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CONFIDENTIALITY AND CONDITIONS 
 

The material contained in this Offering Memorandum is confidential and for the purpose of 
considering the purchase of the asset (the “Asset”) described herein. The Offering Memorandum and 
all materials contained herein are subject to the terms and provisions of the Confidentiality Agreement 
executed by the recipient of this material, and are not to be used for any other purpose or made 
available to any other person without the express written consent of the CBRE Group, Inc. (“CBRE”) 
National Loan Sale Advisory Group ("Advisor"). 
 
This Offering Memorandum was prepared by Advisor solely for the use of prospective purchasers of 
the Asset. Neither Advisor, CWCapital Asset Management, LLC (“CWCAM”) or its assignee (“Seller”), 
nor any of their respective affiliates, officers, directors, or employees (collectively “Related Parties”) 
make any representation or warranty, express or implied, as to the completeness or the accuracy of 
the material contained in the Offering Memorandum or any of its contents, and no legal commitments 
or obligations shall arise by reason of your receipt of this package or any of its contents.  Seller 
reserves the right to eliminate the Asset from any offer for sale at any time prior to the completion of a 
binding purchase agreement executed by both Seller and a prospective purchaser. 
 
This Offering Memorandum contains selected information pertaining to the Asset and does not 
purport to be a representation of the state of affairs of the Asset or the Seller, to be all-inclusive, or to 
contain all or part of the information which prospective investors may require to evaluate a purchase.  
All financial projections and information are provided for general reference purposes only and are 
based on assumptions relating to the general economy, market conditions, competition, and other 
factors beyond the control of the Seller and CBRE.  Therefore, all projections, assumptions, and other 
information provided and made herein are subject to material variation.  All references to acreages, 
square footages, and other measurements are approximations.  In this Offering Memorandum, certain 
documents, including leases and other materials, are described in summary form.  These summaries 
do not purport to be complete, nor necessarily accurate, descriptions of the full agreements 
referenced.  Interested parties are expected to review all such summaries and other documents of 
whatever nature independently and not rely on the contents of this Offering Memorandum in any 
manner.   
 
Prospective purchasers of the Asset are advised and encouraged to conduct their own comprehensive 
due diligence review and analysis of the Asset.  Neither the Seller or CBRE, nor any of their respective 
Related Parties make any representation or warranty, expressed or implied, as to the accuracy or 
completeness of this Offering Memorandum or any of its contents, and no legal commitment or 
obligation shall arise by reason of your receipt of this Offering Memorandum or use of its contents; 
and you are to rely solely on your investigations and inspections of the Asset in evaluating a possible 
purchase.  
 
Environmental, Seismic, Engineering, and Structural Risks: Certain environmental, seismic, 
engineering, and structural risks may exist with respect to the Property.  If selected, prospective 
purchaser may have an opportunity to analyze the environmental, seismic, engineering, and structural 
issues pertaining to the Property.  Any prospective purchaser acquiring the Asset is subject to the risks 
mentioned above.  Prospective purchasers agree that it will not rely in any way on any environmental, 
seismic, engineering and structural reports delivered to Prospective Purchaser by Seller or by any of 
Seller’s Related Parties in connection with Purchaser's due diligence or review of the Asset File. 
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The Offering Memorandum is a solicitation of interest only and is not an offer to sell the Asset. The 
Seller and Advisor expressly reserve the right, at their sole discretion, to reject any or all expressions of 
interest or offers to purchase the Asset, and expressly reserve the right, at their sole discretion, to 
terminate discussions with any entity at any time with or without notice.  The Seller shall have no legal 
commitment nor obligations to any entity reviewing the Offering Memorandum nor making an offer to 
purchase the Asset unless and until a written purchase agreement satisfactory to the Seller has been 
fully executed, delivered, and approved by the Seller and any conditions there under have been 
satisfied or waived by the Seller. 
 
