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Limiting Conditions

The reported analyses, opinions, and conclusions contained herein are
limited only by the reported assumptions and limiting conditions, and are
Development Initiatives’ unbiased professional analyses, opinions, and
conclusions.

Information provided and utilized by various secondary sources is assumed
to be accurate. Development Initiatives cannot guarantee information
obtained from secondary sources. Such information and the results of its
application within this analysis are subject to change without notice.

The nature of real estate development is an unpredictable and often
tumultuous. The natural course of residential development is difficult to
predict and forecast. Development Initiatives deems our projections as
reasonable considering the existing market and various obtained
information. It should be understood that fluctuations in local, regional
and/or national economies could have substantial effects on the particular
findings and recommendations contained within this document.
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Copyright Statement

This document was prepared for the intended use of the City of

Clayton.

With the exception of the unlimited use by the City of Clayton, no
part of this document may be reproduced, duplicated, or
transmitted by mechanical, digital or other means without
permission in writing from Development Initiatives. Development
Initiatives retains all copyrights to the material located within this
document and the material located herein is subjected to the U.S.
Copyright Law found in the United States Code, Title 17, Chapter 1-
13.
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March 3, 2015

Mr. Gary Carter
Director of Economic Development
10 N. Bemiston Avenue

Clayton, Missouri 63105

Subject:

Downtown Residential Demand Analysis

Dear Mr. Carter:

It is our pleasure to present this downtown residential demand analysis for your use related to the

possible development of various multi-family housing projects within the City of Clayton, St. Louis

County, Missouri.

The purpose of this analysis is to conduct a residential demand analysis for downtown and surrounding

areas of Clayton, Missouri. The intent of this report is to assist the community of Clayton in its effort to

grow its downtown residential market by analyzing possible demand for multi-family housing in the near

future.

We have identified the following key characteristics.

This analysis includes data for two (2) individual Market Areas.

o Market Area 1: A three (3) mile radius from the intersection of Bemiston and Maryland
Avenues.

o Market Area 2: A five (5) mile radius from the intersection of Bemiston and Maryland
Avenues.

Renter-occupied housing in the 3-Mile Market Area is estimated at 43.44%.

Renter-occupied housing in the 5-Mile Market Area is estimated at 42.03%.

Total number of renter households within the 3-Mile Market Area, 21,994.

Total number of renter households within the 5-Mile Market Area, 55,878.

Total estimated daytime population, Downtown Clayton, 36,000 to 42,000 people.

Population growth for the City of Clayton, and surrounding areas, is projected to be minimal

at best. However, these estimates are based purely on Census data. We would anticipate

that if the City made a concentrated effort to promote additional multi-family housing, the

population growth factor would significantly alter growth estimates.

Fifty-three (53) percent of Clayton households have an effective buying income between

$35,999 and $124,999

Estimated Capture Rate, 3-Mile Radius: 7.88% to 16.40%.

Estimated Capture Rate, 5-Mile Radius: 5.37% to 9.56%

Penetration Rate 3-Mile Radius, 3.75%.

Penetration Rate 5-Mile Radius, 2.13%
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e Total estimated demand for the entire market area is difficult to determine and speculative,
and we estimate demand to vary greatly depending upon the particular market area.
Demand estimates are outlined in the executive summary and Section 4 of this report.

e This report did not concentrate on Transit Oriented Development (TOD). However, as it's
located, the City of Clayton is positioned to take advantage of TOD benefits as they relate to
housing. In our estimation, TOD housing development could command premium residential
rental rates 5% to 20% over comparable projects outside TOD areas.

To summairize this study, we believe that there is a definite demand for quality, housing targeting mid- to
upper-level income households within the Clayton Market Area. Economic, demographic and housing
data indicates a definite demand for additional housing options for middle to upper income households
within the market area. Furthermore, the Downtown Area contains a significant amount of community
amenities which act as a catalyst for growth; now and into the future.

Considering all the factors, we believe that the Clayton multi-family market is an attractive housing
market within the St. Louis Metropolitan area, and more specifically the West County area. Competitive
supply is limited and existing supply is antiquated and lacking modern rental conveniences. We do feel
that the community will support the construction of the additional multi-family rental product. However,
quantifying the exact number of units is difficult.  While Clayton population is growing, it is at a very
small pace. Demand for additional housing will likely be from surrounding communities as particular
project “cannibalize” renter demand.  Overall, we believe that demographic conditions exist which are
positive for proposed multi-family development within Clayton.

Please feel free to contact me if you have any questions regarding any aspect of the following report.
We appreciate the opportunity to present this material to you.

Sincerely,

Wlhr—
Jim Potter Adam Jones
development initiatives development initiatives
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1 Introduction
Ta.  Objective

Development Initiatives (DI) has been retained by The City of Clayton to conduct a residential
demand analysis for downtown and surrounding areas of Clayton, Missouri. The intent of this
report is fo assist the community of Clayton in its effort o grow its downtown residential market
by analyzing possible demand for multi-family housing in the near future.

This analysis, recommendations, or opinions will include the following:

e A review of previous housing market studies;

e |dentification of Clayton Market Area, 3- and 5-Mile Radius Market Areas;

e |dentification of existing housing inventory and competitive locations; Demographic
analysis for the areq;

e Economic profile of the market;

e Opinion of present and future housing demands.

As part of this analysis, Development Initiatives personally toured the City of Clayton, its
downtown, and the surrounding area. We located comparable housing properties and
interviewed local City officials. Additionally, Development Initiatives has analyzed the current
housing condition and trends in Clayton, Missouri; reviewed and analyzed demographic trends
relating to the overall market area that influence future residential demand for rental housing;
studied adjacent communities; researched proposed new apartment projects; and projected
current market rates; anticipated future housing demands and expected absorption of any future
projects.

Tb.  Qualifications of the Surveyor

This demand analysis has been prepared by Mr. Adam Jones and Jim Potter of Development
Initiatives. Company information for Development Initiatives is located in Exhibit B of this report.

Tc.  Surveyor Certifications

Exhibit C of this report contains a complete list of certifications, assumptions, and limitations for
this demand analysis.
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1d.  Extraordinary Assumptions

In preparing this report and any recommendations, or opinions, the appraiser has relied on
various physical, economic, and demographic data and information from various sources that
the consultant believes to be credible and reliable. The use of information obtained from the
various sources; including but not limited to: ESRI, Nielsen/Claritas, Reis, U.S. Census Bureau,
St. Louis County, and the City of Clayton; is critical to the preparation of the report and the
analyst believes that the information has resulted in a credible analysis.
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Executive Summary

The purpose of this study is to quantify the potential residential demand in the downtown area of

Clayton, Missouri in the near future. This study includes a demographic and economic analysis

of the community and a demand analysis of the surrounding housing markets. The analysis will

focus on the potential demand for market rate multifamily housing. A review of existing housing

conditions, patterns of growth and decline, and any projected change in influencing economic

variables helps to determine if housing is currently underserved in the market and estimating the

number of units needed to meet any future demand.

Project Assumptions

Based on the supply and demand projections, we have developed the following general

conclusions for this analysis:

The market area utilized in this analysis incorporates two (2) different geographic areas;
1.) A 3-mile radius from Clayton; and 2.) A 5-mile radius from Clayton.

The City of Clayton, and in particular the Downtown Area, is conveniently located, and
for the most part within a 10-minute walk of virtually every amenity located within the
City.

The subject analysis is focused on proposed newly constructed multi-family residential
projects consisting of studio, one-, two-, and three-bedroom units.

Population is projected to remain stable within the Clayton Area through 2020.

The number and size of households is projected to remain stable within the Clayton
Market Area through 2020.

The potential for a significant renter population is available through the daily influx of
professional workers into the City of Clayton. It is estimated that between 36,000 and
42,000 individuals enter Clayton on a daily basis for work. It's reasonable to consider
that projects within the City can capture 1% to 3% of that daily influx. This conservatively
estimates another 900 households which potentially can be captured.

Construction Periods. Based on proposed projects, we estimate that any construction
period for multi-family projects to be 18-24 months before a significant number of
additional new multi-family units will come to market.

Rental Rates. Analyzing competitive properties within the Clayton Market Area, we
estimate that a base rental range of $2.18 to $2.50 per square foot for the area to be
anticipated.  This figure is derived from competitive unit rental rates throughout the
Clayton Market Areas, potential supply and demand factors, and discussions with local
governmental officials and industry stakeholders. However, all indications are that
upper-end market rate product is regularly achieving the $2.50 square foot rental rates.
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Our estimated preliminary base rental range gives no consideration to the value-added
aspect of a TOD location or a “TOD Premium”. We anticipate the value adjustment to
this development being considered as a TOD project could provide a net premium in the
rental range of approximately 5% to 20%.

Incentives. Our analysis does not take into account any public incentives which may be
requested or required as part of proposed multi-family projects. It would be anticipated
that a highly dense multi-family apartment project (particularly a high-rise tower) would
be expensive to develop and construct. The simple nature of the location, acquisition
costs, combined with construction methodologies, dictate a tremendous investment. The
utilization of incentives is political issue the City will have to ultimately determine. The
City can (it's happened in other markets) decide to incentivize the multi-family rental
market for an indefinite time period. This determination should be guided by the long-
term goals and objectives of the City’s Strategic Plan. As outlined in the City’s Downtown
Master Plan, the creation of a 24-hour vibrancy to the Downtown is desired. Ultimately
in-order to achieve this, the City will have to increase its downtown housing stock.

For the purposes of this demand analysis, Market Area 1 is defined as a 3-mile radius from the
intersection of South Central Avenue and Bonhomme Avenue. Market Area 2 is defined 5-mile
radius from the same intersection. Total population for each Market Areas is currently estimated
to be 122,860; and 323,497. Total households within each Market Area are currently
estimated to be 55,653; and 143,657 and an average household size is 2.13.

Supply and Demand Analysis

Table 1 - Market Information

Market Information 5-Mile
Radius
Number of Households 50,631 132,948
Number of Renter Households 21,994 55,878
Number of Renter Households in 5 years 22,153 56,151
Proportion of Renter Households 43.44% 42.03%
Estimated Renter Household Growth 159 273
Rental Household Growth 0.72% 0.49%
Rental Household Growth 159 units 273 units
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Table 2 - Pent Up Demand

Pent-Up Demand 3-mile 5-Mile
Radius Radius

Projected Proportion of Renter 43.44% 42.03%

Households

Renter Households 21,994 55,878

Pent-up Demand of Renter Households 12,658 26,590

Proportion of Income Qualified 54.96% 49.83%

Households

Income Qualified New Households from 6,957 13,250

Pent-up Demand

Capture Rate of Pent-up Demand for 28% 30%

Estimated Capture of Pent-up Demand 1,948 units | 3,975 units

Table 3 - Household Growth Demand

Demand from Household Growth

3-mile

Radius

5-Mile
Radius

Multi-tamily Demand from Market Area 3,701 8,811
Percentage of Income Qualified 54.96% 49.83%
Households

Est. Income Qualified New Renter 17 units 27 units
Households

Capture Rate for New Households 28% 28%
Estimated Capture of New Households 5 units 8 units

Table 4 - Demand from Turnover

Demand from Turnover

Turnover 13,196 33,5627
Percentage of Income Qualified 54.96% 49.83%
Households

Est. Income Qualified New Renter 1,385 8,415
Households

Capture Rate for New Households 28% 28%
Estimated Capture of Turnover 1,385 2,356

10
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Clayton Market Areas Demand 3,496 units 6,612 units
5 yr. Projections

(Total units captured, Pent-up demand, Demand from
Household growth and Demand from Turnover).

Conclusions/Findings

In conclusion, the Clayton Multi-Family Rental Market is limited, but also presents opportunities.
There is a definite lack of multi-family rental product within the City of Clayton. The majority of
projects are historic rehab apartments and the existence of new multi-family rental product is
very limited.

Population growth for the City of Clayton, and surrounding areas, is projected to be minimal at
best through 2020. However, population estimates are based purely on Census data and do
not reflect true market and municipal housing initiatives.

Table 5 - Demand and Absorption

Market Area 1 Market Area 2
(3-Mile Radius) 5-Mile Radius)

Clayton Market Areas Demand

5 yr. Projections
3,496 units 6,612 units

(Total units captured, Pent-up demand, Demand from
Household growth and Demand from Turnover).

Planned or Proposed Supply 972 1,092
Net Demand 2,524 5,520
Annual Demand 505 1,104

*Green indicates unmet demand. Larger market areas are inclusive of smaller market areas.

Table 5 above shows the net demand for multi-family product after the anticipated completion
of proposed projects within each Market Area. Market Areas 1 and 2 currently have a supply of
972 and 1,092 proposed units. These units are expected to begin construction within the next
twelve to fourteen months. Data shows net demand in Market Areas 1 and 2 is anticipated to
far outweigh supply. Annual demand for Market Areas 1 and 2 is estimated to be 505 and
1,104 units per year. This represents a net demand of 2,524 for Market Area 1; and 5,520

11
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units for Market Area 2 by the year 2020. Data shows demand will far outweigh supply and
these estimates do not take into account any qualitative variables when it comes to the selection
of housing. It is very possible that any expected short supply of multi-family housing within the
City of Clayton could be absorbed by high demand from Market Areas 1 and 2. In other words,
future multi-family residents could be aftracted from areas outside the City, namely Market Areas
1 and 2. However, there is no accurate way to quantify this variable. We also anticipate that if
the City made a concentrated effort to promote additional multi-family housing, the population
growth factor would significantly alter growth estimates. Overall we anticipate an annual
demand of approximately 505 units per year within Market Area 1 and 1,104 units within
Market Area 2. Quantifying anticipated absorption is difficult to determine, but we can estimate
that any type of development within Clayton will have to capture at least 3 percent of the total
market demand in order to achieve stabilization.

We estimate that rental rates for proposed projects will range from $2.18 to $2.50 per square
foot. This figure is derived from competitive unit rental rates throughout the Clayton Market
Areas, potential supply and demand factors, and discussions with local governmental officials
and industry stakeholders. However, all indications are that upper-end market rate product is
regularly achieving the $2.50 square foot rental rates.

Similar to population figures, renter-occupied housing in Downtown Clayton is estimated to be
19% of the housing stock available. This indicator increases to approximately 36% as you move
farther away from the City’s Downtown core. The total number of households in the Downtown
Area of Clayton is estimated to be relatively small at 582. Total number of households within all
Market Areas is estimated to be 143,657.

The City of Clayton has a tremendous amount of daytime population. It is estimated that the
daily influx of workers is considerably high at approximately 36,000 to 42,000 people on a
daily basis. Estimated daytime population and employment-residence ratios were obtained from
the US Census Bureau and based on the 2011 Census estimates. It would be reasonable and
conservative to consider that one to three percent (1% to 3%) of these imported workers would
live in Clayton if the opportunity existed. We conservatively estimate this to impact the overall
household demand factor at an additional 900 households.

There is a clear lack of direct multi-family competition in the Clayton Market Area; market

indicators show a strong demand for housing for the middle income households who currently
own or rent, but who would like to live in a maintenance-free, good quality environment.

12
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3a.  General Site Description & Location

Downtown Clayton is generally located in the north western portion of the City. The Downtown
is located in a neighborhood that consists primarily of office, retail, restaurant, apartments,
parking facilities and community uses. The area is located within the heart of the Clayton
Central Business District and is within walking distance to almost every downtown amenity. The
Lambert-St. Louis Airport and Downtown St. Louis, Missouri are located within a 15 minute drive

of the property.

L
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Figure 1 - Aerial Downtown Clayton (courtesy Bill Cobb, 2014).
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3b. Neighborhood Description

As previously mentioned, the City of Clayton, Missouri is located approximately 8 miles west of
Downtown St. Louis, Missouri.  Surrounding land-use types are characterized primarily by
residential, commercial and public uses. Overall, the multi-family rental housing stock in
Clayton appears to be numerous, but considerably dated.

Access

Regional access to and from the Clayton Market Area is considered excellent due to the
presence of Interstate 170, which bisects the local area to the west of the central business
district. 170 intersects 1-64/MO Highway 40 to the south of the Market Area. Locally, the
Clayton Market Area is bisected by numerous arterials including: Forest Park Parkway, Forsyth
Boulevard, Ladue Road, and Clayton Road. The City also has two metro rail stations
immediately adjacent to the Downtown Core.

Schools

The School District of Clayton is the primary district serving the Clayton area. The subject
property lies within the boundaries of the District, which had an enrollment of approximately
2,500 students for the 2014-2015 school year. A total of approximately 500 employees work
for the school district. The District is served by one high school, one middle school, and three
elementary schools.

City Planning/Zoning

¥ The City of Clayton Zoning Map

The City of Clayton’s current

zoning for Downtown is HDC-
High Density Commercial District.

71 C-1 wesgnoemooa commsecian pestrct
1 C-2 oansrm commercinpistnet

The HDC zoning designation is |f & i S Al
outlined in Article 23, Chapter 22- N : : =
Zoning  Ordinances  of  the

Municipal Code of the City of
Clayton. The purpose of the HDC
designation is to accommodate
high density office, residential and
commercial uses within the Central '
Business District.  Permitted uses

are outlined in Section 23.3 and

23.14.

Figure 2 - Clayton Zoning Map
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All uses, building heights, maximum floor areas, set back requirements and design guidelines are
included in Article 23.

Landuse

Il cormercial

[ | commen Ground
I:l Duplex Townhame
[ incustrialUtiiity
B stituton

[ Multi-Famity
- Recreation

D Single Family

| ] Vacant!Agriculture

Figure 3 - Central Business District, Clayton, MO

15
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3c. Definition of Market Area

A market area is defined as the smallest geographic area that is expected to generate the
greatest demand. The size and scope of each market area depends upon a number of different
factors, these include; geographic distance, travel time, natural barriers (lakes, rivers, open
space, undeveloped land), constructed barriers (railroads, freeways, large institutional uses), and
general accessibility. For the purposes of this analysis, four market areas were used to form an
overall assessment of the area.

