled intersection with frontage
on multiple streets. The site is irregular in shape (basically flat).

Flood Plain According to the FEMA flood maps the site is in Flood Zone X, an -
arca of moderate or minimal hazard from the principal source of
area flood.

Zoning According to the local zoning map the site is zoned C-2 (Heavy
Commercial).

Utilities The utility services are reportedly available from public sources.

REMARKS

The buyer converted this former branch bank and operations area to general office. The subject
was listed for sale with the LACDB Commercial [nformation Exchange, No. 2154513. It was
listed at an asking price of $1,200,000.00. It was on the market for 620 days. Verification: The
comparable data were verified by David E. Lakvold, MAI, SRA on October 30, 2015.
Verification was obtained from Mark Estep, Buyer, (225) 773-0911. Additional verification of
the comparable data included a review of the aerial photograph, appraisal files, courthouse
records, floor plans, peripheral inspection, physical inspection, rent roll, survey plat, zoning map.
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Location Map of Improved Sales — Parcel A
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Gross Income Multiplier Valuation Method — Parcel A

A gross income multiplier (GIM) of 5.00 was selected. The value calculations are presented as

follows.

Potential Gross Income $717.,828
x GIM 5.00
Indicated 'as cured, assuming stabilized occupancy' market value $3.589,140
Less: Deferred maintenance and lease-up costs $0
Indicated 'as is' market value $3,589,140
Rounded to $3,590,000
Value per Sq Ft: $60.01
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Unit Comparison Method — Parcel A

The best available data were selected for this analysis. The comparables are selected using the

following criteria:

¢ The selected sales represent an array of transactions that have occurred in the market and
would be comparative alternatives to the identified property as of the date of inspection.
The selected sales have a similar highest and best use as the identified property.

The selected sales represent achievable unit prices or multipliers for this property type.

» The transactions are between unrelated parties; they are arm’s length and are not known
to be affected by atypical circumstances or duress.

e Unless otherwise stated, the transactions are cash sales with no financing provided by
the seller. When seller financing was cited, cash equivalency were estimated and
appropriate adjustinents were made.

¢ Adjustments for basic physical differences are made as needed. These basic
characteristics include utilities, flood plain and other attribute differences that are
significant components for the property type being valued.

e Excessive differences can exist due to the unique features that specific property types
can possess (i.e., curative costs). Large adjustments are required for these differences.

e The best comparables for this valuation methodology would be sales of former medical
offices that were converted to general office where the seller and buyer were both
typically motivated. The selected sales and current offering are the best available data in
this market area.

e Sale 1 is a two-story office building accessed from Essen Lane. This sale is similar in
size but in a better location. The unadjusted sale price sets the upper limit of value for
the subject.

¢ Sale 2 is a one-story complex also accessed from Essen Lane and is near Our Lady of
the Lake Regional Medical Center. This property is similar in size but in a better
location.

* Sale 3 fronts on South Sherwood Forest Boulevard and is south of [-12. This is an older
building that was acquired by a speculator. He acquired the property believing he
purchased it below its market value. After renovating it and putting back on the market,
the owner cannot “flip it” for a profit and has now reduced the price below the
acquisition price.

s Sale 4 is a multi-story office fronting on Corporate Boulevard. This building has a dated
interior and only one ADA compliant restroom in the entire building. It has been
difficult to lease some of the units because the interior is somewhat dated. The sale —
resale price is somewhat deceiving because if real estate commission are deducted from
the recent sale price the seller made a net before-taxes of about $94,000 or about 2%
over the 5-year holding period.
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e Sale 5 was a former bank headquarters that had been water damaged and un-leasable
prior to the sale. The buyer converted the building to general office use and operates in
the niche market of single-office tenants.

o The adjustment categories are described as follows:

The elements of comparison for the identified property are divided into two broad categories:
transactionial adjustments and property adjustments. Both categories of adjustments will be

considered. Transactional adjustments include:

Real property rights conveyed

Financing terms

Condittons of sale

Expenditures made immediately after the purchase
Market conditions

The sales data did not require any adjustments for real property rights conveyed, financing terms,

conditions of sale, or expenditures made immediately after the purchase.

Market Conditions: A market condition adjustment requires the appraiser to consider any

differences in market conditions between the effective date of the appraisal and the date of sale of
the comparable data used in the analysis. No time adjustments are applied to the sales because

they are current and reflect achievable unit values.

Property adjustments include:

Location

Physical characteristics
Economic characteristics
Use/zoning

Non-realty components of value

. & 5 o @
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The adjustment categories for economic characteristics, use/zoning, and non-realty components of
value typically apply to improved properties. No adjustments were considered for the categories
for the identified property.

Location: The location adjustment analysis includes the neighborhood life, the density of

surrounding development and proximity to destination locations, traffic speed, traffic count,
traffic flow (congested versus flowing), street design, and primary versus secondary artery.

Adjustments were made as needed for location.

Effective Age: There is a noted premium for new buildings over older buildings (ceteris

paribus). The difference can be attributed to short-lived components. Roofs, flooring and other
short-lived components will need to be replaced sooner in older buildings compared to newer

buildings. Effective age adjustments are made as needed.

Building Size: Adjustments for gross building area differences are made and are based on

the Marshall Valuation Service perimeter cost multiplier difference. The adjustments are
comparatively small and reflect some of the cost differences that exist between different building

sizes.

Physical Difference: The physical components of the sales are compared to the identified

property. This includes, but is not limited to, flood plain status, availability of utilities, frontage,
shape, quality of construction, and building features. Adjustments are made for differences for
which there are any discernable value increments. The applied adjustments are reasonable and

the adjustment grid is presented as follows:
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Adjustment Grid — Parcel A
Sale 1 Sale 2 Sale 3 Sake 4 Sale 5| 4
Appraisal Date and Date of Sale 06/11/18 02/16/18 1113115 09/29/15 01/02/19 11215 §
Sale Price $4,200,600 $2,800,000 $2,250,000 $4,900,000 $2,750,000 §:
Cross Building Area (3q ft.) 59.819 56,538 45,240 36,967 60,650 R124p
Effective Age {yeurs) 20 10 20 20 15 e
Unit Price $74.29 $61.89 $60.87 $80.79 SIS E
Land Size (sq ft.) 190,000 106,940 161,608 96,706 80,782 120618
Site Coverage Ratio: 15.74% 2585% 77.99% 1379% 1251% 10.74% [
Financing Cash Sale Cash Sale Cash Sale Cash Sale Cash Sale |
Financing Adjustment 0% 0% 0% 0% [ 3
Financing Adjusted Price $74.29 361.89 36087 $80.79 §72.13
Condition of Sale Arm’s Length  Arm's Length Arm's Length  Arm's Length  Arm's Length
Condition of Sale Adjustment 0% 0% 0% 0% 0%
Condition of $ale Adjusted Price $74.29 $61.89 $60.87 $80.79 [7#RH
Market Condition None None None Nene None :'
Condition of Sale Adjustment 0% 0% 0% 0% i A
Condition of Sale Adjusted Price $74.29 $61.8% 360.87 $30.79 hyrRE]
Time Difference (years) 032 261 274 .57 262
Time Adjusiment 0% 0% 0% % 2 3
Time Adjusted Price $74.29 561.89 $60.837 $80.79 S213 E
l.ocation Average Superior Superior Similar Superior Superior
Location Adjustment =10% -10% 0% -10% -10% E
Location Adjusted Price $66.86 $55.70 $60.87 $72.71 s64.92 §

[ Physical Differences

Effective Age Differences 10 0 0 5 ;

Effective Age Adjustment $11.02 $0.00 $0.00 -$6.27 -$494 F
Size Difference (5q ) (3,281) {14,579) (22.352) £31 216959 F

GBA Size Adjustment s, rotcan $0.00 $0.12 50.24 $0.00 SO.15
Physical Difference: SCR differences (0.101) (0.123} 0.020 0.032 0.050

Physical Difference Adjustment (ssq b oraaa $3.04 $6.95 -$0.50 -$0.82 5201
Physical Difference: Other None None None None None None K.
_Phvsical Difference Adjustment (%o i «£ GBA) $0.00 $0.00 $0.00 $0.00 $0.00 &
Total Net Adjustments: -$7.98 $7.67 -50.26 -$7.09 -$6.80
Total Physical Adjusted Price $58.87 $62.77 $60.60 $65.62 $58.12
Median Adjusted Price: $60.60

Mean Adjusted Price:

$61.20

An “as cured” unit value of $61.00 per square foot is selected and the ‘as is” value is calculated as

follows:
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Gross Building Area (sq ft.) 59,819
X _'As cured' unit value $61.00
Indicated 'as cured’ market value $3,648,959
Less: Deferred maintenance and lease-up costs $0
Indicated 'as is' market value $3,648,959
Rounded to: $£3,650,000
Indicated Unit Value $61.02

Sales Comparison Approach Valuation Conclusion — Parcel A

The following reported values are the ‘as is’ values.

