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Mr. Daniel J. Bernard

Phoenix Real Estate Services, LI.C
2451 Executive Drive, Suite 203
St. Chatles, Missouri 63303

Re: Avonlea in Eureka, Missouri
Dear Mr. Barnard:

Development Strategies is pleased to present the following report, which was prepared at your request to
provide citizens of Eureka and their government officials market-based information and answers regarding
issues raised during the rezoning process of the proposed site of a senior housing community along Hilltop
Village Center Drive. Some of the property’s neighbors are concerned that the proposed use may have a
negative impact on home values and negatively affect occupancy rates at other area senior living facilities.

In the attached report, we will clarify the type of housing being proposed and the senior tenants it will serve.
We have provided a brief overview of the current supply and demand for senior affordable apartments in
Eureka, while differentiating Avonlea from other independent living and assisted living facilities in the area.
These facilities provide a high level of services to seniors that require them; Avonlea will provide no such
services.

We have compiled assessment data from single-family homes adjacent four similar affordable apartment
communities to provide insight into their impact on nearby property values. In each instance, there was no
significant difference in the assessed values of homes bordering the community and those of similar size,
age, and construction that are not adjacent the property.

As proposed, Avonlea will have no negative impact on the assessed values of adjacent properties, and
sufficient demand exists for these apartments. In fact, we find that that proposed use is the highest and
best use of the site. The report explores our methodology at greater length and includes relevant parcel
data provided by the assessment offices of St. Louis and Jefferson counties.

Development Strategies appreciates the opportunity to assist you with this project. Should you or your
associates have any questions, please call. We will be glad to hear from you.

Yours very truly,

7?1/(73'))‘—'

Brad Beggs, MAI
Missonri State Certified
General Real Estate Appraiser

10 South Broadway, Suite 1500 = St. Louis, MO 63102 « p 314.421.2800 WWW.DEVELOPMENT-STRATEGIES.COM



Avonlea Senior Housing

INTRODUCTION

Phoenix Real Estate Services engaged Development Strategies to provide consulting services related to the rezoning
of a 4.4-acre vacant site along Hilltop Village Center Drive in Eureka to permit the development of a new senior
housing community. More specifically, our services have been requested to address the concerns of the site’s
neighbors that the proposed use may have a negative impact on their home values, and that development of the site
as affordable senior apartments will have a negative impact on occupancy at local assisted and independent living
facilities. We have also been asked to clarify to the community the nature and tenants of the proposed apartments,

with significant misinformation being provided by a nearby business owner.

As part of this report, we have provided a brief overview
of the LIHTC program and the local supply of affordable
units, and highlighted the distinctions between the
proposed property and existing senior living options. We
have also assessed the residential qualities of the proposed
development and investigated the assessed values of
properties adjacent to similar senior housing properties in

St. Louis and Jefferson counties.

OVERVIEW OF HOUSING PROGRAM

Avonlea Senior Living will be partially funded using low-

income housing tax credits (LIHTC), which provide an
incentive for private developers to build housing for that
would not otherwise generate a sufficient profit to warrant
investment. The tax credits allow the developer to offer
units at below-market rents to low-to-moderate-income
households. In this instance, units at Avonlea will be

restricted to senior households age 55 and older that earn

less than 50 percent or 60 percent of Area Median Income

(AMI), which are $28,150 and $33,780, respectively.

Unlike Section 8 or Section 202 properties, Avonlea’s units
will not be subsidized. In practical terms, this creates a
minimum income requirement for tenants, as they must be
able to pay the full monthly rent without additional
assistance. In order to afford the subject’s proposed one-
bedroom rents of $460 to $550, for example, tenants would
need an income of about $16,600, assuming approximately

45 percent of monthly income is spent on housing and
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utilities. This minimum income requirement differentiates LIHTC properties from many other affordable housing
options as it targets households that may be overburdened by current market rents, but often have incomes too high

to qualify for traditional public housing or Section 8 options.

