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Mr. Mund,

On behalf of the CBRE Team (“CBRE”), we want to express appreciation for the opportunity to advance

the City of Kenner’s (“The City”) goals for the Laketown site. The analysis and recommendations on the following pages consider the

unique (in the truest sense) characteristics of the site, which proved to be quite challenging. CBRE’s national experience and the

associated best practices gathered from other complex projects on behalf of the City’s peer group contributed greatly to this report

and offer a market-tested approach that will help the City realize its goals.

CBRE assembled a team of Parish market experts, hospitality consultants, public-sector advisors to contribute to this report and we

believe this report addresses the most essential issues related to this site and the City’s goals.

We would welcome the opportunity to continue the discussion, refine this report to reflect new elements, and further assist the City in

the execution of the implementation plan.

Thank you again for the opportunity assist the City in this project.

Sincerely,

Peter Jansen
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CBRE is pleased to present to the City of Kenner its real property market analysis and recommendations for the

Laketown site. The City’s stated goals are economic development, and a vibrant real estate development

project that anchors the City and provides fresh energy to the convention center. To that end, CBRE was

tasked to provide its perspective on the development potential and marketing strategies for the surplus land,

given current market conditions and the site’s unique characteristics.

Before providing the observations, conclusions and recommendations for the asset, we provide herein an

overview of the history of the site and related initiatives that will give context to the rest of the report.

PROJECT BACKGROUND

INTRODUCTION
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The City of Kenner has long considered its control of the site known as Laketown to be a highly valuable site

with the opportunity to be a catalyst for the City and anchor economic development. As early as 1988, the

City commissioned consultants to explore the site’s potential and as recently as 2017, the City engaged

valuation experts (appraisers) to provide a range of values related to what the consultant deemed to be its

highest and best use. Furthermore, the City approached the development community in 2016 to explore

interest in a developer-led project that did not explicitly commit City financial, tax, or permitting support. This

Request-for-Proposal received a limited response from local developers and the City did not proceed at that

time with a proposal.

With respect to planning, uses, and vision, the City has periodically completed master planning or site

development planning in consultation with land planners, architects, and citizen’s advisory committees. The

City has not formally adopted a master plan or prescribed uses or a mix of uses, but has explored a range of

options, including but not limited to:

• Enhanced boating access

• Waterfront restaurants

• Entertainment venues

• Mixed-use development

Previous reports have proposed a range of City support, including tax breaks, grants, and era-specific

incentives, as well as applicable incentives relevant despite the age of the reports.

PROJECT BACKGROUND

HISTORY
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Representatives of the City of Kenner expressed a number of goals related to the site, potential projects, and

overarching vision. Feedback included:

• Desire to tie Laketown to Rivertown

• Large scale, mixed-use project

• Destination for the region and accessible for Kenner residents, reflecting the culture of the City

• Encouraging of day-time foot-traffic, but enables diverse weekend events and activities

• Strong political will to include amphitheater or other similar public-use

CBRE was engaged primarily to identify if there are market forces sufficient to generate a deep competitive

pool amongst the development community, either regionally or nationally to serve as the City’s development

partner.

CBRE was charged secondarily to provide a decision framework to the City to inform the path forward.

Key questions answered in this report include:

1. How can CBRE arm the City with data and prepare a decision framework criteria in advance of the market

engagement?

2. How can CBRE aid the City in maximizing value while achieving the long-term stakeholder vision?

3. What process should be deployed to maximize interest in the project and generate meaningful

competition?

4. What process will carry the least risk for the City? How do the risks of development impact the City’s position

and a potential partner’s position?

PROJECT BACKGROUND

CITY OBJECTIVES / CBRE SCOPE OF SERVICES
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PROJECT BACKGROUND

SITE OVERVIEW

Site: 15+ acres

Condition: Water-bottom fill

Owner/Lessor: State of Louisiana

Lessee: City of Kenner

Term: Expires 2031

Zoning: Laketown District (Mixed use)

Site Characteristics:

- Challenging geotechnical conditions

- Multiple levee/engineering considerations

Existing uses: Public, recreational,

with nearby gaming, and hospitality

via the convention center.
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SUMMARY OF FINDINGS

LAKETOWN DEVELOPMENT

Upon review of all elements of the site and potential projects in relationship to the City’s goals, CBRE’s findings

can be summarized as follows:

• The unusual site characteristics and elements that impact the development process place material limits on

its marketability to regional or national developers on a prescriptive use-basis. Prescribing a pre-determined

mix of uses or master plan may eliminate the possibility of achieving the City’s development goals without

understanding the market-based possibilities.

• The ground lease duration severely limits commercial development and would need to be extended to a

minimum of 65 years to enable private financing.

• The City’s limited cash position impacts its ability to support the project without a bond referendum, and the

City’s bond capacity may not be sufficient for large-scale projects, thus is it highly likely that private

financing is the primary source of capital.

• The valuations of the property are highly conditional on infrastructure and other City investments, and

assume a master plan, subdivisions, and platting that require speculation by the City as to end uses.

• The site has material engineering risks due to sub-surface geotechnical conditions, impacting construction

costs of potential end uses. In addition, the City may have engineering obligations to the Army Core of

Engineers.

• While other comparable lakeside sites in other submarkets have been developed in to mixed-use projects

that have performed well, Laketown’s market dynamics are less supportive of office uses or luxury

condominiums.