This Offering Memorandum is confidential and is subject to all of the terms of the Confidentiality 
Agreement.  By accepting the Offering Memorandum, you agree (i) that you will hold and treat the 
Offering Memorandum and its contents in the strictest confidence, (ii) that you will not photocopy or 
duplicate any part of the Offering Memorandum, (iii) that you will not disclose the Offering 
Memorandum or any of its contents to any other entity without the prior written authorization of 
Advisor, and (iv) that you will not use the Offering Memorandum in any fashion or manner detrimental 
to the interest of the Seller or Advisor. 
 
The terms and conditions stated in this section will relate to all of the sections of the package as if 
stated independently therein. If, after reviewing this Offering Memorandum, you have no further 
interest in purchasing the Asset at this time, kindly return this Offering Memorandum to Advisor at your 
earliest possible convenience, or destroy the Offering Memorandum as required under the terms of 
the Confidentiality Agreement. 
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Section I 
 

Due Diligence & Bidding Overview 
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DUE DILIGENCE & BIDDING PROCEDURES 
 
CWCAM has retained CBRE’s National Loan Sale Advisory Group as the exclusive advisor 
and agent to solicit bids and conduct the sale of a portfolio of 66 mortgage loans and 
commercial properties with a total unpaid balance of approximately $2.5 Billion.  
 
The Subject Position will be sold in the offering with Bids evaluated based upon a number of 
criteria established at Seller’s sole discretion, including but not limited to the purchase price, 
the prospective buyer's ability to perform within the time frame specified, the potential buyer's 
experience, and other factors, such as whether there are any conditions to the Bid.  
 

Transaction Schedule 
A preliminary schedule for this transaction is as follows: 
       
Event   Date 
Indicative Bids Due to CBRE:   November 13, 2013 
Anticipated Closing: Week of January 13, 2014 
          
The following describes the due diligence materials available to potential purchasers, the 
procedures to obtain this information, and bidding instructions. 
 

Available to Potential Purchasers 
Offering Materials - The Offering Memorandum contains bid instructions and detailed 
information concerning the Asset.  
 
The Offering Memorandum contains: 
 

I. An Executive Summary containing: 
a. Investment Highlights 
b. Data in reference to the Asset  
c. Financial Information 

 
II. Additional summary information, market information, and photographs providing 

details on the subject Asset. 
 

III. Other relevant information, which may be pertinent in evaluating the Asset where 
available. 

 
Additional information will be available on CBRE Capital Market’s password protected 
website.  Qualified investors will have access to this information and will be required to sign a 
Confidentiality Agreement as a condition to obtain access to the information. 
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File Review 
 
Prospective bidders are encouraged to review the files prior to submitting their indicative bids.  
The files are available electronically on the CBRE website provided the bidder has signed the 
Confidentiality Agreement.  These files, to the extent available, may contain copies of loan 
files, title policies, leases, environmental reports, engineering reports, legal documentation, 
and other related documentation and correspondence. 
 
INDICATIVE BID INSTRUCTIONS 
 
Prospective Bidders who are interested in bidding on the Asset must first submit an Indicative 
Bid for the Asset.  The Seller will evaluate the Indicative Bids for the Asset as previously 
described and reserves the right to hold a “Best and Final” round of bidding, to move directly 
to closing based on Indicative Bids or to reject all Indicative Bids. In the event of a “Best and 
Final” round, the Seller expects to select bidders whose Indicative Bids are in an acceptable 
range. Those bidders will be invited to conduct further due diligence and submit Final Bids.  
Indicative Bids will not constitute a binding offer by the Prospective Bidders to purchase the 
Asset for the price submitted, and if the Seller approves any Indicative Bid, the Seller will not 
be obligated to sell the Asset. The Seller, however, reserves the right to modify any of the 
procedures set forth in the Offering Memorandum, accept or reject any or all Bids, regardless 
of bid price, or to withdraw the assets from the sale, in its sole and absolute discretion, for 
any reason or no reason. 
 
The Asset will be sold based upon the terms and provisions described in the sale agreement 
to be provided to potential purchasers.  
  