Parcel A

GIM valuation methodology $3,590,000

Direct Comparison valuation methodology $3,650,000

Concluded ‘as is’ market value $3,600,000
Parcel B Land Valuation

The land sales are presented in a summary table as follows:
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Summary of Land Sales — Parcel B

Sale | Street Frontage Date of Sale Sale Price Site Size Unit Price

(Square Feet) ($/Sq Ft)

1 Government Street 04/10/17 $800,000 120,126 $6.66

2 Creekbend Avenue 11/18/15 $4,199,143 319,295 $13.15

3 Jefferson Highway 11/20/15 $1,556,172 166,087 $9.37

4 Antioch Road 10/14/15 $3,303,000 531,902 $6.21

Mean $7.14

Subject Median $6.66
Government Street 01/24/19 151,349

Location Map of Land Sales — Parcel B
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PR - -
PROPERTY DESCRIPTION
Record No.
Property Type
- Address
Legal Description

MARKET DESCRIPTION
Market Type

Listing Area

Census Tract
Location

INDICATORS

Site Size (Sq. Ft.)
Price per Square Foot
Site Size (Ac)

Price per Acre

LAND COMPARABLE NO. 1
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ey 1
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-
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X
4
124PL
190 ¢ % ﬁlc i
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GFONVLELLINAE AL T "5/.
01-15-16043
A vacant residential tract

5785 Government Street, Baton Rouge, Louisiana
Tract A, Section 82, T7S, R1E, Parish of East Baton Rouge

Medium (Level B MSA; 250,000 to 999,000 people), Urban

61

18

This site is at the intersection of Government Street and Jefferson
Highway.

120,126
$6.66
2.758
$290,065
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CONVEYANCE DATA
Vendor John Bruce Barclay
Vendee Goodwood Crossing Corporation
Recordation Original 606, Bundle 12805
Date of Sale April 10, 2017
Financing Cash Sale; arm's length (unrelated parties)
Rights Conveyed Fee Simple
Sale Price $800,000.00
SITE ANALYSIS
Frontage The site fronts 210.00 linear feet on Government Street.
Attributes This is an interior site. The site is irregular in shape (basically flat).
Flood Plain According to the FEMA flood maps the site is in Flood Zone X, an
area of moderate or minimal hazard from the principal source of
area flood.
Zoning According to the local zoning map the site is zoned A3.2 (Limited

Residential). The cell tower site is zoned C-1, the remaining site
area is zoned A3.2.

Utilities The utility services are reportedly available from public sources.

Remarks A 3,000 square foot portion of the site is leased to a cell-tower
operator. The cell site has a perimeter wood fence. There is also a
30-foot wide servitude of access. The site is at the light-controlled
intersection of Jefferson Highway and Government Street. The
gross land area of the site is 2.827 acres, or 123,126 square feet.
Approximately 0.069 acres of the gross site size are considered
nonusable land area. Government Street is four-lane, bi-directional,
asphalt-paved. It is a primary artery.

REMARKS

The buyer is developing a 35-lot townhome development. They are to construct the lots and build
a townhome on each lot. The subject was listed for sale with the LACDB Commercial
Information Exchange, No. 2270031. It was listed at an asking price of $950,000.00. It was on the
market for 3,567 days. Verification: David Hebert, Buyer, (225) 806-2758; July 13, 2017.
Additional verification of the comparable data included a review of the aerial photograph,
courthouse records, peripheral inspection, survey plat, zoning map.
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PROPERTY DESCRIPTION

Record No. 11-15-17948

Property Type A vacant residential tract

Address 10299 Creekbend Avenue, Baton Rouge, Louisiana

Legal Description Tract W-G-2-E-1, The Grove Subdivision, Mary E. and Robert L.
Kleinpeter Property, Section 55 & 56, T8S, R1E, Parish of East
Baton Rouge

MARKET DESCRIPTION

Market Type Medium (Level B MSA; 250,000 to 999,000 people), Suburban

Listing Area 53

Census Tract 38.05 -

Location The site is south of the Mall of Louisiana and in a mixed use
development that includes two apartment complexes and a
recreational facility.

INDICATORS

Site Size (Sq. Ft.) 319,295

Price per Square Foot $13.15

Site Size (Ac) 7.330

Price per Acre $572,871
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CONVEYANCE DATA
Vendor Willow Grove North, LI.C
Vendee Blake at the Grove, LLC
Recordation Original 241, Bundle 12696
Date of Sale November 18, 2015
Financing Cash Sale; arm's length (unrelated parties)
Rights Conveyed Fee Simple
Sale Price $4,199,142.66 (The recorded sale price of $4,082,595.66 was
adjusted by $116,547.00. The adjustment was due to Rental Access
Fees.)
Remarks Purchaser is obligated to pay approximately $12,000 per year for 15

years to the adjacent mall for rental access fees under an existing
ground lease. NPV of payment stream was added to the purchase

price.
SITE ANALYSIS
Frontage The site fronts 302.84 linear feet on Creekbend Avenue.
Attributes This is an interior site. The site is irregular in shape (basically flat).
Flood Plain According to the FEMA flood maps the majority of the site is in

Flood Zone X, an area of moderate or minimal hazard from the
principal source of area flood, with the remainder in Flood Zone
AE, an area subject to inundation by the 100-year flood.

Zoning According to the local zoning map the site is zoned PUD (Planned
Unit Development). This site is part of a larger mixed use
development that is adjacent to the Mall of Louisiana.

Utilities The utility services are reportedly available from public sources.

Remarks The gross land area of the site is 7.330 acres, or 319,295 square feet.
Creekbend Avenue is two-lane, bi-directional, concrete-paved. It is
a tertiary artery.

REMARKS

The buyer is to construct an assisted living facility on the site. Verification: Richard Carmouche,
Developer, (225) 413-0060; October 04, 2016. Additional verification of the comparable data
included a review of the aerial photograph, courthouse records, flood plain map, peripheral
inspection, survey plat, zoning map.
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. LAND COMPARABLE No. 3
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PROPERTY DESCRIPTION
Record No.

Property Type

Address

Legal Description

MARKET DESCRIPTION
Market Type

Listing Area

Census Tract
Location

INDICATORS

Site Size (Sq. Ft.)
Price per Square Foot
Site Size (Ac)

Price per Acre

CONVEYANCE DATA
Vendor

Vendee
Recordation

Date of Sale
Financing

Rights Conveyed
Sale Price

5.1 faoas Teas LGICTHICHORD LENaTH o
AT | S T B G

08-16-18827

A vacant residential tract

Jefferson Highway, Baton Rouge, Louisiana

Tract Z-1-A, Larimore Tract, Section 83, T7S, R1E, Parish of Fast
Baton Rouge

Medium (Level B MSA; 250,000 to 999,000 people), Suburban

61

38.01

This interior site fronts on the east side of Jefferson Highway, south
of Old Hammond Highway.

166,087
$9.37
3.813
$408,123

Saamia Development, LLC

Arlington Jefferson, LLC

Original 793, Bundle 12696

November 20, 2015

Cash Sale; arm's length (unrelated parties)
Fee Simple

$1,556,172.00
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SITE ANALYSIS
Frontage The site fronts 56.36 linear feet on Jefferson Highway.
Attributes This is an interior site. The site is irregular in shape (basically flat).
Flood Plain According to the FEMA flood maps the site is in Flood Zone X, an
area of moderate or minimal hazard from the principal source of
area flood.
Zoning According to the local zoning map the site is zoned SPUD (Small
Planned Development).
Utilities The utility services are reportedly available from public sources.
Remarks The gross land area of the site is 3.813 acres, or 166,087 square feet.
Jefferson Highway is four-lane, bi-directional, concrete-paved. It is
a primary artery.
REMARKS

This site is to be improved with a 124-unit apartment complex to be known as Tapestry Park. The
development faced opposition from nearby residents and some businesses who were concerned
about increased traffic volume the apartments would create. The Metro Council approved the
SPUD zoning. The purchaser, Arlington Properties, is an Alabama-based company. Verification:
Wesley Moore, MAI, Appraiser, (225) 293-7006; November 30, 2015. Additional verification of
the comparable data included a review of the aerial photograph, courthouse records, flood plain
map, peripheral inspection, survey plat, zoning map.
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PROPERTY DESCRIPTION
Record No.