Market Area 1 (3-Mile Radius): A three-mile radius around the City of Clayton.
Market Area 2 (5-Mile Radius): A five-mile radius around the City of Clayton.

These Market Areas have been determined by: 1) relative regional location, 2) proximity to
competitive developments, 3) conversations with real estate agents, local civic leaders, 4)
demographic analysis, 5) corresponding areas with the City’s Comprehensive Plan, and 6) site
field observations. The primary market for this analysis is located in Clayton, Missouri has been
determined to be middle-to-upper income professional households with or without school-aged
children. In addition to the above items, the following factors have also influenced our
determination of the Clayton Market Area:

e Easy site access to the general Clayton, Missouri community.

e FEasy access to the general St. Louis metropolitan area.

e Although there are a number of competitive properties in the area, none offer

maintenance free, multi-family rental in a mid-to high-rise tower.

Given these factors and the limited competitive projects within the Market Area 1(3-Mile Radius),

we estimate that over 75 percent of the prospective tenants will come from this area. We

anticipate the remaining tenants will be attracted from areas within Market Area 2.

16
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Figure 4 - Market Area Map
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3d.  Economic & Demographic Analysis

Demographic Characteristics and Population

The following tables show population within the Clayton Market Area as previously defined.

Table 6 - Population & Household Data

City of Clayton
Percentage
2014 Change 2000- 2019
Estimate 2014 Projections
Total Population 16,083 -0.78% 15.959
Households 5,322 0.43% 5,345
Families 2,822 -0.59% 2,865
Housing Units 6,447 1.13% 6,521
Average Household Size 2.13 -0.95% 2.11
Household Income (Median) $90,512 18.22% $110,678
Source: ESRI, U.S. Census Bureau

Table 7 - Estimated Population by Age, 2014

3-Mile Radius 5-Mile Radius

Estimated Total 122,860 323,497
Population
Under 5 Years 6,469 5.27% 18,037 5.6%
510 9 Years 6,436 5.24% 17,918 5.5%
10 to 14 Years 6,217 5.06% 17,139 5.3%
15to 19 Years 8,338 6.79% 21,914 6.8%
20 to 24 Years 11,095 9.03% 28,474 8.8%
25 to 29 Years 10,674 8.69% 25,421 7.9%
30 to 34 Years 10,538 8.58% 25,726 8.0%
35 to 39 Years 8,125 6.61% 20,585 6.4%
40 to 44 Years 7,349 5.98% 19,280 6.0%
45 to 49 Years 7,178 5.84% 19,343 6.0%
50 to 54 Years 7,929 6.45% 21,847 6.8%
55 to 59 Years 8,143 6.63% 22,394 6.9%
60 to 64 Years 7,178 5.84% 19,171 5.9%
65 to 69 Years 5,571 4.53% 14,598 4.5%
7010 74 Years 3,826 3.11% 10,129 3.1%
7510 79 Years 2,865 2.33% 7,546 2.3%
80 to 84 Years 2,323 1.89% 6,349 2.0%
85+ Years 2,606 2.12% 7,624 2.4%
Median Age 36.1 37.1
Average Age 38.60 39.10

Source: ESRI, U.S. Census Bureau |

18
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The median age of City residents is approximately 30.2 years of age. Median age increases in
the three and five mile market areas to 36 and 37. This indicates younger professionals choose
to live within the City of Clayton, close to its amenities. As typical of this area, many households
have a small number of children, if any. This fact is also apparent considering the average
household size is 2.13 and is projected to decrease slightly by 2019. The average household
size within the US is estimated to be 2.65 as of 2014.

Household Growth

Generally speaking, the primary source of demand for new multi-family housing is the formation
of new households from population growth. The following tables show the household growth,
average household size, and the percentage of renters for Market Areas 1 and 2.

Table 8 - Household Composition: Market Area 1 (3-Mile Radius)

2000 2014 % change 2019 % change
Census Estimate 2000-2014 projection 2014-2019
Population 129,164 122,860 -5.10% 122,509 -0.3%
Households 57,135 55,653 2.71% 55,692 0.7%
Avg. HH Size 2.09 2.13 0.09% 2.11 -0.93%
Housing Units 62,339 64,035 2.64% 56,595 0.14%%
% Renters 40% 38% -6% 40% 4.2%
Source: ESRI, U.S. Census Bureau

Table 9 - Household Composition: Market Area 2 (5-Mile Radius)

2000 2014 % change 2019 % change

Census Estimate 2000-2014 projection 2014-2019
Population 348,365 323,497 -7.69% 322,445 -0.33%
Households 149,931 143,657 -4.25% 144,036 0.15%
Avg. HH Size 2.18 2.15 -2.29% 2.14 -0.04%
Housing Units 166,628 167,199 0.34% 167,619 0.25%
% Renters 38% 38% 0% 38% 0%

Source: ESRI, U.S. Census Bureau

The percentage of renters is unusually high for Market Areas 1 and 2. Typically, it would be
anticipated that 20 to 25 percent of all housing units be renter-occupied. The renter percentage
is unusually high for this market. This might be attributable to the significant amount of mature
residential housing stock existing in the market area. Just within Market Area 2, there exists a
large amount of student housing for Washington University. A significant portion exists in large,
multi-family residential buildings.

19
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Some other interesting housing and households facts include:

e Most of the dwellings units within Market Areas 1 and 2 currently are and projected to
remain owner-occupied through 2019.

e Each Market Area has an average household size of 2.1.

Household Type and Size.
Table 10 shows the historical growth and the projected trend in household type and size within
the Clayton Market Areas.

Table 10 - Households by Household Type and Size

Households by Household Type and Size

‘ 3-Mile 5-Mile
Non-Family 28,074 42,021
Households
1-person 22,388 34,406
2-person 4,738 6,396
3-person 734 815
4-person 29 44
5-person 7 13
6-person 170 334
7+ persons 8 13
Family 27,632 45,932
Households
2-person 13,158 20,356
3-person 6,656 11,202
4-person 4,640 8,193
5-person 2,043 3,762
6-person 704 1,427
7+ persons 431 992
Source: ESRI, U.S. Census Bureau

This data shows a large frequency of 1 and 2 person family and non-family households within
both Market Areas. This indicates a large percentage of professional single and professional,
child-less couples live in the Clayton Market Area. In fact, 97 percent of non-family households
within both Market Areas are either 1 or 2 person households. Similarly, 70 percent of family
households are 2- or 3-person households, indicating a large percentage of married, child-less
couples (46 percent) and married couples with one child (24 percent).

20
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Table 11 - Total Household Income: 3-Mile Radius (Market Area 1)

Total Household Income: 3 Mile (Market Area 3)

2000 % 2014 2019
Income of: Census Estimate Projections
Less than $15,000 8,558 17% 8,595 15% 7,806 14%
$15,001 - $24,999 6,631 12% 6,324 11% 4,505 8%
$25,000 - $34,999 6,282 12% 6,010 11% 5,016 9%
$35,000 - $49,999 7,753 15% 7,257 13% 7,211 13%
$50,000 - $74,999 8,987 17% 9,297 17% 8,416 15%
$75,000 - $99,999 4,121 8% 5,356 10% 6,651 12%
$100,000-$149,000 4,222 8% 5,790 10% 6,492 12%
$150,000 - $199,999 1,690 3% 2,825 5% 4,063 7%
$200,000 or Greater 2,963 40% 4,200 8% 5,533 10%
Avg. Household $68,077 $77,877 $93,802
Income
Median Household $42,583 $49.022 $57,776
Income
Source: ESRI, U.S. Census Bureau

Table 12 - Total Household Income: 5-Mile Radius (Market Area 2)

Total Household Income: 5 Mile (Market Area 4)

2000 % 2014 2019
Income of: Census Estimate Projections
Less than $15,000 26,067 19% 16,731 19% 15,511 18%
$15,001 - $24,999 19,407 14% 11,151 13% 8,202 9%
$25,000 - $34,999 18,358 13% 9,406 11% 8,176 9%
$35,000 - $49,999 21,894 16% 13,126 15% 13,497 15%
$50,000 - $74,999 23,813 17% 14,909 17% 13,752 16%
$75,000 - $99,999 11,358 8% 7,982 9% 9,959 11%
$100,000 - $149,999 9,326 7% 7,909 9% 9,447 11%
$150,000-$199,999 3,329 2% 3,241 4% 4,790 5%
$200,000 or Greater 5,134 4% 3,715 4% 5,011 6%
Avg. Household $58,080 $63,266 $74,844
Income
Median Household $38,776 $41,544 $48,214
Income
Source: ESRI, U.S. Census Bureau

The preceding data show some interesting trends. Within Downtown Clayton, approximately 30
percent of households have an annual income of $150,000 or higher. Conversely, within a 5
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mile radius (Market Area 2) only 8 percent of all households have an annual income of
$150,000 or higher. Average income also varies between the Market Areas. Downtown
Clayton, has the highest average and median income of $130,847 and $92,763 respectively.
The City of Clayton, as a whole, is second with median and average incomes of $131,000 and
$90,512. Data also shows that household income is considerably higher in the City of Clayton
compared to the surrounding areas. Median and average incomes are an average of 54
percent and 49 percent higher within the City Limits compared to Market Areas 1 and 2.

Based upon the standard affordability factor of 35 percent, the rental rate (including ufilities)
should not exceed 35 percent of the total income of the household. Effective Buying Income is

an individual's or household’s disposable income, consisting of salary and wages, dividends,

interest, profits, etc., less all government taxes.

Table 13 — Estimated Households by Effective Buying Income, 2015

City of % 3-Mile 5-Mile
Clayton* Radius % Radius %
Households 806 50,631 132,948
Households by EBI level:

< $15,000 69 8.56% 8,137 18.06% 24,009 18.06%
$15,000-$24,999 50 6.20% 5,682 12.71% 16,898 12.71%
$25,000-$34,999 55 6.82% | 5957 12.92% 17,176 12.92%
$35,999-$49,999 105 13.03% 8,432 17.06% 22,685 17.06%
$50,000-$74,999 142 17.62% 8,147 15.89% 21,121 15.89%
$75,000-$99,999 108 13.40% 5,233 9.58% 12,743 9.58%
$100,000-$124,999 71 8.81% 2,715 4.63% 6,151 4.63%
$125,000-$149,999 45 5.58% 2,010 3.30% 4,382 3.30%
$150,000-$199,999 36 4.47% 1,318 1.92% 2,556 1.92%
$200,000-$249,999 25 3.10% 649 0.87% 1,159 0.87%
$250,000-$499,999 74 9.18% 1,793 2.37% 3,145 2.37%
$500,000 or Greater 27 3.35% 557 0.69% 922 0.69%

Est. Avg. EBI $112,148 $69,296 $59,609

Est. Median EBI $71,980 $44,853 $40,548

*For Reference Only.
Source: CLARITAS, U.S. Census Bureau

As of 2015, the City of Clayton has an estimated average buying income of $112,148. This is
47 percent higher than the average buying income of households within a 3-mile radius of
Clayton and 61 percent higher than households in a 5-mile radius. Over half of Clayton
households (53%) have an estimated EBI of $35,999 to $124,999. This frequency again
decreases the farther you move away from the City boundary. This again shows there is a
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centralized pattern of wealth within the City of Clayton. By year 2020, the average EBI within
the City is expected to remain relatively the same, growing by only 1.2 percent over five years.
The same can be said of the Market Areas 1 and 2. EBI cohorts also show very little growth or
decline over the next five years, as 52 percent of Clayton households still have an effective

buying income between $35,999 and $124,999.

Table 14 — Estimated Households by Effective Buying Income, 2020

City of % 3-Mile 5-Mile
Clayton* ° Radius % Radius %
Households 855 50,996 133,598
Households by EBI level:

< $15,000 75 8.77% 7,927 15.54% 23,181 17.35%
$15,000-$24,999 51 5.96% 5,511 10.81% 16,509 12.36%
$25,000-$34,999 57 6.67% 6,045 11.85% 17,257 12.92%
$35,999-$49,999 102 11.93% 8,246 16.17% 22,345 16.73%
$50,000-$74,999 153 17.89% 8,336 16.35% 21,451 16.06%
$75,000-$99,999 114 13.33% 5,395 10.58% 13,303 9.96%
$100,000-$124,999 77 9.01% 2,852 5.59% 6,558 4.91%
$125,000-$149,999 51 5.96% 2,069 4.06% 4,546 3.40%
$150,000-$199,999 40 4.68% 1,467 2.88% 2,924 2.19%
$200,000-$249,999 26 3.04% 665 1.30% 1,199 0.90%
$250,000-$499,999 78 9.12% 1,867 3.66% 3,299 2.47%
$500,000 or Greater 31 3.63% 614 1.20% 1,027 0.77%

Est. Avg. EBI $113,534 $71,207 $61,494

Est. Median EBI $73,125 $45,943 $41,614

*For Reference Only.
Source: CLARITAS, U.S. Census Bureau
Employment

Overall, the City of Clayton and the surrounding market areas are heavily comprised of
professional industries. The location of these professional industries is more than likely the
explanation for the City’s disproportionally high number of households making over $150,000
annually. The following table shows the number of businesses and employees by industry in

both Market Areas.
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Table 15 — Employment Classifications, Clayton (also included in Exhibit D)
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Employment Growth

Clayton serves as the government center as the county seat of St. Louis County. The City and the

County are considered one of the major financial centers in the Midwest. Clayton is home to

numerous banks, mortgage firms, and over 39 Fortune 500 Corporations. The City of Clayton

also contains numerous regional and national employers. The following are a listing of a few:

Enterprise Rent-A-Car.  The international rental car company is headquartered in

Clayton.

Brown Shoe. Brown Shoe is a $2.3 billion company and is one of 20 Fortune 1000
companies headquartered in St. Louis. The footwear company has 12,100 employees
worldwide, with a projected 1,100+ in Clayton.

Centene Corporation. The Centene Corporation recently developed the half block

area bounded by Forsyth Boulevard, Carondelet Avenue and Hanley Road. The project
460,000 of office space to the Clayton market. The $210 million project also includes a
1,677 space parking garage with 20,000 square feet of first-floor retail space.

Armstrong Teasdale. The law firm of Armstrong Teasdale is headquartered in the

Centene project at 7700 Forsyth Boulevard. The firm employs approximately 400
people at the Clayton facility.
Graybar Electric. This Fortune 500 firm specializes in supply chain management and

logistics services and distributes components, equipment and materials for a number of
industries. With more than $5.37 billion in revenue in 2011, Graybar employs 8,500
men and women at more than 250 distribution centers throughout the United States,
Canada and Puerto Rico. It is one of North America's largest employee-owned
companies.

Barry-Wehmiller Companies.  With more than 5,000 team members worldwide and

revenues of $1.2 billion, Barry-Wehmiller Companies, Inc. has leveraged strategic
acquisitions and organic growth initiatives to emerge dominant in four areas of expertise
packaging automation equipment, corrugating & sheeting equipment, paper converting

equipment, and IT & engineering consulting.
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Table 16 — Estimated Travel Time to Work, 2013

City of 3- Mile 5-Mile
Clayton* Radius Radius
Less than 15 minutes 2,703 17,088 39,527
15 - 29 minutes 3,490 25,228 66,881
30 — 44 minutes 690 7,327 22,329
45 — 59 minutes 167 1,216 4,568
60 minutes or more 109 1,602 4,863
Avg. Travel Time to 19.63 21.94 23.28
Work
*For Reference Only.
Source: CLARITAS, U.S. Census Bureau

The table above shows that the majority of workers aged 16 years of age and older live within a
30 minute drive of their residence and a significant amount live within a 15 minute drive. This is
anticipated due to the established, inner-ring suburban location of the City of Clayton.

Additionally, the estimated daytime population compared to employment residence was
calculated for the City of Clayton. This is significant because, according to the City, the daily
influx of workers is considerably high at approximately 36,000 to 42,000 people on a daily
basis. Estimated daytime population and employment-residence ratios were obtained from the
US Census Bureau and based on the 2011 Census estimates.

The primary question is; “Would these individuals live/rent in Clayton if the right residential
living opportunity presented itselfe” It would be reasonable and conservative to consider that
one to three percent (1% to 3%) of these imported workers would live in Clayton if the
opportunity existed. We conservatively estimate this to impact the overall household demand
factor at an additional 900 households.
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Inflow/Outflow Job Counts in 2011

W 32,989 - Employed in Selection Area, Live Outside
3,668 - Live in Selection Area, Employed Qutside
I 705 - Employed and Live in Selection Area

Note: Overlay arrows do not Indicate
directionality of worker flow between
home and employment locations.
Employed and Live

in Selaction Area

Employed in Selection Area,

Live Outside

Live In Selection Area,

Employed Outside

Inflow/Outflow Job Counts (Primary Jobs)
011
Count  Share

Employed in the Selection Area 33694 100.0%

but Living Outside o
mployed and Living in the

Elnpiovtd M 705 2.1%
iving in election Area 4373 100.0%
b} . : ! 3668 839%
Living and Employed in the 705 16.1%

Job Counts by Distance/Direction in 2011
All Warkers

Jobs by Distance - Work Census Block to Home

Census Block
201
Count  Share
Total Primary Jobs 33694 100.0%
MLess than 10 miles 16.477 48.9%
10 to 24 miles 12601 37 4%
[[125 to 50 miles 2,252 6.7%
[]Greater than 50 miles 2,364 7.0%

5-23 Jobs/Sq.Mile
[ 24 -80 JobsiSq.Mile
B 81 -174 Jobsisq.Mile
B 175 -305 Jobs/Sq.Mile
W 306 - 475 Jobs/Sq.Mile

Figure 6 - Work to Home
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Job Counts by Distance/Direction in 2011
All Workers

Jobs by Distance - Home Census Block to Work
Census Block

20m
Count  Share
4373 100.0%
|36 s2%

14.2%
15%
1.1% |

.~ 5-50 Jobs/Sq.Mile

1 51-185 Jobs/Sq.Mile
M 186 - 410 Jobs/Sq.Mile
W 411 - 725 Jobs/Sq.Mile
W 726 - 1,131 Jobs/Sq.Mile
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Downtown Master Plan Update & Retail
Strategy'

In November of 2010, the City of Clayton
embarked on the Downtown Master Plan
Update & Retail and Marketing Strategy to
create a vision for Downtown, establish a
retail and marketing plan, implement

Vision 2013 goals, and anticipate future

Pt

development within the study area. .