• Commercials uses are unfeasible without meaningful City support, including financial support, infrastructure

construction, and/or tax abatement; however, natural end uses include additional gaming, public

recreation, destination retail/hospitality, and market-rate multi-family housing.
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RECOMMENDATIONS

LAKETOWN DEVELOPMENT

CBRE’s recommendations carefully consider the City’s goals and the Findings from the study and are

summarized below. The basis for each recommendation is expounded upon throughout the report or explicitly

in an Appendix.

• The City should consider partnering on a qualifications basis with a Development Team (“Partner, or

Developer”). The selection of a Partner would not be related to a response to a Request for Proposal, but

instead on a Request for Qualifications (see appendix for specific RFQ recommendations).

• The partnership should initially be formed through the creation of an Exclusive Rights Agreement, or other

appropriate binding document, that allows the City’s Partner the security (time, control, and exclusivity

specifically) of an agreement that can be utilized to reduce risk, establish development plans, attract

financial partners, and navigate applicable process hurdles such as the extension of the ground lease. (see

appendix for specific ENA recommendations)

• The City might consider relying on public feedback on previous master plans and established zoning in its

public relations prior to the establishment of a final development plan. The inclusion of public feedback in

the preliminary phases of this project may negatively impact the Development Team’s ability to attract users,

partners, and financing. Public feedback can be solicited downstream in response to actual market-based

feedback, rather than theoretical uses and plans.

• In any future proposed development by the Developer, the project should be analyzed on holistic economic

impact. The City should consider establishing Tax Increment Financing for any future project to ease the

capital raising process for the Development Team and minimize the need for self-performance on

infrastructure or other site development efforts.

• While the value of the land could be material in a future development once the project achieves critical

mass, the tax base of the improvements will be far more impactful to the City and other taxing entities.

Accordingly, the City should consider minimizing the lease rate to the sub-lessee (Development Team) during

the construction period to maximize the chances of the projects completion and success.
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APPROACH TO PROJECT 

SCOPE & EXECUTION

CBRE’s scope evolved to reflect the unexpected findings that required a markedly different approach due to

their implications. CBRE carefully consider the City’s goals to provide the City with a roadmap such that the

project can proceed quickly and with minimal procurement requirements by the City. The results are intended

to be politically neutral/agnostic – tasks and analysis were performed by various CBRE resources.

Site Due Diligence

• Toured the site on multiple occasions, as well as all current and proposed developments in Kenner (multiple

CBRE professionals).

• Examined regional projects in New Orleans and other parishes.

• Reviewed any project element that impacted future development – environmental, access, engineering.

Vision/Planning/Resource Review

1. Interviewed relevant stakeholders, including developers, investors, and users.

2. Engaged City team to understand goals and objectives.

3. Identified current and future civic needs – found to be inapplicable to project.

4. Review development objectives and existing resources/team – City completed supplemental limited

geotechnical study in early 2018 at CBRE’s recommendation.

Feasibility Modeling

• Given current market conditions, CBRE analyzed the highest and best uses, in the context of stakeholder

vision, to include the possibility of all market end uses.

• CBRE considered multiple transaction structures, phasing strategies, and the risk profiles of different

strategies.
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SITE / VALUE ANALYSIS

GROUND LEASE IMPACT 

A key component of the Laketown site is the existing transaction structure and the resulting impact on the

future development. Ground Lease transactions have material effects on the marketability, end uses, a

financial exit for the development team, tenants, capital stack requirements, loan covenants, sovereign

immunity and subordination, amongst other things. Specific to the City of Kenner, the fact that a future

transaction will be a sub-lease, with additional leases compounding the development scenarios, involving

multiple public-sector entities, will add material complexity to any project. Outlined below are key elements

and the positive as well as negative impacts of each.

Marketability

- Ground lease development projects can be a material deterrent to many developers and

investors. CBRE anticipates this aspect to reduce the pool of interested developers by 50-60%

- A sublease of a ground lease from the State of Louisiana may further reduce the pool of

interested developers.

End Uses

- Multi-family – Any lease term of less than 65 years will make financing a multi-family project nearly

impossible. CBRE recommends a minimum term of 75 years. with the State to enable the

development team to consider this use.

- Retail users/tenants – the Appraisal notes the conditions necessary to market pad-sites to users, but

assuming they are effected, CBRE notes that many national retail tenants are accustomed to 20-30

year ground lease terms. Accordingly, assuming the master plan and resulting retail opportunities

are attractive to national tenants, we would not anticipate the ground lease to negatively impact

retail users.

- Condominiums – for-sale, fee-simple improvements on the site will be extremely challenging for any

developer to finance and sell. CBRE believes condominiums to be an unlikely end-use given the
complexities.
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SITE / VALUE ANALYSIS

GROUND LEASE IMPACT – CONTINUED  

Transaction Structure / Investment Strategies

- The investment strategies relevant to this project within the development community can usually

be categorized as either merchant builders/fee developers or long-term investors, depending on

their sources of capital. Merchant builders generally invest with a 3-5 year time horizon and

divest of their interests once the project is stabilized with income producing tenants by selling to

longer term investors such as pension funds or family offices. However, when a ground lease is

applicable, the investor pool is materially reduced. CBRE Capital Markets advisors anticipate this

aspect will reduce the pool of interested investors by 60-75%. Accordingly, the Developer may

be required to source long-term equity from the outset, which could impact the time from

execution of an exclusive agreement to ground-breaking. The City of Kenner should be

prepared for a protracted pre-development/financing period.

- Other important transaction elements impacted by the ground lease are the subordination and

loan covenants. The vast majority of development projects include a lender partner for the

construction loan and then a separate long-term note upon stabilization and refinancing. The

City will need to carefully consider its position in multiple recourse scenarios as lenders will be

appropriately interested in the City and State’s sovereign immunity clauses and subordination.