Property Type

Address

Legal Description

MARKET DESCRIPTION
Market Type

Listing Area

Census Tract
Location

INDICATORS

Site Size (Sq- Ft.)
Price per Square Foot
Site Size (Ac)

Price per Acre

CONVEYANCE DATA
Vendor

Vendee
Recordation

Date of Sale
Financing

Rights Conveyed
Sale Price

10-16-19166

A vacant residential tract

Antioch Road, Baton Rouge, Louisiana

Tract A-1-A-2-A, Russell Long Property, Section 52, T8S, R2E,
Parish of East Baton Rouge

Medium (Level B MSA; 250,000 to 999,000 people), Suburban

43

45.09

This interior site is between Jefferson Highway and Airline

Highway.

531,902
$6.21
12.211
$270,494

Mosely Development Company, Inc. (rep. by Russell Long Mosely)
CIP 2014/API Long Farm, LLC

Original 543, Bundle 12688

October 14, 2015

Cash Sale; arm's length (unrelated parties)

Fee Simple

$3,303,000.00
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SITE ANALYSIS
Frontage The site fronts 0.00 linear feet on Antioch Road. (Access to this site
is obtained from a private servitude.)
Attributes This is an interior site. The site is irregular in shape (basically flat).
Flood Plain According to the FEMA flood maps the majority of the site is in

Flood Zone AE, an area subject to inundation by the 100-year flood,
with the remainder in Flood Zone X, an area of moderate or
minimal hazard from the principal source of area flood.

Zoning According to the local zoning map the site is zoned PUD (Planned
Unit Development). This tract is a portion of a much larger mixed-
use development.

Utilities The utility services are reportedly available from public sources.

Remarks The gross land area of the site is 12.211 acres, or 531,902 square

feet. Antioch Road is two-lane, bi-directional, concrete-paved.

REMARKS

The buyer is to construct an apartment complex on the site. Verification: Wesley Moore, MAI,
Appraiser, (225) 293-7006. Additional verification of the comparable data included a review of
the aerial photograph, courthouse records, flood plain map, peripheral inspection, survey plat,

zoning map.
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Land Adjustment Grid — Parcel B
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1

2

3
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31,536,172,

151349

120.126

319.295

166.087

36.56

$13.15
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£5.37
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$6.66

$13.15

$0.37

Time Difference (Years)
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0.0%

0.0%

$6.66

513.15

$9.37
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~30%

v

Location Adjusted Price

$6.66

$9.21

$7.03
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[

0%

0%

8%

0%

JIStm
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1%

0%

Location Adjusted Price

$6.66

$9.21

$7.03

-31,223

167946

14738

-3.%%

5.5%
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3640

9.1

$7.14

Zone X & AE

Zone X
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Zone X

0%

0%

0%

56,40

0.7

$7.10

Accessed by servitude
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Average

Narrow sirip

W Potentinl Adj

25%

5%

-13%

Physica] Difference Adjusted Price

$4.80

$7.79

$6.03

Moan Unit Price

3579

The contributing value of Parcel B is

$5.353

estimated in the following grid. The calculations are as

follows:
Parcel B (sq ft) 151,349
x Estimated Unit Value: $5.65
Indicated 'as cured' market value $855,122
Less: Curative costs 0
Indicated 'as is' market value $855,122

Rounded to:

$855,000
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Income Approach

The subject was owner occupied on the date of inspection. The owner is the State of Louisiana;
to estimate market rent it is assumed the offices are leased to traditional office users at terms and
conditions similar to the comparable rentals. The following rentals are used to estimate market

rent for the subject.

Location Map of Rentals — Parcel A
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LEASE COMPARABLE No. 1

PROPERTY DESCRIPTION

Record No. 01-14-13168

Property Type An existing multi-tenant commercial office

Address 7151 Florida Boulevard, Baton Rouge, Louisiana

Legal Description Tracts N-1-A-1-A, N-1-A-1-B, and N-1-A-1-D, Bahlinger Inc.
Property, Parish of East Baton Rouge

UNIT DATA

Unit Unit Size (SF) Lease Type Lease Term Start Yr Rate

Full Service 100-year 1960

1 38,000 Full Service 10-year 2013 $6.85

10 723 Full Service 5-year 2014 $21.16

100 31,676 Full Service 6-year 2013 $19.50

100A 18,573 Vacant

100B 3,904 Full Service 10-year 2009 $17.50

100C 6,760 Vacant

100D 16,284 Vacant

101A 17.736 Vacant

101B 16,337 Vacant

101C 9,302 Vacant

101D 2,900 Vacant

101F 12,175 Vacant

101G 301 Vacant

102 46,300 Full Service 15-year 2005 $8.07

11C 46,440 Vacant

11D 15,514 Vacant

11E 11,836 Full Service 2-year 2016 $16.50

12 4,560 Full Service 20-year 2007 $0.00

12A 180 Vacant

12B 180 Vacant

12C 180 Vacant

12D 180 Vacant
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12E,F,G.H 720 Full Service 2-year 2011 $14.58
15 4,800 Vacant

16 6,000 Full Service 5-year 2015 $14.75
17 12,000 Full Service 5-year 2015 $14.75
18 7,273 Full Service 10-year 2008 $0.00
1G Full Service 42-year 2015 $0.00
2 1,643 Full Service 10-year 2013 $12.31
20 23,188 Full Service 10-year 2010 $17.50
200A 57,819 Full Service 15-year 2004 $6.66
22 4,300 ~ Vacant

23 2,200 Vacant

24 2,000 Vacant

25 2,500 Vacant

26 9,600 Vacant

3 1,645 Full Service 10-year 2013 $12.28
30 2,105 Vacant

300A 47,095 Full Service 17-year 2004 $19.50
300B 4,276 Full Service 10-year 2004 $8.00
30A 1,248 Vacant

30B 1,510 Full Service Vacant

4 2,529 Full Service 10-year 2013 $12.31
50 48,265 Full Service 3-year 2016 $19.02
6 5,071 Full Service 15-year 2013 $14.59
60A 12,725 Full Service 2-year 2017 $19.02
60B 22,379 Vacant

7 9,960 Tull Service 7-year 2012 $13.93
70 2,580 Vacant

75 5,220 Full Service S-year 2017 $18.67
75A2 519 Full Service 1-year 2013 $23.12
8 14,599 Full Service 5-year 2010 $8.58
80 30,113 Full Service 5-year 2013 $18.50
81 28,604 Full Service 7-year 2013 $17.50
82 5,523 Vacant

87 7.472 Full Service 10-year 2008 $16.97
87A 1,060 Vacant

88 9,353 Full Service 10-year 2014 $11.91
89 2,275 Vacant

8A 4,433 Vacant

8B 10,166 Vacant

9 10,473 Full Service 5-year 2016 $14.36
90 1,840 Vacant

91 1,840 Full Service 20-year 2003 $0.00
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IMPROVEMENT ANALYSIS
Gross Building Area (SF) 724,820
Office Area Class The leasable area is considered Class B (buildings competing for a
wide range of users with rents in the average range for the area).
Remarks The ALTA survey states there are a total of 2,667 parking spaces on

the site; this includes 58 handicapped accessible spaces.

REMARKS

The property was recently given back to the lender in lieu of payment because the expenses
exceeded the revenues. The former owner lost the tax exemption status and the added operating
expense of real estate taxes made the operating loss large. On the date of survey the property had
an occupancy rate of 59%. One of the factors that increased operating expenses are the
development had a large common area. The interior corridors are quite large and the cost to heat,
cool, and light the common area could not be adequately re-cooped from the tenants.

On 01/30/2019 the building had an occupancy rate of 47.1%. There is 74,645+ square feet of
shell space (never built-out), 189,876+ square feet of rentable office space, and 75,700+ square
feet that is vacant but has rent obligation past 01/30/2019. Verification: The comparable data
were verified by David E. Lakvold, MAI, SRA on June 20, 2018. Verification was obtained from
Confidential source. Additional verification of the comparable data inciuded a review of the
aerial photograph, flood plain map, peripheral inspection, rent roll, survey plat, zoning map.
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LEASE CQMEARABLE No.2

PROPERTY DESCRIPTION

Record No. 01-10-2073

Property Type An existing multi-tenant commercial office
Address 619 Jefferson Highway, Baton Rouge, Louisiana
LEASE DATA

Range $14.00 - $14.50

Typical Basis Fuli Service

Typical Term 2-year

Commencement Year 2017

Remarks

REMARKS

The subject was listed for lease with the LACDB Commercial Information Exchange.
Verification: The comparable data were verified by David E. Lakvold, MAL, SRA on January 31,
2019. Verification was obtained from Matthew Shirley, Leasing Agent, (225) 766-0000.
Additional verification of the comparable data included a review of the aerial photograph, flood
plain map, peripheral inspection, zoning map.
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LEASE COMPARABLE NO. 3
A

e,

PROPERTY DESCRIPTION

Record No. 11-10-2755

Property Name Louisiana Companies

Property Type An existing multi-tenant commercial office
Address 801 North Boulevard, Baton Rouge, Louisiana
LEASE DATA

Range $12.16

Typical Basis Full Service

Typical Term 3-year

Commencement Year 2017

Remarks

Leased Area 7,892 square feet

REMARKS

Tenant improvement paid by the tenant was $115,000+ and $71,000+ by the owner; this totals
$23.57+ per square foot. The tenant received 5-months of rent free occupancy. Verification: The
comparable data were verified by David E. Lakvold, MAI, SRA on January 31, 2019.
Verification was obtained from Brandon Pesnell, Real Estate Agent, (225) 237-3343. Additional
verification of the comparable data included a review of the aerial photograph, flood plain map,
peripheral inspection.
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PROPERTY DESCRIPTION

Record No.

