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I.  Project Description 
 
The County of Marin engaged Staubach Northern California, Inc. (Staubach) on February 12, 2008 to provide real estate 
advisory services to assist in the development of an Emergency Operations/Public Safety Facility (EOF). To better prepare 
for a disaster and meet on-going services to Marin residents, the County is planning to construct this facility at the Marin 
Civic Center Campus. The County Board of Supervisors has selected a site directly across from the Marin Civic Center 
Building, a Registered National Historic Landmark designed by Frank Lloyd Wright. The County requires assistance in 
preparing and implementing a strategic plan for the delivery, design and financing of the EOF.  Staubach has been asked 
to recommend the most cost-effective solution.  
 
Several phasing scenarios for the facility’s construction were developed by Beverly Prior Architects (see II. A below). 
Under the full EOF program, the EOF would house the Office of Emergency Services, Sheriff’s Operations, the Marin 
Emergency Radio Authority (MERA)1, Dispatch, the County’s servers and supporting staff from the Information Services & 
Technology (IST) department and a County multipurpose meeting room.  The EOF is programmed to be approximately 
83,000 sf with a useful life of 40 to 50 years and must meet California’s strict construction standards under the Essential 
Services Building Act.  Ancillary functions not required to be housed at the essential services standard will total 
approximately 7,500 sf.  Total project costs, including FF&E, will range from $88,444,860 to $113,268,580 depending on 
exact scope of work, commencement date, construction phasing strategy, transaction structure and financing method. 
 
In Phase I of this study, Staubach has:  
 

A)   Developed a strategic plan that considers alternative project delivery mechanisms,  
 
B)  Provided detailed capital financing plan alternatives for project program scopes, including review of monetizing 

certain County properties, 
 
C) Evaluated and described the pros and cons to the County of viable project delivery methods and   
 
D) Made recommendations based on findings and County requirements. 

 
Upon County acceptance of alternatives and/or recommendations, Staubach will in Phase II provide a detailed overall 
project delivery plan and project schedule. 
 
 
II. Key Findings 
 
A.    Definition of Needs: Alternative Scenarios and Costs   
 
To analyze cost/benefit tradeoffs, the County engaged Beverly Prior Architects (BPA) to identify various EOF size 
and construction phasing scenarios that are viable based on programming needs provided by the County.  The Cumming 
Corporation then provided hard and soft construction cost estimates for each scenario.  BPA identified four (4) scenarios, 
one to build the EOF in a single phase and the other scenarios involving a two-phase approach.  The results are 
summarized as follows: 

      Scenario 1- $88,444,860:  Single phase; 82,868 sf; 7,453 sf ancillary; 100% build out 

Scenario 2- $103,305,825:  Two phase; Phase 1: $69,230,825: 82,868 sf build out and shell; 36,924 sf build out 
plus 7,453 sf ancillary; Phase 2: $34,075,000: 45,944 TI build out  

                                                     
1 MERA costs, estimated to be $4.5 million, are not included in the project cost analysis as it is assumed to be allocated 
according to the Joint Powers Authority agreement. 
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Scenario 3-  $108,567,720:  Two phase; Phase 1: $56,813,370: 41,615 sf build out plus 7,453 sf ancillary;  

  Phase 2: $51,754,350: 41,073 sf build out 

Scenario 4-  $113,268,580:  Two phase; Phase 1: $47,720,050: 35,392 sf build out plus 7,453 sf ancillary; 
  Phase 2: $65,548,530: 47,475 sf build out 
 
Each scenario is evaluated in terms of overall cost in Section VI Financial Analysis.  
 
B.    Alternative Project Delivery Methodologies  
 
In addition to determining the appropriate size and construction phasing for the EOF, it is critical for the County to 
determine the optimal project delivery method to design and build the facility.  Staubach and the County determined it 
was appropriate to focus on the evaluation of two basic design and construction project delivery methods, Design Bid 
Build (DBB) and Design Build (DB)2.  With these options, the County could select either to manage the development 
project themselves through a Public Works (PW) process, or allocate the majority of schedule and cost risk and 
management responsibility by obtaining an “at-risk” 3rd Party Partner. 
 
DBB: This is a sequential form of project delivery that separates the design process from the construction and awards 
the construction contract in lump sum to the lowest responsible bidder. 
 
DB: This is a project delivery methodology that melds the selection and contract of the architectural firm and the 3rd Party 
Partner and/or general contractor.  Under this structure a single procurement action is taken in which a team comprised 
of the architect, developer and/or contractor is selected. 
 
For a project of this scope, Staubach recommends a DB methodology with a 3rd Party Partner, for the following reasons:    
Design Build:    
 

• Provides for strong Designer/Contractor Collaboration 
• Value engineering occurs throughout the design process and  avoids redesign costs 
• Fastest, least expensive method to achieve quality design and construction  

 
3rd Party Partner:  
 

• 3rd Party Partner is contractually obligated to assume cost and schedule risk 
• Does not significantly strain County staff and other management resources  
• Leverages the experience of the private sector 
• Design control is still maintained by the County 

 
It should be noted that design changes after the design phase is complete and after a guaranteed maximum price (GMP) 
is set are costly and time consuming. Although we are recommending a 3rd Party Partner using Design Build, it should be 
noted that a 3rd Party Partner can employ other delivery methods available to them as long as County requirements 
and/or cost & schedule goals are met. 
 
 
 
                                                     
2 Until last year the County was legislatively constrained to delivering all capital projects utilizing Design Bid Build project 
delivery method.  However, in 2008 the legislature amended Public Contracts Code 20133 to allow all 58 California 
counties to use Design Build contracting for public works construction (SB 416). The amendment ends the piecemeal, 
annual process of adding new counties to the list of those that could use Design Build contracting. The amendment 
retains both the sunset date of January 1, 2011, and all other substantive provisions.   
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C.  Financial Model for each Scenario, with DB/DBB variables  
 
Staubach created ten (10) different financial models for comparison (see Section VI).  Each of the four scenarios is 
modeled with a DB and a DBB delivery methodology, and Phase I only, on Scenarios 3 and 4 are modeled using the DB 
methodology. 
 