Indicative Bids will be due November 13, 2013. 
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 Executive Summary 
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INVESTMENT HIGHLIGHTS 
 
Desirable Retail Location: The Center at Smith Valley is located along a major thoroughfare in 
Greenwood, Indiana and benefits from its location a strong retail corridor that includes a Super 
Target, Home Depot, Meijer, Menards and Kroger. Greenwood is 10 miles south of the Indianapolis 
central business district. 
  
Shadow Anchor: The Center at Smith Valley 
is shadow anchored by a Super Target. 
 
Strong Demographics:   The Center at Smith 
Valley is situated within the affluent suburb of 
Greenwood, Indiana.  The 2013 estimated 
average household income within a 1-mile 
radius of the Property is $95,549.  
 
Convenient Access:   The Center at Smith 
Valley is located in the southeast quadrant of 
the intersection of West Smith Valley Road 
and State Route 135. It benefits from its 
excellent visibility and access.  
 
Leasing Upside/Value Add Opportunity:  With a current occupancy of 40.4%,  The Center at Smith 
Valley is well below the 3Q 2013 submarket occupancy rate of 84.4%, providing the opportunity for 
additional lease-up through increased leasing activity. 
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OFFERING SUMMARY 

 
Center at Smith Valley 
Address: 1675 West Smith Valley Road 
City, St: Greenwood, IN 
 
The Center at Smith Valley is a 59,978 
square foot retail facility located on West 
Smith Valley Road, a significant east/west 
surface route in the suburb of Greenwood, 
Indiana, a residential community in Johnson 
County, 10 miles south of the Indianapolis, 
Indiana CBD. The collateral was constructed 
in 1990 on a 6.55-acre site and renovated 
in 2006. The local area relies on the 
following major transportation arteries: I-65, US 31, SR 135, Main Street West, and West Smith Valley 
Road. Situated on West Smith Valley Road, the Subject has direct access to I-65, the major 
northwest/southeast interstate that passes through the Indianapolis area. The Property is currently 
occupied by 12 in-line commercial retail tenant spaces including a hair salon, a nail salon, a tanning 
salon, H&R Block, a physical therapy office, a gold and jewelry store, a frame shop, and four 
restaurants. Site improvements include asphalt paved parking areas, curbing, signage, landscaping, 
yard lighting and drainage. The property is shadow-anchored by Super Target.  
 
It has been reported that there have been on-going discussions with a large East Coast grocery chain 
store to potentially open up a 25,000 SF stand-alone grocery store on the property.  This would 
require the demolition of about the same amount of SF of existing improvements.  The discussions are 
currently in the preliminary. 
 
The shopping center is zoned C2 – Commercial by the City of Greenwood. Permitted uses include 
office, retail, auto service and various commercial uses.  
 
The asset will be sold in an offering with bids evaluated based upon a number of criteria established 
at Seller’s sole discretion, including but not limited to the purchase price for the asset, the prospective 
buyer's ability to perform within the time frame specified,  and other factors, such as whether there are 
any conditions to the bid. 
 

Property Information 
Property Name: Center at Smith Valley Net Rentable SF: 59,978 
Property Type: Retail Cutoff Balance / SF1: $107.67 
Address: 1675 West Smith Valley Road Land Area (acres): 6.55 
City: Greenwood Year Built/Renovated: 1990/2006 
State: IN Number of Buildings: 1 
Zip Code: 46142 Number of Stories: 1 
County: Johnson Elevators: No 
MSA: Indianapolis – Carmel, IN Parking Ratio (1,000 NRSF): 5.30 
Ownership Interest: Fee Simple Occupancy / As of: 40.4% - 09/01/2013 

                                                 
1 Based on unpaid balance as of September 2013 reporting period. As of 8/31/2013 the property was 49% occupied, however MyOrtho is 
vacating their space 10/31/2013, thus we have include their  Vacant space 
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FINANCIAL HIGHLIGHTS 
 

Property Performance and Financials 
Occupancy:   Revenues:     
8/31/2013 40.4% 8/31/2013 Annualized * $459,318 
12/31/12 47% 12/31/2012 $403,832 

NOI:     Expenses:     
8/31/2013 Annualized $391,163 8/31/2013 Annualized $192,294  

12/31/2012 $286,053 12/31/2012 $117,779  
*Revenue includes current base rent 
**As of 8/31/2013 the property was 49% occupied, however MyOrtho is vacating their space 10/31/2013, thus we have include their  
Vacant space above and removed their base rent. 