October 2010

DOWNTOWN CLAYTON

Master Plan Update and Retail Strategy

Gity of Clayton

Sasaki Associates, Inc. (Sasaki) led the

team pro-viding planning, urban design,
landscape architecture, and public engagement. The plan adoption followed a comprehensive
year-long process of problem identification, establishment of priorities, information gathering,
data analysis and plan preparation and review. Key events during the planning process included
public input sessions, meetings and hearings, and presentations to the Plan Commission,

Economic Development Advisory Committee and Board of Aldermen.

The Master Plan Update has been an important opportunity to engage the Clayton community
in defining issues, developing alternatives and coming together around a shared vision and
implementation strategy. As part of the Master Plan Update, the subject property and its
potential redevelopment use is identified numerous times throughout the document. The subject

property lies within the “Central Station District” geographic area as outlined by the Plan:

Central Station District?

The Central Station District is currently dominated by office and government uses. The
area has a number of mid-rise buildings and also includes a portion of the Carondelet-
Bonhomme highrise corridor. However, many parcels remain underutilized, particularly
given the potential value that could be derived from their proximity to the Clayton
Metrolink Station. The presence of the Clayton Metrolink and MetroBus Stations makes
Central Station an ideal place for transit-oriented development. The already-strong office
market in the district can continue to be expanded, with Central Station becoming one of
downtown’s predominant concentrations of employment. However, daytime activity

! Downtown Clayton, Master Plan Update and Retail Strategy, October 2010.
2 Downtown Clayton, Master Plan Update and Retail Strategy, Final Draft, June 2010. Page 59.
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generated by office workers can be
supplemented by adding infill housing

oriented to young professionals and :
empty nesters. In general, the area can :
be brought down to the human scale by
improving streetscapes, widening
sidewalks, and creating small-scale
parks to complement office and
residential uses. Over time, the street-
level aesthetic can be improved by
minimizing first-floor blank walls and
parking garages as part of larger
redevelopment projects. Central Avenue
and Carondelet Avenue are key
pedestrian corridors and may be the
focus for some of these changes. Future
development of Central Station could take advantage of underutilized sites such as
surface parking lots by consolidating them in order to create new opportunities for higher
density residential and office development. A combination of regulatory incentives and
reduced parking requirements may encourage more residential development in the
Central Station area, that could serve to pedestrian activity on evenings and weekends as
well as during the work day. The blocks north of Bonhomme Avenue may be somewhat
more focused on office, hotel and government uses than development of the blocks
south of Bonhomme Avenue, which are better suited fo fransit oriented development,
residential and mixed uses. However, it is important to nurture the identity of the district
as a whole in order for all areas within to benefit from the excellent access to transit. One
way to help create a district identity is through a cohesive public realm, including a small
new park on the corner of Bonhomme Avenue and Central Avenue. The park would be
one of many efforts to improve the area for pedestrians and could be used by office
workers during the day and residents in the evening and on weekends.

Additionally, pedestrian links to the Metrolink station could be emphasized and many
street level facades could be improved in order to create a more pleasant walking
environment.

The Plan also reinforces the need for additional housing product throughout the Clayton
metropolitan area, particularly work-force housing.
Housing®

Resident households create 24-hour vibrancy downtown. Households demand goods
and services and thus support downtown retail and service establishments. A mix of
household types in terms of age, income, and housing tenure enriches the Downtown
environment and makes it uniquely urban. Downtown should embody the environmental,

3 Downtown Clayton, Master Plan Update and Retail Strategy, October 2010. Page 94
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social, and economic values associated with in-town living and working. A strong
downtown residential base enlivens the streets, supports retail, and provides an
additional source of tax revenue. Downtown Clayton has recently experienced some
downtown residential development, including Maryland Walk and at Carondelet Plaza. A
majority of this development, however, is high income households of one and two
people. Housing opportunities for younger professionals and middle income households
are limited. High land values downtown coupled with high construction costs make
reasonably priced housing development for these segments difficult.  Clayton is
considered among the most desirable residential areas in the greater St. Louis region due
to the City’s central location (shortening commutes from outer suburbs), proximity to
Washington University, the quality of schools, parks, recreational amenities and other
features, and the availability of nearby goods and services (although not all located
within Clayton’s boundaries). As the national economy has slowed, housing prices have
fallen across the country. St. Louis, already one of the more affordable housing markets
among major U.S. cities declined as well. The more affluent suburbs in the St. Louis MSA
also saw declines, including Clayton, but the relative rates of average price reductions
have not been parallel. On an annualized basis, these average prices have been
reduced about 3.9% per year. However, the average annualized reductions for housing
in Ladue and Frontenac have dropped by over twice as much, or about 8.6% per year.
The Clayton market, despite following national and regional trends, has been more
stable and has not dropped as much as similar suburban residential areas in St. Louis.
In_addition to the retail incentives described above, it is recommended that Clayton’s
policies be adapted as needed to encourage more downtown housing, both to increase
the downtown customer base and to better support the new retail businesses recruited
downtown. Similar in motivation to the recommended retail incentives, other housing-
oriented economic development incentives can be used to incentivize developer interest
and to reduce front-end costs for prospective developers. As with the retail programs,
prospective infill sites for housing (as shown in the Master Plan) have been identified, and
can be the focus of initial financial and policy incentives to encourage investment and
redevelopment there first. The market factors currently affecting housing in Downtown
Clayton include the following:

High land costs and limited land availability

Cost and availability of capital

Cost of structured parking

Lack of value generation for proximity to Metrolink stations
Changing demographic

High quality of the Clayton school system.

Land costs and availability — High land costs typically require more development density

to meet developer financial objectives. As Clayton is largely built-out, there is limited
land availability. This scarcity of available supply is one of the primary reasons for high
commercial land prices in downtown Clayton. Other factors that influence land prices
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include the allowed uses and development densities such as floor-area ratios (FAR), lot
coverage ratios and parking requirements, among others.

Capital for housing development — The instability of the capital markets has limited
available funding across the country, even for economically viable projects. Until capital
markets are more stabilized, this could affect the amount and cost of credit to prospective
housing developers.

Parking — As higher densities generate higher parking requirements, provision of
structured parking on site can become a cost issue due to the cost per space for parking
garages. Traditional suburban parking ratios, especially in areas with available transit,
are being reconsidered nationally. Conversely, most condominium purchasers will prefer
to have one or more parking spaces per unit available, either as part of the purchase
price, or as an additional purchase. For marketability purposes, provision of on-site,
dedicated parking is generally expected in multi-story residential buildings. Providing
incentives for (or fully paying for) structured parking is an established approach to reduce
developer costs, as the parking is not capable of covering its costs. Through
establishment of a parking management district, requirements for parking throughout
downtown Clayton can be assessed and better managed, but it is not anticipated that a
management district will eliminate the need for structured parking for new residential
projects. It may become necessary that the City of Clayton consider the use of lower-cost
public funding instruments (such as revenue or GO bonds) to help finance structured
parking as a development incentive. However, this step would, by its nature, be project-

Economic Development-Central Station

REALM STRATEGY CENTRAL STATION

Action Responsible Party
Target, recrult and provide Incentives fior retall uses Fecrult small retall estsbilshemnts to support residentisl Planning Depariment
) unique to Clayton bo locste in Downtown in order b and office uses.
Reta hedp dfierentiate Downtown Clayton from other retall
derstinztions In the reglon.
Increase the number of housing units Downiown nd Consalldate underutlied sites bo create apportunities for Planning Department
offer a mix of housing types. higher densfy development.
Provide regulatory Incentives to Increase resldentisl uses
cin r 2 rate nent
Housing for market raie rental housing
Reduce on-siie parking requirements for new muiti-famity
residential near e MetroLink station.
Strengthen and diversiy the Downtown's affice supply Consalldate underutlied sites bo create apportunities for Planning Department
Dffice and demand by offering mare professional ofice space higher densfy development.
n the selected intll areas.
Aetzsin government uses in 3pproprate locations within Provide a mix of amenities {0 encourage sddiional Planning Department,
the Downiown. Encourage 5t Louls County bo lesse govEMmmEnt UseE Oifice of Economic
space n new offic2 snd mixed use bulldings owned - " - . . Development
Government by the private s2ctorand consoldste thelr underftiized R J!‘II:II‘:I'I.IIII[?EI:I S_t" o create oppariunities for
higher density development.
sites 1o create opportunities for higher density : ’
denelopment.
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specific and negotiated according to the characteristics of each residential project under
consideration (density, unit types, location/proximity to transit, provision of other public
amenities, efc.).

Proximity to Transit — Proximity to Metrolink has not yet generated value for adjoining
properties and the system’s ridership has not reached the volume that will support Transit
Oriented Design (TOD) projects. There often is a significant lag time between creation of
transit systems and realization of their roles as development catalysts. For example, the
Washington DC Metro extension through Northern Virginiao—the Ballston-Roslyn Orange
Line—took 25 years from the time the Metro was constructed to the point that market
forces justified the 22 story residential and office towers that were initially zoned along
the Metro Corridor. However, after the new residential density along the transit corridor
was completed, the mode-split (number of residents requiring a car for commuting)
resulted in higher transit ridership, and lower needs for on-site parking. This pattern has
been repeated (at varying stages of development) for transit systems in San Francisco and
Portland, and can be a likely indicator of the future potential for the Metrolink in greater
St. Louis.

Changing demographic—This profile suggests that there is unmet market demand for new
types of housing products that do not exist in great numbers today, particularly to address
the need for high quality multi-family residential development oriented toward young
professional couples. This segment, most likely childless, for purposes of public school
impacts represents an affluent, well-educated group who would choose to live in
Clayton, but who cannot yet afford single-family detached houses that are the most
prevalent housing type in the City. Providing higher density housing for the young
professionals market (as well as for a segment of the empty-nester market of older
Clayton residents who want to reduce the maintenance requirements of a single-family
house but do not want to leave Clayton) will bring new residents without causing major
impacts on schools, will provide incremental market support for retail and professional/
consumer services and further activate the streets, as residents are around in the evenings
and on weekends when Downtown Clayton’s employees are not in their offices. As the
current population ages and the younger professional market increases in this part of the
city, Clayton can capture sales and rentals from both of these groups, while sustaining
the vitality and mix of residents today.

It's clear that the Downtown Clayton Master Plan Update sets the framework for future
investment, redevelopment and growth within Downtown Clayton. From connectivity, promoting
density, increasing housing, smart growth and the use of mass transit, the Plan touches upon the
basic development intent of the City.
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Structure Age

Between 1921 and 1940, the City of Clayton added more than 40 percent of its building stock
and more than 42 percent of its multi-family unit stocks. Since that time, the city has added
fewer units every 20 years until 2011, After 1940, Clayton added an average of 422 multi-
family, condo, duplex, and townhome units every 20 years, -or 21.09 units annually.

Parcel data was obtained from St. Louis County officials in January of 2015. It should be noted
that data was only updated until the year 2011. The following table was created selecting
parcels on a year by year basis and aggregating the selections by structure type and the number
of units. This provides an accurate representation of the number of structures and units added
for a certain time period, or until the year 2011.

Table 17 — Structure Age, City of Clayton

. . No. of Multi-Family / Condo Units /
Year Built No. of Structures Pct. No. of Units Pct. . Pct.
Duplex / Townhome Units
No Data 189 3.93% N/A N/A N/A N/A
Prior to 1920 295 6.13% 204 3.46% 191 4.76%
1921 to 1940 2,009 41.76% 2,849 48.30% 1,711 42.66%
1941 to 1960 804 16.71% 1,113 18.87% 657 16.38%
1961 to 1980 516 10.73% 586 9.93% 540 13.46%
1981 to 2000 421 8.75% 589 9.98% 464 11.57%
2001 to 2010 561 11.66% 542 9.19% 448 11.17%
2011 to Present 16 0.33% 16 0.27% 0 0.00%
4811 100.00% 5,899 100.00% 4,011 100.00%
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Figure 8 - Structure, Year Built, Clayton
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3e. Current and Anticipated Rental Housing

As part of this analysis, we have reviewed a number of competitive multi-family rental facilities
within the analysis area. All competitive facilities are located within the 5-mile radius of Clayton.
Many are located in Clayton proper and several are within the Downtown Clayton Area. Table
18 below identifies the average unit sizes and rents for standard unit types within the Clayton

market area.

Table 18 — Average Unit Sizes & Rents

| Average Unit Sizes Average Unit Rents (per sq. ft.)
| Studio  1bd 2bd 3bd Studio Thd 2bd . 3bd

$2,951
($1.72)

Competitive projects are a mix of historic multi-family to low-rise, high-rise multi-family. Many
of the competitive projects are already newly constructed facilities are more efficient that
historical properties. We would anticipate newer projects to be more attractive and conversely
maintain occupancy at a higher level.  Comparable properties were examined on the basis of
physical characteristics, i.e. building type, age/quality, and level of common amenities. In this
analysis we attempted to compare competitive properties to the subject property to provide a
“snap-shot” of the depth and available supply of the market. In the evaluation of competitive
properties, we performed a field survey of housing properties within the market area.

Presently in the 5-mile radius Market Area, we identified sixteen (16) competitive rental projects
which are currently placed in service or proposed. These projects account for approximately two
thousand eight hundred seventy-five (2,875) housing units.  For-sale condominium projects
within Clayton were also noted. However, specific data on these projects were difficult to
obtain.  We identified twelve (12) for-sale condominium projects, comprised of six hundred sixty
three (663) units. Existing and proposed competitive property information was determined
through interviews with City and community officials, local apartment managers and developers,
as well as a market area investigation. Due to its centralized location, we identified many
competitive projects, but certainly there are likely additional facilities that have been omitted.
However, this selection should provide a good representative sample.
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Figure 9 - For Rent — Competitive Property Map
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Clayton on the Park

Project Name: Clayton on the Park Total Units: 206
Address: 8025 Bonhomme Ave Project Type: Family
City: Clayton Year Built: 2000
Zip: 63105 Year Remodeled: 2012
web: www.claytononthepark.com/ Est. Project Cost: nfa
Survey Date:  1.20.2015
Contact: Mike
Telephone: 855-288-6497
MAPQUEST = Hlennoad e ol =
;5 Tl e Bv"n = 1;‘3':: T
5 P 5
3 fg g‘g
§ %a.‘ Wi g .Q i f
E = Fer i : Fauauief . g
| Aberdaen by
WSeminary 7 .: Arunderpy | | Forest Park
, S Semmary Ter ’fofmwm 24 N 3
= e B e
o e i
} E Clayton Ry |
i
‘Healkh
Conter
© 2008 Mapuest inc 25 =
Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
Studio 450 28 $1,100 $2.44 7 91%
1BR/1Bth 855 100 $1,973 $2.31 5 95%
2 BR/2Bth 1,323 64 $3,245 $2.45 2 97%
2BR/2Bth+Den 1,632 8 $4,325 $2.65 0 100%
3 BR/2Bth 1,810 6 $4,050 $2.24 Q 100%
Averages 1,214 206 $2,939 $2.42 14 93%
$2.38
(weighted avg.)
Amenities
Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections Yes Garage-attachd Security (24hr) Yes Shopping Assisted living
Patio/Deck Yes Garage-detach. Gated Restaurants Senior Living
Balcony Yes Covered/carport Clubhouse Yes Museum - Multifamily
View Yes Surface Pre-wird brdbnd | Yes
Wet Bar ] Street Business Ctr Yes
Fireplace Valet Pool Yes
Walk-in Closets. Yes Spa |
Vaulted Ceiling Tennis | Pet Friendly Yes
Air Conditioning Yes Utilities in Rent Basketball Crt
Appliances Yes Water Exercise Facilty Yes
Hardwood Firs | Sewer Sauna |
Unit Alarm || Trash Play Area |
Ceiling Fan | Electric On-Site Manager
Gas Concierge Yes
Cable Laundry | |
Comments:

Clayton on the Park is the only highrise apartment tower in Clayton.. Renovated in 2012, Clayton on the
Park has a rooftop wading pool along with a 12-seat movie theater with a 122-inch screen, six small
offices for residents plus separate spas for people and their pets.
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The Dorchester

Project Name: The Dorchester Total Units: 198
Address: 665 South Skinker Project Type: Family, Rental
City: St. Louis Year Built: 1962
Zip: 63105 Year Remodeled: 2005
Web: www.dorchesterapartments.com Est. Project Cost: n/a
Survey Date: 1.26.2015
Contact: Jennifer
Telephone:  314.721.8181
MAPQUEST g Efkwwaa;\w s #, o —— &N
2 # s E“"ﬂ» -
e =
< i
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§ B Wy | § P oy f
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® larlon pg - 2
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2 E
2 et 25
Hezith & .
e w !
& e B - Berhon aye 2
3008 Map0usE IC. % e : : piag DaraSo 2008 MAYTED 1
Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
Studio 565 21 $1,081.67 $1.91 3 86%
1BR/1Bth 853 84 $1,360.00 $1.59 0 100%
2 BR/2Bth 1,222 72 $1,750.00 $1.43 0 100%
3 BR/2Bth 1,596 21, $2,275.00 $1.43 0 100%
Averages 1,059 198 $ 1,616.67 $1.59 3 98%
$1.55

{weighted avg.)