Property Type
Address

LEASE DATA

Range

Typical Basis
Typical Term
Commencement Year
Remarks

UNIT DATA

Unit Unit Size (SF)

101
102
207
208

REMARKS

LEASE CQMPARABLE No. 4

07-12-7581
An existing multi-tenant commercial office
7732 Goodwood Boulevard, Baton Rouge, Louisiana

$12.50

Fuli Service
Monthly

2017 thru 2018

1,180
404
407
684

Lease Type
Full Service
Full Service
Full Service
Full Service

Lease Term
2-year
2-year
2-year
2-year

Start Yr
2017
2017
2017
2018

Rate
$12.50
$12.50
$12.50
$12.50

The subject was listed for lease with the LACDB Commercial Information Exchange. Individual
units are cited in LACBD., Verification: The comparable data were verified by David E. Lakvold,
MALI, SRA on January 31, 2019. Verification was obtained from Evan Scroggs, Leasing Agent,
(225) 295-0800.  Additional verification of the comparable data included a review of the
appraisal files, courthouse records, flood plain map, physical inspection, rent roll, survey plat,

zoning map.



Division of Administration, Office of Facility Planning The Lakvold Group, LLC

Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 68

LEASE COMPARABLE NO. 5

PROPERTY DESCRIPTION

Record No. 03-14-13358

Property Name Corporate Two

Property Type An existing multi-tenant commercial office

Address 5615 Corporate Boulevard, Baton Rouge, Louisiana

LEASE DATA

Range $10.53 - $18.40

Typical Basis Full Service

Typical Term 3-year

Commencement Year 2007 thru 2018

Remarks

UNIT DATA

Unit Unit Size (SF) Lease Type Lease Term  Start Yr Rate
Suite 100A 3,182 Full Service 3-year 2011 $14.00
Suite 100B 1471 Full Service 7-year 2007 $15.00
Suite 100C 567 Full Service 3-year 2018 $15.00
Suite 100G 896 Full Service 5-year 2008 $15.00
Suite 200B 2,220 Full Service 3-year 2012 $14.00
Suite 200C 1,479 Vacant

Suite 200C 1,205 Full Service 2-year 2017 $15.00
Suite 200D 1,205 Full Service 3-year 2012 $14.00
Suite 200E 1,414 Vacant

Suite 300A 5,338 Vacant

Suite 300B 1,894 Full Service 6-year 2007 $15.00

Suite 400A 990 Full Service 5-year 2012 $13.00
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Suite 400B 1,830 Full Service 8-year 2008 $16.00

Suite 400C 4,343 Full Service S-year 2012 $13.00

Suite 402 986 Gross 1-year 2013 $14.00

Suite 500A 4,056 Vacant

Suite SO0B 3,089 Full Service 5-year 2008 $18.00

Suite 600A 4,296 Full Service 3-year 2012 $14.00

Suite 600B 2,969 Full Service 10-year 2008 $18.40

Suite 700A 7,662 Full Service 7-year 2007 $17.00

Suite 800A 6,707 Vacant

Suite 800C 570 Full Service 1-year 2012 $10.53

REMARKS

Verification: The comparable data were verified by David E. Lakvold, MAI, SRA on September
24, 2018. Verification was obtained from Brent Struthers, Leasing Agent. Additional
verification of the comparable data included a review of the rent roll.
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LEASE COMPARABLE NO. 6
BRI o L

.

PROPERTY DESCRIPTION

Record No. 06-11-3677

Property Type An existing multi-tenant commercial office

Address 5700 Florida Boulevard, Baton Rouge, Louisiana

UNIT DATA

Unit Unit Size (SF) Lease Type Lease Term  Start Yr Rate
100 2,880 Full Service 1-year 2016 $13.50
1000 1,480 Full Service 3-year 2016 $16.20
1060 1,159 Full Service 1-year 2016 $29.16
1210 1,715 Full Service 1-year 2016 $15.12
1213 386 Full Service 1-year 2016

1215 253 Full Service 1-year 2016 $4.80
1216 762 Full Service 1-year 2016 $9.48
1300 983 Full Service 1-year 2016 $7.68
1302 283 Full Service 1-year 2016 $19.56
1315 1,197 Full Service 1-year 2016 $13.50
1320 1,915 Fuil Service 1-year 2016 $13.50
304 236 Full Service 1-year 2016 $16.08
308 244 Full Service 1-year 2016 $12.36
310 244 Full Service 1-year 2016 $14.76
312 583 Full Service 2-year 2016 $15.00
316 609 Full Service 2-year 2016 $12.00
318 235 Full Service 1-year 2016 $17.40
319 363 Full Service 1-year 2016 $11.64
322 625 Full Service 2-year 2016 $16.56

324 361 Full Service 1-year 2016 $10.67
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408 479 Full Service 1-year 2016 $11.88
412 363 Full Service 1-year 2016 $12.72
414 236 Full Service 1-year 2016 $18.00
418 244 Full Service 1-year 2016 $12.00
422 244 Full Service 1-year 2016 $19.68
424 244 Full Service I-year 2016 $14.76
425 366 Full Service I-year 2016 $17.38
426 861 Full Service 3-year 2016 $15.00
500 7,700 Full Service 3-year 2016 $19.80
600 1,959 Full Service 2-year 2016 $11.28
604 2,219 Full Service 3-year 2016 $6.36

701 342 Full Service 1-year 2016 $17.64
704 244 Full Service 1-year 2016 $17.40
705 475 Full Service 1-year 2016 $12.00
707 482 Full Service 1-year 2016 $16.44
710 653 Full Service 1-year 2016 $12.00
714 613 Full Service l-year 2016 $14.52
716 139 Full Service 1-year 2016 $12.12
718 488 Full Service 1-year 2016 $15.00
900 675 Full Service 1-year 2016 $15.84
901 504 Full Service 1-year 2016 $12.12
905 1,208 Full Service 1-year 2016 $7.24

910 2,215 Fuil Service 1-year 2016 $17.04
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LEASE COMPARABLE NO. 7

PROPERTY DESCRIPTION

Record No. 10-10-9012

Property Type An existing multi-tenant commercial office

Address 5500 Florida Boulevard, Baton Rouge, Louisiana

UNIT DATA

Unit Unit Size (SF) Lease Type Lease Term  Start Yr Rate
102 1,521 Full Service 3-year 2014 $11.00
103 1,750 Full Service Vacant 2019 $13.50
103 1,785 Full Service 3-year 2011 $13.50
106 2,000 Full Service Vacant 2019 $13.50
106 2,000 Full Service 3-year 2009 $13.50
200 16,615 Full Service Vacant 2019 $10.00
200 16,615 Full Service 3-year 2011 $13.50
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LEASE COMPARABLE NO. 8
PROPERTY DESCRIPTION
Record No. 09-16-19049
Property Type An existing multi-tenant commercial office
Address 6554 Florida Boulevard, Baton Rouge, Louisiana
UNIT DATA
Unit Unit Size (SF) Lease Type Lease Term  Start Rate
Yr
1 800 Full Service 2-year 2012 $13.00
1 5,057 Full Service 5-year 2012 $12.50
119 2,750 Full Service 2-year 2016 $13.00
101 1,250 Full Service Vacant 2019 $13.92
119 2,750 Full Service Vacant 2019 $12.22
237 915 Full Service 2-year 2019 $12.46
250 1,500 Full Service 2-year 2013 $12.50
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The subject is in a corridor that is experiencing in-fill development and re-development activity.

That is a positive attribute. Rental 1 is Bon Carre, an office development at the corner of Florida

Boulevard and Lobdell Boulevard. As of the date of appraisal, they have more than 300,000

square feet available for lease. If available, the subject would compete for the same tenant base.

There are also a number of other large office buildings in this general market corridor that have an

abundance of available space. Most are dated and outside of the growth areas of Baton Rouge.