 
TRADE AREA PROFILE 
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Section III 
 

      Property Overview 
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PROPERTY SUMMARY 
 
The Center at Smith Valley is a 59,978 
square foot retail facility located on West 
Smith Valley Road, a significant east/west 
surface route in the suburb of Greenwood, 
Indiana, a residential community in 
Johnson County, ten miles south of the 
Indianapolis, Indiana CBD. The collateral 
was constructed in 1990 on a 6.55-acre 
site and renovated in 2006. The local area 
relies on the following major transportation 
arteries: I-65, US 31, SR 135, Main Street 
West, and West Smith Valley Road. Situated 
on West Smith Valley Road, the Subject has 
direct access to I-65, the major 
northwest/southeast interstate that passes 
through the Indianapolis area. The Property 
is currently occupied by 12 in-line commercial 
retail tenants. Site improvements include asphalt paved parking areas with a parking ratio of 5.30 for 
every 1,000 net rentable square foot, curbing, signage, landscaping, yard lighting and drainage.  

 
 The property is shadow-anchored by 
Super Target and is also located across 
the street from Home Depot. There are 
several newly constructed single-family 
subdivisions in the immediate area, 
which include iHunting Creek, 
Barrington East, and The Commons at 
Oldefield. Adjacent to The Commons 
at Oldefield is The Landings, which is a 
condominium subdivision, recently 

developed. 
 

It has been reported that there have been on-going discussions with a large East Coast grocery chain 
store to potentially open up a 25,000 SF stand-alone grocery store on the property.  This would 
require the demolition of about the same amount of SF of existing improvements.  The discussions are 
currently in the preliminary. 
 
As of September 1, 2013, the property was 49% occupied, however the tenant MyOrtho is vacating 
their space 10/31/2013, therefore the occupancy would decrease to 40.4%. Average base rent was 
$14.96 per square foot. Margarita’s Mexican Restaurant, is currently negotiating the terms of an 
amended lease which includes expansion into three vacant spaces.  
 

Tax Parcel 
Taxing Authority: Johnson County 
Parcel Number: 41-04-01-022-036-.000-041 
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RENT ROLL –SEPTEMBER 1, 2013 
 

Tenant Name 
Square 

Feet 
Lease Start 

Lease 
Expiration 

Current 
Annual Rent 

Rent PSF 

Dimensions Hair & Nail2 1,500 4/1/2010 3/31/2015 $21,329  $14.22  
MyOrthoTeam.Com3 - 10/1/2007 MTM - - 
H&R Block 1,500 5/1/1996 4/30/2018 $24,000  $16.00  
China House4 2,250 12/1/2009 12/31/2015 $24,030 $10.68  
Frames Plus 1,800 10/1/2000 9/30/2015 $20,700  $11.50  
Margaritas Mexican Restaurant, 
Inc. 

4,200 3/1/2013 2/28/2018 $67,200  $16.00  

Just Wing'n It 2,920 6/1/2007 12/31/2017 $49,319  $16.89  
Monical's Pizza5 4,071 8/15/2009 2/14/2017 $61,065  $15.00  
Meridian Title Corp. 2,400 5/1/2010 4/30/2015 $38,736  $16.14  
Paris Nails6 1,200 1/1/2008 12/31/2017 $20,323  $16.94  
Midwest Jewelry and Coin 
Exchange 

1,200 6/1/2012 1/31/2017 $19,200  $16.00  

Gold Coast Tanning 1,200 12/1/2012 11/30/2013 $16,800  $14.00  
OCCUPIED TOTAL 24,241 40.4%   $362,702  $14.96  
SUBJECT'S TOTAL 59,978         

 
TENANT ROLLOVER MATRIX  
 

Year Total Square Feet % of Total SF Total Rent % of Total Rent 
2013 1,200 2.0% $16,800  3.5% 
2015 7,950 13.3% $112,265  23.1% 
2017 9,391 15.7% $149,907  30.8% 
2018 1,500 2.5% $24,000  4.9% 

 
RECENT LEASING ACTIVITY  
 

  The tenant MyOrtho (6,722 SF) will be vacating the property on 10/31/13. 
 

