Module 3: Predevelopment
Appendix
B6: Leases

» Critical Lease Provisions

» Lease Terms
« Commensurate with school plan
 |deal: 10-15 years
* Need to be able to recoup capital expense outlay

» Rent and Rental Escalations

» Tenant Improvement Allowance

* Money Landlord provides school to complete construction
» Capital Expenses

« Obligation of Landlord or School




Module 3: Predevelopment
Appendix

B6: Leases

» Critical Lease Provisions (continued)

»Renewal Rights
* Length and number of options
* Rental rate set at option period
* Imperative for school to have maximum control over
property and ability to set rent at a rate that is
affordable
»Sublease and Assignment Rights

« Maintain the ability to lease space to another entity in
the event school no longer needs space
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Module 3: Predevelopment
Appendix

B6: Leases
Sample Lease Terms

Term *10 years

Rent *$10 per square foot net of operating expenses and taxes
Rent Escalation *1.5% per year

Square Footage *40,000 square feet

Tenant Improvement Allowance *$20 per square foot

Estimated Operating Expenses and *$7 per square foot

Taxes (if applicable)

Assignment/Sublease *With Landlord approval, not to be unreasonably withheld
Renewal Options *Four five year options at fair market value




B6: Real Estate Cash Budget

Real Estate Cash Budget

Lease Expenses

Period <Calendar Rentable Base Rent Operating Tenant Annual Total Annual
O $ 36.70 $ 36.70 $ 1,468,000
1 2011 40,000 10.00 % 7.00 $ 17.00 $ 680,000
2 2012 40,000 $ 10.15 % 7.21 $ 17.36 $ 594 400
3 2013 40,000 $ 10.30 % 7.43 $ 17.73 $ 709,142
4 2014 40,000 $ 1046 % 7.65 $ 18.11 $ 724,235
5 2015 40,000 $ 10.61 % 7.88 $ 18.49 $ 739,688
G 2016 40,000 $ 10.77 % 8.11 $ 18.89 $ 755,510
7 2017 40,000 $ 1093 % 8.36 $ 19.29 $ 771,712
8 2018 40,000 $ 1110 % 8.61 $ 19.71 $ 788,303
9 2019 40,000 $ 11.26 % 8.87 $ 20.13 $ 805,293
10 2020 40,000 $ 1143 % 9.13 $ 20.57 $ 822,692
11 2021 40,000 § 11.61 3 9.41 $ 21.01 $ 840,513
12 2022 40,000 $ 11.78 % 9.69 $ 21.47 $ 858,765
13 2023 40,000 $ 11.96 $ 9.98 $ 21.94 $ 877.460
14 2024 40,000 $ 12.14 3 10.28 $ 22.42 $ 896,610
15 2025 40,000 $ 1232 3 10.59 $ 22.91 $ 916,227
Total $ 166.82 % 130.19 % 36.70 $ 333.71 $ 13,348,551
Net Present Va $ 93.21 % 71.24 $ 36.70 $ 201.15 $ 8,046,096
Lease Terms & Assumptions Tenant Improvements
Rentable Square Feet: 40,000 Leasehold Improvements $ 20.00
Lease Commencement: 17172011 Moving Costs $ -
Lease Expiration: 123172026 Soft Costs # % 6.00
NNN Rental Rate: $ 10.00 Furniture, Fixtures & Equipment $ 20.00
Rental Rate Escalation: 1.50% Telecom/Cabling $ 3.00
Opex and RE Tax Base Year: $ 7.00 Audiovisual $ 4.00
Operating Expense and Tax Annual 3.00% Security $ 1.00
Landlord Tenant Improvement Cont $ 20.00 Contingency # % 2.70
Tenant Improvement Budget: $ 56.70 Total Estimated Costs S 56.70
Landlord Contribution $ 20.00
Financial Assumptions Tenant Cost $ 36.70
Discount Rate 8.00%




B6: Sources and Uses Document

Sources and Uses Document

Sources Uses
Landlord Contribution $ 800,000 Leasehold Improvements $ 800,000
Grants $ 500,000 Soft Costs $ 240,000
Foundation One $ 350,000 Furniture, Fixtures & Equipme $ 800,000
Foundation Two $ 50,000 Telecom/Cabling $ 120,000
Individual Donors $ 50,000 Audiovisual $ 160,000
Security $ 40,000
Contingency $ 216,000
Total Sources $ 1,750,000 Total Uses $ 2,376,000

Capital Funding Gap  $ (626,000)




B6: Capital Budget

Capital Budget

$/SF Total

Leasehold Improvements $ 20.00 $ 800,000
Moving Costs % = % =

Soft Costs 30% $ 6.00 % 240,000
Furniture, Fixtures & Equipment $ 2000 % 800,000
Telecom/Cabling $ 3.00 $ 120,000
Audiovisual $ 400 $ 160,000
Security $ 1.00 $ 40,000
Contingency 5% $ 270 $ 108,000
Total Estimated Costs $ 5670 $ 2,268,000
Landlord Contribution $ 20.00 $ 800,000
Tenant Cost $ 36.70 $ 1,468,000
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B6: Facility Allowance and Real Estate
Proforma

Facility Allowance and Real Estate Proforma

Initial Outlay 2011 2012 2013 2014 2015 2016

Tenant Uses $ (2,268,000)

Tenant Sources $ 2268000

Facility Revenue $ 760,000 § 775200 § 790,704 § 806518 § 822648 § 839,101
Total Rent & Operating Expenses $(680,000) § (694,400) § (709,142) § (724235) §  (739,688) § (755,510)
Cost of Loan §T1197)  ($71.097)  (TILAOT) (STILA9T)  (§71.A97)  (§771.197)
Total Real Estate Expenses $ - § 2803 % 3603 % 4365 % 5086 § 5763 §  6,3%4
Net Facilities Cash Flow $ - 0§ 2803 6405 % 10770 § 1585 § 21619 § 28013
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