All models assume 5% tax exempt debt will be sourced to finance the project. 
 
Variations in the models, in addition to delivery methodology, are accounted for by phasing timeline differences and the 
relative necessity of leasing additional office space outside the Civic Center Campus. 
 
 
D.  Monetization of County Assets by Sale/Leaseback  
 
In evaluating opportunities for offsetting revenues, Staubach analyzed whether it would make sense for the County to 
enter into sale/leaseback transactions on four owned buildings: 120 North Redwood, 10 and 20 North San Pedro and 920 
Grand.  A determination of market value was made for each asset, based on current fair market rents, capitalization rates 
and comparable building sales data for Marin County.   
 
Unfortunately, a combination of high debt/equity ratio, in the case of 120 North Redwood, excessive deferred 
maintenance, in the case of 10 and 20 North San Pedro and the relatively small scale of 920 Grand Ave. renders 
sale/leaseback scenarios impractical at this time.   
 
 
E. COPS Refinancing Strategy  
 
In 1998, the County issued two Certificates of Participation (COPS), Series A & Series B, as a means of financing capital 
projects in the County.  Series B will be retired in August 2011. Conceptually speaking, the County could refinance the 
Series A COPS, remaining principal and interest in 2012 will be $18,892,300, to bring in new proceeds to finance the 
Emergency Operations Facility and other County projects.  The goal of the refinanced COPS is to maintain a debt service 
payment equal to or less than what the County is currently paying, which is approximately $3 million per year. 
 
 
III. Recommendations 
 
A.  Recommended Scenarios 
 
We believe Scenario 2 is the most cost-effective financing option for these reasons: 
 

• The County will get the entire building plus shell space constructed immediately and avoid the disruption and 
higher expense of future major construction 

• Internal expansion/tenant improvement of shell space can be provided as needed and in a short amount of time 

• The County has more capacity to absorb this debt because less capital (vs. Scenario 1) would have to be 
borrowed   

• Since the Civic Center Building has reached maximum space capacity, this scenario provides more flexibility for 
the Civic Center departments to expand out or “decompress”  

• It will provide immediate delivery with the enhanced services of a new EOF to Essential Services Building Act 
requirements   
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These benefits notwithstanding, because of County debt service goals and to allow for future budgetary flexibility for the 
County, it may be the case that scenarios 3 or 4 will prove to be the only ones that are financially feasible. 
 
 
B. Recommended Project Delivery Method 
 
We recommend the following project delivery structures for the various building scenarios under consideration for the 
EOF.  We believe that implementing the project under these recommendations will best ensure that the county receives: 

 
A) A new EOF that is designed to respect the Civic Center’s historical context and delivers the unique technical 

requirements of an essential services facility 
 

B) A project delivered in a timely and cost effective manner that provides the lowest overall design and construction 
risk to the County. 

 
Project Delivery Structures: 
 

1. In all possible construction phasing scenarios, we recommend that the County deliver the project using a Design 
Build methodology. It should be noted that a 3rd Party Partner can employ other delivery methods available to 
them as long as County requirements and/or cost & schedule goals are met. 

 
2. In all possible construction phasing scenarios, we recommend using a 2-stage RFC/RFP process that incorporates 

a design competition for architect/management team selection. A design competition approach is inherently 
geared towards allowing community input in the design process.  

 
3. To leverage the experience of outside professionals and to significantly transfer design and construction risk, we 

recommend the County develop the EOF using a 3rd Party Partner project delivery method.  
 
 
C. Recommended Financing Strategy 
 

Based on the analysis of different financing mechanisms, the refinancing of COPS produced the lowest cost of capital 
to the County.   

 
 
IV. Next Steps 
 
Upon the County’s acceptance for scenario selection, project delivery strategy and financing strategy, Staubach will start 
work on developing a detailed project schedule and project delivery for the County to implement.  
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PHASING STUDY DESCRIPTION 
 
The new Emergency Operations Facility (EOF) project is a new essential services public safety building of approximately 
82,868 sf, an ancillary building (not essential services) of 7,453 sf and surface parking of 111,844 sf. In 2005, Beverly 
Prior Architects produced a program and facilitated a cost estimate for this project. Based on this information, 4 separate 
options including two-story vs. three-story options and surface parking vs. a two-level parking structure were produced.  
A space needs list, conceptual site development diagrams, geotechnical studies and a civil engineer’s evaluation were 
provided to support the estimate.   
 
All of these previous studies were developed with the assumption that construction would be in a single-phased project. 
In order to offer more flexibility in financing and overall project delivery for the County, four alternative construction 
phasing scenarios were produced and subsequent cost estimates were done for each. The following is a description of 
each construction scenario.   
 
Scenario 1:  In this scenario, the entire scope of work is built out in a single construction phase. This includes 
Emergency Operation Center (EOC), Sheriff’s Administration, dispatch, patrol, IST, MERA1 and a community multipurpose 
room.  The total project square footage is for a public safety building of 82,868 sf, an ancillary building of 7,453 sf, and 
surface parking 111,844 sf. 
 
Scenario 2:  This scenario is a shelled space construction approach. In Phase 1 the EOC, IST, dispatch and MERA are 
fully built out, while space for the Sheriff’s Administration, patrol and County multipurpose room are only built out as a 
“cold” shell space2. Note, only site work associated with the EOC, IST and MERA¹ will be built out at Phase 1. The next 
step, Phase 2, will complete the build out of the shell space for Sheriff Administration, patrol, ancillary space and 
community multipurpose room.  The Phase 2 portion of this work will be built out as funds become available. In Phase 1, 
full public safety build out is 36,924 sf, a shelled build out of 45,944 sf and a shelled ancillary building build out of 7,453 
sf. 
 
Scenario 3:  In Phase 1, the full build out scope will include EOC, dispatch, IST, MERA¹, Sheriff’s Patrol along with 
associated site work.  For this initial phase, full public safety build out of 41,615 sf and ancillary building build out of 
7,453 sf and build out of surface parking of 77,245 sf. In Phase 2, the scope of work build out will include Sheriff’s 
Administration (including investigations, civil, and training services) for a total of 41,073 sf and the balance of surface 
parking of 34,599 sf.  
 