Similar modern senior LIHTC properties have been very successful across the region in recent years. The newly-
constructed properties ate often among the most attractive multifamily options in their respective communities, and
all offer an array of amenities and finishes that are comparable to market rate options and consistent with neighboring
residential uses. While much of this development has been concentrated in St. Charles and St. Louis counties, only
a few scattered properties have been completed relatively recently in Jefferson and Franklin counties. Two phases
of Millstone Village were constructed in Pacific in 2006 and 2010, while Watercolor Villas and Richardson Ridge
Villas were completed in Arnold in 2012 and 2014, and Oak View Village was developed in Union during the same
period.

EXISTING SUPPLY OF LIHTC UNITS

Despite significant population growth in Eureka and the surrounding areas over the past two decades, there have

been relatively few additions to the local supply of affordable rental options.

The table below summarizes existing affordable properties within ten miles of Eurcka.

Summary of Area Affordable Properties

Property City Distance Total Units Tenant Type  Year Built
Hilltop Manor Eureka - 62 Senior 2003
Palisades of Pacific Pacific 5.7 miles 13 Family 1992-1996
Flier Drive Estates Pacific 7.0 miles 18 Family 1999
Millstone Village Apartments Pacific 7.2 miles 44 Senior 2005
Osage Estates Pacific 7.3 miles 72 Family 1995
Walden Pond Apartments High Ridge 7.4 miles 238 Family 2001
Hawkins Village Apartments Fenton 8.3 miles 140 Family 2007
Summit Valley Pacific 9.2 miles 72 Family 2006-2009

Sources: HUD LIHTC Database, Missouri Housing Development Commission, 2016

Hilltop Manor is the only existing affordable property in Eureka. It operates with a Section 202 subsidy that provides
rental assistance for tenants—which will not be the case for Avonlea—and the 62 one-bedroom units are currently
tully occupied. The manager maintains a waiting list for available units, with 15 qualified tenants currently on the

list.

Several affordable properties are concentrated in Pacific, with two larger communities located in Fenton and High
Ridge. Millstone Village in Pacific is most similar to the subject as proposed, and is currently fully occupied. The

manager states the wait for a unit is approximately two years.
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The significant majority of affordable rental units in the area cater to families, highlighting a market opportunity for
additional senior units. While much of the recent population growth in Eureka has been driven by younger families,
the number of seniors in the community is growing as a greater number of residents reach retirement age and live
longer. Eureka is also distinctive among St. Louis metropolitan area municipalities for the relatively larger percentage
of new senior residents who have moved to be closer to their children. Building affordable housing for seniors
allows them to enjoy a more maintenance-free lifestyle while remaining in their community, rather than relocate
elsewhere. Many seniors will be moving from single-family homes, which will likely be reoccupied by younger

families.

DEMAND

Based on the developer’s proposed rents, income-qualified senior household—that is, senior households that could
afford the property’s rents but do not exceed LIHTC income maximums—would have incomes between $14,213
and $33,780. In order to assess the size of this group, we have summarized income distribution data for households

55 and older in Eureka in the following table.

Eureka - Senior Households (55+) by Income

Household Income 2015 Estimate

Total households: 1,391
<$15,000 98 7%
$15,000 - $24,999 50 4%
$25,000 - $34,999 107 8%
$35,000 - $49,999 126 9%
$50,000 - $74,999 314 23%
$75,000 - $99,999 207 15%
$100,000 - $149,999 235 17%
$150,000 - $199,999 97 7%
$200,000+ 157 11%

Median HH Income $59,086

© 2015 ESRI. All rights reserved.

Using this distribution, we can estimate that approximately 149 households fall in the income qualification range,
representing 11.7 percent of all senior households in the community. While this analysis is restricted to the
boundaries of Eureka, a facility at the proposed location would draw tenants from a larger geographic area—
including communities such as Wildwood and Pacific to the north and west—as the bulk of the existing affordable
housing stock is concentrated east of Eureka. Incorporating Wildwood and Pacific results in about 915 income-
qualified senior households for the proposed development, which is more than sufficient to support the 48 proposed

units.
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TENANT PROFILE

Affordable senior communities like the proposed Avonlea occupy a distinct position within the larger arena of senior
living options with regard to both affordability—as explained in previous sections—and the level of care provided

for tenants. While Avonlea will be age-restricted, it will not provide additional services to its residents.