Furthermore, defining these scenarios and the specific processes related to any City budgeting

or State approvals adds a layer of complexity as well. For these reasons, CBRE finds it likely that

local developers will deep ties to the community and State will be the likely candidates up to the

challenge of tackling these issues.

- At this point in the national and global development cycle, adjusting pricing for these risks is

complex, but CBRE anticipates that the required returns from equity and debt partners will be at

a premium to comparable mixed-use, ground-up projects.

- Ground leases yields typically range in value from 5-7% of the appraised value (post infrastructure

upgrades), with annual 1% increases in base rate (or 5% every five years), and a reset after 50

years.



13© 2018 CBRE   |   CITY OF KENNER – LAKETOWN STUDY

▪ Supply in the development 
pipeline (9 hotels, 900+ rooms) 
creates competition  

▪ Year-over-year declines in 
Average Daily Rate and 
“REVPAR” – market supports 
$100 ADR and $65 REVPAR

▪ City implications:

▪ Independent development 
unlikely - tied to mixed-use
project or gaming

Hotel

▪ Full Marina Service not 
supported by market 

▪ Enhanced access should
be provided in a
development project

▪ City implications:

▪ Likely to require
financial support

Marina

▪ Supports all park uses

▪ Attractive rates

▪ Traffic generator

▪ Can be developed
independently or as part of 
mixed-use/larger project

▪ Market supported 

▪ City implications:

▪ Infrastructure 
upgrades potentially
needed

Waterfront 
Restaurant Pad

SITE / VALUE ANALYSIS

PRODUCT/END USE
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▪ Not supported by market

▪ Unproven submarket

▪ City implications:

▪ May be in City’s interests 
to subsidize a co-working 
space as use will create 
foot traffic and support 
retail

Office

▪ For rent housing (multi-family)
not naturally supported by 
market as local market rents 
do not support construction 
costs 

▪ Average Rent - $1.30-1.50 psf

▪ Costs: $150-200 psf (excluding
land)

▪ Higher risk profile for 
Development Team/Investors 

▪ City implications:

▪ Likely requires 
infrastructure support

Residential

▪ Retail follows rooftops

▪ Likely last product type to 
be developed

▪ Restaurant pad site –
very attractive

▪ City implications:

▪ Success tied to 
larger project –
support larger 
initiatives first as 
likely last product to 
deliver 

Retail

SITE/VALUE ANALYSIS
PRODUCT/END USE
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SITE / VALUE ANALYSIS

UNLOCKING VALUE – CITY STRATEGY

Once the City proceeds to attract a suitable Developer and begins to collaboratively pursue a development

project, CBRE believes there are specific concepts/items/goals that merit consideration. These can be

summarized in three categories - Design, Financial, Partnership/Community – all of which are intended to

support the City’s long-term objectives, given market trends and site constraints.

Design

• CBRE recommends the City consider limiting its design influence to sustainability goals, protecting

community access, and other initiatives that promote a long-term partnership with the community.

Developer goals that may conflict with City objectives include privacy or limiting access to attract higher

returns.

• The Retail sector has quickly and permanently changed due to online commerce. CBRE recommends

the City focus its influence on placemaking, activity, attraction, and flexibility of spaces, as opposed to

brand name end-users or static places. CBRE believes the City will be far better served by spaces

reserved for “pop-up” retail such as food trucks (with perhaps some semi-permanent infrastructure).

Market/food-hall concepts that capitalize on the water access will create density, activity, and

environment.

Financial

• The City should consider alternative financial returns derived from sources other than just guaranteed

ground lease income.

o Percentage of Net Operating Income – the City could benefit from returns related to the success of

the overall project that factors in all sources of revenue. For example, 3%-5% of the Partner’s

income once the project is fully leased.

o Creative lease payments – the City could allow the Partner reduced or deferred lease payments

until the project is operational.

o Thresholds/Benchmarks – Financial returns of the project should be transparent and validated by

the City annually and the City should seek financial participation that has guaranteed minimum
payments and prevents additional capital contribution requirements.
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SITE / VALUE ANALYSIS

UNLOCKING VALUE – CITY STRATEGY – CONTINUED 

Partnership / Community

• CBRE recommends the City consider establishing an authority or public facilities corporation that can

manage the partnership independently and without other political hurdles or processes. This entity may

benefit from having public and private stakeholders participate – for example, a sample composition of

the board could include a representative of the State due to their fee-simple interest in the asset, and

representatives of the development team, along with City and citizen representatives.

• The City may benefit from considering the following examples as models of programming, private uses,

and public funding.

o Klyde Warren Park – Dallas

o Zilker Park – Austin (C3 Presents / Austin City Limits Music Festival)
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KEY QUESTIONS – ENSURING SUCCESS

GO FORWARD STRATEGY

CBRE believes the success of a potential project is closely tied to the City’s commitment to the project, 

assuming a partner is secured and allowed the time to navigate the complexity of the situation.  CBRE 

recommends that the City carefully consider how to align alongside the selected partner and commit 

its full resources to support the project.  The consideration of the below questions may aid the City in 

determining an appropriate path forward and its level of commitment to the project.  The more clearly 

the City can represent answers to the below questions will have a material impact on the marketability 

of the project (to developers, and downstream to investors and tenants/users). 

• What interim steps can the City take to reduce the risk profile of a major project? (Environmental 

Phase 1, Infrastructure bond package or investment)

• Does the City have the appropriate entities established to participate in a partnership? (legal,

board/staffing, processes, etc.) 

• Has the City procured/budgeted sufficient external technical or professional resources to manage 

its interests for a multi-year project? (legal, construction owner’s representative, etc.) 