Scenario 4:  In Phase 1, full build out scope is the same as Scenario 3 except that Sheriff’s Patrol will move to Phase 2. 
The Phase 1 public safety build out is 35,392 sf and build out of surface parking of 53,148 sf. In Phase 2, full build out 
includes a 47,475 sf addition for Patrol and Sheriff’s Administration, ancillary building build out of 7,453 sf, and balance of 
surface parking of 58,696 sf (with an option of adding a deck of parking of 45,746 sf). 
 
 
 

                                                     
1 MERA costs estimated to be $4.5 million, are not included in the project cost analysis as it is assumed to be allocated 
according to the Joint Powers Authority agreement. 
 
2 Definition of Cold Shell.  The shell portion of the building, consists of foundations, the exterior walls (including the 
architectural skin), the floor slab for each story, the floor deck for each story, the load bearing walls, the roof system, the 
roof membrane with insulation, interior stairways, exterior doors and exterior door hardware, duct shafts, the elevators, 
paving and other parking areas, striping, sidewalks, loading docks, signage, parking curbs, ramps, dumpsters, gutters, 
storm sewer, electrical service with primary transmitter, bus duct, pull section, switch, main utility service conduits 
(excluding electrical panel) from the street to the building's perimeter, transformer pad, the main plumbing, water, gas 
and sewer connections. Also include smoke detection, fire alarm and security systems. 
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Below is a diagram of Scenarios 1 through 4: 
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Section III - Comparison of Alternative Project 
Delivery Methodologies

 
Overview 
 
The County of Marin is planning to construct a new Emergency Operations Facility (EOF) at the Marin Civic Center 
Campus. This modern facility will be designed to incorporate the latest strategies and techniques in disaster relief, 
technology and construction. The County Board of Supervisors has selected a site on the campus near the historic Marin 
County Civic Center designed by famed architect Frank Lloyd Wright. The new EOF will house the Office of Emergency 
Services, Dispatch, the Marin Emergency Radio Authority (MERA)¹, Information Services & Technology (IST), and possibly 
Sheriff's operations and a County multipurpose meeting room. All of these functions work hand-in-hand to effectively 
respond to a disaster. In determining an appropriate project delivery method, the goal is to determine the best method to 
develop the facility to meet the programmatic, financial, quality, and design needs of the user groups, other County 
departments and the community as a whole.  
 
There are several critical decisions relating to the process for design and implementation of the Emergency Operations 
Facility project that will impact its overall success.  These include: 
 

1. Determining which project delivery structure is most suitable for the EOF  
 

2. Determining whether the County manages the project “in house” as a public works project, or alternatively to 
procure a 3rd Party Partner to have responsibility for overall development on behalf of the County. A 3rd Party 
Partner could include either an “at-risk” merchant developer or a construction management firm 

 
3. Determining the process for a design competition to obtain an architect/management team to design the 

facility, whether as a sole contract or within a the context of a broader team 
 

4. Developing a process to ensure adequate community involvement and sufficient County oversight in the 
delivery method selected 

 
This section analyzes the pros and cons of choices available to address these project related issues and provide 
recommendations on preferred alternatives.  These alternatives were evaluated using the key points below to determine 
their anticipated impact on the project: 
 

• Hard and soft costs  
• Timeliness to construction completion 
• Allocation of risks associated with development 
• Availability of County resources & expertise to manage the project 
• Ease in facilitating community involvement to address neighborhood issues 
• Ability for County to oversee quality control aspects of the project to ensure quality and functional design 
• Ability to preserve the National landmark Civic Center Building and Campus 

 
 
A.  Project Delivery Methodologies 
 
There are two major forms of project delivery methods for capital projects: Design Bid Build (DBB) and Design Build (DB).  
In summary, DBB is a sequential form of project delivery that separates the design process from the construction and 
awards the construction contract in lump sum to the lowest responsive bidder.  DB is a project delivery methodology that 
melds the selection and contract of the architectural firm and general contractor or merchant developer.  Under this 
structure a single procurement action is taken in which a team comprised of the architect and developer/contractor is 
selected.  
 
 

¹MERA costs, estimated to be $4.5 million, are not included in the project cost analysis as it is assumed to be 
allocated according to the Joint Powers Authority agreement. 
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Section III - Comparison of Alternative Project 
Delivery Methodologies

3rd Party Partner, the County can structure the procurement to ensure that it selects a qualified team with 
significant prior experience on similar projects. 

 
 
C.  Architectural Selection and Design Process 
 
There are several important considerations that should be kept in mind when determining the selection process for an 
architectural/management firm to develop the new EOF. 
 

1. The project will be built next to a national historic landmark: the Frank Lloyd Wright designed Civic Center.  
This speaks to the need to select an architectural firm that has the vision, skills and sensitivity to design within 
this context.  It will also require a team that is experienced in structuring and implementing effective 
community outreach programs. 
 

2. The engineering requirements for an Emergency Operations Facility are complex and will require a 
Architectural and Engineering team that contains experts with a successful history of designing these types 
specialized facilities. 
 

3. The higher the “award winning” design credentials of an architectural firm, the more likely that this firm will 
charge a higher cost for design as a percentage of the overall project cost. 

 
 
Viable Options for Architectural Selection process 
 
Given the historical context of the site and the County’s need to conduct an open public process during the design of the 
EOF, there are only a couple of viable methods to consider for selecting the architectural/management team.  These 
include a “one stage” or a “two-stage” open design competition.   In a one stage competition the County would conduct a 
procurement that only allows for one set of architectural submittals to evaluate the qualifications and design concepts of 
the architectural teams.  For example, the County’s traditional RFP process is considered a one stage process. In a two-
stage competition, the first stage is designed to qualify the teams based on their past experience, technical qualifications, 
team resumes, project understanding and proposed methodology.  In addition, there will be a preliminary conceptual 
building and site design used to evaluate a team’s understanding of project goals.   After evaluating the submittals from 
the first stage, a short list of the best teams is selected and asked to move to the second stage.  During the second stage 
the short listed firms are asked to provide written and more detailed graphic depictions of their vision for the site and 
building design.  These designs are then evaluated and a final selection is made based upon the technical and price 
criteria established by the County. 
 