Avonlea’s focus on independent living is in stark contrast to facilities such as neighboring Victorian Gardens or
MaryMount Manor and St. Andrews at Francis Place, which offer relatively robust service packages including
housekeeping, prepared meals, personal care assistance, and medication reminders. Monthly fees for a one-bedroom
apartment at Victorian Gardens begin at $3,000 per month. The highest rent at Avonlea will be $550 per month.
There is really no comparison between the two properties except proximate locations. Avonlea will provide no

competition to Victorian Gardens or any other senior care facility that provides services.

Tenants in senior-oriented apartments like Avonlea are often “younger” senior citizens, while tenants in independent
living or assisted living ate typically older, and require the care provided by these properties because they sometimes
or often cannot care for themselves. Avonlea’s typical tenant will be a single person in his or her 60s or 70s that is
able to live independently and requires no daily services. Tenants in the neighboring Victorian Gardens, on the other
hand, are generally over 80 years old and require daily meal service, housekeeping, and various medical and personal
care assistance. While Victorian Gardens competes directly with MaryMount Manor and St. Andrews at Francis
Place, it will not compete at all with Avonlea—tenants of these care-oriented facilities will not be able to live
independently at Avonlea. Thus, Avonlea will have no negative impact on the market for senior housing in Eureka.
Instead, likely tenants of Avonlea would have to move out of Eureka to find suitable housing because their incomes

are too high for nearby Hilltop Manor or they would have to wait some time for a unit to become available.
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Because Avonlea will not provide additional supportive or personal care services, it will target a different portion of
the senior market that has no overlap with assisted living facilities. LIHTC tenants tend to be slightly younger—in
their 60s and 70s—and many are active, often still driving themselves for daily errands, doing their own
housekeeping, and preparing their own meals. Seniors in LIHTC communities remain self-sufficient and are often
downsizing from a single-family home. As such, a variety of unit types—including two-bedroom units—are
appropriate. These layouts provide additional space for downsizing singles and couples and allow residents to

accommodate occasional overnight guests—particularly grandchildren.

While the move to a LIHTC rental community may be done for a variety of reasons, it is often done by choice. For
example, the time and energy required for upkeep or difficulty navigating stairs in a two-level home may become
burdensome. In contrast, assisted living is generally pursued out of necessity, as various activities of daily living,
such as cooking, bathing, and dressing, become more difficult. This highlights the fundamental difference in the life
stages of the two groups: Avonlea will simply not compete with assisted living facilities given the significant
demographic differences in tenants, the services provided for assisted living, and the substantial difference in fees.
As an extension, occupancy issues at these communities do not imply an absence of demand for senior LIHTC units,

and Avonlea will not draw any current tenants from them.

APPROPRIATENESS OF PROPOSED USE

Given the wide range of uses in the neighborhood and the property’s central location in Eureka, the proposed use
as affordable senior housing is very compatible. Less dense residential uses such as single-family homes or
townhomes are ill-suited for the site. While Eureka continues to grow rapidly, nearly all new residential construction
in the past decade has occurred in sparsely developed areas around the community’s periphery—particularly to the
west. This includes the five-phase 528-unit community slated for development by McBride and Sons on nearly 300
acres just north of Six Flags. The Avonlea site is simply too small to accommodate a sufficient number of these units,
while its location proximate to strip retail in central Eureka is less marketable to residential buyers than newer

communities that offer expansive green space in a more pastoral setting.

The subject’s proposed use is more appropriate than commercial development as well. While the site maintains
good access to surrounding thoroughfares, visibility is extremely limited due to the topography and existing
commercial building to the immediate south. Further, the adjacent Hilltop Village Center currently has significant
vacancy, indicating limited demand for retail space at this location. Compared to the proposed use, any commercial

development at the site would also result in greater noise, traffic, and other negative effects for adjacent parcels.

