
A

Absorption analysis, 103–104
Adjusted gross income (AGI),

55–56
Amenity comparisons, 128,

162–163
Anchor tenants, 140, 141
Anthem, Arizona, 80–81
Anticipation (as valuation

principle), 49, 51
AOL Time Warner Building, 

New York, 178, 185–186
Appraisal:

capitalization rate, 64
cost method, 60–62
debt coverage ratio, 65
depreciation, 60
direct capitalization method, 65
economic life, 60
effective age, 60–61
expense ratio, 65–66
gross rent multiplier (GRM),

63–64
income method, 62–67
loan-to-value ratio, 66
market or sales comparison, 

62
methods, 59
replacement, 60

Arden Fair, California, 130, 132,
135, 137–138

ARGUS (software), 65

B

BANANA (Build Absolutely
Nothing Anywhere, Not
Anytime), 95

Bellis Fair, Washington, 13–14,
125–126, 132, 135

Bulk warehouse buildings, 152
Burnham Hotel, Illinois, 172
Business plan, 35, 36–37
Business travelers, 168–169

C

Capitalization rate, 64
Cascade Mall, Washington, 132
Cash flow analysis, 95, 109–117
CAVE (Citizens Against Virtually

Everything), 95
Celebration, Florida, 187, 188
Change (as valuation principle), 49,

51
Classes of buildings, 150–152
Commons at Grant, Ohio, 187
Competition, 50, 51, 129–130, 163
Competitive intelligence, 4
Comprehensive plans, 180–181
Condemnation, 68
Condominium, 76–77
Conformity, 48, 51
Contribution, 49, 51
Convenience centers, 139
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Convention business, 168–169
Cooperatives, 76
Corporate business, 168–169
Cost method of appraisal, 60–62
Cultural center, 140

D

Debt coverage ratio, 65
Direct capitalization method of

appraisal, 65
Distribution warehouse space, 152

E

East Lake Commons, Georgia, 88
Economic conditions, 44–46
Economic life, 60
Economic rent, 66
Edge City, 79, 81, 82, 177
Effective age, 60–61
Eminent domain, 68, 69
Equity REIT, 71, 150
Essential public facilities, 68–69
Exchange traded fund (ETF), 71–72
Exclusionary zoning, 67
Expense ratio, 65–66
Expense reimbursements, 155
Expropriation, 68

F

Feasibility study:
accuracy, 11–12
focus of, 8
good and bad features of, 26–28
market area, 12–15, 125, 165–167
process, 9–10
value, 21–24

Federal National Mortgage
Association (FNMA), 70

Fixer-upper properties, 94–95
Flex space, 145, 152
Florin Road area, California,

129–132, 135, 137–138, 140
4 Times Square, New York, 149
Free independent travelers (FITs),

169

G

Garreau, Joel, 79
Geographic information systems

(GIS) technology, 12–13, 14,
166, 225–233

Goodman, Jack, 115
Government National Mortgage

Association (GNMA), 70
Gross rent multiplier (GRM), 63–64
Growth management acts, 16–17,

69–70, 179–180, 203

H

Heavy industrial zoning, 145,
157–160

Highest and best use, 50, 51, 110,
136

Housing and Urban Development,
Department of (HUD), 100

Hybrid center, 139
Hybrid REIT, 71

I

Income method of appraisal, 62–67
Inventory of properties, 20
Iowa State University Extension, 190
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L

Larger malls, 140
Las Vegas Hilton, Nevada, 127
Leasing commissions, 155
Legislative policy and valuation,

67–70
Leisure travel market, 169
Leverage, 57
Light industrial zoning, 145, 

158
Limited partnerships, 71
Liquidity, 67
Loan-to-value ratio, 66
Local planning, 189–191
Lodging industry, 164–169
Low income housing, 101–103,

199
Low Income Housing Tax Credits

(LIHTC), 96, 101–103, 117
LULU (Locally Unwanted Land

Use), 95

M

Mall of America, 121–122
Market characteristics (residential

properties), 85–91
Market conditions, 77–79
Market or sales comparison

method, 62
Market share, 101
Market study and analysis:

analytical process, 32–35
business planning, 35–37
components, 10–12
demand factors, 17–18
economic, 123
factors affecting, 29–31
good and bad features of, 

26–28

holistic view, 121
hotel market, 170–176
mapping and cartography, 

121
mixed-use, 178–179
overview, 2
pedestrian trends, 120
planning, 189–191
predictive modeling, 121
purchasing power, 124, 134
questions, 7–8
retail, 120–122
sales potential, 121
site evaluation, 15–17
supply factors, 18–21
use of, 24–26

Marketability analysis, 2, 11, 25
Measurement of valuation, 

50–56
Miami Lakes, Florida, 187
Mixed-use mall, 140
Mortgage pools, 70
Mortgage REIT, 71
Multiple Listing Service (MLS), 20,

115

N

National Association of Realtors
(NAR), 39

National Multi Housing Council,
113

Neighborhood in transition, 
77–78

Net absorption, 19–20
Net rental demand, 108
New Urbanism, 179
NIMBY (Not In My Back Yard),

18, 73, 95–98
Noise levels, 84
NOMI (Not On My Island), 98
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O

Obsolescence, 154–155
Occupancy rate, 92, 113–117,

174–176
Ocean Dome at the Seagaia Resort,

Japan, 168
Off-price malls, 139
Old Sacramento, 129–130, 138

P

Penetration, 174–176
Pier 1, California, 147–148
Planned Unit Development 

(PUD), 67–68, 187, 189–190,
191

Plottage, 49–50, 51
Power centers, 139–140
Primary data, 3
Prime rate, 41–43
Progression, 48, 51
Public welfare, 181

R

Raging Rivers Waterpark, 
126–127

Raw data, 3
Real estate investment trust (REIT),

70–71
Regional centers, 139–140
Regression, 48, 51
Rent abatements, 155
Rental agreement, 155
Residence hotels, 169
Risk, 57–58
Ritz-Carlton Hotel, New York, 

164
Rockefeller Center, 187

S

Scientific method, 32–33
Second mortgages, 70
Secondary market, 56–57
Section 8 housing, 100
Shopping mall, 139
Single-family home, 75–76
Six Flags Marine World, 

82–83
Small-scale malls, 139
Snow Hill Citizens for Decent

Housing, 97
Solaire, New York, 104–105
Sonoma Villero, Washington, 

86
SpeedWorld Golf & Games,

126–127
Spread, 20
Substitution, 48–49, 51
Super-regional center, 

140
Supply and demand:

attributes, 89–90
capital, 41–44
competition, 172–176
drivers, 171–172
economic trends, 79–82
forms of, 7–8
generators, 170
lodging, 167–169
market analysis of, 

37
multi-unit housing, 

111–112
public market levels, 

57
real estate, 37–39
rental, 39–41
retail, 128–131
segments, 170
variations, 45
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T

Takings, 68
Tax incentives, 55, 92
Tax Reform Act of 1986 (TRA),

43, 96, 101
Tenant space, 152
Theme center, 140
Trade area analysis, 84–85,

123–124, 125, 133–134
25, New Mexico, 156

U

Urban sprawl, 180

V

Vacation or second homes, 95, 169
Valuation principles, 48–50, 51

Villages, The, Florida, 
115–116, 117, 178, 
183–184

W

World Trade Center, 
106

Y

Yards, The, Oregon, 102
Yield calculation, 175–176

Z

Zoning solutions, 184–189
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