 Margarita’s Mexican Restaurant recent moved from their 2,910 SF space to a 4,200 SF space 
at the property.   

 
 According to property management there is a lease to Wuzzler’s, which is in the final stages of 

approval.  Anticipated rent commencement in Q1 2014. 
 
 

                                                 
2 Dimensions Hair & Nail monthly rent to decrease to $1,777.38 on 10/01/2013. 
3 MyOrthoTeam.Com monthly rent to increase to $11,539.44 on 10/01/2013. 
4 China House monthly rent to increase to $2,625.00 on 11/01/2013. 
5 Monical’s Pizza monthly rent to increase to $5,428.00 on 02/15/2014. 
6 Paris Nails monthly rent to increase to $1,744.30 on 01/01/2014. 
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RECENT LEASING ACTIVITY  (CONT’D) 
 

 China House recently modified their lease for a change of rent to $10.68 per square foot 
through 12/31/13, $1128 PSF through 12/31/14 and $11.76 PSF through 12/31/13. They 
have an early termination option as of 12/31/13. 

 
LEASING & PROPERTY MANAGEMENT 
 
The Property is leased and managed by Cassidy Turley. 
 
SITE PLAN 
 

 
 
PARKING OVERVIEW 
 
The Property contains approximately 318 surface parking spaces with a parking ratio of 5.30 spaces 
per 1,000 NRSF. The parking spaces are asphalt-paved and striped, and adequately support the 
existing users.  
 
PHYSICAL DESCRIPTION 
 
Building Exterior: 
The building exterior is structural steel with masonry and concrete encasement. The floors are concrete 
slab and the exterior walls are dryvit. Retail spaces have glass and metal doors with thermal windows 
in aluminum frames.  
 



1675 West Smith Valley Road 
Center at Smith Valley | Greenwood, IN 

                                                                            
All contents subject to conditions and covenants set forth within this Offering Memorandum. 

 

17 
O

FFERIN
G

 M
EM

O
RAN

D
U

M
 

Roofing: 
The roof consists of a combination of flat and pitched roofs. There are built-up assemblies on the flat 
portions and asphalt singles on the pitched portions.  
 
Building Interiors: 
The Property’s interior includes drywall walls with carpet and tile flooring and 2 x 2 acoustical tile 
ceilings which have fluorescent and incandescent lighting.  
 
HVAC: 
Individual retail areas are serviced by roof-mounted HVAC units with forced air furnaces located 
within the interiors.  
 
Plumbing Systems: 
The plumbing system is typical of other properties in the area with a combination of PVC, steel, 
copper and cast iron piping throughout the building. It is assumed adequate for the existing use of the 
property and is in compliance with local law and building codes. There are adequate restrooms for 
men and women.  
 
Fire / Life-Safety Systems: 
The building is not sprinklered.  
 
Zoning: 
The shopping center is zoned C2 – Commercial by the City of Greenwood. The current use is a 
Neighborhood Center. Permitted uses within this district include office, retail, auto service and various 
commercial uses. Prohibited uses within this district include residential and industrial uses. The center 
is legally conforming. 

 
 
 



1675 West Smith Valley Road 
Center at Smith Valley | Greenwood, IN 

                                                                            
All contents subject to conditions and covenants set forth within this Offering Memorandum. 