Unit Amenities - Parking Property Amenities
W/D connections ﬁ Garage-attachd Yes Security (24hr)
Patio/Deck Yes Garage-detach. Gated
Balcony ﬁ Covered/carport Clubhouse
View ﬁ Surface Pre-wird brdbnd
Wet Bar | Strest Business Ctr
Freplace | Valet Yes Pool
Walk-in Closats i Spa
Vaulted Ceiling | | Tennis
Air Conditioning Yes Utilities in Rent Basketball Ot
Appliances E Water Exercise Facilty
Hardwood Frs | Sewer Sauna
Unit Alarm | Trash Play Area
Ceiling Fan | | Electric 0On-Site Manager

Gas Concierge
Cabla Laundry
Comments:

3
@
o

-
@
i}

=
@
B

-
@
i}

Local Amenities
Shopping
Restaurants

Museum

Pt Friendly

=
@
@

Miscellaneous
Assisted living
Senior Living
Multifamily

The Dorchester is a high-rise condominium style apartment building in the Forest Park neighborhood.
Offstreet parking is provided. Secured parking within an attached parking garage is available at

$85/month.
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Clayton Square

Project Name: Clayton Square

Total Units: 16
Project Type: Family

Address: 7918 Kingsbury
City: Clayton Year built: 1970s
Zip: 63105 Year Rehab: n/a
Web: n/a
Survey Date: 1.20.2015
Contact: Diana Darr
Telephone:  314-721-6980
MarIuREL &=
- Deimar g
N 5 . o _f‘ Princeien e
stiale g & & 5 3 i - g
IRl I e 14 R e S
& 2 5 B & & 20 Pstingran §
‘_‘é? f’ﬁ w@ﬂ | Sttt gy &
S |
g
f.
".’.arvlanq,“e
%& | Maytang g, z
Q& ko ors, & 5
% %n‘i:ﬁ:ﬁg%"é“ g Forsyen Elva § § . § ?
&/ 0 P 2
2 g @ g e ML
1@ 2008 M iest inc. E 2 R | Map Data- @ 200BNAVTES or Toisitan
Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Ava. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
1 BR/1 BTH 700 8 $805 $1.15 0 100%
2 BR/1 Bth 800 8 $945 $1.18 0 100%
Averages 750 16 3875 $1.17 0 100%
$1.17

(weighted ava.)
Amenities
Local Amenities Miscellaneous

Unit Amenities Parking Property Amenities
Washer/Dryer Yes Garage-attachd Security (24hr) Shopping Assisted living
Patio/Deck Garage-detach. Gated Restaurants Senior Living
Balcony Covered/carport Clubhouse Museum Multifamily
View Surface Yes Pre-wird brdbnd
Wet Bar Street Business Ctr
Fireplace Yes Valet Pool
Walk-in Closets Spa Pets: Cats only
Vaulted Ceiling Tennis

Air Conditioning Yes Utilities in Rent Basketball Crt
Appliances Yes Water Yes Exercise Facilty
Hardwood Flrs Sewer Yes Sauna
Unit Alarm Trash Yes Play Area
Ceiling Fan Electric On-Site Manager
Gas Concierge
Cable Laundry
Comments:

Parking is included
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Villas at Brentwood

Project Name: Villas at Brentwood Total Units: 331
Address: 1800 S. Brentwood Ave. Unit Type: Family
City: St. Louis Year Built: 2003
Zip: 63144 Year Rehab: n/a
Web: www.villasatbrentwoodapartments.com Project Budget: n/a
Survey Date: 1.24.2015

Contact: Amber

Telephone: 314-962-4455
——T

Clayton Ry
[~
Galleria
L]
A
Hose Ave
2 | Evans
& - T
= -‘:1 o Villas at
= = Brentwood
Z £ =
= & | Strassner Rd
= Memorial
Park

Proieﬁ Location Proieﬂi Photo

Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate

1 BR/1 BTH 780 140 $1,310 $1.68 4 97% I
1BR/1 BTH + Study 1,004 29 $1,590 $1.58 2 100%

2 BR/2 BTH 1,195 82 $1,828 $1.53 1 100%

3BD/2 BTH 1,595 40 $2,275 $1.43 1 100%

3 BR/2.5 BTH 1,555 40 $2,024 $1.30 2 100%
Averages 1,226 331 $1,805 $1.50 10 97%

$1.56

(weighted avg.)

Amenities

Unit Amenities - Parking _ Property Amenities Local Amenities Miscellaneous
Washer/Dryer: Yes Garage-attachd Security (24hr) | ves | shopping Assisted living
Patio/Deck ﬂ Garage-detach. Yes Gated Yi Restaurants Senior Living
Balcony | es | Coverad/carport | ves | Clubhouse | ves | Museum Multifamily
View | Ves | Surface Yes Pre-wird brdbnd | Yes |
Wet Bar | Strest | Business Ctr Y;&'.

Fireplace Valet L Pool Y;es
Walk-in Closets | Ves | Spa | ves |
Vaulted Ceiling | Yes | Tennis ||
Air Conditioning | ves | Utilities in Rent _ Basketball Crt ||
Appliances ﬂ Water | Exercise Fadilty Yi
Hardwood Firs | ves | Sewer 1 Sauna ||
Unit Alarm Trash 1 Play Area ||
Ceiling Fan | Yes | Hledric 1 On-Site Manager | |

Gas | Concierge ||

Cable L | Laundry |

Comments:

Outdoor parking provided. Detached private garages are available at an extra monthly cost of $125.
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The Parc Frontenac

Project Name: The Parc Frontenac Total Units: 196
Address: 40 N. Kingshighway Unit type: Family
City: St. Louis Year Built: 1955
Zip: 63108 Year Rehab: n/a
Web: www.parcfrontenac.com

Survey Date: 1.25.2015

Contact: Sue

Telephone: 314-367-8225

rf.

pE

prl

I

pb!

BE?

pel
: _.E'_: ST S s Grove Park e
T s i =

| I
Ehvfpewa st

&7

2 o o s
& 5 @3’ Mafiain % F0CANAYTER o0 AND

Property Location .

= _omfémnli-

Property Photo

Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
Studio 500 28 $1,050 $2.10 1 96% [
1BR/1BTH 830 140 $1,250 151 Z 99%
2 BR/2BTH 1,400 28 $1,865 $1.33 0 100%
Averages 910 196 $1,388 $1.65 3 98%

$1.57

(weighted avg.)

Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections Yes Garage-aftachd Security (24hr) Shopping Assisted living
Patio/Deck Yes Garage-detach. Yes Gated Restaurants Senior Living Yes
Balcony Yes Covered/carport Clubhouse Yes Museum Multifamily
View Yes Surface Yes Pre-wird brdbnd
Wet Bar Street Business Cir Yes
Fireplace Valet Pool
Walk-in Closets Yes Spa Yes
Vaulted Ceiling Tennis
Air Conditioning Yes Utilities in Rent Basketball Crt
Appliances Yes Water Yes Exercise Facilty Yes
Hardwood Flrs Sewer Yes Sauna
Unit Alarm Trash Yes Play Area
Ceiling Fan Electric On-Site Manager | Yes

Gas Concierge
Cable Laundry Yes
Commen

Parking is included in rent
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Mansions on the Plaza

Project Name: Mansions on the Plaza Total Units: 92
Address: 8300 Delmar Unit Type: Family
City: St. Louis Year Built: 2004
Zip: 63124

Web: www.mansionsontheplaza.com

Survey Date: 1.25.2015

Contact: Talena

Telephone: 314-983-9090
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
1 BR/1BTH 976 20 $1,850 $1.90 2 90%
2 BR/2BTH 1,729 50 $3,100 $1.79 2 96%
3 BR/3Bth 2,092 22 $3,275 $1.57 1 95%
Averages 1,599 92 $2,741.67 $1.75 5 95%
$1.76

(weighted avg.)

Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections Yes Garage-attachd Yes Security (24hr) Yes Shopping Assisted living
Patio/Deck Yes Garage-detach. Gated Restaurants Senior Living
Balcony Yes Covered/carport Clubhouse Yes Museum Multifamily
View Surface Pre-wird brdbnd Yes
Wet Bar Street Business Cir Yes
Freplace Valet Pool Yes
Walk-in Closets Yes Spa Yes
Vaulted Ceiling Yes Tennis
Air Conditioning Yes Utilities in Rent Baskethall Crt
Appliances Yes Watter Exercise Facilty Yes
Hardwood Flrs Yes Sewer Sauna
Unit Alarm Trash Screening Room Yes
Ceiling Fan Electric On-Site Manager | Yes

Gas Condierge Yes
Cable Laundry
Comments:

Parking is included in monthly rent



DEVELOPMENT I N

ITIATIVES

Station Plaza

Project Name:
Address:

City:

Zip:

Web:

Survey Date:
Contact:
Telephone:
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Station Plaza

141 East Madison

Kirkwood
63122

www.station-plaza.com

Total Units: 155
Unit Type: Family
Year Built: 2006

Year Rehab: n/a

2.1.2015
Mickie
314-775-2921
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Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
1 BR/1BTH 796 95 $1,192 $1.50 8 92% [
2 BR/2BTH 1,351 60 $1,725 $1.28 0 100%
Averages 1,074 155 $1,458 $1.39 12 92%
$1.41
(weighted avg.)
Amenities
Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections Yes Garage-attachd Yes Security (24hr) Yes Shopping Yes Assisted living
Patio/Deck Yes Garage-detach. Gated Restaurants Yes Senior Living
Balcony Yes Covered/carport ‘Yes Clubhouse Yes Museum Multifamily
View Surface Pre-wird brdbnd | Yes
Wet Bar Street Business Ctr Yes
Fireplace Yes Valet Pool
Walk-in Closets Yes Spa
Vaulted Ceiling Yes Tennis
Air Conditioning Yes Utilities in Rent Basketball Crt
Appliances Yes Water Exercise Facilty
Hardwood Flrs Yes Sewer Sauna
Unit Alarm Trash Play Area
Ceiling Fan Electric On-Site Manager | Yes
Gas Concierge Yes
Cable Laundry
Comments:

Parking is included in monthly rent.



DEVELOPMENT INITIATIVES

Kings Landing Creve Coeur

Project Name: Kings Landing Creve Coeur Total Units: 152
Address: 618 N. Ballas Unit Type: Family
City: Creve Coeur Year Built: 2006
Zip: 63141

Web: www.kingslandingaprtments.com

Survey Date: 1.25.2015

Contact: Kyle

Telephone: 315-579-0200
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Ocupancy Rate
——
1 BR/1BTH 974 74 $1,376.25 $1.41 | 99%
2 BR/2BTH 1,174 53 $ 1,424.20 $1.21 2 96%
3 BR/2Bth 1,740 25 $ 2,350.00 $1.35 0 100%
Averages 1,296 152 $1,716.82 $1.33 3 98%
$1.33
(weighted avg.)
Amenities
Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections Yes Garage-attachd Yes Security (24hr) Yes Shopping Yes Assisted living
Patio/Deck Yes Garage-detach. Gated Restaurants Yes Senior Living
Balcony Yes Covered/carport Clubhouse Museum Multifamily
View Surface Pre-wird brdbnd Yes
Wet Bar Street Business Ctr
Fireplace Yes Valet Pool
Walk-in Closets Yes Spa
Vaulted Ceiling Yes Tennis
Air Conditioning Yes Utilities in Rent Basketball Crt
appliances Yes Water Exercise Facilty
Hardwood Flrs Yes Sewer Sauna
Unit Alarm Trash Play Area
Ceiling Fan Electric On-Site Manager | Yes
Gas Concierge Yes
Cable Laundry
Comments:

Parking within a private/secure parking garage is provided. 2 person waitlist for 3 bedrooms



DEVELOPMENT

I N

Residences at Forest Park Hotel

ITIATIVES

Project Name: Residences at Forest F

4910 W Pine Blvd

Total Units: 115
Unit Type: Family

Address:
City: St. Louis Year Built: 1923
Zip: 63108 Year Rehab: 2003
Web: www forestparkstlouis.com
Survey Date: 2.1.2015
Contact: Noami
Telephone: 314-367-3300
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant QOccupancy Rate
Studio 625 17 $1,285 $2.06 2 88%
1 BR/1BTH 860 54 $1,865 $2.17 1 98%
2 BR/2BTH 1,445 44 $2,188 $1.51 0 100%
Averages 977 115 $1,779 $1.91 3 97%
$1.90

(weighted avg.)
Property Amenities Local Amenities Miscellaneous
Assisted living

Unit Amenities
W/D connections
Patio/Deck
Balcony
View
Wet Bar
Fireplace
Walk-in Closets
Vaulted Ceiling
Air Conditioning
Appliances
Hardwood Flrs
Unit Alarm

Ceiling Fan

Comments:
1 gated parking spot is included in rent. Publc parking garage is behind building is offers monthly rentals at

$65/month

Parking
Yes Garage-attachd Yes Security (24hr) Yes Shopping
Yes Garage-detach. Gated Restaurants
Yes Covered/carport Clubhouse Mussum
Surface Pre-wird brdbnd Yes
Street Business Ctr
Valet Pool
‘fes Spa
Yes Tennis
Yes Utilities in Rent Basketball Crt
Yes Water Exercise Facilty
Yes Sewer Sauna
Trash Play Area
‘fes Electric On-Site Manager | Yes
Gas Concierge Yes
Cable Laundry

Senior Living

Multifamily




DEVELOPMENT INITTIATIVES

Allegro at The Boulevard

Project Name: Allegro at The Bouleve Total Units: 74
Address: 24 The Boulevard Unit Type: Family
City: St. Louis Year Built: 2005
Zip: 63117
Web: www.allegrostlouis.com
Survey Date: 4.11.2013
Contact: Victoria
Telephone:  314-721-8300
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
Studio 525 $950 $1.81
1bd/1bth 745 $1,205 $1.74
1bd/1bth+den 1,217 $2,135 $1.76
2bd/2bth 1,246 $2,195 $1.76
2bd/2bth+den 1,292 $2,205 $1.78
Averages 1,005 74 $1,774 $1.77 ] 97%

Unit Amenities — Parking Property Amenities — Local Amenities Miscellaneous

W/D connections Y_es Garage-attachd Yes Security (24hr) ﬁ Shopping Assisted living
PatiofDeck Y;es Garage-detach. Gated || Restaurants Senior Living
Balcony Y;es Covered/carport Clubhouse || Museum - Multifamily
View | | Surface Yes Pre-wird brdbnd | ves |
Wet Bar Street Yes Business Ctr
Freplace : Valet Pool :
Walk-in Closets ﬂ Spa ||
Vaulted Ceiling Y_es Tennis |
Air Conditioning Y_es Utilities in Rent Baskethall Crt |
Appliances Y_95 Water Exercise Facilty ﬂ
Hardwood Firs Y_es Sewer Sauna |
Unit Alarm || Trash Play Area ||
Ceiling Fan Yes Electric On-Site Manager | Yes

- Gas Concierge E

Cable Laundry :
Comments:

1 parking space per apartment is provided. Additional spaces are available at a cost fo $50/month



DEVELOPMENT INITIATIVES

McKnight Crossing at Tilles Park

Project Name: McKnight Crossing at Tilles Park Total Units: 84
Address: 2600-2700 McKnight Crossing Unit Type: Family
City: St. Louis Year Built: 2005
Zip: 63124
Web: www.mcknightcrossing.com
Survey Date: 1.25.2015
Contact: Michael
Telephone: 314-961-7000
[l
MAPQUEST 5 ==}
o vt Fonr é
Leaigars, 5 54 z
s 5 I j
) £ § 3
# e
:
-: e 1
] i 3 fj: i
%, =
j pest ™ 5 e i,
oo v ware ©2010 Mapluest Farticns 82010 MAYTED
Proieﬁ Location Proieﬁ Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
1bd/1bth 660 52 $1,128 $1.71 4 92% I
1bd/1.5bth 1,024 11 1,500 $1.46 4 64%
2bd/2bth 1,139 8 $1,718 $1.51 3 63%
2bd/2.5bth 1,294 7 $1,895 $1.46 3 57%
3bd/3bth 1,369 6 $2,033 $1.49 1 83%
Averages 1,097 84 $1,655 $1.51 15 82%

$1.62
(weighted avg.)

Amenities

Unit Amenities T Parking Property Amenities e Local Amenities Miscellaneous
W/D connections Yes Garage-attachd Yes Security (24hr) Yesg Shopping Assisted living
Patio/Deck E Garage-detach. Gated : Restaurants Senior Living
Balcony ﬂ Covered/carport Clubhouse ] Museum - Multifamily
View | Surface Yes Pre-wird brdbnd | Yes |
Wet Bar Street Yes Business Ctr
Fireplace | Valet Pool :

Walk-in Closets ﬁ Spa ]

Vaulted Celing | Yes | Tennis |

Air Conditioning Yas Utilities in Rent Basketball Ot

Appliances E Water Exercise Fadlty ﬁ

Hardwood HArs | Yes | Sewer Sauna ]

Unit Alarm Trash Play Area

Celling Fan a5 Eledric On-Site Manager Yes
Gas Conderge Yes
Cable Laundry ]

Comments:

Parking included in rent.