A market rental rate of $12.00 per square foot on a full service basis was estimated. The owner is

responsible for real estate taxes, property insurance, janitorial, utilities, maintenance,

management, and miscellaneous expenses. A stabilized operating pro forma is presented on the

following page. Excluding the State, there is no apparent demand for a single-tenant 59,000+

square feet office. The cost to demise the space into smaller units or suites cannot be estimated; it

would be too speculative and conjectural.

Pro Forma Operating Statements

Potential Gross Income

+ Reimbursements (none)

Potential Income (PGI -+ reimbursements)
- Vacancy and Collection Loss
Effective Gross Income
Projected Expenses

Real Estate Taxes

Insurance

Management

Janitorial

Utilities

Maintenance

Miscellaneous

Total Expenses

Net Operating Income

59,819

% of PGI
10.00%

% of EGI
7.43%
3.70%
5.00%
6.94%
14.81%
12.96%

0.46%
51.32%
48.68%

$12.00
$0.00
$/Sq Ft
$1.20
$10.80
$/Sq Ft
$0.80
$0.40
$0.54
$0.75
$1.60
$1.40
$0.05
$5.54
$5.26

$717,828
$0
$717,828

71.783
$646,045

$48,025
$23,928
$32,302
$44,864
$95,710
$83,747
$2.991
$331,567
$314,479
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Capitalization of Income

The next step is to capitalize the stabilized net operating income into an estimate of value. The

net operating income is divided by the capitalization rate to estimate the market value. The value

calculations are graphically displayed as follows:

NOI + Rg

:VO

The capitalization rate from national sources is cited in the following table:

Overall Rates from National Data

Overall Capitalization Rate — Ro Low High Mean
Debt Service Coverage Ratio Technique 5.00 12.70 8.27
Band of Investment Technique 5.10 13.93 8.37
Surveyed Rates 4.85 13.23 9.68
Source: RealtyRate.Com Investor Survey
Overall Rates Extracted From Recent Sales
Sale | Address Sale SalePrice OB g Unit Ro
Date (sq ft.) Price
1 | 5735 Essen Lane 02/16/18 $4,200,000 56,538 4.64 $74.29 9.69%
2} 5207 Essen Lane 11/13/15 $2,800,000 45,240 4.76 $61.89 11.34%
3 | 3233 S Sherwood Forest Blvd ~ 09/29/15  $2,250,000 36,967 6.58 $60.87 4.79%
4 | 5615 Corporate Blvd 01/02/19 $4,900,000 60,650 5.77 $80.79 7.80%
5 | 9800 Airline Highway 11712715 $2,750,000 38,124 5.15 $72.13 957%
Mean 47,504 538 369.99 8.64%
Subject Median 45,240 515 87213 9.57%
Government Street 01/24/19 59,819

Selection of Overall Rate

An overall capitalization rate of 9.50% is selected. The market value is calculated as follows:
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Net Operating Income $314,479
= Ro 9.50%
Indicated 'as cured, assuming stabilized occupancy' market value $3,310,300
Less: Deferred maintenance and lease-up costs S0
Indicated 'as is' market value $3,310,300
Rounded to $3,310,000
Indicated value per Unit: $55.33

Lease-Up Costs

If the building was to convert from a single-tenant office to a multi-tenant office the owner would
lose net operating income over the conversion period until stabilized occupancy was achieved.
Lease-up costs were not estimated because it would be too speculative and conjectural to

estimate.

Correlation and Final Value Estimate

The applied valuation approaches have the following fee simple ‘as is’ market value of subject, as

of the date of inspection and appraisal.

Parcel A

Cost Approach: Not developed
Sales Comparison Approach: $3,600,000
Income Approach: $3,310,000

The rentals are current and reasonable alternatives to the subject. Therefore, the Income Approach
is given the most weight because it better reflects the subject’s market. The best available sales
were used in the Sales Comparison Approach but some of the sales are in better locations than the
subject. The concluded ‘as is® market value of Parcel A is $3,400,000. This value will be added
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to the concluded ‘as is’ market value of Parcel B to estimate the “as is” market value of the whole

property.
Parcel B
Cost Approach: Not developed
Sales Comparison Approach: $855,000
Income Approach: Not developed

The concluded ‘as is” market value of Parcel B is $1,060,000. The concluded ‘as is’ market value

of the whole is the sum of the component values. The calculations and concluded value is shown

in the following table:
+ Parcel A — office building $3,400,000
+ Parcel B —vacant land $855.,000
Concluded ‘as is* market value $4,255,000

Based on the inspection, investigations, and analyses undertaken, I have formed the opinion that
the property addressed at 4615 Government Street, Baton Rouge, Louisiana, subject to the scope
of work, extraordinary assumptions, hypothetical mﬁdiﬁons, and assumptions and limiting
conditions set forth in this report, had a fee simple, ‘as is’ market value, as of January 24, 2019,
the date of inspection and appraisal of:

FOURNILLION TWO TUNDRED FIFTY-FIVETHOUSAND DOLLARS

$4,255,000
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Assumptions and Limiting Conditions

The acceptance of this appraisal assignment and the completion of the appraisal report submitted
herewith are contingent upon the following assumptions and limiting conditions:

Limits of LI&blllty: The liability of The Lakvold Group, LLC, their employees and associates is
limited to the client/intended user only and to the fee actually received by the appraisal firm. There is no
accountability, obligation, or liability to any third party. If the appraisal report is disseminated to anyone
other than the client, the client shall make such party or parties aware of all limiting conditions and
assumptions affecting the appraisal assignment. Neither the appraisers nor the appraisal firm is in any way
to be responsible for any costs incurred to discover or correct any physical, financial, and/or legal
deficiencies of any type present in the subject property. In the case of limited partnerships or syndication
offerings or stock offerings in real estate, the client agrees that in the event of a lawsuit brought by a lender,
a partner or part owner in any form of ownership, a tenant, or any other party, the client will hold the
appraiser(s) and the appraisal firm completely harmless in such action with respect to any and all awards or
settlements of any type in such lawsuits.

Copies, Publication, Distribution and Use of Report: possession of this
report or any copy thereof does not carry with it the right of publication, nor may it be used for any purpose
or any function other than its intended use, as stated in the body of the report. The appraisal fee represents
compensation only for the analytical services provided by the appraiser(s). The appraisal report remains
the property of the appraisal firm, though it may be used by the client in accord with these assumptions and
limiting conditions. The Bylaws and Regulations of the Appraisal Institute require each Member and
Candidate to control the use and distribution of each appraisal report signed by such Member or Candidate.
Except as hereinafter provided the client may distribute copies of this appraisal report in its entirety to such
third parties as he may select. However, selected portions of this appraisal report shall not be given to third
parties without the prior written consent of those signing the appraisal report. Neither all nor any part of
this appraisal report shall be disseminated to the general public by use of advertising media, public relations
media, news media, sales media, or other media for public communication without the prior written consent
of the appraisal firm. This appraisal is to be used only in its entirety, and no part is to be used without the
whole report. All conclusions and opinions concerning the analysis as set forth in the report were prepared
by the appraiser(s) whose signature(s) appear(s) on the appraisal report, unless it is indicated that one or
more of the appraisers was acting as "Review Appraiser.” No change of any item in the report shall be
made by anyone other than the appraiser(s). The appraiser(s) and the appraisal firm shall bear no
responsibility for any such unauthorized changes.

Trade Secrets: 1his appraisal has been obtained from The Lakvold Group, LLC, and consists of
"trade secrets and commercial or financial information” which is privileged and confidential and exempted
from disclosure under 5 U.S.C. 552 (b) (4). Notify the appraiser(s) signing the report and the appraisal firm
of any request to reproduce this appraisal in whole or part.

Conﬁdentlahty: Except as provided for subsequently, neither the appraiser(s) nor the appraisal
firm may divulge the analyses, opinions, or conclusions developed in the appraisal report, nor may they
give a copy of the report to anyone other than the client or her designee as specified in writing. However,
this condition does not apply to any requests made by the Appraisal [nstitute for purposes of confidential
ethics enforcement. Also, this condition does not apply to any order or request issued by a court of law or
any other body with the power of subpoena.
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Information Supplled by Others: mformation provided by eogineers, surveyors,
informed local sources, governmental agencies, financial institutions, Realtors, buyers, sellers, property
owners, bookkeepers, accountants, attorneys, and others, is assumed to be true, correct, and reliable. No
responsibility for the accuracy of such information is assumed by the appraiser. Neither the appraiser(s)
nor the appraisal firm is liable for any information or the work product provided by subcontractors. The
client and others utilizing the appraisal report are advised that some of the individuals associated with The
Lakvold Group, LLC, are independent contractors and may sign the appraisal report in that capacity. The
comparable data relied upon in this report bave been confirmed with one or more parties familiar with the
transaction or from affidavit or other sources thought reasonable. To the best of our judgment and
knowledge, all such information is considered appropriate for inclusion. In some instances, an impractical
and uneconomic expenditure of time would be required in attempting to furnish absolutely unimpeachable
verification. The value conclusions set forth in the appraisal report are subject to the accuracy of said data.
It is suggested that the client consider independent verification as a prerequisite fo any transaction
involving a sale, a lease, or any other commitment of funds with respect to the subject property.