 
Recommended Process for Architect/Management Team Selection 
 
We do not believe it makes sense for the County to conduct a one stage competition on this project for the following 
reasons: 

• It would likely limit the competitive responses from top design firms because they would not want to invest 
the resources required for the response if they did not think they had a good shot a winning 

• It would limit the public’s ability to provide feedback on the design and design teams. 
• It would eliminate the chance that smaller firms would compete for the project because of the resources 

required to compete in a “one shot” competition without the benefit of knowing that they had made a short 
list 

• Unless the County committed to a significant submittal reimbursement fee to the losers, its highly unlikely that 
the design concepts received would provide sufficient detail for the County to make an objective decision 
about the design’s merits 
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Section III - Comparison of Alternative Project 
Delivery Methodologies

                                                    

• The evaluation of responses would be costly and cumbersome and potentially increase the chances of a 
protest because there is no filtering method to pre-qualify respondents, as there would in a two-stage 
procurement 

• A one stage selection requires the County to be fairly prescriptive in their requirements, whereas a two-stage 
procurement the County can solicit creative approaches in the first stage that can be used to inform the 
technical criteria in the second stage 

 
For these reasons, we recommend that the County select the Design/Management team using a two-stage open “design” 
competition process3, which is comprised of the following major steps: 
 

1. Position and market the project in a way that generates national (and possibly international) interest from 
highly qualified and award winning architectural firms. 
 

2. Run a two-stage Request for Concept (RFC)/Request for Proposal (RFP) selection process.   
 
a. A competition manual is produced and publically distributed. The manual outlines requirements, 

budgets, schedules, rules and other program & specification information necessary for competitors to 
participate.  

 
b. The first phase of this selection process is geared towards qualifying teams by their design 

credentials, team make up, past experience and proven technical ability to produce a design to meet 
the programmatic criteria for an emergency operations facility. In this phase, an initial conceptual 
design will be submitted for evaluation.    

 
c. The second phase of this design competition selection process is structured to comparatively evaluate 

short listed teams’ (3-4) design visions, specific team credentials, cost structure, work plan and 
schedule.  During this phase the County would also require bidders to submit their written and 
graphic design concepts for the new EOF. 

 
i. The Design teams would be required to make a formal presentation of their design concepts 

to the evaluation committee 
 

ii. Prior to final selection, we suggest the County have a series of public meetings to get 
community feedback on the designs provided 

 
Once the Design team is selected it will be important to develop a contractually supported process for design review and 
approval by the County at critical design milestones. It is important to note that a design competition can be used with 
either the Public Works or 3rd Party Partner management methods.  
 
Community Involvement and County Oversight of the Design Process 
 
In addition to the importance of the County having a strong process for the selection of the Design/Management team, it 
is also critical that the County has a structured process for input into the Design Process and that the Community is 
provided the opportunity to review and provide feedback on the architectural selection process.  The following two 
exhibits indicate in a draft project schedule format where the County and Community would be involved in oversight 
and/or input into the architectural selection process and the design process. 

 
3 This process could be used on either a DB or a DBB process.  Under a Design Build scenario the teams would be 
comprised of both the A/E and their construction or development partner. 
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Comparison of Alternative Project Delivery Methodologies

 

     

Design Build Project Schedule Showing Key Outreach and Approval Milestones
Marin County, Emergency Operations Facility Project 

PROJECT SCHEDULE - SHOWING COMMUNITY OUTREACH ACTIVITES
Year

Quarter 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2
Design  Build

Preparation of A/E & Management team 
solicitation

Solicitation for A/E & Management team  using 
2-stage RFC/RFP process

Early Design for CEQA application (to 
schematic level)

Environmental Review

Design Development

Construction Documentation

Permitting

Construction 

PROJECT SCHEDULE - SHOWING COUNTY REVIEW AND APPROVAL EVENTS

Year

Quarter 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2
Design - Build

Preparation of A/E & Management team 
solicitation

Solicitation for A/E & Management Team using 
2-stage RFC/RFP process

Early Design for CEQA application (to 
schematic level)

Environmental Review

Design Development

Construction Documentation

Permitting

Construction 

Project completion

2013

2009 2010 2011 2012 2013

2009 2010 2011 2012

client review & approval
community outreach

Community event for short 
listed Design Competition 
teams to present their 
concept

Community has an 
opportunity to review 
schematic design from 
architectural team

Community has 
presentation on Design at 
completion of Design 
Documentation

Community has an 
opportunity to review 
completed Environmental 
Review

County review of 
Solicitation documents

County Review  and 
approval of RFC 
responses and short list 
recommendations from 
the Design Competition

County review and approval of 
RFP responces and 
recommendations

County review and comment on schematic 
design & project budget.  Independent cost 
estimate #1

County review and comment on Design 
Development.  Independent cost estimate #2 and 
GMP is set if 3rd party partner is used

15 
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Section III - Comparison of Alternative Project 
Delivery Methodologies

In summary, we recommend the County deliver the EOF project as follows: 
1. Run a two-stage architect/management team design competition that would pair the architect as a part of the 

team including the 3rd Party Partner (either a general contractor or merchant developer or both) 
2. Utilize a 3rd Party Partner to manage the project to a Guaranteed Maximum Price and fixed schedule 

 



 

Section IV - Alternative Financing Strategies 

Overview 

 
When traditional financing methods are available to state or local municipalities, most governments choose to pursue 
direct tax-exempt debt financing as a method to finance new acquisitions or construction projects.  In challenging 
economic times, accessing the tax-exempt markets directly does have certain limitations and, therefore, other 
economically viable alternatives become necessary for review.   There are two primary alternatives to traditional financing 
methods: 1) a tax-exempt lease structure or COPS, whereby the government user (the “Government Lessee”) leases a 
facility from an entity that holds nominal title to the leased property, and then sells interests in this Capital Lease to the 
market on a tax-exempt basis, thus generating the funds to purchase and/or develop the facility, and 2) a Credit Tenant 
Lease (“CTL”) structure, where a private sector Landlord obtains taxable debt to purchase the facility, but because of a 
low interest rate environment, is able to present a viable low-cost true lease alternative to the Government Lessee. 
 