DEVEL

OPMENT

INITTIATIVES

The Crossing in Clayton

Project Name: The Crossing in Clayton Total Units: 286

Address: Meramac Ave. & Bonhomme Project Type: Family

City: Clayton Year Built: Proposed
Zip: 63105 Anticipated PIS: 2016

Web: n/a Est. Project Costs: $72,000,000
Survey Date: 4/20/2013

Contact: n/a

Telephone: n/a
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
Studio 539 78 $1,200 $2.23 n/a n/a I
Convertible 765 26 $1,650 $2.16 n/a n/a
1BR/1BA 820 65 $1,750 $2.13 n/a n/a
2BR/2BA 1,076 91 $2,500 $2.32 n/a n/a
3BR/3BA 1,317 26 $3,300 $2.51 n/a n/a
Averages 865 286 $2,080 $2.40 n/ a n/a
$2.26
(weighted ava.)
Amenities
Unit Amenities - Parking Property Amenities - Local Amenities Miscellaneous
W/D connections i Garage-attachd Yes Security (24hr) Y;es Shopping Assisted living -
Patio/Deck | es | Garage-detach. | Gated | Restaurants Senior Living -
Balcony | ves | Covered/carport | Clubhouse | Yes | Museum - Multifarnily
View | es | Surface | Pre-wird brdbnd | es |
Wet Bar | Street Business Ctr | es | Walk Score:
Freplace | Valet Yes Pool Y_es
Walk-in Closets Y;es Parking Fee | Spa Y_es
Vaulted Ceiling | Tennis |
Air Conditioning i Utilities in Rent Basketball Crt |
Appliances i Water Yes Exercise Facilty Y;es
Hardwood Firs Yes Sewer Yes Sauna
Unit Alarm : Trash Yes Play Area :
Ceiling Fan ﬁ Electric | On-Site Manager ﬁ
Gas || Concierge | es |
Cable | | Laundry |
Comments:

Rental rates proposed.
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DEVELOPMENT INITTIATIVES

nguard Clayton

Project Name: Vanguard Clayton Total Units: 229
Address: 8500 Maryland Project Type: Family

City: Clayton Year Built: Proposed
Zip: 63105 Anticipate PIS: 2016

Web: n/a Est. Project Cost: $55,000,000
Survey Date: n/a

Contact: n/a

Telephone:  n/a

Stratford ¢
2 W
% \\"‘\ Maggie Moas
5 \\.:\ Persh
Wi
\\ Unives
\ Wastmarata

2

L» bing W e R
Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg Rent Ava. Rent/Sq.Ft. # Vacant Vacancy Rate
1bd 785 138 nla nfa n/a nfa I
2bd 1,170 T4 n/a nf/a n/a nfa
3bd 1,709 14 nla n/a n/a n/a
Live/Work n/a 3 n/a nfa n/a n/a
Averages 1,221 220 n/a $0.00
$0.00

(weighted avg.)

Unit Amenities Parking Property Amenities Local Amenities Miscellaneous

W/D connections I Garage-attachd Yes Security (24hr) : Shopping Assisted living -
Patio/Deck | v ] Garage-detach. | Gated | Restaurants Senior Living -
Balcony _Y Coveredfcarport | Clubhouse | Musaum - Multifamily Yes
View | v | Surface || Pre-wird brdbnd ||
Wet Bar | Street | Business Ctr | Walk Score: 69, Somewhat Walkable
Fireplace | Valet | Pool-salt Yes
Walk-in Closets | Parking Fee: | Spa |
Vaulted Ceiling | Dog Park ﬁ
Air Conditioning ¥ Utilities included? _ Elect. Car Station | Yes
Appliances _Y Water | Exercise Facilty |
Hardwood Fis | Sewer | Sauna |
Unit Alarm Trash Wine Storage Yes
Ceiling Fan : Electric : On-Site Manager :
Gas | Concierge |
Cable | Laundry |

A proposed 5-6 story building constructed above a two-level, 355 space parking garage.
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DEVELOPMENT INITTIATIVES

Montgomery Tower

Project Name: Montgomery Tower Total Units: 301
Address: S. Central Ave. & Forsyth Blvd. Project Type: Family
City: Clayton Year Built: Proposed
Zip: 63105 Anticipate PIS: Proposed
Web: n/a Est. Project Cost: n/a
Survey Date: nfa

Contact: n/a

Telephone:  n/a
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Property Location Property Photo

Unit Types: Avg.Unit Size{sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Vacancy Rate
Micro 423 19 $1,058 $2.50 n/a nfa
Unit S 536 19 $1,340 $2.50 nia nfa
Convertible 661 38 $1,651 $2.50 nia nfa
ibd 765 17 $1,912 $2.50 nia nfa
1bd+Den 872 38 $2,180 $2.50 nfa nfa
2bd 1,058 64 $2,645 $2.50 nia nfa
3bd 1,619 3 $4,047 $2.50 nfa n/a
Guest 420 3 $1,050 $2.50 nia n/a
Averages 794 301 $1,985 $2.50 n/a n/a

$2.50
(weighted Avg.)

Unit Amenities - Parking _ Property Amenities - Local Amenities Miscellaneous
W/D connections ¥ Garage-attachd Yes Security (24hr) Shopping Assisted living
Patig/Deck Y Garage-detach. || Gated : Restaurants Senior Living
Balcony Y. Coveredfcarport | Clubhouse | Museum Multifamily
View Y: Surface | Pre-wird brdbnd
Wet Bar | Street || Business Ctr walk Score: 92, Walker's Paradise
Fireplace Valet | Pool Y
Walk-in Closets Y Parking Fee: | Spa |
Vaulted Ceiling Dog Park |
Air Conditioning Y Utilities included? - Elect. Car Station
Appliances ¥ Water || Exercise Facilty
Hardwood Flrs ] Sewer | Sauna |
Unit Alarm ] Trash | Wine Storage |
Ceiling Fan L Electric || On-Site Manager

Gas Concierge
Cable : Laundry :
Comments:

A proposed 31 story building constructed above a eight-level, 361 space parking garage.
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DEVELOPMENT

INITTIATIVES

Opus - 25 N Central

Project Name: Opus - 25 N Central

Address:
City:

Zip:

Web:

Survey Date:
Contact:
Telephone:

%

3

&

Topion way

25 North Central
Clayton

63105

n/a

1/21/2015

Joe Downs
314-296-6160
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Total Units: 120
Project Type: Family
Year Built: Proposed
Anticipate PIS: 2016
Est. Project Cost: n/a
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Unit Types: Avg.Unit Size(sf) Units Avg Rent Avg. Rent/Sq.Ft. # Vacant Vacancy Rate
Studio 488 9 $1,220 $2.50 nfa nfa
AL 646 28 $1,614 $2.50 n/a nfa
1hd 761 39 $1,902 $2.50 nia nfa
1bd + den 905 5 $2,263 $2.50 n/a nfa
2bd 1,004 34 $2,736 $2.50 n'a nfa
2bd + den 1,497 5 $3743 $2.50 n/a nfa
Guest 488 1 $1,220 $2.50 n/a nfa
Averages 840 121 $2,100 $2.50 n/a n/a

$2.50
(weighted avg.)

Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections | v | Garage-attachd Yes Sacurity (24hr) Shopping Assisted lving -
Patio/Deck | ¥ | Garage-detach. | Gated |1 Restaurants Senior Living -
Balcony L Coveredfcarport | Clubhouse || Museum - Multifamily
View | ¥ | Surface Yes Pre-wird brdbnd
Wet Bar | | Street | Business Cir || Walk Score: 91, Walker's Paradise
Fireplace |1 Valet | Pool-Salt |1
Walk-in Closets | v ] Parking Fee: | Spa |
Vauled Ceiling |1 Dog Park |1
Air Conditioning | v ] Utilities included? - Elect. Car Station |
Appliances | ¥ | Watey | Exercise Fadilty |1
Hardwood Flrs | v ] Sewer | Sauna |
Unit: Alarm | Trash | Wine Storage |
Ceiling Fan | Electric | On-Site Manager
Gas | Conderge |
Cable L Laundry |
Comments:

A proposed 6 story building constructed above a 145 space parking garage.
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DEVELOPMENT INITIATIVES

Opus - Lindell Residences

Project Name: Opus - Lindell Residences Total Units: 120
Address: Lindell Boulevard & Euclid Ave. Project Type: Family
City: St. Louis Year Built: Proposed
Zip: 63108 Anticipate PIS: 2016
Web: n/a Est. Project Cost: n/a
Survey Date: 1/21/2015

Contact: Joe Downs

Telephone: 314-296-6160
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Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Vacancy Rate
Studio 552 24 n/a nfa n/a n/a I
AL 627 27 n/a n/a n/a n/a
ibd 137 74 n‘a n/a n/a n/a
ibd + den 894 16 na nfa n/a n/a
2bd 1,309 57 n‘a n/a n/a nfa
2bd + PH 1,472 5 n/a nfa n/a n/a
3bd 1,967 11 n/a nfa n/a n/a
3bd + PH 2,208 2 nfa nfa nia nfa
Guest 515 1 nia n/a n/a n/a
Averages 1,142 217 n/a nfa nfa nfa

$0.00
(weighted avg.)

Unit Amenities - Parking - Property Amenities Local Amenities Miscellaneous
W/D connections Y Garage-attachd Yes Security (24hr) | Shopping Assisted living
PatiofDeck Y Garage-detach. - Gated Restaurants Senior Living
Balcony Y Covered/carport | Clubhouse Y Museum - Multifamily
View X: Surface | Prewirdbrdbnd | |
Wet Bar | Street | Business Cir Walk Score: 91, Walker's Paradise
Fireplace | Walet | Pool Y
Walk-in Clossts | Parking Fee: L Spa |
‘Waulted Ceiling Dog Park |
Air Conditioning Y Utilities included? p— Elect. Car Station
Appliances ¥ Water | Exercise Facilty ¥
Hardwood Firs | Sewer | Sauna
Unit Alarm | Trash | Storage Y
Ceiling Fan L Electric - On-Site Manager

Gas | ] Concierge | ]
Cable L Laundry L
Comments:

A proposed 12 story building constructed above a 251 space parking garage.



DEVELOPMENT I N

ITIATIVES

Clayton Park Place

Project Name: Clayton Park Place

Address:
City:

Zip:

Web:

Survey Date:
Contact:
Telephone:

314-862-2999
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Property Location

Total Units: 14
8251 Parkside Drive Project Type: Family
Clayton Year Built: 2006
63105 Year Rehab: n/a
n/a Est. Project Cost: n/a
1.20.2014
n/a

Property Photo

Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Occupancy Rate
Studio 495 $1,055 $2.13 nfa nfa I
1BD/1BTH 905 $2,318 $2.56 nfa n/a
2BD/2BTH 1415 $3,610 $2.55 E n/a
3BD/2BTH 1810 $4,680 $2.59 n/a n/a
Averages 1,156 $2,916 $2.46 n/a nfa
n/a
(weighted avg.)
Amenities
Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections X Garage-attachd Sequrity (24hr) Shopping Assisted living
Patio/Deck T Garage-detach. ] Gated Restaurants Senior Living
Balcony T Covered/carport ] Cubhouse T Museum Multifamily
View : Surface z Pre-wird brdbnd :
Wt Bar | Street | Business Cir | Walk Score:
Freplace | Walet | Pool |
Walk-in Closets | Parking Fee: L | Spa |
Vaulted Ceiling | Tennis |
Air Conditioning | Utilities in Rent _ Basketball Crt |
Appliances L Water L Exercise Facilty |
Hardwood Hrs | Sewer | X | Sauna |
Unit Alarm | Trash L Play Area |
Ceiling Fan Electric On-Site Manager X
o Gas X Condierge |
Cable L | Laundry z
Comments:

Located on Clayton's oldest and largest park, Clayton Park Place provides a touch of elegance to residence
by providing private out-door terraces as well as premium materials and finishes. Developed by R.J. York.
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DEVELOPMENT INITTIATIVES

Maryland Walk

Project Name: Maryland Walk Total Units: 101
Address: 8024 Maryland Avenue Project Type: Family, Condominium
City: Clayton Year Built: 2006
Zip: 63105 Est. Project Costs: n/a
Web: www.marylandwalk.com
Survey Date: n/a
Contact: n/a
Telephone:  314-863-1900
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Price Avg. Rent/Sq.Ft. Remaining
1 BR/1.5 BTH 952 n/a n/a n/a I
2 BR/2BTH 1,436 nia n/a n/a
2 BR/2.5BTH 1,762 nia n/a n/a
3 BR/2 BTH 1,974 nia nfa n/a
3 BR/3 BTH 1,889 nia n/a nia
3 BR/3.5 BTH 2,740 nia n/a nla
Penthouse 4,440 nia nfa nia
Averages 2,170 $915,972 $422.02

Unit Amenities
W/D connections
PatiofDeck
Balcony
View
Wet Bar
Fireplace
Walk-in Closets
Vaulted Ceiling
Air Conditioning
Appliances
Hardwood Flrs
Unit: Alarm

Ceiling Fan

Comments:

Parking Property Amenities Local Amenities Miscellaneous
Yes Garage-attachd Yes Security (24hr) Yes Shopping Assisted living
Yes Garage-detach. I Gated - Restaurants Senior Living
Yes Covered/carport I Clubhouse Museum Multifamily
|| Surface I Pre-wird brdbnd Yes
| Street || Business Cir Walk Score: 93, Walker's Paradise
Valet | Pool Yes
i Parking Fee: L1 Spa I
Yes Tennis I
| Yes | Utilities indudad? — Baskatball Crt
Water 1 Exercise Facilty ﬁ
Yes Sewer | ] Sauna |
|| Trash I Play Area
| | Electric I On-Site Manager Yes
Gas | Condierge Yes
Cable L Laundry L

As of December, 2008, one unit is available for corporate rental. At $4,200/month. Unit is a 3 bedroom,
2.5 bathroom at approximately 1,668 square feet in size.
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DEVELOPMENT INITTIATIVES

Hanley Station Condos

Project Name: Hanley Station Condos Total Units: 40
Address: 1241 Strassner Ave

Telephone: 314-821-4999 Year Built: 2008
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Vacancy Rate
1 BR/1BTH 829 $1.,400 $1.69 I
2 BR/1 BTH 940 $1,350 $1.44 0 0.0%
2 BR/2 BTH 1,127 $1,675 $1.49 0 0.0%
Averages 1,034 $1,513 $1.54 q
Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections Yes Garage-attachd Security (24hr) Yes Shapping Yes Assisted living
Patio/Deck Yes Garage-detach. Yes Gated Restaurants Yes Senior Living
Balcony Yes Covered/carport Clubhouse Yes Museum Multifamily
View Yes Surface Pre-wird brdbnd Yes
Wet Bar Street Business Ctr
Fireplace Walet Pool Yes Pets OK
Walk-in Closets Yes Spa
Vaulted Ceiling Tennis
Air Conditioning Yes Utilities in Rent Basketball Crt
Appliances Yes Water No Exercise Facilty Yes
Hardwood Firs Sewer No Sauna
Unit Alarm Trash No Play Area
Ceiling Fan Electric Yes On-Site Manager | Yes
Gas No Concierge
Cable No Laundry

Comments:
This facility is a residential condominium building part of a larger mixed-use development. Rental
options are available in the form of a lease-to-purchase contract. Sales prices for units range between p

$151 and $236 per square foot.
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The Claytonian

DEVELOPMENT

Project Name: The Claytonian

I N

Total Units: 68

ITIATIVES

Address: 750 South Hanley Rd. Project Type: Family, Condominium
City: Clayton Year Built: 1991
Zip: 63105 Year Rehab: 2005
Web: n/a Est. Project Costs: n/a
Survey Date: n/a
Contact: n/a
Telephone:  314-721-3202
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Avg. Price Avg. Rent/Sq.Ft.
1 BR/1 BTH 829 $214,450 $259
2 BR/ 2 BTH 1,696 $425,833 $251
2 BR/2.5 BTH 2,576 $626,000 $243
Averages 1,700 $422,094 $251

Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections Yes Garage-attachd Yes Security (24hr) Yes Shopping Yes Assisted living
PatiofDeck Yes Garage-detach. Gated Restaurants Yes Senior Living
Balcony Yes Covered/carport Clubhouse Museum Multifamily Yes
View Surface Pre-wird brdbnd Yes
Wet Bar Street Business Ctr Walk Score: 56, Somewhat Walkable
Fireplace Valet Pool Yes
Walk-in Closets Yes Parking Fee: Spa
Vaulted Ceiling Yes Tennis
Air Conditioning Yes Utilities included? Basketball Crt
appliances Water Exercise Facilty Yes
Hardwood Firs Yes Sewer Sauna
Unit Alarm Trash Play Area
Ceiling Fan Electric On-Site Manager Yes

Gas Concierge/Doorman | Yes
Cable Laundry
Comments:
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DEVELOPMENT

The Residences at 800 S. Hanley

Project Name: The Residences at 800 S. Hanley

N

Total Units: 39

ITIATIVES

Address: 800 South Hanley Project Type: Family, Condominium
City: Clayton Year Built: 2005
Zip: 63105 Year Rehab: n/a
Web: www.conradprop.com
Survey Date: nfa
Contact: n/a
Telephone:  314-721-3202
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Avqg. Price Avg. Rent/Sq.Ft.
2 BR/1.5 BTH 1,556 $465,000 $299
2 BR/2.5 BTH 2,308 $743.016 $322
2 BR/3 BTH 4,904 $1,500,000 $306
3 BR/2.5BTH 3,447 $935,000 $271
3 BR/4 BTH 3,447 $1,295,000 $376
Averages 3,054 $087,783 $315

Unit Amenities - Parking Property Amenities - Local Amenities Miscellaneous
W/D connections ﬁ Garage-attachd Yes Security (24hr) & Shopping Assisted living -
Patio/Deck ﬁ Garage-detach. | | Gated | Restaurants Senior Living -
Balcony | es | Coveredjcarport | Clubhouse | Museum - Multifamily
View | Surface | Pre-wird brdbnd | es |
Wet Bar | Street | Business Cor | Walk Score: 56, Somewhat Walkable
Fireplace | Valet | Pool ﬁ
Walk-in Closets ﬁ Parking Fee: | Spa |
Vaulted Ceiling ﬁ Bike Storage ﬁ
Air Conditioning ﬁ Utilities included? A Storage ﬁ
Appliances b, ] Water | Exercise Facilty ﬁ
Hardwood Firs | ves | Sewer | Sauna |
Unit Alarm | Trash | Play Area |
Ceiling Fan | Electric | On-Site Manager ﬁ
Gas || Congcierge/Doorman ﬁ
Cable | Laundry |
Comments:
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DEVELOPMENT

Hi-Pointe Lofts

Total Units:
Year Built:

Project Name: Hi-Pointe Lofts

Address: 6340-6350 Clayton Rd.
Telephone: 314-721-3202
Web: www.hipointelofts.com
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ITIATIVES

2005

Property Photo

Unit Types: Avg.Unit Size(sf) Units Avg. Sale Avg. $$$/5q.Ft. # Vacant Vacancy Rate

1BD/1BTH 1.291 $280,000 $217 n/a nfa

1BD/2BTH 1291 $265,000 $205 n'a n/a
1,291 56 $272,500 $211

Local Amenities

Unit Amenities Parking Property Amenities
W/D connections Yes Garage-attachd Yes Security (24hr) Yes Shopping Yes Assisted living
Patio/Deck Yes Garage-detach. Gated Restaurants Yes Senior Living
Balcony Yes Covered/carport Clubhouse Museum Multifamily Yes
View || Surface Pre-wird brdbnd Yes
Wet Bar | Street Business Ctr
Fireplace Valet Pool Yes
Walk-in Closets Yes Spa
Vaulted Ceiling Yes Tennis
Air Conditioning Yes utilities included? Baskethall Crt
Appliances Water Exercise Facilty Yes

Hardwood Flrs Yes Sewer Sauna
Unit Alarm || Trash Play Area
Ceiling Fan | | Electric On-Site Manager | Yes
Gas Concierge Yes
Cable Laundry
Comments:

Miscellaneous

64



DEVELOPMENT INITTIATIVES

The Crescent of Clayton

Project Name: The Crescent of Clayton

Total Units: 72

Address: 155 Carondelet Plaza Project Type: Family, Condominium
City: Clayton Year Built: 2007
Zip: 63105 Est. Project Costs: nfa
Web: www.thecrescentinclayton.com
Survey Date: n/a
Contact: n/a
Telephone: ~ 314-862-4448
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Price Avg. $$$/Sq.Ft. Available
2 BR/2.5 BTH 2,022 $ 1,206,786 $413.00 0
2 BR/3.5BTH 2,962 $ 1223306 $413.00 0
3BR/2.5BTH 2,019 $ 1205547 $413.00 0
3 BR/3.5 BTH 3,367 $ 1,390,571 $413.00 0
Penthouse 3,787 $ 1,564,031 $413.00 0
Averages 3,191 $ 1,318,048 $413.00 0

Unit Amenities . Parking —— Property Amenities — Local Amenities Miscellaneous
W/D connections ﬁ Garage-attachd & Security (24hr) Y_es Shopping Yes Assisted living -
Patio/Deck ﬁ Garage-detach. || Gated || Restaurants Senior Living -
Balcony i Covered/carport | Clubhouse | Museum - Multifamily
View | Surface | Pre-wird brdbnd | Ves |
Wet Bar | Street Business Cir || Walk Score: 89
Freplace ﬁ Valet & Pool Y_es
Walk-in Closets i Parking Fee: i Spa ||
Vaulted Ceiling i Tennis ||
Air Conditioning i Utilities included? - Basketball Crt |
Appliances | Water | Exercise Facilty Y_es
Hardwood Flrs | ves | Sewer | Sauna |
Unit Alarm | Trash | Play Area |
Ceiling Fan | Electric | On-Site Manager Y_es
Gas | Concierge/Doorman Y_es
Cable | Laundry |
Comments:
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The Plaza in Clayton

Project Name: The Plaza in Clayton Total Units:
Address: 150 Carondelet Plaza Project Type:
City: Clayton Year Built:
Zip: 63105 Year Rehab:
Web: www.theplazainclayton.com Est. Project Costs:
Survey Date: n/a
Contact: n/a
Telephone: 314-721-5555
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Unit Types: Avg.Unit Size(sf) Avg. Price Avg. Price/Sq.Ft.

2 BR/2.5 BTH 2,407 $971,606 $404 [
3 BR/3.5 BTH 2,863 $1,480,388 $517

4 BR/4.5 BTH 6,020 43,044,000 $506

Averages 3,763 $1,831,998 $475

Unit Amenities
W/D connections
Patio/Deck
Balcony
View
Wet Bar
Fireplace
Walk-in Closets
Vaulted Ceiling
Air Conditioning
Appliances
Hardwood Flrs
Unit Alarm

Ceiling Fan

Comments:

Parking
Garage-attachd
Garage-detach.
Coverad/carport

=< 1=|=
| [Flsfe]

Surface
Street

valet
Parking Fee:

=<
®
&

=
@
il

=
o
&

Utilities induded?

=
&

Water
Sewer
Trash
Electric

.
L]

Gas

Cable

m =<
e &

Property Amenities Local Amenities
Security (24hr)

Gated

Yes Shopping

Restaurants

Clubhouse Museum

Pre-wird brdbnd

Business Ctr Walk Score:

Pool
Spa

Tennis

Basketball Crt
Exerdise Facilty

Sauna
Play frea
On-Site Manager

Concierge/Doorman

Laundry

Miscellaneous
Assisted living -
Yes Senior Living -
- Multifamily

89, Very Walkable

For-sale Condominium with some unit rental availaiblity. Rental units average approximatley $6,500/month
with a 1 year minimum lease.

66



DEVELOPMENT INITTIATIVES

Project Name: Park Tower Total Units: 100

Address: 200 S. Brentwood Blvd Project Type: Family, Condominium
City: Clayton Year Built: 1966

Zip: 63105 Year Rehab: nfa

Web: n/a Est. Project Costs: nfa

Survey Date: n/a

Contact: n/a

Telephone: 314-863-5600
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Price Avg. $$$/5q.Ft. I
2 BR/1.5 BTH 1,276 $ 239,000 $187
2 BR/2 BTH 1,408 $ 258 267 $183
3 BR/2 BTH 1,657 $ 315,000 $190
Averages 1,447 $ 270,756 $187
Unit Amenities - Parking _ Property Amenities Local Amenities Miscellaneous
W/D connections Y_es Garage-attachd i Security (24hr) Yes Shopping Yes Assisted living -
Patio/Deck ﬂ Garage-detach. | Gated | Restaurants Yes Senior Living
Balcony i Coverad/carport | Clubhouse | Museum Multifamily
View | Surface | Pre-wird brdbnd | Yes |
Wet Bar | Street | | Business Cir | Walk Score: 78, Very Walkable
Fireplace Y;es Valet | Pool &
Walk-in Closets i Parking Fee: ﬂ Spa |
Vaulted Ceiling & Tennis |
Air Conditioning Y;es Utilities included? S Basketball Crt |
Appliances | Water || Exercise Facilty &
Hardwood Flrs | Yes | Sewer | Sauna |
Unit Alarm || Trash | Play Area
Ceiling Fan | Electric | On-Site Manager Yes
Gas || Concierge Yes
Cable | Laundry |
Comments:
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Shaw Park Place

Project Name: Shaw Park Place Total Units: 29
Address: 250 S. Brentwood Blvd Product Type: Family, Condomimium
City: Clayton Year Built: 1940
Zip: 63105 Year Rehab: n/a
Web: n/a
Survey Date: n/a
Contact: n/a
Telephone: n/a
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Avg. Price Avg.$$4/5q.Ft.
2 BR/2 BTH 1,737 $ 232,650 $134
3 BR/ 2.5 BTH 2,010 $ 308,180 $153
Averages 1,874 $ 270,415 $144
Amenities
Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections Yes Garage-attachd Yes Security (24hr) Yes Shopping Assisted living -
Patio/Deck Yes Garage-detach. Gated Restaurants Yes Senior Living -
Balcony Yes Covered/carport Clubhouse Museum - Multifamily Yes
View Surface Pre-wird brdbnd Yes
Wet Bar Street Business Ctr Walk Score: 77, Very Walkable
Fireplace Valet Pool Yes
Walk-in Closets Yes Parking Fee: Spa
Vaulted Ceiling Yes Tennis
Air Conditioning Yes Utilities included? Basketball Crt
Appliances Water Exerdse Facilty Yes
Hardwood Firs Yes Sewer Sauna
Unit Alarm Trash Play Area
Ceiling Fan Electric On-Site Manager Yes
Gas Concierge Yes
Cable Laundry
Commen

A for-sale condominium project, units are available on a monthly rental basis. Unit rents average

$2,300/month. n



DEVELOPMENT

DeMun Pointe

ITIATIVES

Project Name: DeMun Pointe Total Units: 26
Address: 6451 Clayton Road
Telephone: 314-256-1110 Year Built: Proposed
web: n/a
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Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Vacancy Rate

1 BR/1BTH 1171 2 n/a n/a n/a nfa
2 BR/2BTH 1,494 10 nfa nfa nfa nfa
2 BR/2.5 BTH 2,005 12 nfa nfa n/a n/a
2 BR/3BTH 2,099 1 n/a n/a n/a nfa
2BR/3.5 BTH 2,558 1 nfa nfa n/a n/a
Averages 1,865 26 n/a nfa

Unit Amenities Parking Property Amenities Local Amenities Miscellaneous
W/D connections | ves | Garage-attachd Yas Security (24hr) Shopping Assisted living
PatiofDeck Yes Garage-detach. Gated Restaurants Senior Living
Balcory E Covered/carport | dubhouse : Museum Multifamily
View | Surface | Pre-wird brdbnd | Yes
Wet Bar Street 1 Business Ctr |
Fireplace Yes Valet L | Pool |
Walk-in Closets Yes Spa ||
Vaulted Ceiling Yes Tennis |
Air Conditioning | Yes | Utilities in Rent - Baskethall Crt |
Appliances | Yes | Water | Exerdse Fadlty |
Hardwood Hrs Yes Sewer Sauna

Unit Alarm | Trash : Play Area :
Ceiling Fan | Electric | On-Site Manager
Gas 1 Concierge |
Cable L Laundry | |
Comments

DeMun Pointe is Clayton's "first green" mixed-use building. All of the residential condos have been sold
and are occupied and the retail space is 100% leased.
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DEVELOPMENT

Maryland School Townhomes

Project Name: Maryland School Townhomes

Address:
City:

Zip:

Web:

Survey Date:
Contact:
Telephone:

Unrversil‘y Dr

stmorelang Ave

Hanley House

7501 Maryland
Clayton

63105

n/a

n/a

Bruce Korn
n/a

Ma’ﬂarrd Y
Marylang
and Ave

Westmoralane o,

N

Total Units:

Project Type: Family, Condominium
Year Built: Proposed
Anticipate PIS: unknown

Est. Project Cost: $15,000,000

ITIATIVES
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Property Location Property Photo
Unit Types: Avg.Unit Size(sf) Units Avg. Rent Avg. Rent/Sq.Ft. # Vacant Vacancy Rate
Unit A 2,200 14 For-Sale nja nia nja
Unit B 2,600 22 For-Sale n/a nia n/a
Averages 2,400 36 n/a
$0.00
(weighted avg.)
Amenities
Unit Amenities _ Parking - Property Amenities Local Amenities Miscellaneous
W/D connections Garage-attachd Yes Security (24hr) Shopping Yes Assisted living
PatiofDeck : Garage-detach. : Gated Restaurants Yes Senior Living
Balcony | Covered/carport | Clubhouse Museum Multifamily Yes
View | Surface | Pre-wird brdbnd
Wet Bar | Street | Business Cir Walk Score: 34, Car-Dependent
Fireplace | Valet | Pool-5alt
Walk-in Closets | Parking Fee: | Spa
Vaulted Ceiling | Dog Park
Air Conditioning | Utilities included? - Elect. Car Station
Appliances | Water | Exerdise Fadilty
Hardwood Flrs | Sewer | Sauna
Unit Alarm | Trash | Wine Storage
Ceiling Fan | Electric | On-Site Manager
Gas | Concierge
Cable | Laundry
Comments:




DEVELOPMENTD INITIATIVES

Competitive Supply

Due to the size and scope of the market area, we have only focused on those projects within the
immediate Clayton area.  Presently, there are no identified projects which are under
construction, however numerous projects have been proposed in the Clayton and Central West
End market area. Although additional projects are likely to be developed subsequent to the
construction and stabilization period of the subject project, minor household growth is projected
for the local community. Table 19 below provides a summary of the proposed new inventory of
multi-family rental and for-sale units within the Clayton Market Area.

Table 19 — Competitive Supply

Competitive Supply ‘

Rental Properties Under Construction 0O units
Planned or Proposed Rental Projects (in units) 1,056 units
Estimated New Supply Multi-Family Rentals (2015-2020) 1,056 units

Impact of the Condominium Market*

Impacts of the condominium market were also reviewed as part of this analysis. The
condominium market impacts multi-family rentals in two distinctive ways; 1.) Condo sales, and
2.) Condo leasing. Unit sales remove potential renter households from any demand pool. It
also provides a housing alternative for the renter household, if they can afford it. Leasing
condominium units provides viable dwelling units to the supply side of the multi-family renter
market. Due to the private transaction nature of condo leases, these are more difficult to track.
For each segment, we reviewed data from both Clayton (zip 63105) and the Central West End
(zip 63108).

Condominium Sales

Within the City of Clayton were certainly brisk for the calendar year 2014. A total of one
hundred forty two (142) condominium sales transactions were recorded for the calendar
year 2014. Average unit size was 1,784 square feet with an average sales price of
$408,085 ($212.13/sf). The Sales verse Listing Price ratio was 92.61% meaning that

buyers realized almost 93% of their asking price. Average days-on-market was 105.

In the Central West End (zip 63108) a total of one hundred fifty-five (155) condominium
sales transactions were recorded for the calendar year 2014. Average unit size was
1,477 square feet with an average sales price of $273,670. The Sales verse Listing Price
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DEVELOPMENTD INITIATIVES

ratio was 93.39% meaning that buyers realized almost 94% of their asking price.
Average days-on-market was 96.

Condominium rentals

Within the City of Clayton also have an impact to supply and demand for the residential
rental market. For calendar year 2014, condominium rentals in Clayton (zip code
63105) totaled approximately forty-nine (49) units across twenty-eight (28) separate
projects. Units ranged from one bedroom/one bathroom units to four bedroom/two
bathroom units. Average size unit was 1,377 square feet with an average lease price of
$2,185. Average days-on-market for leasable units was 54.

In the Central West End for the year 2014, condo rentals (zip code 63108) totaled
approximately seventy-three (73) units across thirty-four (34) separate projects.  Units
ranged from one bedroom/one bathroom units to three bedroom/four bathroom units.
Average size unit was 1,435 square feet with an average lease price of $1,790.
Average days-on-market for leasable units was 62.

Impact of Single-Family Residential in Clayton®

Similarly to condominium transactions, the single-family detached residential market impacts the
overall rental market within Clayton and surrounding areas.

Single-Family Home Sales
Within the City of Clayton were certainly brisk for the calendar year 2014. A total of
ninety (90) single-family sales transactions were recorded for the calendar year 2014.

Average unit size was 3,068 square feet with an average sales price of $844,814. The
Sales verse Listing Price ratio was 96.66% meaning that buyers realized almost 97% of
their asking price. Average days-on-market was 45.

In the Central West End (zip 63108) a total of eighty-two (82) single-family sales
transactions were recorded for the calendar year 2014. Average unit size was 3,574
square feet with an average sales price of $436,769. The Sales verse Listing Price ratio
was 114.80% meaning that buyers realized almost 14% more than their asking price.
Average days-on-market was 85.

> MARIS, 2015
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Single-Family Rentals

Within Clayton single-family rentals also have impacted supply and demand for the
residential rental market. For calendar year 2014, single-family rentals in Clayton (zip
code 63105) totaled approximately twenty-five (25) units across eight (8) separate
projects.  Units ranged from one bedroom/one bathroom units to five bedroom/four
bathroom units. Average size unit was 1,647 square feet with an average lease price of
$1,793. Average days-on-market for leasable units was 52.

In the Central West End for the year 2014, single-family rentals (zip code 63108) totaled
approximately twenty (20) units across ten (10) separate projects. Units ranged from one

bedroom/one bathroom units to five bedroom/five bathroom units.

Average size unit

was 2,379 square feet with an average lease price of $1,746. Average days-on-market

for leasable units was 51.

Market Analysis Conclusion

Overall, the Clayton, Missouri
housing market shows a limited lack
of competition for multi-family Population
rental. Presently no housing 2000
product exists which can supply the 2010 114,206 300648
. 2014
renTCﬂ. market SUb.STOanOl numbers 2015 Estimate 113,679 -0.40% 297877 -0.92%
of units. The location of Downtown 2019 Projection
Clayton and the City in general is 2020 Projection | 113,775  0.08% 297010  -0.29%
extremely attractive. Additionally, its
. o Households
adjacent proximity to the Metro 2000
Transit  system is an extremely 2010 50,377 132598
aftractive  aftribute. Competitive 2014
S o 2015 Estimate 50,631  0.50% 132948 0.26%
products identified were existing 2019 Projection
multi-family rentals, 2020 Projection | 50,996  0.72% 133598  0.49%

Source: nielsen/claritas, Household Trend, 2015. ESRI-forecasts, U.S. Census Bureau,

Census 2010.

Table 20 — Market Area Population Comparison
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for-sale condominiums, or older historical apartments. Six (6) new multi-family rental projects
have been proposed and account for approximately 1,056 new units. Additionally, one (1)
thirty-six unit for-sale project is proposed in Clayton. If these proposed projects move forward,
estimated completion would be mid- too late- 2017. In conclusion, we expect that any newly
constructed multi-family rental to be an attractive alternative to current dwelling options existing
in Clayton.

Obviously the project which is “first to market” will have a particular advantage in reaching its
stabilization goals. Furthermore, demographic data demonstrates that the Clayton Market Area
experienced minimal to slight increases in both population and households from 2000 to 2015.
These increases are so small, we've concluded that there is little to no population and
household growth within the two market areas as outlined in this analysis.
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Multi-family Housing Trends®

National Apartment Overview

Apartments outperformed expectations for 2014. The national vacancy rate dipped as low
as 4.2 percent, ending the year at 4.7 percent. Strong job gains, demographic tailwinds and
a sustained preference for multifamily renting stimulated renter household formations.
Homeownership drifted to a 19-year low of 64.4 percent.