As required by the city’s recent comprehensive plan, diversifying the housing stock with affordable senior housing
can have significant community benefits. As seniors age and maintenance of the larger single-family homes common
to the area becomes increasingly burdensome, demand will continue to increase for a more manageable housing
option. Senior apartments provide a transitional step between single-family homes and supportive residential
communities such as assisted living or memory care. Further, senior housing can be a key component of a larger

strategy to incorporate a greater number of multi-family units into the local housing stock to help smooth the effects
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of shifts in the single-family market. The subject site’s location relative to nearby uses is illustrated in the following

map.
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IMPACT ON NEIGHBORING PROPERTY VALUES

Affordable housing communities can be divisive at the neighborhood level and raise concerns regarding the potential
for decreased property values for adjacent parcels in single-family areas. However, research can provide some
prop ] P g y p
quantitative insight into the value impact, or lack thereof, of similar projects throughout the region. We have selected
four affordable properties in the communities of Arnold, High Ridge, and Fenton in Jefferson and St. Louis counties.
For each property, we compared the most recent assessment of the homes adjacent the community to those in other
parts of the neighborhood. In order to isolate any location factor present within the assessment, we have selected
properties that are as similar as possible with regard to size, age, and condition. These properties and assessments

are summarized in the following pages.

Water Color Villas is a senior LIHTC property located along Old Lemay Ferry Road in Arnold. It was constructed
in 2012 and contains 50 units in a series of smaller single-story villa-style buildings each containing four to ten
apartments. All of the units are restricted to tenants 55 and older earning below 50 percent of AMI. The community
is bordered to the northwest by Maxville Gardens, a single-family subdivision developed between 2009 and 2012.

Three parcels border Watercolor Villas directly, with the backyards sloping downward towards the property.

The assessments of comparable parcels are summarized in the following map and table.

‘ Water Color [
Adjacent Properties Villas
@ 2022 Agape St
@ 2026 Agape St
© 2030 Agape St

| Non-Adjacent
Properties

@ 1817 Chara St
@ 1736 Karpos St
@ 1727 Karpos St
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Summary of Nearby Assessed Values- Water Color Villas

2015 Total Assessed Value| Interior Assessed Land Assessed
Address Year Built Building Land (SF)  Value/SF  (SF) Value/SF
2022 Agape St. Adjacent 2009 $27,800 $7,000 | 1,648 $17 13,068 $0.54
1817 Chara St. Non-adjacent 2010 $29,400 $7,000 | 1,719 $17 10,018 $0.70
2026 Agape St. Adjacent 2009 $26,800 $7,000 | 1,404 $19 13,504 $0.52
1736 Karpos St. Non-adjacent 2009 $24,900 $7,000 | 1,424 $17 10,018 $0.70
2030 Agape St. Adjacent 2010 $33,600 $7,000 | 2,000 $17 11,325 $0.62
1727 Karpos St. Non-adjacent 2009 $34,000 $7,000 | 2,064 $16 10,890 $0.64

Data from the Jefferson County Assessor indicates no significant different between the assessments of properties
located adjacent to Watercolor Villas and others within the same neighborhood. Lot sizes varied slightly, but all
were assessed at $7,000, resulting in per square foot assessments of $0.52 to $§0.70. Home assessments ranged from

$16 to $19 per square foot overall.

Richardson Ridge Villas is also located in Arnold and is similar in scale and design as Watercolor Villas. Itincludes
48 two-bedroom units for tenants 55 and older earning below 60 percent of AMI. The community is bordered by
residential uses on three sides, although the thick bank of threes to the northwest and southwest of the property
provide a substantial buffer between the uses. This buffer is absent to the northeast, where Richardson Ridge is
bordered by a number of older single-family homes constructed between the late 1950s and 1970s. The assessments

of comparable adjacent parcels are summatized in the following map and table.