• Does the City have the funding mechanisms (TIF, cash, bond capacity) for this project?

• What is the City’s risk profile with respect to financial participation? 

• How can the City segregate its regulatory responsibilities from its economic interests? 

• Has the City established the appropriate governance structure for a public-private partnership? 



PROCESS | SCHEDULE | MARKET DATA
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MARKETING STRATEGY

MAXIMIZING INTEREST/PARTICIPATION 

CBRE believes the challenging nature of the site and development requires a broad marketing 

campaign once the City establishes a clear path forward, assuming there is not a direct engagement 

with a local developer/partner.  General recommendations as to how a project of this nature can and

should be marketed follow:

General Approach

▪ Engage specialty disciplines (i.e. Hotel, Marina, Residential, Gaming, etc.)

▪ Issue RFQ to broad universe of investors/developers/users

Marketing

▪ Broad distribution of opportunity (local, regional, national)

▪ Broker Community/Communications

▪ Signage

▪ Collateral Materials

▪ Internet

- Loopnet

- Costar

- Broker Mailings

Market the Region & City

▪ Stakeholder collaboration

▪ Quality of Life

▪ Business Opportunity
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TRANSACTION

PROCESS HIGHLIGHTS

RFQ/Direct

Q2 2018

• Request For Qualifications (RFQ) or Direct Award

ENA

(Q2 2018)

• Exclusive Negotiation Agreement or Rights Agreement (ENA/ERA) –
outline key business terms, project milestones and deadlines, as well as 
roles and responsibilities of the development team and City

PDA

(Q4 2018)

• Preliminary Development Agreement – established by schematic design 
and pricing exercise, pre-leasing activity, capital commitments, and 
approvals by stakeholders for conveyance and delivery of the project

Incentives

(Q1 2019)

• Tax-Increment Financing, Tax Abatement, or other City-backed incentives 
established, voted upon, and secured

DA

(Q3 2019)

• Development Agreement (DA) or other binding transaction documents 
executed 
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DELIVERY TIMELINE
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EVALUATION CRITERIA

RFQ/DIRECT AWARD - SELECTION CRITERIA RECOMMENDATIONS 

Criteria Purpose

Balance Sheet / Capital Access

Team has demonstrated balance sheet strength and 

access to capital, or a solid plan to broker capital 

placement.  

Preliminary Development Plan & 

Massing Concepts 

Team’s concept is reasonable and approach 

demonstrates understanding and experience necessary 

to achieve policy goals, public use requirements, 

amenities, transit, and required infrastructure.

Proposer Qualifications 

and Structure

Team offers relevant development, design, and 

construction expertise and has experience with similar 

projects

Financial Approach
Team offers a sound financial approach that minimizes 

City risk
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SUMMARY OF COSTS/RATES/FEES

DEAL STRUCTURE

Element Market Rate/Range Comments

Developer Fee 3-5% of hard and soft costs Subject to risk profile

Capital Placement Fee 0.5% debt / 1-2% equity Sources, fees, and cost of capital/returns should be 
“open book” to the City; performed by developer or 
third-party advisor

Design/Build Fee 3-4% Applicable in the event one or more aspects of the 
site are delivered in this model

Owner’s Representative Fee 1.5-2% of Total Project Costs Service provider to City/State to ensure interests 
are protected throughout project, developer 
accountability/schedule, independent cost 
estimates and procurement leverage/purchasing 
power

General Conditions 5%-7% Suggest higher allowance due to sub-surface 
conditions

Contingency (Sharing) 5% Progressively reduced through design process, with 
increased risk assumption by development partner

Lender Financing Fee 1% Construction and permanent financing

Construction Loan LIBOR + 200 basis point (5-7%) Developer’s balance sheet unencumbered and 
without cross-collateralization 

Equity 12-15% Limited exit opportunities suggest higher return 
requirements

Capitalization Rate – Multi-Family 6.25-7.5% Class B+ Product | Submarket discount + Ground 
Lease Premium

Negotiating the transaction structure with the selected development team should be

guided by market fees/forces, as provided below.



APPENDIX – MARKET DATA 

- MULTIFAMILY COMPARABLE PROJECTS

- REGIONAL NARRATIVE
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Comparable Residential - Multi-unit Garden No. 1

Property

Name  

Address

Harper's Ferry  

601 Vintage Dr.

Kenner, LA 70065  

United States

Jefferson  

920022639

Government Tax

Agency  Govt./Tax ID

Unit Mix Detail
Rate

Timeframe

Unit Type  

Studio/1 BR

N/A

No. %

30 17%

Size (sf)  

429-460

Rent

$625-$1,030

Rent / sf

$1.86

1 BR, 1 BA

2 BR, 1 BA

86 50%

56 33%

620-653

867-957

$730-$990

$920-$1,275

$1.35

$1.20

Totals/Av

g

172 $932 $1.34

Improvements

Land Area 5.739 ac Status Existing

Net Rentable Area (NRA) 119,834 sf Year Built 1981

Total # of Units 172 Unit Year Renovated N/A

Average Unit Size 697 sf Condition Good

Floor Count 2 Exterior Finish Fiber Cement Plank

General Amenities N/A

Unit-Specific Amenities N/A

Rental Survey

Occupancy 96% Utilities Included 
inRent

N/A

Lease Term N/A Rent Premiums N/A

Tenant Profile N/A Concessions N/A

Survey Date 11/2017 Owner N/A

Survey Notes N/A Management 1st Lake Properties, Inc.