 

18 
O

FFERIN
G

 M
EM

O
RAN

D
U

M
 

 
 
 
 
 

 
 
 
 
 
 
 

 
 

   
  

 
Section IV 

              Maps 
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AERIAL VIEW 
 

 

Center at Smith 
Valley 
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REGIONAL VIEW 
 

 
  

Center at Smith 
Valley 
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Section V 
 

          Market Overview 
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GENERAL MARKET ANALYSIS 

Moody’s Economy.com provides the following Indianapolis, Indiana metro area economic summary 

as of June 2013.  The full Moody’s Economy.com report is presented in the Addenda. 

 

RECENT PERFORMANCE 

Indianapolis is on the cusp of expansion thanks to a rapidly healing labor market. Revised 

employment data incorporating a more complete count of jobs show that the labor market is stronger 

than previously reported in part because the steep fall in professional/business services last year was 

overstated. Employment has surpassed its previous peak and, at 7.4%, the jobless rate is below the 

state average. 

BUSINESS SERVICES 

Following a weak stretch late last year, professional/business services payrolls are improving and will 

gain more traction in coming months. The state's strong fiscal position has enabled it to lower 

business costs, particularly taxes, and the rates that corporations pay will fall further in coming years. 

Indianapolis is well-positioned to benefit given its educated workforce. At 31%, the percentage of 

adults with a bachelor's degree or higher is above both the state and national averages. Affordable 

office space and a relatively diverse economy also give Indianapolis an advantage over other metro 

areas because they help attract investment from companies offering high-value-added service jobs. 

Prominent among recent announcements, Geico is opening a customer service center that will create 

up to 1,200 jobs, and Celadon Trucking Services will invest $5.7 million to open a driver training 

school that will employ 500 within a decade. 

TRANSPORTATION/DISTRIBUTION 

The outlook for transportation/distribution payrolls is favorable in the market. Transportation payrolls 

have almost recovered their cyclical losses, and the metro area is establishing itself as a major 

logistics hub in the Midwest. The Indiana Rail Road Co. is partnering with a Canadian company to 

build an intermodal terminal at its downtown location in Indianapolis, which will allow large 
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containers of cargo to be transferred between trains or trucks. FedEx is expanding its presence and will 

build a $40 million package distribution center in addition to its regional air freight hub at 

Indianapolis International Airport. Further, the metro area has been able to recoup a larger than 

average share of construction jobs thanks to increased demand for warehouse space. 

EMPLOYMENT 

The following table details Indianapolis’ top 20 employers: 

 

OUTLOOK 

Longer term, a well-diversified economy and reasonable cost structure will attract a steady inflow of 

businesses, which will help boost job and income growth above the U.S. average. 
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PROPERTY MARKET & SUBMARKET ANALYSIS 

The subject is located in the Indianapolis MSA; therefore, an overview of the Indianapolis retail market 

is relevant. Primary data sources used for this analysis includes CoStar, Claritas and CBRE 

Econometric Advisor’s.  The following discussion illustrates some general observations from CBRE 

Econometric Advisor’s (CBRE EA) Second Quarter 2013 Retail Outlook Report for the Indianapolis 

market. 

Indianapolis Overview 

The population of the Indianapolis area stands at 1.95 million, 36th largest of the retail markets 

tracked by CBRE EA. The average per capita income (according to recent data from Moody's 

Economy.com) is estimated to be $41,071, approximately 5% below the national average.  Total 

employment stands at 968,300 workers. 

 

Retail Market Forecast 

The short-term forecast calls for an overall increase in the number of workers through year-end 2014. 

Total net absorption is forecasted to be a positive 1.2 million square feet, out-pacing supply during 

the same period. By year-end 2014, the availability rate is expected to be 12.5% while rents are 

forecasted to grow to $15.30 compared to current market rents of $14.87. 
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Retail market forecast data includes neighborhood, community, and strip centers. Historical minimum, 

maximum, and average values for each variable are provided to put current market performance in 

perspective. The time period from which these values are calculated is 1980 (or the earliest year of 

available data) to the current year.   

The Indianapolis Economy 

In the last 4 quarters, Indianapolis's employment has grown at an average annual rate of 1.8%. Our 

forecast predicts growth of 1.9% in the Indianapolis area in the next five years. Indianapolis's 

construction employment sector will post the best job performance over the next five years. 