 
Tax-Exempt Financing 

 
Tax-exempt transactions are financing mechanisms used by qualified public issuers such as states, municipalities, 
counties, public colleges, and universities.  Funds may be borrowed for short terms or, more typically, for up to thirty to 
forty years.  Since the federal government does not tax the interest on such obligations, interest rates on tax-exempt 
debt are lower than those found in traditional taxable debt issuances.   
 
States, municipalities, counties, public colleges, and universities are considered political subdivisions for federal income 
tax purposes, which enables them to issue tax-exempt debt directly for financing purposes.  Private colleges and 
universities sometimes access tax-exempt funds indirectly as borrowers from higher education or economic development 
authorities. Tax-exempt financing for real estate needs is an attractive alternative to traditional financing methods for 
these entities.  
 
 
Capital Lease Financing with Tax-Exempt Funds 

 
One structure available to the Government Lessee would be a tax-exempt Capital Lease financing structure more 
commonly know as Certificates of Participation (COPs).  Usually, the public entity would establish a trust or other pass-
through entity to acquire and hold nominal title in the real estate asset.  Funds for the purchase of this real estate would 
be derived from the issuance to investors by the trust of Certificates of Participation in the lease of the real estate to the 
Government Lessee structured as a long-term capital lease.  This lease would provide for a nominal purchase option by 
the Government Lessee at the end of the lease term, and would thus be classified as a Capital Lease, which is considered 
a financing for federal income tax purposes.  Since the lessee is a governmental entity, the portion of the rental payments 
under the Capital Lease that reflects the “interest element” of the financing is tax exempt.  As such, annual rental 
expense for the Government Lessee reflects this lower debt cost.  
  
In some cases, this type of lease is not subject to voter approval because it is subject to annual appropriation and is not 
treated as debt under local law.  As such, a Capital Lease may not impact the availability of other tax-exempt financing 
for the Government Lessee for other purposes.  As such, the overall impact to the credit of the Government Lessee is less 
than would be the case with a direct debt instrument.   
 
In conclusion, Capital Lease tax-exempt financing is an attractive alternative for Government Lessees in today’s difficult 
economic times. 
 
 
 

 

 
 17 

   



 

Section IV - Alternative Financing Strategies 

Credit Tenant Lease Financing 

 
As the capital markets have become more sophisticated over the last ten years, many credit-worthy users have turned to 
the Credit Tenant Lease structure to lower their overall facilities cost.  This structure utilizes a true lease, which allows the 
lender to look at the credit-worthiness of the tenant in pricing the debt used by the owner of the real estate.  Under this 
structure, the Developer would commonly create a single purpose entity to own the facility and supply the equity required 
for the transaction, although these transactions are highly leveraged. Virtually all of the economic benefit of these 
transactions is derived from this debt financing, the cost of which is significantly lower than that from traditional debt 
sources for real estate projects. 

 
The Credit Tenant Lease structure can be applied to any governmental or educational entity that has an investment grade 
rating with one of the rating agencies (or that would qualify as investment grade).  The lease terms typically range from 
15 to 25 years, with favorable renewal options.  Unlike the Capital Lease tax-exempt structure, no bargain purchase 
option is provided at the end of the lease term.  Since these transactions are effectively credit financing transactions, they 
can be closed in as little as 30 days.  Developers will often obtain financing with an amortization period longer than the 
term of lease.  For this reason, lease payments can be very low as compared to a fully amortizing lease payment.  
Because the Developer/owner is a private entity, real estate taxes often apply but this depends on the how taxes are 
treated in the local jurisdiction.  If critical needs or speed to market are important factors, the Credit Tenant Lease 
Financing can be a viable alternative.  
 
 
Examples of Alternative Finance Strategies 
 
 
There are many examples of alternative financing mechanisms being employed by State and local governments across 
the United States.  The following excerpt from the State of Arizona Strategic Facilities Plan describes some of the 
advantages and disadvantages of these alternative strategies: 
 
From the State of Arizona Strategic Facilities Plan 2005: 
 
Alternative Acquisition and Financing Strategies 
 
Best Practice Goal: Utilize alternative acquisition and financing strategies when appropriate given the 
current fiscal constraints state governments are facing. 
 
Background: 
 
Nearly all state governments have faced significant capital constraints that have essentially eliminated appropriations for 
new facilities.  Given this baseline, state real estate departments have turned to alternative procurement methodologies 
that utilize the state’s credit.  The most common approach for state governments to acquire buildings is lease-to-own 
transactions such as the PLTO transactions currently employed by Arizona.  These essentially private placements have 
financing rates that are very competitive with the State’s general obligation indebtedness. 
 
Pro’s: 

 Many assets have been developed across the US by state and local governments through alternative financing in 
the face of “zero capital” budgeting situations.  In response to these widespread budget constraints 
national/regional investment banking houses are also providing financing vehicles that now accept transaction 
factors such as appropriation risk. 

 Acquisitions by lease-purchase have essentially the same benefits of ownership including exemption for real 
property taxes and lower property insurance costs. 
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Con’s: 
 In certain cases, States can run the risk of having to vacate alternatively financed projects prior to the financing 

having been fully amortized.  In these cases there can be difficulties in unwinding financing vehicles that may 
lead to monetary penalties.   

 Clearly, states need to abide by the philosophy of fiscal responsibility as detailed by documents such as the 
Sarbanes-Oxley act passed by Congress that mandates fiscal responsibility.  Stretching alternative financing past 
the bounds of normal fiduciary integrity is a line that is not to be crossed.  Any alternative financing vehicle that 
is adopted should be fully vetted inside of state government before being initiated. 