Map & Comments

This comparable represents a 119,834 SF apartment complex, located at 601 Vintage Drive in 

Kenner,  Louisiana. It is situated on a 5.74 acre site. Built in 1981, the building consists of two stories 

and 172  units: 30 studio apartments, 86 one bedrooms, and 56 two bedrooms. The exterior is 

finished with fiber  cement plank. Water & Sewer Service charge are $22.00, $27.00, and $32.00 for 

studio, one bedroom,  and two bedroom apartments, respectively. Amenities include walking 

paths, a tennis court, grilling area,  creeks, fountains, two swimming pools, and controlled gate 

access. This complex currently offers $100.00  in free rent and a $350.00 reimbursement of moving

costs.

MARKET DATA
MULTI-FAMILY
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Comparable Residential - Multi-unit Garden No. 2

Property

Name  

Address

Government Tax

Agency  Govt./Tax ID

Lakes of Chateau Estates 

South  3600 Loyola Dr.

Kenner, LA 70065  

United States

Jefferson  

920028441

Unit Mix Detail

Rate

Timeframe  

Unit Type

Monthl

y  

No.
% Size (sf) Rent Rent / sf

1BR/1BA 96 39% 851-928 $1,150-$1,605 $1.55

2BR/2BA 48 19% 1,052-1,100 $1,165-$1,700 $1.33

1BR/1BA - Attached 52 21% 1,178-1,189 $1,255-$1,745 $1.27

Garage

2BR/2BA - Attached
52 21% 1,570-1,586 $1,310-$1,800 $0.99

Garage

Totals/Avg 248 $1,451 $1.28

Improvements

Land Area 15.516 ac Status Existing

Net Rentable Area (NRA) 280,638 sf Year Built 1999

Total # of Units 248 Unit Year Renovated N/A

Average Unit Size 1,132 sf Condition Average

Floor Count 3 Exterior Finish Fiber Cement Board

General Amenities Controlled Access, Outdoor Athletic Facility,Pool

Unit-Specific Amenities Dishwasher, Fireplace, Laundry in unit, Private Balcony / Patio, Private Garage, Refrigerator, Washer / Dryer
Machines

Rental Survey

Occupancy 98% Utilities Included inRent Trash, Pest

Lease Term 12 Mo(s). Rent Premiums None

Tenant Profile Professional Concessions None

Survey Date 05/2015 Owner N/A

Survey Notes N/A Management 1st Lake Properties, Inc.

Map & Comments

This comparable represents a Class B, multi-family garden apartment project located in Kenner,  

Louisiana. The property is bounded to the north by its sister project, Lakes of Chateau Estates North.  

Project amenities consist of a tennis court, private stocked lake, running paths with bridges, fitness 

center,  entertainment center, on-site video rental (complimentary), extensive landscaping, 

gazebos, grilling area,  attached garages, swimming pool, detached garages, and electronically 

controlled access gates. Unit  amenities consist of a full electric appliance package including a 

dishwasher, refrigerator, oven/range,  and disposal, as well as alarm systems, patio/balcony in each 

unit, ceiling fans, fireplaces, sunrooms,  vaulted ceilings, walk-in closets, washer/dryer, crown 

molding, and ceramic tile flooring in bathrooms.
Select units contain attached garages. No concessions were offered at the time of survey.

MARKET DATA
MULTI-FAMILY
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Comparable Residential - Multi-unit Garden No. 3

Property

Name  

Address

Government Tax

Agency  Govt./Tax ID

The Lakes of Chateau 

North  3700 Loyola Drive

Kenner, LA 70065  

United States

NA

N/A

Unit Mix Detail

Rate

Timeframe  

Unit Type

Monthl

y  

No.
% Size (sf) Rent Rent / sf

1BR/1BA 124 25% 850-936 $1,020-$1,345 $1.32

2BR/2BA 124 25% 1,050-1,110 $1,380-$1,660 $1.41

1BR/1BA - Attached 124 25% 1,227-1,244 $1,145-$1,510 $1.07

Garage

2BR/2BA - Attached
121 25% 1,634-1,652 $1,545-$2,040 $1.09

Garage

Totals/Avg 493 $1,454 $1.20

Improvements

N/A  

596,657 sf

493Unit

1,210 sf

3

Status  

Year Built

Year

Renovated  

Condition  

Exterior Finish

Existing  

2000

N/A  

Averag

e

Fiber Cement

Board

Land Area

Net Rentable Area 

(NRA)  Total # of Units

Average Unit Size

Floor Count

General Amenities Controlled Access, Outdoor Amenity , Pitched Roofs,

Pool
Unit-Specific Amenities Dishwasher, Fireplace, Laundry in unit, Private Balcony / Patio, Private Garage, Refrigerator, Washer / Dryer

Machines
Rental Survey

Occupancy  

Lease Term  

Tenant

Profile  

Survey Date

Survey Notes

99%

12Mo(s).

Professiona

l  05/2015

N/A

Utilities Included in 

Rent  Rent Premiums  

Concessions

Owner

Management

Trash; Pest  

None  

None

N/A

1st Lake Properties

Map & Comments

This comparable represents a Class B, multi-family garden apartment project located in Kenner,  

Louisiana. The property is bounded to the south by its sister project, Lakes of Chateau Estates 

South.  Project amenities include a yoga room, fitness center, 2 swimming pools, formal garden 

arbor, grilling  area, gazebos, tennis court, private stocked lake, running path with bridges, on site 

video rental  (complimentary) extensive landscaping, detached garages, and electronically 

controlled access gates.  Unit amenities consist of a full electric appliance package including a 

dishwasher, refrigerator,  oven/range, and disposal, as well as alarm systems, patio/balcony in 

each unit, ceiling fans, fireplaces,  sunrooms, vaulted ceilings, walk-in closets, washer/dryer, crown 

molding, and ceramic tile flooring in  bathrooms. Select units also contain attached garages. No 

concessions were offered at the time of  survey.