Testimony, Consultation, Completion of Contract for Appraisal

Service: The contract for each appraisal, consultation, or analytical service is fulfilled, and the total
fee is payable upon completion of the report. The appraisers(s) or those assisting in the preparation of the
report will not be asked or required to give testimony in court or in any other hearing as a result of having
prepared the appraisal, either in full or in part, except under separate and special arrangements at an
additional fee. If testimony or a deposition is required because of any subpoena, the client shall be
responsible for any additional time, fees, and charges, regardless of the issuing party. Neither the
appraiser(s) nor those assisting in the preparation of the report is required to engage in post-appraisal
consultation with the client or other third parties, except under a separate and special arrangement and at an
additional fee.

Exhibits and Physical Descriptions: it is assumed that the improvements and the
utilization of the land are within the boundaries of the property lines of the property described in the report
and that there is no encroachment or trespass unless noted otherwise within the report. No survey of the
property has been made by the appraiser(s), and no responsibility is assumed in connection with such
matters. Any maps, plats, or drawings reproduced for this appraisal report are included for informational
purposes. The reliability of the information contained on any such map cor drawing is assumed accurate by
the appraiser and is not guaranteed to be correct.

Title, Legal Descriptions, and Other Legal Matters: No responsibility is
assumed by the appraiser(s) or the appraisal firm for maiters legal in character or nature. No opinion is
rendered as to the status of title to any property. The title is presumed to be good and merchantable. The
ptoperty is appraised as if free and clear, unless otherwise stated in the appraisal report. The legal
description, as furnished by the client, her designee, or as derived by the appraiser(s), is assumed to be
correct as reported, The appraisal is not to be construed as giving advice concerning licns, title status, or
legal marketability of the subject property.

Engineering, Structural, Mechanical, and Architectural Conditions:
This appraisal should not be construed as a report on the physical items that are a part of any property
described in the appraisal report. Although the appraisal may contain information about these physical
items (including their adequacy and/or condition), it should be clearly understood that this information is
only to be used as a general guide for property valuation and not as a complete or detailed report on these
physical items. The appraiser(s) is/are not a construction, engineering, or architectural expert(s), and any
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opinion given on these matters in this report should be considered tentative in nature and is subject to
modification upon receipt of additional information from appropriate experts. The client is advised to seck
appropriate expert opinion before committing any funds to the property described in the appraisal report.
Any statement in the appraisal regarding the observed condition of the foundation, roof, exterior walls,
interior walls, floors, heating system, plumbing, insulation, electrical service, all mechanicals, and all
matters relating to construction is based on a casual inspection only. Unless otherwise noted in the
appraisal report, no detailed inspection was made. For instance, the appraiser is not an expert on heating
systems, and no attempt was made to inspect the interior of the furnace. The structures were not
investigated for building code violations, and it is assumed that all buildings meet the applicable building
code requirements unless stated otherwise in the report. Such items as conditions behind walls, above
ceilings, behind locked doors, under the floor, or under the ground are not exposed to casual view and,
therefore, were not inspected unless specifically so stated in the appraisal. The existence of insulation, if
any is mentioned, was discovered through conversations with others and/or circumstantial evidence. Since
it is not exposed to view, the accuracy of any statements regarding insulation cannot be guaranteed.
Because no detailed inspection was made, and because such knowledge goes beyond the scope of this
appraisal, any comments on observed conditions given in this appraisal report should not be taken as a
guarantee that a problem does not exist. Specifically, no guarantee is given as to the adequacy or condition
of the foundation, roof, exterior walls, interior walls, floors, heating systems, air conditioning systems,
plumbing, electrical service, insulation, or any other detailed construction matters. If any interested party is
concerned about the existence, condition, or adequacy of any particular item, we would strongly suggest
that a mechanical and/or structural inspection be made by a qualified and licensed contractor, a civil or
structural engineer, an architect, or other experts. This appraisal report is based on the assumption that
there are no hidden, unapparent, or apparent conditions on the property site or improvements which would
materially alter the value as reported. No responsibility is assumed for any such conditions or for any
expertise or engineering to discover them. All mechanical components are assumed to be in operable
condition and standard for the properties of the subject type. Conditions of heating, cooling, ventilating,
electrical, and plumbing equipment are considered to be commiensurate with the condition of the balance of
the improvements unless otherwise stated. No judgment is made in the appraisal as to the adequacy of
insulation, the type of insulation, or the energy cfficiency of the improvements or equipment which is
assumed to be standard for the subject’s age, type, and condition.

Americans with Disabilities Act Compliance: The Americans with Disabilities
Act (ADA) became effective January 26, 1992. Unless otherwise noted in this report, we have not made a
specific compliance survey or analysis of this property to determine whether or not it is in conformance
with the various detailed requirements of the ADA. It is possible that a compliance survey of the property,
together with a detailed analysis of the requirements of the ADA, would reveal that the property is not in
compliance with one or more requirements of the Act. If so, this fact could have a negative effect on the
value of the property. Since we have no direct evidence relating to this issue, and since these appraisers are
not experts at identifying whether a property complies or does not comply with the ADA, we did not
consider possible non-compliance with the requirements of ADA in estimating the value of the property.
Before committing funds to any property, it is strongly advised that appropriate experts be employed to
ascertain whether the existing improvements, if any, comply with the ADA. Should the improvements be
found to not comply with the ADA, a re-appraisal at an additional cost may be necessary to estimate the
effects of such circumstances.

Toxic Materials and Hazards: unless otherwise stated in the appraisal report, no attempt
has been made to identify or report any toxic materials and/or conditions such as asbestos, urea-
formaldehyde foam insulation, or soils or ground water contamination on any land or improvements
described in the appraisal report. Before committing funds to any property, it is strongly advised that
appropriate experts be employed to inspect both land and improvements for the existence of such toxic
materials and/or conditions. If any toxic materials and/or conditions are present on the property, the value
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of the property may be adversely affected, and a re-appraisal at an additional cost may be necessary to
estimate the effects of such circumstances.

Soils, Sub-soils, and Potential Hazards: 1 is assumed that there are no hidden or
unapparent conditions of the soils or sub-soil which would render the subject property more or Jess
valuable than reported in the appraisal. No engineering or percolation tests were made, and ne liability is
assumed for soil conditions. Unless otherwise noted, sub-surface rights (mineral and oil) were not
considered in making this appraisal. Unless otherwise noted, the land and the soil in the area being
appraised appeared to be firm, but no investigation has been made to determine whether or not any
detrimental sub-soil conditions exist. Neither the appraiser(s) nor the appraisal firm is/are liable for any
problems arising from soil conditions. The appraiser(s) strongly advise that, before any funds are
committed to a property, the advice of appropriate experts be sought. If the appraiser(s) has/have not been
supplied with a termite inspection report. survey or occupancy permit, no responsibility is assumed, and no
representation is made for any costs associated with obtaining same or for any deficiencies discovered
before or after they are obtained. Neither the appraiser(s) nor the appraisal firm assumes responsibility for
any costs or for any consequences arising from the need or lack of need for flood hazard insurance. An
agent for the Federal Flood Insurance Program should be contacted to determine the actual need for flood
hazard insurance.

Legahty of Use: This appraisal report assumes that there is full compliance with all applicable
federal, state, and local environmental regulations and laws, unless non-compliance is stated, defined, and
considered in the appraisal report. It is assumed that all applicable zoning and use regulations and
restrictions have been complied with, unless a non-conformity has been stated, defined, and considered in
the appraisal report. It is assumed that all required licenses, consents, or other legislative or administrative
authority from any local, state, or national government, private entity, or organization have been or can be
obtained or renewed for any use on which the value estimate contained in this report is based.

Component Values: 1f the total property value set forth in this report is distributed between
land and improvements, this distribution applied only under the existing program of utilization as set forth
in the appraisal. The separate valuations for land and buildings must not be used in conjunction with any
other appraisal and are invalid if so used.

Aux111ary and Related Studies: No environmentat or impact studies, special market
studies or analyses, special highest and best use studies, or feasibility studies have been requested or made
by the appraiser(s) unless otherwise specified in an agreement for services and so stated in the appraisal
report.

Dollar Values and Pu:rchasing Power: The estimated market value set forth in the
appraisal report and any cost figures utilized are applicable only as of the date of valuation of the appraisal
report. All dollar amounts are based on the purchasing power and price of the dollar as of the date of value
estimates.