[

Adjacent Properties

1526 Laverne Dr
1505 Laverne Dr
1485 Laverne Dr §
1486 Laverne Dr §

’ NO“'Ad!acent L) L P Richardson Ridge
2| Properties pr Villas

3240 Clara Dr
1400 Laverne Dr
3231 Clara Dr
1426 Laverne Dr
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Summary of Nearby Assessed Values-Richardson Ridge Villas

2015 Total Assessed Value| Interior Assessed Land Assessed
Address Year Built Building Land (SF)  Value/SF  (SF) Value/SF
1526 Laverne Dr. Adjacent 1968 $10,900 | $2,100 | 1,040 $10 20,038 $0.10
3240 Clara Dr. Non-adjacent 1960 $10,100 $2,500 | 1,040 $10 30,056 $0.08
1505 Laverne Dr. Adjacent 1969 $13,000 $2,500 | 1,456 $9 23,958 $0.10
1400 Laverne Dr. Non-adjacent 1959 $12,100 $2,300 | 1,305 $9 20,909 $0.11
1485 Laverne Dr. Adjacent 1957 $14,700 | $2,300 | 1,526 $10 19,166 $0.12
3231 Clara Dr. Non-adjacent 1960 $12,800 $2,300 | 1,444 $9 30,928 $0.07
1486 Laverne Dr. Adjacent 1985 $20,300 $3,100 | 1,420 $14 49,568 $0.06
1426 Laverne Dr. Non-adjacent 1973 $14,100 $2,300 | 1,472 $10 15,246 $0.15

Land assessments varied somewhat on a per square foot basis given the wide range of lot sizes, as lots along Clara
Drive and the north side of Laverne Drive are much deeper than those in other patts of the neighborhood. However,
most assessments fall in the range of $0.08 to $0.12 per square foot. Seven of the eight home assessments fell
between $9 and $10 per square foot, while 1486 Laverne Drive was assessed at $14 per square foot. This property
is among the newest in the neighborhood, and no similar homes were built during the 1980s. Again, assessment

data does not indicate a negative location factor for properties adjacent to Richardson Ridge Villas.
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Walden Pond Apartments is a larger family-oriented LIHTC property built in 2000 along Highway 30 in High
Ridge. The property contains a combination of 238 one- and two-bedroom units for households earning less than
60 percent of AMI. In addition to targeting families, Walden Pond is also unique in that it consists of a number of
three-story walkup apartment buildings, each of which contain approximately 20 units. Similar to Richardson Ridge
Villas, the property is bordered by older single-family homes constructed between the late 1950s and 1970s to the

south.

The assessments of these homes as well as three comparable parcels are summarized in the following map and table.
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Summary of Nearby Assessed Values- Walden Pond Apartments
2015 Total Assessed Value| Interior Assessed Land Assessed

Address Year Built Building Land (SF)  Value/SF  (SF) Value/SF
2100 Meadow Dr. Adjacent 1974 $14,200 $1,700 912 $16 18,295 $0.09
2109 Meadow Dr. Non-adjacent 1963 $11,800 $1,700 | 864 $14 16,117 $0.11
2101 Meadow Dr. Adjacent 1957 $9,300 $1,700 960 $10 15,246 $0.11

2125 Meadow Dr. Non-adjacent 1959 $9,400 $1,700 | 960 $10 16,117 $0.11
1833 0OId Gravois Rd. Adjacent 1963 $12,500 $1,500 | 1,112 $11 21,780 $0.07
2120 Meadow Rd. Non-adjacent 1959 $11,600 $1,700 | 1,178 $10 18,730 $0.09
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Land assessments are fairly consistent and range from $0.07 to $0.11 per square foot, with the largest lots at the
bottom of this range. Home assessments do not indicate a difference for properties adjacent Walden Pond, although
age and size are both significant. Older, slightly larger, homes built in the late 1950s and early 1960s were generally
assessed between $10 and $11 per square foot, while newer and smaller homes built in the mid-1960s and 1970s

were assessed between $14 and $16 per squate foot.