MARKET DATA
MULTI-FAMILY
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Comparable Residential - Multi-unit Garden No. 4

Property

Name  

Address

Sugarmill

Apartments  4520 

Williams Blvd.

Kenner, LA 70065  

United States

Jefferson  

920021196

Government Tax

Agency  Govt./Tax ID

Unit Mix Detail
Rate

Timeframe

Unit Type  

Studio

N/A

No. %

144 26%

Size (sf)  

450

Rent

$655-$920

Rent / sf

$1.75

1BD/1BA

2BD/1BA

273 50% 630-722

128 23% 812-1,026

$730-$1,200

$975-$1,430

$1.43

$1.31

Totals/Av

g

545 $974 $1.45

Improvements

Land Area 15.677 ac Status Existing

Net Rentable Area (NRA) 358,751 sf Year Built 1977

Total # of Units 545 Unit Year Renovated N/A

Average Unit Size 658 sf Condition Good

Floor Count 3 Exterior Finish Fiber Cement Plank

General Amenities N/A

Unit-Specific Amenities N/A

Rental Survey

Occupancy N/A Utilities Included 
inRent

N/A

Lease Term N/A Rent Premiums N/A

Tenant Profile N/A Concessions N/A

Survey Date 11/2017 Owner N/A

Survey Notes N/A Management 1st Lake Properties, Inc.

Map & Comments

This comparable represents a 358,751 SF, 545-unit multi-family garden property located at 4520  

Williams Boulevard in Kenner, Louisiana. The property consists of 23 predominantly three-story  

apartment buildings, two pools and two pool houses, two management/leasing offices, six mail 

kiosks,  three lighted tennis courts, extensive landscaping including a one acre manmade lake and 

creeks, and  associated site improvements. The unit mix is split between 144 studio apartments, 273 

one bedrooms,  and 128 two bedrooms. The improvements were constructed in 1977, renovated in 

2008 and are  situated on a 15.677-acre site. Currently, the property is considered to be in good 

overall condition. The  subject has completed a $11,071,000 ($20,314) renovation in 2007 which 

included new hardiboard  siding exteriors enclosure of balconies and patios into a sunroom.

MARKET DATA
MULTI-FAMILY
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Comparable Residential - Multi-unit Garden No. 5

Property

Name  

Address

Seasons

3800 Grandlake Blvd.

Kenner, LA 70065  

United States

Jefferson  

920019900

Government Tax

Agency  Govt./Tax ID

Unit Mix Detail

Rate Timeframe

Unit Type

Monthly

No.
% Size (sf) Rent Rent / sf

1BD, 1BA 240 79% 700 $705-$745 $1.04

2BD, 2BA 56 18% 1,000 $960-$1,035 $1.00

2BD, 2.5BA TH 8 3% 1,200 $1,130-$1,175 $0.96

Totals/Avg 304 $786 $1.02

Improvements

Land Area 12.280 ac Status Existing

Net Rentable Area (NRA) 233,600 sf Year Built 1990

Total # of Units 304 Unit Year
Renovated

N/A

Average Unit Size 908 sf Condition Average

Floor Count 3 Exterior

Finish

Vinyl SidingGeneral

Amenities

Outdoor Athletic Facility, Pitched Roofs, Pool, Surface

Parking
Unit-Specific

Amenities

Dishwasher, Fireplace, Laundry in unit, Private Balcony / Patio, Refrigerator, Vaulted Ceiling, Washer / Dryer

Machines
Rental Survey

Occupancy 97% Utilities Included 
inRent

N/A

Lease Term N/A Rent Premiums N/A

Tenant Profile N/A Concessions N/A

Survey Date 11/2017 Owner N/A

Survey Notes N/A Management Tonti Management

Map & Comments

This comparable represents a 233,600 SF apartment complex, located at 3800 Grandlake 

Boulevard in  Kenner, Louisiana. It is comprised of 14 Class C buildings, constructed in 1990, and 

finished with vinyl  siding. It is located on a 12.28 acre plot of land. The property is a mix of 240 one 

bedroom apartments,  56 two bedroom apartments, and 8 two bedroom townhouses. Water and 

sewer surcharges are $25.00  for one bedroom apartments, and $30.00 for both two bedrooms and 

townhouses. Complex amenities  include two pools, lighted tennis courts, fireplaces, intrusion 

alarms, refrigerators, dishwashers, garbage  disposals, ceiling fans, cable connections, patios and 

balconies, and washer and dryers. This property is  not offering any rental concessions at this time.

MARKET DATA
MULTI-FAMILY
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Comparable Residential - Multi-unit Garden No. 6

Property

Name  

Address

Pelican Bay  

2150 42nd St.