Value Change, Dynamic Market, and Alteration of Estimate by

Appra1ser: Alll values shown in the appraisal report are projections based on our analysis as of the
date of valuation of the appraisal. These values may not be valid in other time periods or as conditions
change. Projected mathematical models set forth in the appraisal are based on estimates and assumptions
which are inherently subject to uncertainty and variations related to exposure, time, prometional effort,
terms, motivation, and other conditions. The appraiser(s) do(es) not represent these models as indicative of
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results that will actnally be achieved. The value estimates consider the productivity and relative
attractiveness of a property only as of the date of valuation set forth in the report. In cases of appraisals
involving the capitalization of income benefits, the estimate of market value, investment value, or value in
use is a reflection of such benefits and of the appraiser's interpretation of income, yields, and other factors
derived from general and specific client and market information. Such estimates are as of the date of
valuation of the report. They are subject to change as market conditions change. This appraisal is an
estimate of value based on analysis of information known to us at the time the appraisal was made. The
appraiser(s) do{es) not assume any responsibility for incorrect analysis because of incorrect or incomplete
information. If new information of significance comes to light, the value given in this report is subject to
change without notice. The appraisal report jtself and the value estimates set forth therein are subject to
change if either the physical or legal entity or the terms of financing are different from what is set forth in
the report.

Exclusions: Furnishings, equipment, other personal property, and value associated with a specific
business operation are excluded from the value estimate set forth in the report unless otherwise indicated.
Only the real estate is included in the value estimates set forth in the report unless otherwise stated.

Proposed Improvements, Conditioned Value: rt is assumed in the appraisal
report that all proposed improvements and/or repairs, either on-site or off-site, are completed in a good and
workmanlike manner in accord with plans, specifications, or other information supplied to these appraisers
and set forth in the appraisal report. In the case of proposed construction, the appraisal is subject to change
upon inspection of the property after construction is completed. The estimate of Market Value is as of the
date specified in the report. Unless otherwise stated, the assumption is made that all improvements and/or
repairs have been completed according to the plans and that the property is operating at levels projected in

the report.

Management of PI'OpCI’ty: It is assumed that the property which is the subject of the
appraisal report will be under typically prudent and competent management, which is neither inefficient nor
super-efficient.

Fee: The fee for any appraisal report, consultation, feasibility, or other study is for services rendered
and, unless otherwise stated in the service agreement, is not solely based upon the time spent on any
assignment.

Changes and Modifications: The appraiser(s) reserve(s) the right to alter statements,
analyses, conclusions, or any value estimates in the appraisal if any new facts pertinent to the appraisal
process are discovered which were unknown when the appraisal report was prepared.
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The acceptance and/or use of the appraisal report by the client or any third party constitutes
acceptance of the Assumptions and Limiting Conditions set forth in the preceding paragraphs.
The appraiser's liability extends only to the specified client/intended user, not to subsequent
parties or users. The appraiser's liability is limited to the amount of the fee received for the
services rendered. This appraisal was prepared in conformity with Code of Professional Ethics
and Standards of Professional Appraisal Practice of the Appraisal Institute and that the report is

subject to review by its duly authorized representatives

Certification of Appraiser

I, David E. Lakvold, MAIL SRA, do hereby certify that we have personally inspected the
identified property at:

Re: An Appraisal Report being the valuation of a property addressed at 4615 Government
Street in Baton Rouge, Louisiana

Client and Intended User: Division of Administration, Office of Facility Planning

Owner: Division of Administration, Office of Facility Planning

Client Number: Site Code: 2-17-105  State ID: S09674 & S09675

Lakvold Group File Number: 2019-3435

1 certify to the best of my knovﬂedge and belief the following:

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

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

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

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

5. My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

6. My 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.
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7. The appraiser has not provided any appraisal services, as an appraiser or in any other
capacity, regarding the identified property of this report within the three year period
immediately preceding acceptance of this assignment.

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

9. David E. Lakvold, MAI, SRA has made a personal inspection of the property that is the
subject of this report.

10. No one other than the person(s) signing this report provided any significant real property
appraisal assistance to the person signing this certification. Market data verification was
performed by the appraisers and their staff. Data verification is not considered to be
significant professional real estate appraisal practice as defined by USPAP but is
disclosed here for clarification purposes.

11. As of the date of the report, I, David E. Lakvold, MAI, SRA, have completed the
requirements of the continuing education program of the Appraisal Institute and the
Louisiana Real Estate Appra.lsers Board.

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

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

14. The report is subject to the requirements of the Louisiana Real Estate Appraisers Board.

I also certify that I have no interest, present or contemplated, in the property, and that neither the
employment to make the appraisal, nor the compensation, is contingent upon the value of the
property. IfI can be of any further assistance in this matter, please do not hesitate to contact me

at your convenience.

Respectfully submitted,

David E. Lakvold, MAI, SRA
LA State Certified General Real Estate Appraiser #G0543
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Appraiser’s Qualifications

DAVID E. LAKVOLD, MAI, SRA Auih.
LOUISIANA STATE CERTIFIED GENERAL REAL ESTATE APPRAISER #0543

David E. Lakvold, MAI, SRA has more than 30+ years of real estate experience. The first seven
years were spent as a residential appraiser in the Baton Rouge market area. The next year was
spent as a review appraiser for Premier Bank Special Assets Department. The following three
years was spent as a commercial appraiser trainee under John C. Doiron, MAIL

David E. Lakvold, MAL SRA established his own full service appraisal firm and completed both
commercial and residential appraisals. He was then recruited to become an Albertson’s site
selector and worked throughout Louisiana finding and acquiring store sites. Albertson’s decided
that they would no longer compete with Walmart and stopped expanding in the Louisiana market.

David E. Lakvold, MAI, SRA started The Lakvold Group with Angela Lemoine-Lakvold, MAT,
SRA, R/W-AC, MBA. The appraisal practice offers a variety of services including traditional
real estate appraisals, litigation services and consulting, expropriation appraisals, probate
appraisal, and general real estate consultation.

David E. Lakvold, MAI, SRA is consistently engaged to value difficult or complicated property
types. Some of the more difficult assignments have included valuing former hospitals, State
owned parking garages and office buildings, Superfund sites, and litigated properties with socially
sensitive issues.

Education and Technical Training

Louisiana State University, 1985 - Bachelor of Science

Appraisal courses and seminars that have been successfully completed;

Courses 101 - Introduction to Real Estate Appraising; Society of Real Estate Appraisers
Courses 102 - Residential Property Valuation; Society of Real Estate Appraisers
Courses 201 - Income Property Valuation; Society of Real Estate Appraisers
Courses 202 - Applied Income Property Valuation; Society of Real Estate Appraisers
Principles of Real Estate; Louisiana State University

Real Estate Valuation and Finance; Louisiana State University

Courses 501 - Advanced Income Capitalization; Appraisal Institute

Standards of Professional Practice, Part A; Appraisal Institute

Standards of Professional Practice, Part B; Appraisal Institute

Standards of Professional Practice, Part C; Appraisal Institute

Demonstration Report for SRA designation; Society of Real Estate Appraisers
Demonstration Report for MAT designation; Appraisal Institute

Comprehensive Exam for MAI designation; Appraisal Institute
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Measuring Economic Obsolescence; Society of Real Estate Appraisers

Wetlands Seminar; Appraisal Institute

Fair Value; what it is and How to Estimate; Appraisal Institute

Subdivision Analysis Seminar; Appraisal Institute

How to appraise Timberland; Appraisal Institute

How to appraise HUD properties; Appraisal Institute

Appraisal Theory and Practice Seminar; Appraisal Institute

Employee Relocation Seminar; Merrill Lynch Relocation Company

“At Home with Diversity;” National Association of REALTORS

Appraising in a Distress Market; Society of Real Estate Appraisers

FNMA Guidelines Seminar; Society of Real Estate Appraisers

FNMA Appraisal Policy Seminar; Society of Real Estate Appraisers

URAR Seminar; Society of Real Estate Appraisers

Highest and Best Use Seminar; Appraisal Institute

FIRREA Compliance and the Appraiser Seminar; Appraisal Institute

Complex Residential Property Appraisal Seminar; Appraisal Institute

Litigation Valuation; Appraisal Institute

Special Purpose Properties Seminar; Appraisal Institute

Partial Interest Valuation; Appraisal Institute

Real Estate Trends in the Baton Rouge Market; Baton Rouge Board of REALTORS

Attacking and Defending an Appraisal in Litigation; Appraisal Institute

Case Studies in Highest and Best Use; Appraisal Institute

Appraising Convenience Stores; Appraisal Institute

Small Hote1/Motel Valuation; Appraisal Institute

Analyzing Operating Expenses; Appraisal Institute

Online Internet Search Strategies for real estate appraisers, Appraisal Institute

Appraising Nursing Home; Appraisal Institute

Self-Storage Economic and Appraisal, Appraisal Institute

Analyzing Distressed Real Estate; Appraisal Institute

Effective Appraising Writing; Appraisal Institute

Business Practices and Ethics; Appraisal Institute

Appraisal Handbook Seminar, LA Department of Transportation and Development

Real Estate Acquisitions under the Uniform Act: An Overview; Nation Highway Institute

Relocation courses and seminars that have been successfully completed;
Course 501, Relocation Assistance; International Right of Way Association
Course 502, Business Relocation; International Right of Way Association
Course 503, Mobile Home Relocation; International Right of Way Association
Course 504, Computing Replacement Housing Payments; IRWA
Course 505, Advanced Relocation Assistance I; IRWA
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Designations and Associations

Member of the Appraisal Institute, 1994

Senior Residential Appraiser member of the Appraisal Institute, 1987
Louisiana State Certified General Real Estate Appraiser #0543
Member of the Louisiana Board of Realtors

Baton Rouge TRENDS — Industrial Committee

Business Experience

The Lakvold Group, LLL.C; an independent real estate appraisal firm; the principals have
been actively appraising in Louisiana for more than thirty years.