The number of new units delivered in 2014 totaled 238,000, marking a 14-year high, and
completions were met by a surge in pent-up demand of 270,000 apartments. Supply
totaling 210,000 units in 2015 will likely surpass demand for 186,000 rentals, increasing
vacancy to 4.8 percent.

New supply tempered CBD rent growth and mid- to lower-tier assets led effective rent growth
of 3.8 percent. Despite a rapid lease-up in new units, competition from new supply will likely
pare overall effective rent growth to 3.0-3.5 percent in 2015.

2014 National Apartment Outlook

Treading Water with New Supply: An uptick in vacancy to 4.8 percent by year-end 2015 is
projected, along with an increase of 3.0 to 3.5 percent effective growth in rent. Forecast
completions will total nearly 210,000 units, down from last year but just ahead of the
demand forecast for 186,000 units. Permits remain the wild card, with those for 5-plus units
just ahead of historical norm at 369,000 units as of third quarter 2014,

Employment and Outstanding Demographic Trends Buoy Demand: Rising employment will
fuel immigration and elevate the level of new household formations to 1.5 million in 2015.
The extension of employment gains to workers at lower levels of educational attainment will
facilitate the creation of new households, prompting young adults in college and those living
with their parents for economic reasons to consider moving out. The number of 18- to 34-
year-olds living at home remains 3.3 million above the long-term average, supporting
apartment demand as this trend presumably unwinds. Another 1.6 million millennials, an
age cohort with a 68 percent propensity to rent, will come of age in the next five years.

Infill Locations and Secondary Markets Attract Value-Add Investors. Lower-tier properties will
lead rent gains as top-tier assets compete for tenants. These Class B/C properties face more
demand than supply most metro areas, which will support rent appreciation. Risks include
affordability pressures as rent gains have surpassed wage and income growth, possibly
tamping down future rent gains in mid-tier product.

¢ Marcus & Millichap, 2013 National Apartment Report
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2014 St. Louis Market Outlook’
Supply and Demand

The St. Louis economy will progress this year
== Completions Vacancy with strong employment gains, particularly in
2.0 8% manufacturing  jobs, spurring  residential

1.5 - 7%
others to relocate into the Gateway Arch city.

1.0 6%
0.5 59% Last year, Boeing announced it will add 700
new positions for its 777X assembly plant and
0 o 4%
11 12 13

” s the industrial parts maker SKF revealed plans

demand throughout the metro. The market’s
skilled  workforce  continues to  support
corporations’ expansion plans and attract

ajeyY AoUBDEA,

for 300,000-square foot factory relocation to
the area that will create approximately 500 paychecks. Over the next few years, up to 1,500
additional jobs will be generated as part of the redevelopment of the 294-acre former Chrysler
assembly plant info a new industrial and manufacturing hub. As jobs grow, rental demand will
increase in two ways: new employees migrating into St. Louis and by the unbundling of existing
households. During and after the recession, many local residents moved in together to share
expenses. These homes will now separate back into individual households as more accept new
positions and can afford to live on their own. Developers are addressing this residential
demand with new apartments throughout the metro, including neighborhoods near the Forest
Park area and Washington and St. Louis Universities. Demand will outpace supply in 2015 as
net absorption pushes vacancy down to its lowest annual point in the past eight years as
effective rents elevate 12 percent over the same time period.

Investors in this midsize market can
Employment Trends

mm Absolute Change Y-0-Y % Change

expect bidding competition, as
buyers who have exhausted their
search in major metros look to St. 30 4%
Louis for Class A and B properties in

high-demand  locations.  Above- 24 304

P

14* 15"

average returns are a key motivating
factor for investors searching for an
up-leg trade. Cap rates are

abueyn) JeaA-19n0-Jeap

compressing, as competition s
enticing owners who had otherwise

Total Nonfarm Jobs (thousands)

16
8
I c o
0 [
been holding for price appreciation 11 12 13
to sell. Favorable interest rates and

" Marcus & Millichap, Apartment Research Market Report, St. Louis Metro Area, 2014
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availability of debt from commercial banks and Fannie Mae and Freddie Mac also will

encourage more investors to enter the market. Transaction velocity will remain amplified this

year as buyers are quick to respond to new listings.

2015 Market Outlook

2015 NAI Rank: 45, Up 1 Place. An
improving job forecast pulled up St. Louis
one spot, though the market remains near
the bottom of the NAI.

Employment Forecast: The addition of
28,000 new jobs will increase employment
by 2.1 percent, a boost to last year’s
22,000 hires and 1.7 percent gain.
Construction Forecast: This year, 1,100
new units will be delivered, raising supply
by 0.8 percent. In 2014, 1,500 rentals
were constructed.

Vacancy Forecast: Vacancy will slip 40
basis points in 2015 to 6 percent. Last
year, the rate dropped 50 basis points.
Rent Forecast: In 2015, effective rent will
rise 3.1 percent to $830 per month as
demand heats up. Monthly rent edged up
3.7 percent in 2014.

Investment Forecast: Significant bidding on

Year-over-Year Change

Average Price per Unit (thousands)

4%

3%

2%

1%

0%

$80

$65

$50

$35

$20

Effective Rent Trends
— Metro U.S.

11 12 13 14" 15"

Sales Trends

10 11 12 13 14*

new listings will incite cap rate compression, as buyers are motivated by the market’s job

growth.
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4. Demand
4a.  Income Eligible Households

Determining demand for the Clayton market area is difficult. Population growth projections
estimate a relatively stable population growth for the next 5-10 years. Market rate rental
opportunities are limited, particularly in the dense, mid- to high-rise product. In order to
determine some type of income eligible households for the area, we have utilized several basic
assumptions, as well as comparable market product rental rates. As previously mentioned, a
standard 35% affordability factor was utilized to determine the anticipated number of
households within the Clayton Market Areas (3- and 5-mile radius). This figure takes into
account rent and utilities on a monthly basis and compares household affordability to income.

The following analysis is based on demographic statistics provided by Nielsen/Claritas, Inc.,
American Community Survey, ESRI Data Services, and the U.S. Census Bureau. The minimum
eligible income level is calculated as follows:

Base Rent + Utility Allowance = Total Monthly Housing Costs
Total Monthly Housing Costs + Affordability Standard = Minimum Income Level

Based upon the standard affordability factor of 35%, the rental rate (including utilities) should
not exceed 35% of the total income of the household. Based on the projected rental rates

within the proposed Clayton market and an estimated monthly utility allowance, the subject

project’s proposed rents would require an annual household income of no less than $46,388
for a studio apartment and $109,748 for a three-bedroom.

Unit type Rent* Util. Rent
Allow. Duration
(months)
Studio ($1,153 +  $200) X 12 +  35% = $46,388
1 Bdrm ($1,498 +  $200) X 12 +~  35% = $58,217
2 Bdrm ($2,133 +  $250) X 12 +  35% = $81,702
3 Bdrm ($2,951 +  $250) X 12 +  35% = $109,748

*Average market rent rates.

3-Mile Radius
Utilizing the above figures, and the demographic data, it is estimated that approximately 54.96
percent of the households within a 3-mile radius of Clayton earn in excess of $46,388.
Additionally, 22.79 percent of households earn in excess of $109,748. By 2019 these figures
are estimated to grow to 56.08 percent and 23.81 percent respectively.
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5-Mile Radius

Utilizing the above figures, and the demographic data, it is estimated that approximately 49.83
percent of the households within a 5-mile radius of Clayton earn in excess of $46,388.
Additionally, 13.31 percent of households earn in excess of $109,748. By 2019 these figures
are estimated to grow to 51.09 percent and 19.41 percent respectively.

4b. Demand Analysis
Occupancy

Presently, rental housing units within the Clayton Market Areas are estimated to represent 33
and 43 percent of the total number of all housing units, respectively. While the ratio of rental to
owner-occupied housing is moderate for Clayton Market Areas, we anticipate the ratio will
remain relatively unchanged though 2020. While demand fundamentals are positive and
appear to be improving, the number of units currently under construction and proposed are
expected to keep occupancy levels for the Clayton market area near the 95 to 98 percent level
in the near term.

Table 21 — Estimated Tenure of Occupied Housing Units, 2015

Clayton City 3 mile 0-5mile
Limits* radius radius
Households 5,322 50,631 132,948

Owner 2,624 49.3% 28,495 56.56% 76,870 57.97%
Occupied

Renter 1,767 33.2% 21,883 43.44% 55,728  42.03%
Occupied

*For Reference Only.
Source: Nielsen/Claritas, US Census Bureau

Pent-Up Demand

Pent-up demand represents the requirement for additional rental housing in a market that is not
operating in equilibrium with the current supply. It could be estimated based on the number of
households or families waiting to rent or to buy a dwelling when they have an opportunity. Due
to some economic circumstances, those households or families have been living in housing
conditions not suiting their needs or their aspirations. Several proposed developments are
currently planned for the Clayton multi-family market. As previously stated, these projects
account for approximately 1,056 new rental units. We estimate that these projects represent
approximately 90% of the new inventory that has been announced, approved or proposed. The
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Clayton Market Area can expect to capture a moderate percentage of renters in addition to
renters from new households and turnover, as discussed later in this document.

Presently, according to demographic data, renter households vary from 18.5 percent
(Downtown Clayton) to 42.03 percent (5-mile radius). All market areas have seen the
percentage of renters drop moderately since 2000. With the current rebounding housing
market, we anticipate the percentage of renters to increase in the near future.

Table 22 — Estimated Pent-Up Demand, All Market Areas

Pent-Up Demand 5-Mile
Radius
Projected Proportion of Renter Households 43.44% 42.03%
Renter Households 21,994 55,878
Pent-up Demand of Renter Households 12,658 26,590
Proportion of Income Qualified Households 54.96% 49.83%
Income Qualified New Households from 6,957 13,250
Pent-up Demand
Capture Rate of Pent-up Demand for 28% 30%
Estimated Capture of Pent-up Demand 1,948 units | 3,975 units

Demand from Household Growth

An additional source of demand for new multi-family housing projects is the formation of new
households from population growth. However, due to the relative stabilization of both
population and households through 2019, the Market Area’s capture rate of this source is
limited. For this calculation, we have estimated a 1 percent growth of total households in the
Market Area for the next two years. While the Census indicates only a slight household increase
of 0.09 to 0.49 percent through 2020, we've factored in certain economic conditions not
considered by the Census data. Therefore we believe a 1 percent adjusted household growth
over the next 5 years is plausible, but conservative. Utilizing this calculation, we still only
estimate minimal demand from household growth across the four market areas.
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Table 23 — Estimated Demand from Household Growth, All Market Areas

Demand from Household Growth

Multi-family Demand from Market Area 3,701 8,811
Percentage of Income Qualified Households 54.96% 49.83%
Est. Income Qualified New Renter Households 17 units 27 units
Capture Rate for New Households 28% 28%
Estimated Capture of New Households 5 units 8 units

Demand in Turnover

The multi-family rental market in general represents a very transient population of households,
typically realizing a turnover rate of 60 percent per year. We estimate that turnover in the 3-
and 5-mile Market Areas would account for between 1,385 units and 2,356 additional units.
Downtown Clayton and Clayton City Limits provide a relatively minor demand number based on
current Census population growth. We do anticipate the substantial portion, if not all, of growth
to be derived from the 3- and 5-mile market areas as well; however quantifying this demand is
difficult. Overall, we would anticipate Clayton Demand to result in higher numbers. Obviously
the 3- and 5-mile radius demand calculations are substantial; however they are based off of
census growth projections. In this case we would discount these projections, but they clearly
show a demand for additional housing within 3- and 5-miles of Clayton. This is realistic as
tenants will likely opt for newer apartment dwellings rather than the older housing stock as
evidenced by the relative success of comparable rental properties.

Table 24 — Demand from Turnover, All Market Areas

Demand from Turnover 3-mile 5-Mile
Radius Radius

Turnover 13,196 33,527

Percentage of Income Qualified 54.96% 49.83%

Households

Est. Income Qualified New Renter 1,385 8,415

Households

Capture Rate for New Households 28% 28%

Estimated Capture of Turnover 1,385 units | 2,356 units
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Clayton Market Areas Demand 3,496 units 6,612 units

5 yr. Projections
(Total units captured, Pent-up demand, Demand from
Household growth and Demand from Turnover).

Estimated Annual Demand

505 units 1,104 units

Actual absorption levels are difficult to estimate, but overall we anticipate an annual demand of
approximately 505 units per year within Market Area 1 and 1,104 units within Market Area 2.

Capture Rate

The Capture Rate is the percentage of income qualified renter households in the Market Area
that the property must capture to achieve the Stabilized Level of Occupancy.

Table 25 — Capture Rate

Demand Calculation ‘ 3-Mile 5-Mile |

Number of Households in 2015 50,631 132,948
Increase in Number of Households (2015-2020) 365 650
Estimated Households (2020) 50,996 | 133,598
Existing Demand \ \
Income Qualified Households 54.96% 49.83%
Percentage of Total Households that are Renter 43.44% 42.03%
Number of Income Qualified Renter Households 12,088 27,844
Percentage of Rent Overburdened 35.00% 35.00%
Existing Income-Qualified Renter Household Turnover 4,231 9,745

Existing Demand from Household Turnover | ‘

Owner Occupied Households (2015) 33,298 63,535
Income Qualified 54.96% 49.83%
Income Qualified Owner Households 18,301 31,659
Percentage of Turnover from Owner Occupied units 30.00% 30.00%

Existing Income-Qualified Renter Household Turnover 5,490 9,498
New Income-Qualified Demand, Annually ‘ |

Annual Increase in Households (estimated) 73 130
Income Qualified 54.96% 49.83%
Percentage Renter 43.44% 42.03%
New Rental Income Qualified Households-Annually 17 27

Capture Rate Analysis

Units in Proposed Subject Area 1,092 1,092
Occupied Units in Subject Area (with vacancy rate 7%) 1,016 1,016
Pre-Leased Units 0 0
Sub-Total Demand (Turnover & Growth) originating from Market 9,738 19,270
Area

Portion originating from Area 75% 100%
Total Demand (Turnover & Growth) originating from Market Area 12,985 19,270
Number of Competitive Units available 100 350
Total Demand after Competition (Turnover and Growth) 12,885 18,920
Annual Capture Rate of Available Demand (2015) 7.88% 5.37%

82



DEVELOPMENTD INITIATIVES

Capture Rate percentages can also be calculated utilizing a secondary method as follows:
A=Stabilized level of occupancy.

Capture Rate = (A x B) / (C+D) B=Number of units in subject area.

C=Number of existing qualified renter households.
D=Estimated new qualifying households.

3-Mile Capture Rate Calc.: (93% x 819)/(4,2314+87) = 0.1640
5-Mile Capture Rate Calc.: (93% x 1,092)/(9,745+136) = 0.0956

The projected Capture Rate for multi-family rental demand is 0.1640 or 16.40% of the income
qualified households within the 3-Mile Market Area.

The projected Capture Rate for multi-family rental demand is 0.0956 or 9.56% of the income
qualified households within the 5-Mile Market Area.

Based on the two previous capture rate calculations we can estimate a capture rate range for
both the 3- and 5-mile radius market areas. We estimate this capture rate range to be:

e 3-Mile Radius Market Area: 7.88% to 16.40%.

e 5-Mile Radius Market Area: 5.37% to 9.56%

Indications are that the larger 5-mile market area has a better capture rate due to increases in
renter population (more renter supply available for the market), as well as a high overall renter
percentage for households. All estimates consider the level of achievement for all the currently

proposed projects to gain a stabilized level of occupancy of seven (7) percent.

Penetration Rate

Penetration rates help measure the degree to which a market is either underserved or saturated.
Simply put, what percentage of the qualified market must be captured to achieve stabilized
occupancy¢ Different types of penetration rates give insights into various stages of a area’s
development. Net market penetration is calculated by dividing the number of available dwelling
units in the Market Area by the number of income-qualified households in the Market Area.
Available units include planned and proposed units within the area and units becoming
available due to aftrition. This calculation is particularly significant when more than one project
is entering the market during the same time frame. Calculations are based on demographics
interpolated for the year the project would be available for occupancy. The following table
presents an example of a net market penetration rate calculation.
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Table 26 - Market Absorption

Net Market Penetration

Planned Units in Market Area

Proposed Units 1,056
Other Planned/Proposed Units 0
Total Planned Units 1,056
Total Planned Units at Stabilization 93% 982
Total Existing Units Available Due to Estimated Attrition 25% 264

Total Units to be Occupied
Percentage of Units to be Occupied from Market Area 1 (a) 75% 935
Percentage of Units to be Occupied from Market Area 2 (aa) 100% 1,246
Estimated Number of Income-Qualifying Households 25,072
3-Mile Less: Existing Inventory of Available Comparable Units 121
Estimated Number of Income-Qualified Households (b) 24,951
Estimated Number of Income-Qualifying Households 58,699
5-Mile Less: Existing Inventory of Available Comparable Units 190
Estimated Number of Income-Qualified Households (b) 58,509
3-Mile Net Market Penetration Rate (a/b) 3.75%
5-Mile Net Market Penetration Rate (aa/b) 2.13%

Standard industry acceptance prefers project penetration rates below five percent and market
saturation rates above 15 percent. If the penetration rate falls above the 75th percentile, the
market may be saturated and have a more difficult time filling units. Some markets, though,
may have a higher acceptance of certain product and may support higher penetration rates.
Even with higher penetration rates, if the majority of the competitors have high occupancies with

active waiting lists, this could be an indicator of demand for additional product.