Hawkins Village was completed in 2007 and includes 140 two- and three-bedroom units targeting families. It is
located just west of Fenton along New Sugar Creek Road between highways 141 and 30. It is similar in overall
design to Walden Pond Apartments, though the apartment buildings are located along a curved parking area on both
sides of Piedras Parkway. The property is bordered to the north by a number of nearly identical single-family homes
built in the mid-1970s. Residential uses border the site to the east and south as well, although these homes are

buffered by mature trees.

The assessments of comparable parcels are summarized in the following map and table.
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Summary of Nearby Assessed Values-Hawkins Village

2015 Total Assessed Value| Interior Assessed Land Assessed
Address Year Built Building Land (SF) Value/SF (SF) Value/SF
1086 Deleon Ct. Adjacent 1974 $15,310 $9,710 888 $17 7,260 $1.34
1089 Deleon Ct. Non-adjacent 1974 $13,510 $9,710 888 $15 7,260 $1.34
1078 Deleon Ct. Adjacent 1974 $14,730 $9,710 816 $18 7,260 $1.34
1077 Deleon Ct. Non-adjacent 1974 $12,450 $9,710 839 $15 7,260 $1.34
1070 Deleon Ct. Adjacent 1974 $13,760 $9,710 888 $15 7,260 $1.34
1073 Deleon Ct. Non-adjacent 1974 $13,620 $9,710 912 $15 7,260 $1.34
1062 Deleon Ct. Adjacent 1974 $12,960 $9,710 | 888 $15 7,260 $1.34
1065 Deleon Ct. Non-adjacent 1974 $14,780 $9,710 | 888 $17 7,260 $1.34

Each of the eight selected parcels are identical and size, and all were assessed at $9,710. All of the homes were built
in 1974 and range in size from 816 to 912 square feet. Assessments were nearly as similar, ranging from $15 to $18

per square foot, and no negative location factor was present.

CONCLUSIONS

As proposed, Avonlea will fill an existing gap in affordable senior housing in Eureka and will be a productive use of
a site with very limited alternative development potential. There is an ample number of income-qualified senior

households in Eureka and the surrounding areas, and very limited existing supply of quality senior apartments.

Because Avonlea will target active, independent senior households it will not compete with existing senior facilities
in Bureka that offer services, such as Victorian Gardens, MaryMount Manort, or St. Andrews at Francis Place, which

offer a robust package of supportive services and a much higher level of care.

Finally, development of modern, senior apartments at the proposed site will have no measurable impact on the
assessed values of nearby single-family homes, as evidenced by recent assessments of similar properties located

throughout the region.

The proposed development represents the highest and best use of a currently vacant site. Our study finds no reason

why it should not proceed as planned.
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CAREER SUMMARY AND BACKGROUND

Brad is principal-in-charge of Development Strategies’ real estate consulting division and
also leads the firm’s appraisal practice. With education in architecture, business, and con-
struction management—in addition to 25 years’ tenure with Development Strategies—he
brings a high level of expertise and credibility to each project.

He is a recognized expert in real estate valuation and has provided testimony in a variety of
cases where the accurate value of property has been an issue. The valuations provided for
these cases are easy to defend, as Brad uses his experience and the resources of Develop-
ment Strategies to build a strong case for his conclusions.

His knowledge of the national real estate market has been a valuable asset that the firm
has used in many consulting assignments. Brad has conducted or lent his experience to a
wide variety of appraisals, market analyses, feasibility studies, highest and best use anal-
yses and other projects requiring economic research and data analysis. He is an approved
appraiser and market analyst for many lending institutions, state and local housing agen-
cies, and the United States Department of Housing and Urban Development (HUD).

Brad acknowledges the great value and efficiency technology affords our industry and he is
responsible for ensuring Development Strategies’ computer network and information sys-
tems assist our professionals in making the best use of their time and resources. He was
instrumental in creating a full time staff position for a Geographic Information Systems
(GIS) professional who now assists with nearly every project handled by the firm.