The table below presents the current employment levels for major industry groups as well as historical 

growth rates over the last five years, last 12 months, and the next five years. 

 

Economic Drivers of Demand 

Population, personal income, and most importantly, total employment are the primary economic 

drivers of retail demand. The following graph shows the annual growth rates of these variables from 

2004 through year-end 2018. 
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Indianapolis Annual History & Forecast 

The following is our six-year forecast for the Indianapolis neighborhood, community, and strip center 

retail market. Historical measures are provided back to 2004.  Market data through the 2nd quarter of 

2013 are included in the year-end 2013 estimates. 
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Total employment in the Indianapolis metro area grew by 9,100 jobs during the 2007-2012 period.  

Total employment in the Indianapolis metro area is projected to grow by 110,700 jobs during the 

2013-2018 period.  During the same time period, new supply is expected to average 485,200 

square feet, while net absorption is expected to average 706,700 square feet, out-pacing new supply.  

Availability rates are expected to improve to 11.5%, while rents are forecasted to rise to $18.96. 

Indianapolis Retail Sales 

Total retail sales for Indianapolis are estimated at $18.89 billion-accounting for 1.10% of the nation's 

total retail sales.  Over the last 5 years, retail sales in Indianapolis have grown at an annual rate of 

4.2%.  Our forecasts show retail sales for Indianapolis will continue to grow at an annual rate of 4.2% 

over the next 5 years. 

The following table presents is our six-year forecast for the Indianapolis retail market.  Historical 

measures are provided going back to 2004. 
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Construction Activity 

The following table outlines the recently completed, under construction, planned and proposed 

projects in the Indianapolis market.  The data compiled by Reis is not all-inclusive, but does detail 

many of the current projects.  As the table indicates, retail growth in the Indianapolis area is relatively 

strong, with numerous projects in the development pipeline.  
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Submarket Trends 

Technically, the subject property is located in the Southeast submarket. Our analysis will emphasize 

this submarket.   

Snapshot 

The following table is a snapshot of the historical performance of the Southeast submarket from 2001 

through the second quarter of 2013 with projections through 2017. 

 

Vacancy/Availability/Absorption  

The Southeast retail submarket experienced a significant increase in vacancy during the period 2001 

to 2004 when vacancy increased from 9.2% to 15.1% and then between Year-End 2006 and 2009 

when the rate jumped from 14.9% to 18.4%.  The current vacancy in the submarket has remained 

relatively stable with 15.8% vacancy reported in 2010 and current 2013 submarket vacancy reported 

at 15.3%.  Looking forward, Reis is projecting that vacancy in the submarket will trend downward 

through 2017.  Reis is projecting positive annual absorption in 2014 and continuing through 2017.   

Average Asking Lease Rate 

The average rental rates for the Southeast submarket have remained relatively flat since 2009 with a 

reported average low of $11.26 to a high of $11.41 per square foot, NNN.   Currently, an average 

rental rate of $11.27 is reported for the Q2 2013. Rental rates are projected to remain relatively flat 

through 2014 with increases beginning in 2015 and continuing through 2017. 
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OUTLOOK 

Considering the recent trends in population and household growth, the local retail market area should 

maintain a stabilized occupancy position.  The long-term projection for the subject submarket is for 

continued growth.  The property is in reasonable proximity to both employment centers and major 

roadways, and the surrounding retail developments are experiencing above average levels of 

demand. Based upon our analysis, the subject should enjoy favorable market acceptance. 
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NEIGHBORHOOD DESCRIPTION 

LOCATION 

The neighborhood is located in city of Greenwood which is a south suburb in the Indianapolis MSA.   

The subject neighborhood is located approximately 10 miles south of the Indianapolis central business 

district and situated between US-31 to the east and State Route 37 to the west.  Specifically, the 

subject property is located in the southeast quadrant of State Road 135 and Smith Valley Road.   