 
 
4. Alternative Acquisition and Financing Strategies (cont.) 
 
Other State Examples/ References: 

 The State of Arizona’s privatized “lease to own” initiative has essentially relocated state departments from 
commercial leased space in Phoenix to new buildings constructed on State capitol grounds by private developers.  
These developments use tax exempt financing, which translates to reduced space costs for state agencies.  At 
the conclusion of the tax exempt financing terms the buildings are owned by the state. 

 Real property exchanges (RPX) are transaction vehicles that offer the benefit of realizing the value of a 
higher/better use of real estate that is unsuitable or unproductive for the current state owner.  The State of 
Washington Highway Patrol has used RPX’s to obtain new, larger patrol buildings with approximately twice the 
value of the property exchanged. 

 
Relevance for Arizona: 
 

 While not widespread, alternative financing/acquisition strategies have been used by public/institutional entities 
in Arizona.  In addition to several PLTO projects initiated by ADOA, The University of Arizona recently used 
“blanket” 25 year tax exempt financing for three projects; 1) construction of a new $18 million dental school at 
Fitzsimmons; 2) purchase of a $10 million building in Arizona Springs for classrooms; and 3) The sale/leaseback 
of a $2 million building on the Arizona Springs campus to fund the renovation of a separate campus building. 

 Any alternative financing strategy for Arizona must take into consideration funding constraints that hamper 
deferred maintenance pool funding.  One possibility is to enter into lease purchase agreements with developers 
as part of the overall transaction, making the lease essentially “full-service” for the period of the financing. 

 
The private sector is being engaged in many ways to help facilitate development or acquisition of facilities for public 
entities.  The City of Tulsa, Oklahoma recently embarked on an award winning public private partnership (US Conference 
of Mayor’s 2008) for the acquisition of a new City Hall.  This particular transaction used a variety of creative financing 
mechanisms to facilitate acquisition of a 700,000 square foot building with minimal risk to the City.  The highlights of that 
transaction are as follows: 
 

• The seller agreed to take back owner financing until such time as the City could issue bonds through a 
Certificate of Participation (COP) transaction.   

• The bond issuer was the Tulsa Public Facility Authority (TPFA) thereby not requiring the full faith and credit of 
the City. 

 
This interim financing with the private sector allowed the City to 1) purchase the building at an 80% discount, 
and 2) time the market and issue bonds when most advantageous to the City. 

 
• The City will only occupy 50% of the 700,000 square foot building.  The Bank of Oklahoma accepted the lease 

up risk (for a profits interest) on all space not occupied by the City.   
 
By negotiating such an arrangement with the Bank of Oklahoma, the result was virtual elimination of vacant 
space risk for the City that still yielded an operational cost savings of approximately $1 million per year.   
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Marin County Considerations 
 
Presently Marin County is servicing a Series A & Series B COPS debt on a combined $3mm debt service taken from its 
General Fund.  The Series B debt is scheduled to be fully retired in August 1, 2011.  Given the challenging economic 
climate in which the County finds itself, the goal is to maintain or reduce the amount of on-going funds used for the 
purpose of building and/or maintaining facilities including the planned Emergency Operations Facility which is the focus of 
this study.  Staubach considered a variety of financing options to develop the new Emergency Operations Facility in Marin 
County.  Those options encompassed the following scenarios: 
 

1) Incur General Obligation Debt through Voter Referendum.  Under this scenario, the County would embark on the 
process of gaining voter approval for the issuance of additional debt to fund the Emergency Operation Facility.  
Under the very best of circumstances, it would take approximately 2 years to prepare for and include the 
initiative on a ballot (anticipated to be fall of 2010).  General obligation debt by way of voter referendum is a 
direct indebtedness and as such, the full faith and credit of the County is pledged.  While issuance can be time 
consuming and expensive, this method of funding projects usually has the advantage of offering the lowest 
interest rate to finance public projects.   

  
This option was discounted due to time constraints, required 2/3 majority voter approval, cost of issuance and 
lack of interest by the County to incur significant additional direct indebtedness at this time. 
 

2) Sale and Lease Back of existing owned facilities to partially fund development of new Emergency Operations 
Center. 

 
In certain instances, corporate America (and sometimes public entities) seek to re-engineer their balance sheets 
to free capital locked in owned assets.  This is usually done in one of two circumstances 1) the value of the 
assets is significantly above the remaining debt balance (providing a reservoir of capital to be used for other 
more pressing purposes such as to preserve programs) or 2) the government corporate entity urgently needs 
the capital locked in the assets for other more urgent (emergency) needs such as to develop a badly needed 
capital project (such as the Emergency Operations Facility) or to address neglected deferred maintenance in 
older buildings where health or public safety issues are now a concern. 
 
Mechanically, the owned asset is sold to a 3rd party at a mutually agreed upon price.  The price that is paid is 
usually a function of market dynamics and considers what the selling party can afford to pay as a lease payment.  
In the case of Marin County, this would be a structured financing strategy where the sold building would be 
leased by Marin County for a long term (usually 15+ years).    
 
Staubach analyzed several County buildings to determine if this option was feasible for County.  Those buildings 
included 920 Grand Avenue, 10 North San Pedro, 20 North San Pedro and 120 North Redwood. 
 
Research indicated that approximately $12,860,000 debt remains on 120 North Redwood.  This virtually 
eliminated the possibility of creating an affordable sale/leaseback on this, the most valuable asset considered.  
The remaining buildings have some deferred maintenance and require substantial upgrades to bring them to an 
efficient, modern standard that would make them candidates for a beneficial sale/leaseback scenario.  In 
addition, the resulting lease payments will be greater than what the County could achieve by choosing a COPS 
financing option. 
 
Weak capital markets, high cost of funds and building specific circumstances rendered this option unworkable. 
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3) Traditional Lease Financing (lease a suitable building in the marketplace) 
 

While many developers would be pleased to construct and lease such a facility to the County, developer return 
on equity requirements and higher cost of borrowing negated this option. 