EXPERIENCE

Brad has been involved with various market and investment value appraisal assignments
of multifamily residential, commercial, industrial, and institutional properties, including
vacant land as well as mixed-use projects, primarily in the Midwestern United States. He is
recognized as an expert in the field of affordable, mixed-income, mixed-use, and market
rate housing and has completed work on projects throughout the United States.

He is actively involved in the following types of projects:

o Expert testimony given in federal court, circuit court, and numerous depositions and
condemnation hearings regarding issues of value. Non-testimony assistance provided in
a number of additional court cases

e Valuations involving low-income housing and historic tax credits, grants, and favorable
financing

e Valuation and commentary on value methodology provided for real estate tax appeal
cases

o Market studies, rent comparability studies, and repositioning analyses for Section 8 and
other deeply subsidized housing projects

o Market and feasibility analyses, including focus group discussions and surveys, for vari-
ous single-family and multiple-family housing developments in urban, suburban, and
small town settings

o Market and investment value appraisals of Choice Neighborhood and HOPE VI public
housing redevelopment projects in many cities

o Market analysis and redevelopment plans for numerous mixed-use districts including
retail, office, hotel, and residential uses

o Hotel market studies and appraisals

o Valuation of special use properties, including schools, museums, sports facilities, con-
cert halls, theatres, churches, etc.

o Highest and best use analysis and development strategies for a wide variety of proper-
ties in all types of locations

( \DEVELOPMENT STRATEGIES®

guiding effective decisions in real estate, community, and economic development



JAKE NARUP

EDUCATION

Master of Urban Affairs,
Saint Louis University,
St. Louis, MO, 2013

Bachelor of Arts, Sociology and Political
Science, University of lllinois,
Champaign, IL 2011

Real Estate & Policy Analyst

CAREER SUMMARY AND BACKGROUND

Jake’s experience is based in neighborhood development and outreach, where his work
has focused on creating cohesive communities through resident empowerment. He works
with the research team on various projects that include demographic and economic anal-
yses, market research, and other research assignments.

Jake has been involved in a variety of projects including market studies, economic impact
analyses, corridor studies, feasibility analyses, and various other projects. Prior to joining
Development Strategies, Jake worked as a university research assistant in public policy,
contributing to various neighborhood development initiatives in the city of St. Louis. Previ-
ously, he was a staffer in a community organizing office performing research and communi-
ty outreach duties to assess the health impacts of environmental pollution in low-income
neighborhoods.

EXPERIENCE

Market Studies

e  Examine the feasibility of various proposed Low Income Housing Tax Credit (LIHTC) develop-
ments and/or rehabs in many states throughout the country including Missouri, lllinois,
Pennsylvania, California, Michigan, the District of Columbia, and others.

e  Compile demographic and housing data for market reports, including the creation and or-
ganization a database for affordable housing complexes in the St. Louis region.

(] Examining the feasibility for potential residential and mixed-use development by gathering
and analyzing data for sites in the St. Louis, Chicago, and Kansas City regions.

e  Assessing market support for the reuse of the historic National Maritime Building in Man-
hattan, New York as a mixed-use medical facility.

Economic Impact Analysis

Data collection and research modeling economic impacts for the remediation and redevelop-
ment of the River City Business Park, a brownfield site located in St. Louis, Missouri.

Neighborhood Plans

Provide market analysis and strategies, as well as economic strategies to help revitalize neigh-
borhoods and districts.

Corridor Plans

Data collection and analysis for the future development of several nodes and neighborhoods in
Kansas City, Missouri and Kansas, City, Kansas. Analysis of demographic and income projec-
tions, rental housing , for-sale housing, office space and retail demand.

Appraisals

Contributed to appraisals of newly built or rehabilitated multi-family and mixed-use properties in
many cities including St. Louis, Chicago, Pittsburgh, Detroit, Kansas City, Los Angeles, Milwau-
kee, and others.

( \DEVELOPMENT STRATEGIES®

guiding effective decisions in real estate, community, and economic development