LAND USE 

The majority of recent development is centered along the three principal thoroughfares in the city of 

Greenwood which include State Road 135, State Road 37 and US 31.  The subject property is located 

in the State Road 135 retail corridor.  The immediate area is served with numerous neighborhood 

shopping centers and retail strip centers.  Significant increases in both population and households 

drove the expanding retail growth.  The neighborhood contains a variety of housing developments.  

The area saw its initial growth spurt in the 1970’s. Population and residential housing growth in the 

area continued with notable increases in the 1990’s through the present day.  Within a 1-mile radius 

of the subject, approximately 64% of single-unit housing was constructed from 1990 through today.  

Approximately 43% of single-unit housing was constructed during this same time period within a 5-

mile radius of the subject.  The median home value within a 1- to 5-mile radius of the subject ranges 

from $144,254 to $178,072.   

DEMOGRAPHICS  

Selected demographics in a 1, 3, and 5-mile radius from the subject are shown in the below table: 
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GROWTH PATTERNS 

The immediate area consists primarily of retail orientated uses of which there were significant 

development during the last ten years.  The majority of this development was centered along the three 

principal thoroughfares which include State Road 135, State Road 37 and US 31.  Driving the 

expanding retail growth was significant increases in both population and households. 

OUTLOOK 

As shown above, the population within the subject neighborhood has positive population growth over 

the last several years and household totals have increased as well.  Claritas projects continued growth 

through 2018, albeit at a slightly slower pace.  The subject property is well located along a major 

retail corridor and is well positioned with respect to local employment centers and residential 

destinations.  The subject neighborhood has a middle income demographic profile with a median 

household income of $75,600 within a one-mile radius.  Considering the demographic profile and 

projected continued growth, demand for the subject property is expected to be favorable.  
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IN-LINE RENT COMPARABLES 
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ANCHOR RENT COMPARABLES 
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SALES COMPARABLES  
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Section VI 
 

          Historical Financials 
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      Property Name

      NRSF
      Period Ending Date
      Occupancy Rate (physical)
      Average Rent per Occupied Square Foot
      Occupancy Date

  INCOME:

     Period Ended 12/31/12 $ PSF
8/31/2013 
Annualized $ PSF

      Base Rent 333,020$          362,702$          
      Expense Reimbursement 66,812$            80,626$            
      Other Income 4,000$             15,990$            

  E ffective Gross Income 403,832$      459,318$      

  OPERATING EXPENSES:
      Real Estate Taxes 58,258$            0.97$          56,227$            0.94$          
      Property Insurance 650$                0.01$          17,412$            0.29$          
      Utilities 8,356$             0.14$          20,314$            0.34$          
      Repairs & Maintenance 9,548$             0.16$          70,492$            1.18$          
      Janitorial 4,208$             0.07$          6,141$             0.10$          
      Management Fees 12,115$            0.20$          17,363$            0.29$          
      Payroll & Benefits 2,063$             0.03$          -$                    -$           
      Professional Fees 4,227$             0.07$          -$                    -$           
      General and Administrative 18,354$            0.31$          4,345$             0.07$          
 Total Operating Expenses 117,779$      1.96$       192,294$      3.21$       

  Operating Expense Ratio 29% 42%

 Net Operating Income 286,053$      267,024$      

Income:

Expense:

Paving, bad debt and leasing 
commision has been omitted. 
Management Fee has been adjusted 
to 3% EGI. 

Management Fee has been adjusted 
to 3% EGI. Capital Improvements, 
Lease Commissions, Bad Debt are 
omitted. Amounts are annualized 
based on 8/31/13 YTD data.

Center at Smith Valley

59,978

OPERATING STATEMENT COMMENTS

8/31/2013 Annualized

$15.44 $14.96

OPERATING STATEMENT ANALYSIS

Base Rent represents the stated 
annual base rent from the most 
recent rent roll available. This 
amount is not inclusive of any 
potential concessions associated 
with any new leasing activity. 
Reimbursements and Other Income 
are annualized based on 8/31/13 
YTD.

12/31/2012
40%

8/31/2013 Annualized
47%

12/31/2012
Prepaid rent has been omitted.

8/31/201312/1/2012