Kenner, LA 70065  

United States

Jefferson  

920027802

Government Tax

Agency  Govt./Tax ID

Unit Mix Detail

Rate

Timeframe

Unit Type  

1BR/1BA

Monthly

No. %

24 33%

Size (sf)  

851-899

Rent

$960-$1,715

Rent / sf

$1.53

24 33% 1,052-1,100

12 17% 1,200-1,211

$1,210-$1,990

$1,205-$1,485

$1.49

$1.12

2BR/2BA

1BR/1BA -

Attached  Garage

2BR/2BA -

Attached

12 17% 1,597-1,612 $1,425-$1,915 $1.04

Garage 

Totals/Avg 72 $1,482 $1.32

Improvements

Land Area 2.927 ac Status Existing

Net Rentable Area (NRA) 80,980 sf Year Built 2001

Total # of Units 72 Unit Year Renovated N/A

Average Unit Size 1,125 sf Condition Average

Floor Count 2 Exterior Finish Fiber Cement Board

General Amenities Controlled Access, Pool

Unit-Specific Amenities Dishwasher, Gourmet Kitchen, Laundry in unit, Private Balcony / Patio, Private Garage, Refrigerator

Rental Survey

Occupancy N/A Utilities Included in
Rent

N/A

Lease Term N/A Rent Premiums N/A

Tenant Profile N/A Concessions N/A

Survey Date 11/2017 Owner N/A

Survey Notes N/A Management 1st Lake Properties, Inc.

Map & Comments

This comparable represents a multi-unit garden apartment complex at 2150 42nd Street in Kenner,  

Louisiana. Of a total 72 units, 24 are one bedroom, 12 are one bedrooms with attached garages, 24 

are  two bedroom, and 12 are two bedrooms with attached garages. The entire complex is 80,980 

SF,  situated on 2.927 acres. Constructed in 2001, the buildings are each two stories and in average  

condition. Their exteriors are finished with fiber cement board and of Class D construction. Amenities  

include a swimming pool, grilling area, gazebos, detached garages, and controlled access gates. 

Water  and sewer surcharges are $27.00 for one bedroom apartments and $32.00 for two bedroom  

apartments. There are no rental concessions being offered at this time.

MARKET DATA
MULTI-FAMILY
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Comparable Residential - Multi-unit Garden No. 7

Property

Name  

Address

Windsong

1400 W. Esplanade

Ave.  Kenner, LA 70065  

United States

Jefferson  

920022347

Government Tax

Agency  Govt./Tax ID

Unit Mix Detail

Rate Timeframe N/A

Unit Type No. % Size (sf) Rent Rent / sf

Studio 96 17% 353-378 $515-$525 $1.42

1BD 252 46% 720-736 $630-$670 $0.89

2BD 202 37% 840-1,250 $800-$1,120 $0.92

Totals/Avg 550 $741 $0.95

Improvements

Land Area 0.000 ac Status Existing

Net Rentable Area (NRA) 427,666 sf Year Built 1978

Total # of Units 550 Unit Year Renovated N/A

Average Unit Size 778 sf Condition Good

Floor Count 3 Exterior Finish Wood

General Amenities N/A

Unit-Specific Amenities N/A

Rental Survey

Occupancy N/A Utilities Included 
inRent

N/A

Lease Term N/A Rent Premiums N/A

Tenant Profile N/A Concessions N/A

Survey Date 11/2017 Owner N/A

Survey Notes N/A Management Tonti Management

Map & Comments

This comparable represents a 427,666 SF multi-unit apartment complex, located at 1400 West  

Esplanade Avenue in Kenner, Louisiana. It is comprised of 550 units: 96 studio apartments, 252 one  

bedrooms, and 202 two bedrooms. While studios only have one type, one bedrooms vary 

between flat,  circular flat, and townhome layouts, and two bedrooms between flat, beehive, 

townhome, and circular  flat layouts. Townhomes are the most expensive variety of apartments at 

Windsong. Complex amenities  include five pools, laundry facilities, tennis courts, water fountains, 

and ponds. Unit-specific amenities  include intrusion alarms, fireplaces, cathedral ceilings, 

refrigerators, ovens, dishwashers, washing  machines, dryers, ceiling fans, cable connections, 

patios, and balconies. Windsong also offers furnished  "corporate" apartments, regular 

exterminating, and 24-hour emergency maintenance. Water and sewer  charges for studio, one 

bedroom, and two bedroom apartments are $23.00, $25.00, and $30.00,  respectively. There are 

no concessions being offered at this time.

MARKET DATA
MULTI-FAMILY
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MARKET DATA
MULTI-FAMILY CONSTRUCTION COSTS 
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MARKET DATA
GREATER NEW ORLEANS 

Tourism is the largest employer in the area and the second largest industry in Louisiana. Tourism accounts for 

35% of the City of New Orleans annual operating budget paying for jobs, safety, and transit. In 2016, the 

New Orleans tourism industry continued to grow, as the city welcomed more visitors than the previous year. 

Nearly 10.5 million visitors came to the New Orleans area in 2016, representing a 7.36% increase over the 9.78 

million visitors who came in 2015. Spending estimates in the local area, including gambling, were $7.4 billion, 

an increase of nearly 5% from 2015 expenditure figures, according to an annual study by the University of 

New Orleans.

The City of New Orleans is undertaking an unprecedented level of capital improvement, street and 

landscape enhancement projects to rebuild New Orleans to pre-storm conditions, returning it to its status as 

one of the nation's most vibrant and thriving communities. The streetcar lines began to re-open within the 

CBD during 2008. New lines have been added along Canal Street and more recently along Loyola Avenue 

and North Rampart Street, connecting the CBD with the Marigny neighborhood. The Rampart line opened 

for passengers in July 2016. 