Military Experience

January 1979 through December 1982

United States Air Force, Offutt AFB, 544th Target Intelligence Materials Squadron
Intelligence Specialist; E-4, Honorably Discharged December 1982

December 1982 through December 1985

LA Air National Guard, New Orleans Naval Air Station, 122nd Tactical Fighter Group
Intelligence Specialist; E-5, Honorably Discharged December 1985

Right-Of-Way Projects
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Atchafalaya Basin Levee District: Pointe Coupee Seepage Control Project in New
Roads, Louisiana being the West Bank, Mississippi River Levee, Mississippi River
and Tributaries Project (MRL)

Calcasieu Parish Police Jury; Being the North Frontage Road project in Sulphur,
Louisiana

Calcasieu Parish Police Jury; Proposed Bessie Daniels Bypass, Starks, Louisiana

City Parish Project Number 10-PS-MS-0009; Being the Kenilworth Parkway and
Highland Road pipeline improvement project in East Baton Rouge Parish, Louisiana
City Parish Project Number 10-PS-MS-0050; Being the O’Neal Lane Pump Stations
sewer improvement project in East Baton Rouge Parish, Louisiana

City Parish Project Number 10-GS-MS-0007; Being the Airline Highway pipeline
project in East Baton Rouge Parish, Louisiana

City Parish Project Number 09-FM-MS-0047; Being the Nicholson Drive — Highland
Road — Perkins Road sewer improvement project in East Baton Rouge Parish,
Louisiana

City Parish Project Number: 10-FM-MS-008A and 10-FM-MS-008B being the
(’Neal Lane Area Force Main and Gravity Improvements (Group A and B)
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» Professional Engineering Consultants Corporation being a drainage improvement
project for OCPR/St. Mary Parish Levee District (Franklin Canal flood gate)

» City Parish Project Numbers 09-PS-UF-0001 and 58A SGC-C-PS58A (Staring Lane—
Overflow Pump Station) Sanitary Sewer System Upgrades South Force-main and
Gravity Systems Pump Station

» City Parish Project Number 06-CS-HC-0018; Being the Fairchild Street / Badley
Street road improvement project in East Baton Rouge Parish, Louisiana

» City Parish Project Number 06-CS-HC-0024; Being the Staring Lane, from Perkins
Road to Highland Road, road improvement project in East Baton Rouge Parish,
Louisiana

> City Parish Project Number 09-FM-MS-0047; Being the Nicholson Drive — Highland

Road — Perkins Road Sanitary Sewer System Upgrades South Forced Lower Basin

Capacity Improvements SF1.-C-0006 project in East Baton Rouge Parish, Louisiana

City Parish Project Number 10-FM-MS-008A and 10-FM-MS-008B; Being the

O’Neal Lane Area Force Main and Gravity Improvements project in East Baton Rouge

Parish, Louisiana

City Parish Project Number 08-FM-ST-0023; South Forced Lower Basin — Highland-

Burbank in East Baton Rouge Parish, Louisiana

City Parish Project Number 06-CS-HC-0051; Being the Jones Creek Road

improvement project in East Baton Rouge Parish, Louisiana

City Parish Project Number 06-TL-HC-0032; Being the Government Street at South

Foster Road intersection improvement project in East Baton Rouge Parish, Louisiana

City Parish Project Number CP CS-CI-0041; Being the North Harrell’s Ferry Road

Corridor Project in East Baton Rouge Parish, Loutsiana

State Project Number 262-01-0036, 832-11-0010 and 832-15-0006; Being the Hatchell

Lane Corridor Project in Livingston Parish, Louisiana

State Project Number 832-32-0008 and 262-02-0002; Being the Range Avenue

Corridor Project in Livingston Parish, Louisiana: LA Highway 16

State Project Number 829-32-0004, F. A. P. No. 2904 (503); Being the Leeville/Phase

1B (LA 1 Relocation) and Bridge Connectors in Lafourche Parish, Louisiana

State Project Number 023-02-0014; Junction La 3225 - Bentley Route US 167 in

Grant Parish, Louisiana

State Project Number 015-07-0044; Louisiana State Highway 847 to Ouachita Parish

Line in Caldwell Parish, Louisiana

State Project Number 025-02-0032; Being State Route in Many, Louisiana US

Highway 171 in Sabine Parish, Louisiana

A4

Y V. ¥V ¥V ¥V ¥ ¥ V¥V V¥ V¥



Division of Administration, Office of Facility Planning - The Lakvold Group, LI.C

Re: The valuation of a building addressed at Date of Appraisal: January 24, 2019
4615 Government Street, Baton Rouge, Louisiana Page 89

Past Clients

Attorneys and Others
Phelps, Dunbar
Taylor, Porter
Phillip W. Preis
Jerry Davis
R.W. Day and Associates
Louisiana Timed Management
Wampold Companies
Numerous others

Government Agencies
Fannie Mae
Federal Deposit Insurance Corporation
Federal Savings and Loan Insurance Corporation
Resolution Trust Corporation
Louisiana Department of Transportation and Development
Louisiana Department of Administration
West Baton Rouge Parish
Iberville Parish
West Baton Rouge Tourism Commission
Greater Baton Rouge Port Commission
City of Port Allen
City of Denham Springs
City of Baton Rouge
Town of New Roads
East Baton Rouge Parish Department of Public Works
Numerous others

Banks
Bank of West Baton Rouge
Citizens Bank & Trust Company
Hancock Bank
Hibernia National Bank
Iberville Bank & Trust -
JPM Chase Bank
Regions Bank
State Bank
Washington State Bank
Whitney National Bank
Numerous others

Corporations
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Ashland Chemicals
DOW Chemicals

G E Capital Corp.
Volunteers of America
General Electric
Gateway Capital
Numerous others

Appraisal Experience
Apartments
Proposed
Operating
Distressed
Automotive dealerships
Bowling alleys
Carwash facilities
Full-service
Automated
Coin-operated
Casino truck stop facilities
Proposed
Operating
Distressed
Convenience stores
Proposed
Operating
Distressed
Consultations on various property types
Hotel and motels
Limited service
Operating
Distressed
Full service

Feasibility studies for apartments and residential developments

Fraternity and sorority houses
Funeral home facilities

Heavy equipment and farm equipment dealerships
Highest and Best Use Study of various property types

Industrial facilities
Single-tenant
Proposed
Litigation on various property types
Mobile home parks
Office buildings
Single-tenant
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Multi-tenant
Proposed
Office warehouse facilities
Single-tenant
Multi-tenant
Proposed
Recreational campground facilities
Retail facilities
Single-tenant
Multi-tenant
Proposed
Restaurants
Right-of-way ,
Self-storage facilities
Subdivisions
Commercial office parks
Industrial parks
Single family residential - traditional and recreational
Vacant land
Batture
Development tracts
Island in Mississippi River
Acreage
Wetland tracts

Specialized Appraisal Experience
Argus
Fee simple
Leased fee interests
Leasehold improvements
Partial interests

STATE CERTIFICATION

A copy of the current state certification is presented on the following page.
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Baving compled with the license requirements as set forth n in 3;’,5.1950 Title 37, Chapter 31, and Amendatory
Actg, and the Veal Estate Appraisers Woard Rules and Vegulations, a Certified General Appraiser License (s

bereby granted to DAVID E. LAKVOLD

In Testimony Whereof, THIs license has been issued by the Authority of the Louisiana Weal Cstate Appraisers
Hoard.

Period Covered: 01 01 2018 Through 12 31 2019

Folond- Vil

Chairman License Number: G543
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