 
Leasing a building in the Marin County marketplace is certainly an option.  At the time of this report, no buildings 
currently exist in the market that could satisfy the requirements as set forth by Beverly Prior Architects and the 
County.  Since the Emergency Operations Facility must be constructed to “essential building standards” any 
leased building would likely need to be “built to suit”.   
 
There is no doubt that many “fee” or “merchant” developers would be pleased to construct a new Emergency 
Operations Facility for the County and lease it to the County under a long term lease scenario.  This is usually a 
more expensive option and therefore was discounted.   
 
There are three primary components to rent:  Landlord Equity – these are funds contributed by the Landlord to 
the project.  These funds usually command a premium and often are priced at 300-500 basis points above the 
cost of debt.  The second component of rent is financing or debt placed on the building.  This can come from a 
variety of sources including banks, insurance companies, pension funds, etc.  In the current economic climate 
and capital market, we would expect the debt to a developer/investor to be priced at 6-7.5% depending on the 
term of loan.  This is contrasted to tax exempt debt available to the county at 4.5%-5.0%.  Finally, operating 
expenses (utilities, insurance, common area maintenance, cleaning, etc.) must be accounted for.  In many 
jurisdictions a building owned by a private entity (but leased by a public body) is subject to real estate tax 
whereas a building owned by the County through General Obligation Debt or a COPS issuance (discussed in next 
chapter) would not be subject to this tax. 

 
4) Issue COPS (Certificates of Participation) through local Development Authority or other tax exempt conduit to 

fund new construction. The mechanics of issuing Certificates of Participation or COPS are discussed in detail in 
the previously “Capital Lease Financing with Tax Exempt Debt”.  Nationally, we see this methodology as the 
most prevalent form of financing for public capital projects.  Its primary advantages are:   

 
a. Not incurring general obligation debt whereby the “full faith and credit” of the public entity is pledged. 
b. Low Cost (usually just slightly more expensive the direct indebtedness) 
c. Ownership of asset usually conveys for nominal sum to public entity once indebtedness is retired. 

 
This vehicle provides the opportunity to take advantage of low cost tax exempt debt.  A refinance of Series A 
with the inclusion of new debt can yield a combined debt service of $3mm (same as current debt service) and 
new proceeds of approximately $33.5mm. Coupled with approximately $30 million of funds reserved for the 
purpose of developing the new Emergency Operations Facility, this is the most economically feasible alternative.  
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COPS Financing Summary 
 

COPS Financing Summary

Scenario 1 Scenario 2 Scenario 3 Scenario 4

Cost to Construct Phase I 83,524,000$   65,655,000$    53,158,000$    44,470,000$       
Design Option Contingencies -$                    -$                 -$                 -$                    
   Subtotal 83,524,000$   65,655,000$    53,158,000$    44,470,000$       
Construction Premium DBB -$                    -$                 -$                 -$                    
   Subtotal 83,524,000$   65,655,000$    53,158,000$    44,470,000$       
Professional Fees 1,252,860$     984,825$         797,370$         667,050$            
Furniture Fixtures & Equipment 2,568,000$     1,491,000$      1,758,000$      1,483,000$         
IST and Radio Equipment 1,100,000$     1,100,000$      1,100,000$      1,100,000$         
   Subtotal 88,444,860$   69,230,825$    56,813,370$    47,720,050$       
One Time Capital Contribution (30,000,000)$  (30,000,000)$   (30,000,000)$   (30,000,000)$      
Amount to be Financed 58,444,860$  39,230,825$   26,813,370$    17,720,050$      

Debt Service 3,406,059$     2,286,300$      1,562,634$      1,032,692$         
Year 1 Operating Expenses 1,318,672$     539,084$         736,124$         516,717$            
Total Occupancy Costs Year 1 4,724,731$    2,825,385$     2,298,758$      1,549,409$        

Cost to Construct Phase II -$                    32,252,000$    49,635,000$    62,953,000$       
Design Option Contingencies -$                    -$                 -$                 -$                    
   Subtotal -$                    32,252,000$    49,635,000$    62,953,000$       
Construction Premium DBB -$                    -$                 -$                 -$                    
   Subtotal -$                    32,252,000$    49,635,000$    62,953,000$       
Professional Fees -$                    -$                 496,350$         629,530$            
Furniture Fixtures & Equipment -$                    1,823,000$      1,623,000$      1,966,000$         
IST and Radio Equipment -$                    -$                 -$                 -$                    
   Subtotal -$                    34,075,000$    51,754,350$    65,548,530$       
One Time Capital Contribution -$                    -$                 -$                 -$                    
Amount to be Financed -$                   34,075,000$   51,754,350$    65,548,530$      

Debt Service -$                    2,104,317$      3,196,113$      4,047,979$         
Year 1 Operating Expenses -$                    986,427$         733,784$         877,027$            
Total Occupancy Costs Year 1 -$                   3,090,744$     3,929,897$      4,925,006$        

Stabilized Costs  at Completion Phase II, Year 1
Total Construction 88,444,860$   103,305,825$  108,567,720$  113,268,580$     
Total Financed 58,444,860$  73,305,825$   78,567,720$    83,268,580$      
Total Combined Debt Service (Both Phases) 3,406,059$     4,390,617$      4,758,747$      5,080,671$         
Total Operating Expenses 1,318,672$     1,525,511$      1,469,908$      1,393,744$         
Total Occupancy Costs (Phase II, Year 1, Stabilized) 4,724,731$    5,916,128$     6,228,654$      6,474,415$         

 
Professional fees refers to consultant management fees to carrying out project schedule and project delivery on behalf of the County.  