Market Demand Conclusion

Demand Analysis for the Clayton Market Areas closely parallel population and household
growth patterns.  We calculated demand from three different aspects: pent-up demand;
demand from household growth; and demand from turnover. With all three scenarios under
consideration, we calculate the demand within the Clayton Market Area to range from 3,496 to
6,612 units. Population growth rates provide a realistic demand number based on current
Census population growth. We anticipate the majority of growth to be derived from the 5-mile
market area. However quantifying this demand is difficult. Overall, we would anticipate Clayton
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demand to result in higher numbers. Although 3- and 5-mile radius demand calculations show
a substantial demand, it should again be noted that these projections were based off of census
growth projections. Even so, there is still a clear demand for future housing.

Table 26 — Demand and Absorption

Market Areal Market Area 2
(3-Mile Radius) 5-Mile Radius)

Clayton Market Areas Demand

5 yr. Projections
3,496 units 6,612 units

(Total units captured, Pent-up demand, Demand from

Household growth and Demand from Turnover).

Planned or Proposed Supply 972 1,092
Net Demand 2,524 5,520
Annual Demand 505 1,104

*Green indicates unmet demand. Larger market areas are inclusive of smaller market areas.

Table 26 shows the net demand for multi-family product after the anticipated completion of
proposed projects within each Market Area. Market Areas 1 and 2 currently have a supply of
972 and 1,092 proposed units. These units are expected to begin construction within the next
year. Data shows net demand in Market Areas 1 and 2 is anticipated to far outweigh supply.
Annual demand for Market Areas 1 and 2 is estimated to be 505 and 1,104 units per year. This
represents a net demand of 2,524 for Market Area 1; and 5,520 units for Market Area 2 by the
year 2020. It should be noted that these estimates do not take into account any qualitative
variables when it comes to the selection of housing. It is well know that qualitative elements in
construction can affect housing choice. If future housing is of the highest quality construction
with amenities that cater to the lifestyles of professionals, it is very likely that demand will be even
higher than estimated.
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Demographic Data Included Under Separate Cover
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Exhibit B: Development Initiatives Company Profile

Urban Planning

Real Estate
Consulting

Economic
Development
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Consuftants in Real Estate,
Development and Urban Planning
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DEVELOPMENT

INITTIATIVES

Client Listing

Private Sector
180 Degrees Design Studio
Kansas City, Missouri

4646 Broadway, LLC
Kansas City, Missouri

American Century Investments
Kansas City, MO

ARO Real Estate Company
Prairie Village, Kansas

Assaciated Wholesale Grocers
Kansas City, Kansas

Bridge Consiruction Management

Kansas City, Missouri

Bridgeworks Homes
Kansas City, Missouri

Blue Hills Community Corp.
Kansas City, Missouri

Botwin & Company
Kansas City, Missouri

Builders Development Corporation
Kansas City, Missouri

Cabela’s
Sidney, Nebraska

Cameron Group
East Syracuse, New York

Caymus Real Estate, LLC
Kansas City, Missouri

Classical Developments
Kansas City, Missouri

Clockwork Architects
Kansas City, Missouri

Cogent Companies/Lee Mathews
Kansas City, Missouri

Cohen-Esrey Housing Prinrs
Kansas City, Missouri

Compass Environmental
Chicago, lllinois

Consolidated Development Pariners

Kansas City, Missouri

140 Walnut, Suite 203
v. 816-916-3664

Cougar Capital
Parkville, Missouri

Centro Propertiss
Chicago, lllinois

CPR Partners

Columbia, South Carolina

Craft Fridkin & Rhyne
Kansas City, Missourni

Davis Preservation
Topeka, Kansas

DELofts

Kansas City, Missouri

DST Realty

Kansas City, Missourni

Design Build Services
Kansas City, Missouri

DesignWorkShop
Denver, Colorado

Duenke Family Trust
Osage Beach, Missouri

East Lawrence Preservation Ptrnrs
Lawrence, Kansas

EBY Group/EBCO
Olathe, Kansas

Ehinger Trust
Kansas City, Missouri

El Dorado Architects
Kansas City, Missouri

FB Westhaven
Kansas City, Missouri

Family Enferprises
Osage Beach, Missouri

First + Main, LLC
Kansas City, Missouri

First Tier Realtors
Columbia, Missouri

Fishman & Company
Olathe, Kansas

Froehlic Pycior Co.
Lee’s Summit, Missouri

Development Initiatives
Kansas City, MO 64106
f. 816-421-2622

www.di-kc.com

Gailoyd Enterprises Corp.
Carmel, New York

Gale Communities
Lee’s Summit, Missouri

Gilmore & Bell, P.C.
Kansas City, Missouri

Glaze Commercial Real Estate
Kansas City, Missoun

Greater Missouri Builders
St. Charles, Missouri

Green Development
Lee’s Summit, Missouri

Gould Evans
Kansas City, Missoun

Grubb & Ellis/
The Winbury Group
Kansas City, Missoun

GTE Properties
St. Louis, Missouri

Havens Construction
Lee’s Summit, Missouri

HOK Design+Build
Kansas City, Missoun

Housing Development Group
Kansas City, Missouri

Husch Blackwell
Kansas City, Missoun

IAAO
Kansas City, Missouri

lceberg Development
Bettendorf, lowa

Insight Real Estate
North Richland Hills, Texas

JCS Development
St. Joseph, Missouri

KAW Valley Assisted Development
Kansas City, Kansas

King Hershey
Kansas City, Missouri

Landmark Investment Group
Leawood, KS
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DEVELOPMENT

INITTIATIVES

Client Listing

Lathrop & Gage
Kansas City, Missouri

Lenge Family Trust
Kansas City, Missour

Lioness Realty Group
Kansas City, Missouri

Llangollen Properties, LLC
Kansas City, Missouri

MAC Healthcare
Kansas City, Missouri

Manifesto
Kansas City, Missouri

Manhattan Condoeminium Assoc.
Kansas City, Missouri

Marabella Condominium Assoc.
Overland Park, Kansas

Market View Properties, LLC
Kansas City, Missouri

Maxus Properties
North Kansas City, Missouri

McCown Gerdon Construction
Kansas City, Missouri

MC Properties, LLC
Independence, Missouri

MCY Corporation
Chicago, lllinois

Midland Atlantic Properties
Indianapolis, Indiana

Mitchell Development Services
Osage Beach, Missouri

MJS Investments
Lenexa, Kansas

Mational Development Company
Hannibal, MO

Net Giver
Kansas City, Missouri

MNHS of Richland County,
Wisconsin

MNorthland MNeighborhoods
Kansas City, Missouri

140 Walnut, Suite 203

Pemberfon KCK
Kansas City, Kansas

Pershing Station Pariners
Kansas City, Missouri

Phoenix Real Estate Services

Lake 5t. Louis, MO

Pioneer Sunflower Development
Kansas City, Missouri
Topeka, Kansas

Polsinelli Shughart
Kansas City, Missouri

Prewitt Enterprises
Lake Ozark, Missouri

Price Brothers Development
Kansas City, Missouri

Pycior + Company
Lee's Summit, Missouri

Quadra Development
Harrisonville, Missouri

Raul Walters Companies
Columbia, Missoun

Realty Trust Group

Lee’s Summit, Missouri

RED Development
Kansas City, Missouri

5&G Realty Management
5t. Joseph, Missouri

Shugart Themson & Kilroy
Kansas City, Missouri

Silverlion Development
Kansas City, Missouri

Sizewise
Kansas City, Missouri

Slaggie Architects
Kansas City, Missouri

SLP, LLC
Hannibal, MO

Soda Lofts
Kansas City, Missouri

Spectrum Real Estate
Kansas City, Missouri

Development Initiatives
Kansas City, MO 64106
f. 816-421-2622

v. 816-916-3664

www.di-kc.com

Spencer Fane Brit & Browne
Kansas City, Missouri

Steiner+Associates

Columbus, Ohio

Stinson Morrison & Hecker
Kansas City, Missouri

Stonerose Development
Lee's Summit, Missouri

Sunlight Saunas
Lenexa, Kansas

Sunset Ridge
Basehor, Kansas

Tall Grass Residences, LLC
Kansas City, MO

Tavurus of Texas
MNorth Richland Hills, Texas

The Cordish Company
Baltimore, Maryland

The Neighborhood Group
Kansas City, Missouri

The Nicholson Group
Kansas City, Missouri

The Weitz Company
Des Moines, lowa

Threshold Development
Kansas City, Missouri

Time Equities

New York, New York

Topsail Development
Lee's Summit, Missouri

Two Doors Down
Kansas City, Missouri

Frye & Company
Kansas City, Missouri

Urban Coeur Development
Kansas City, Missouri

Walton Construction Company
Kansas City, Missouri

Ward Development
Grain Valley, Missouri
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DEVELOPMENT

INITIATIVES

Client Listing

Wells Fargo Home Mortgage
Kansas City, Missouri

West Plaza Properties
Kansas City, Missouri

Westfield Corporation
St. Louis, Missouni

White Goss Bowers March Schulte
& Weisenlels
Kansas City, Missoun

Zimmer Management Company
Kansas City, Missouri

Zona Rosa Development
Kansas City, Missouri

Public Sector &
Non-Profit

Armourdale Renewal Association
Kansas City, Kansas

Bagnell Dam Strip Association
Lake Ozark, Missouri

Blue Hills Community Corp

Kansas City, Missouri

Bridges of Hope
Kansas City, Kansas

City of Blue Springs, Missouri
City of Burlingame, Kansas
City of Clayton, Missouri

City of Grandview, Missouri
City of Herington, Kansas
City of Horton, Kansaos

City of Independence, Missouri
City of Kansas City, Missouri
City of Lee’s Summit, Missouri
City of Lenexa, Kansas

City of Liberty, Missouri

City of Peabody, Kansas

140 Walnut, Suite 203
v. 816-916-3664

City of Sugar Creek, Missouri

Downtown Council
Kansas City, Missouri

Downtown CID
Kansas City, Missouri

EDC of Kansas City, Missouri
Kansas City, Missouri

EDC of Lee’s Summit, Missouri

Graduate Program of Urban
Planning
University of Kansas

Kansas City Missouri School District
Kansas City, Missouri

Kansas City Reparatory Theater
Kansas City, Missouri

Land Clearance for Redevelopment
Authority (LCRA)
Kansas City, Missouri

Land Clearance for Redevelopment

Authority (LCRA)
Lee’s Summit, Missouri

Neighborhood Reinvestment Corp
Kansas City, Missouri

Neighborhoods, Inc.
Lincoln, Nebraska

NHS of Richland County, Wisconsin

Northland Neighborhoods, Inc
Kansas City, Missouri

Parking Authority of Kansas City
Kansas City, Missouri

Planned Industrial Expansion
Authority (PIEA)
Kansas City, Missouri

River Market Area Fund
Kansas City, Missouri

River Market Community
Development Foundation

Kansas City, Missouri

River Market CID
Kansas City, Missouri

Development Initiatives

www.di-kc.com

Scarritt Renaissance Neighborhood
Association
Kansas City, Missouri

Sparrow Comm. Devsl. Corp.
Kansas City, Missouri

Swope Community Builders
Kansas City, Missouri

Tax Increment Financing (TIF)
Commission of

Kansas City, Missouri

Western Baptist Bible College
Kansas City, Missouri

The Whole Person
Kansas City, Missouri

Kansas City, MO 64106
f. 816-421-2622
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Education
MAASTER OF ARCHITECTURE,
UrERSITY OF KAMEAS

B.(5.S. EMVIROMMENTAL
STUDIES,
UrnERSITY OF KAMEAS

B.5. GeocrardyY, UNNERSTY
OF Kanmas

Certifications

American Institute of Cartified
Plonners [AICF)

American Planning
Associafion

USGBC
LEED Green Associate

Kaonsas Licensed Real Estaie
Salesperson

Missouri Licensed Real Estate
Salesperson

Professional Affiliations
MAEMBER, AMERICAN PLANMING
Associamon (APA)

PrEsIDENT ELECT,
KiC MEeTRO Secion, APA

Bowrp Memiser,
CErTER FOR ARCHITECTURE &
Dezmich

BowrD MemBER,
Rever Marxer CID

Bosro MErBER,
SusTAINABLE ADVISORY BOARD,
Leawoop, K5

Member, USGBC

Partner Profile

James C. Potter, AICP, LEED GA

Jim iz the founding paortner at Development Initiatives ond is responsible for
instilling the firm’s vision of excellence in the stoff. His background hos run
the spectrum of urban redevelopment to community planning projects.
From environmental due diligence activities to managing multi-million
dellar bond projects, Jim has experience in o myriad of development
functions.

Jim has degrees in Environmental Science ond Geography, as well as a
Master of Architecture, all from the University of Kansas. His past
employment with the Kansas City Economic Development Corporation has
educated Jim in the infricacies of 60 to B0 different City, State, ond Federal
tax incentives programs.

Since the establishment of Development Initiatives in 1999, Jim has
coordinated numerous urban renewal and tox increment financing projects
for countless communifies across the Midwest. Jim uses his expenence and
relationships with local and stote development officials o maximize the
effectiveness of the projects he manages and the incentives sought on
behalf of our clients.

Jim has yet ancther layer of expertise that he odds to DI's repertoire, real
estate development. Pofter has partnered in such notable residential
projecis os 4646 Broadwoy on the Plaza, City Homes in the River Market
and the 5 Deloware Condominiumns all in Kansas City.

Jim resides in Leawood, Kansas with his wife Amy and their 5 year old son,
Hayden.

Development Initiatives
140 Walnut, Suite 203 Kansas City, MO 64105
v. 816-916-3604 £ 816-421-2622
jpotter@di-kc.com
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Education

B_A. Ursan PLAMMHING AND
UrBaM DEsigH, UNVERSTY OF
Missour-Kansas Cmy

Professional Affiliafions
MEMBER, AMERICAN PLANNING
Associamorn [APA]

MEMBER, LRBAN LAND
IsTmUTE (UL

MEMBER, AMERICAN Pusuc
Works Associamion [APWA)

Partner Profile
Adam W. Jones

Adam joined Development Initiatives in 2012 and is the newest and
youngest member of the Dl team. His knowledge of guantitative analysis,
urban planning processes, land use, and geographic information systemns is
unparalleled and unrivaled.

Adam iz a candidate to receive a degree in Urban Planning and Urban
Design from the University of Missouri-Kansas City in 2013. He is currently
a member of the American Planning Assodation, Urban Land Institute, and
the American Public Works Association. His past employment as a Regional
Functionality Manager with Best Buy Co. has sent him across the U3,
managing complicated construction projects and store remodels.

Throughout his professional and academic career, Adam has been
invelved in a wide varety of public and private urban planning projects as
well as community driven initiatives. He has also been recognized multiple
times for excellence in the fields of research and design while at the
University of Missour-Kansas City. Adam has twice served as a finals judge
in the Regional Future City Competition for grade school students.

Adam cumrently resides in the suburbs of South Kansas City. In his spare
time he enjoys playing golf, reading, and traveling.

Development Initiatives
140 Walnut, Suite 201 Kansas City, MO 64105
v. B16-536-0746 1 B816-421-25622
ajones{@di-kc.com

94



DEVELOPMENTD INITIATIVES

Exhibit C Certification

| certify that, to the best of my knowledge and belief. ..

1.

2.

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

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

| 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.

Development Initiatives and none if its employees have no present or prospective inferest
in the property that is the subject of this report, and | have no personal interest with
respect to the parties involved.

Development Initiatives and none of its employees has no bias with respect to the
property that is the subject of this report or to the parties involved with this assignment.

Our compensation for the preparation of this study is not contingent on an action or
event resulting from the analyses, opinions, or conclusions in, or the use of, this report.

Development Initiatives has personally inspected the market area, including various
proposed redevelopment projects and each of the competitive properties.

J}Lﬁ;

James Potter, aicp, leed ga
development initiatives
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Exhibit C Assumptions and Limiting Conditions

This demand analysis and associated economic analysis is subject to the following limited
conditions and assumptions:

1.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are Development Initiatives’ unbiased
professional analyses, opinions, and conclusions.

Information provided and utilized by various secondary sources is assumed to be
accurate. Development Initiatives cannot guarantee information obtained from
secondary sources.

In the formulation of this analysis, the consultant has relied extensively upon data which
was provided by the client. Such information may have included; legal description,
building plans, title policy and/or survey. All information supplied by the client is
assumed to be correct and the consultant assumes no responsibility for legal matters,
and renders no opinion of property title, which is assumed to be good and
merchantable.

. All exhibits incorporated within this report are strictly for the purposes of assisting the

reader in visualizing the property. The Consultant has made no property survey and
assumes no liability concerning such matters. Additionally, it is assumed that there is no
property encroachment issues or trespass issues unless noted within the report.

. The Consultant assumes no responsibility for hidden or unapparent conditions of the

property, subsoil or structures, or the remediation of such defects existing as of the date
of this report, or which may develop in the future.

This analysis report is made as of a certain date. Due to the principles of change and
the anticipation of value, the value estimate is only valid as of the date of the report or
valuation. The nature of real estate development is an unpredictable and often
tumultuous. In particular, the natural course of residential development is difficult to
predict and forecast. Development Initiatives deems our projections as reasonable
considering the current and obtained information.

Development Initiatives has considered and analyzed the economic conditions in the
market areas, and we have considered these conditions while making our projections.
However, it should be understood that fluctuations in local, regional and/or national
economies could have substantial effects on our projections.

. The possession of this analysis report shall adhere to all applicable copyright statutes

which are in effect as of the date of issuance.
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9. The Consultant is not required to give testimony or attendance in legal or other
proceedings relative to the data and analysis derived within this document without the
specific written nofification of the Client.

10.The opinions contained within this analysis report are those of the Consultant and no
responsibility is accepted by the Consultant for the results of actions taken by others
based upon the information contained within said report.

11.Our analyses, opinions and conclusions were prepared in conformance with the
requirements and guidelines of the Code of Professional Ethics and Standards of the

American Institute of Certified Planners.

12.Acceptance of and/or use of this analysis report constitutes acceptance of all
assumptions listed within the document and the previously mentioned conditions.
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