After nearly 15 years of failed attempts to revitalize the former World Trade Center building at the foot of 

Canal Street, a development group is now set to move forward on a new project to transform the iconic X-

shaped skyscraper into a Four Seasons hotel and luxury condominium residences. A team that includes 

Massachusetts-based Carpenter & Company and local contractor Woodward Design+Build came to terms 

with the City Council last May on a 99-year lease granting them control of the site at 2 Canal St. The lease 

signing was the culmination of a nearly two-year-long process to select a developer for the project. Despite 

the blessing of the council and Mayor Mitch Landrieu, the project is currently mired in a legal battle 

stemming from a lawsuit from one of the losing bidders on the project. However, it has recently been 

announced that the lawsuit has been dismissed by the presiding judge in court. Carpenter-Woodward’s

$364 million proposal for the building includes a 350-room Four Seasons Hotel on floors seven

through 19, 76 hotel-serviced residences ranging from 1,400 to 4,000 square feet on floors 21-

30, two restaurants, new urban green spaces, a public observation deck and a New Orleans

history and cultural attraction.
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MARKET DATA
GREATER NEW ORLEANS 
Adjacent to the UMC is the 1.7 million-square-foot Southeast Louisiana Veterans Health Care System Veterans

Medical Center (VA Hospital), which is partially open as of August 2017 and is continuing in open in phases.

Originally projected to cost $625 million, the project has actually cost the US government approximately $1 billion

to construct. The entire facility is scheduled to be completed in 2018 and will employ a total of 2,800 people,

including about 220 doctors and 172 positions for medical students and residents. The revitalization of the New

Orleans healthcare corridor centers around Canal Street and is a major driver of economic development in the

subject’s direct vicinity.

The Ernest N. Morial Convention Center is looking to build what amounts to a new riverfront neighborhood on a

roughly 47-acre tract of land upriver from the facility. The property had previously been pegged for additional

exhibition space for the center, but plans were shelved following Hurricane Katrina. The plan, announced in 2014,

includes investment of $150 million to improve infrastructure in an effort to attract private developers who would

spend as much as $700 million on assorted amenities, including a hotel, residences and new retail. Facility officials

are working with a joint team that includes Howard Hughes Corp. and local developers Darryl Berger and Joe

Jaeger. The first step in the overarching plan was executed last May, when the convention center’s governing

board approved a resolution to begin construction of a $65 million linear park along Convention Center

Boulevard from Poydras to Henderson Streets.

The Domain Cos. is currently constructing the fourth building in its $450 million South Market District mixed-use

development off the Loyola Avenue streetcar line. The first phase is known as The Paramount at South Market, a

five-story apartment, restaurant and retail building that opened in 2014. The $48.4 million Paramount occupies a

full block bordered by Girod, Rampart, Lafayette and O'Keefe streets with 209 apartments and 22,000 square feet

of retail space, including sidewalk cafes and units that allow small business owners to live above their shops. The

second building, known as the Park, was also opened in 2014. The Park is composed of a 435-space public

parking garage, a 2,200-square-foot public plaza and more than 30,000 square feet of retail space. The third

building in the development is known as the Beacon, a seven-story, 126,790-square-foot building that opened in

2015. The Beacon includes 126 one and two-bedroom apartments and 18,912 square feet of retail space on the

ground level. The fourth, and most recent addition to the residential component of South Market is The Standard,

a high-rise condominium development consisting of 90 large, one- to three-bedroom condominiums. Sales for the

condominiums have begun and the property is planning to open for residency in spring 2018 as it is currently
under construction.
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MARKET DATA
GREATER NEW ORLEANS 
A real estate development partnership with ties to Missouri billionaire sports mogul Stan Kroenke has started 

construction of Canal Crossing, a 330-unit apartment project with ground floor retail. The lot occupies an entire 

city block bounded by Canal, North Robertson, Iberville and North Villere Streets. It’s situated across from the 

vacant Jung Hotel, where a $130 million renovation is underway, and the former University of New Orleans 

tower, which will be converted to a dual hotel. According to plans filed with the city, Provident and Kroenke 

Group are partnering in a development that will include a 400,000-square-foot, nine-story residential building 

with ground floor commercial space reserved for tenant use. The project also includes a 10-story, 187,000-

square-foot, 500-space parking garage. The roof of the garage would feature a small pet park and the 

apartment units would be built around a 10,000-square-foot courtyard. The local health care industry welcomed 

the $1.1 billion, 2.3 million-square-foot University Medical Center (UMC) as it opened in August 2015. The 446-bed 

Mid-City hospital has 60 behavioral health beds, 19 operation rooms, 277 exam rooms, nine acute treatment 

rooms and five trauma rooms. It was designed by NBBJ Architecture. LCMC Health, which manages UMC,

expects to eventually hire a total of around 2,000 employees, including 600 physicians.

Lastly, the developers have announced that they are moving forward with a 29-story, $100 million apartment

tower at Girod and South Rampart. Details have not been released at this point but this structure will mark the

tallest ground up construction in the CBD since 930 Poydras (21 stories) was constructed in 2010. The entire South

Market project, which will ultimately include 1,000 new apartments and 200,000 square feet of retail, a 40,000

square foot full-service gourmet grocer and 1,300 garage parking spaces is taking advantage of a 12-year

payment in lieu of taxes plan the city’s Industrial Development Board approved. The project is also benefiting
from the Louisiana Enterprise Zone program for mixed-use, transit-oriented developments.

CONCLUSION

The area-wide impact from Hurricane Katrina and the resulting relocation of part of the city of New Orleans’

population has caused a permanent shift in the projected growth trend. New Orleans has received support from

the United States government, U.S. Corporations, philanthropic groups and individuals to re-build. The city has

made great strides in recovering its tourism with strong year over year improvement in visitor counts and hotel

occupancies. The City is forecast to experience healthy population gains over the next five years as the

rebuilding efforts continue. This positive growth trend with gradual improvement is expected to positively benefit

existing properties in the area and generate the demand for new development. Therefore, the outlook for the
Greater New Orleans is for continued growth with good improvement over the next several years.
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