 
The Appendix includes a series of financial analysis models for this study.  Generally, Staubach incorporated the 
programming/needs analysis prepared by Beverly Prior Architects, with building construction cost data and timing 
provided by Cumming Corporation.  To that data a series of assumptions and financial models were applied considering 
two methods of delivery 1) Design Build and 2) Design Bid Build (discussed in other sections of this report). 
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Section IV - Alternative Financing Strategies 

Primary assumptions include but are not limited to: 
 
         Assumptions 

• County Contribution     $30mm 
• Projected Operating Expenses    $12 per square foot 
• Cost of Borrowing (interest rate)    5% 
• Term of Loan      40 years 
• Forecast operating expense increases   4% 
• Savings from using a Design Build delivery method  10% of Construction Costs 
• Estimated cost of specialized equipment, etc.   $1.1mm 
• County of Marin credit rating    AAA insured, AA+ uninsured 
 

Requirement for Private Lease Space: 
 
The space needs of the County are currently being accommodated within several owned buildings.  Many County 
departments are experiencing overcrowding of employees with the existing owned facilities.  Development of a new 
Emergency Operations Facility will allow the County to “decompress” out of the overcrowded conditions that exist today.  
During an interim construction period (or permanently if the new EOF is never constructed) the County will need to lease 
privately owned space in the Marin County market.  The financial analysis depicted in this study assumes that the County 
leases this space at prevailing market rates in an amount sufficient to accommodate employees at the new space 
standards. 
 

 
 



 

Section V - Sale/leaseback Analysis

*Supporting financial analysis can be found in the Appendix. 
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One of the options we examined in the course of searching for the best possible solution to fund the new Emergency 
Operations Facility (EOF) was the possibility of the County entering into sale/leaseback agreements involving four of the 
/buildings the County owns and occupies.  The thinking is that doing so would provide an influx of up front cash, while 
containing occupancy costs by securing rental rates as part of the transaction that would not become burdensome five to 
ten years in the future.  The County properties that were analyzed include: 
 

• 120 North Redwood (51,300 SF office building) 
• 10 North San Pedro (25,100 SF office building) 
• 20 North San Pedro (25,100 SF office building) 
• 920 Grand Ave (6,200 SF health clinic) 
 

The first step in the process was to search for issues with the buildings that would deter potential buyers or render a sale 
impractical.  Unfortunately, two such problems exist. 
 
The first, a high deferred maintenance burden, applied to 10 and 20 North San Pedro.  Utilizing the county’s own 
assessments of these older buildings and the estimates of local Marin brokers familiar with the properties, we arrived at a 
deferred maintenance figure of $50 per square foot - about $1,250,000 to $1,750,000 total for each building.  Needless 
to say, this significantly reduced the amount the County could expect to receive in a sale of the buildings.  With the help 
of the same Marin County brokers, we estimated that the buildings, if in sound condition, could sell for $300 per square 
foot on the open market.  The $50 deferred maintenance figure reduced that number by about 17% - a significant 
obstacle to overcome. 
 
The second issue we encountered is the debt the County owes on 120 North Redwood.  The building was purchased in 
January of 2002 for about $14 million, of which the county still owes approximately $13 million.  The existence of this 
debt all but ruled out the possibility of a sale-leaseback transaction for this property. 
 
Despite these setbacks, we still analyzed what the County might expect to receive in a sale of the buildings, 120 North 
Redwood excepted.  (See Sale/Leaseback Spreadsheets in the Appendix.)  We began by assuming a capitalization rate of 
6.5% on a 20-year sale-leaseback, a reasonable number based on the feedback of Marin County brokers and our own 
assessment of current economic conditions in the Bay Area.  We then factored in a 5% vacancy allowance, a typical 
estimate. 
 
We assumed an effective rental rate of $2.50 per square foot per month for the life of the leaseback term (20 years in 
our analysis), starting with the below-market rate of $2.00 for the first five years to ease the County’s up-front burden.  
The thinking was that economic conditions should be much-improved in five years, and with the cost of the new EOF 
behind it, the County would be capable of paying higher rates on the back end of the term. 
 
After running the aforementioned scenario on each building we found that the County would end up paying much more in 
rent over the life of the term than it could reasonably expect to gain in a sale of the buildings.  For the smaller 920 Grand 
Ave., the initial cash gain would be negated by the rent paid in year 10 of the lease.  The same result would occur for 10 
and 20 North San Pedro eight years into the lease.  Additionally, the overall delta is so large - about $12.5 million on 10 & 
20 North San Pedro and just under $3 million on 920 Grand Ave.- that it simply would not be feasible for the County to 
enter into a sale/leaseback transaction involving any of the three buildings on which it does not carry debt. 
 
In conclusion, debt and deferred maintenance prevent sale/leaseback agreements from being valid options for the County 
in funding its new EOF.  Alternative courses of action will need to be pursued. 



 

Section VI - Financial Analysis

 
The Appendix includes a series of financial analyses for this study.  Generally, Staubach incorporated the 
programming/needs analysis prepared by Beverly Prior Architects, with building construction cost data and timing 
provided by Cumming Corporation.  To that data a series of assumptions and financial models were applied considering 
two methods of delivery 1) Design Build and 2) Design Bid Build (discussed in other sections of this report). 
 
Primary assumptions include but are not limited to: 
 

• Projected Operating Expenses 
 
• Cost of Borrowing (interest rate) 
 
• Term of Loan 

 
• Necessity of leasing space in the marketplace 
 
• Forecast operating expenses 
 
• Forecast operating expense increases 
 
• Savings from using a Design Build delivery method 
 
• Estimated cost of specialized equipment, etc. 

 
Conclusion 
 
Given the short term cash constraints of the County and pressing long term goal of establishing a badly needed 
Emergency Operations Facility, Staubach recommends Scenario 2.  This scenario and the reasons for our 
recommendation are discussed in greater detail in the Executive Summary section of this report.  However, given the 
County’s limitations on debt service, it may prove that scenarios 3 or 4 are the only financially feasible options.  
 

*Supporting financial analysis can be found in the Appendix. 
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Section VII - Recommendations

I.  Which Scenario? 

We recommend the County select Scenario 2 as the most cost-effective financing option for these reasons: 
 

A) The County will get the entire building plus shell constructed immediately. Major construction will not occur twice 

B) Internal expansion/tenant improvement of shell space can be provided as needed and in a short amount of time 

C) The County has more capacity to absorb this debt because less capital (vs. Scenario 1) would have to be 
borrowed   

D) This approach appears to meet the County’s cash flow (debt service and operating expense) benchmarks 

E) Since the Civic Center Building has reached maximum space capacity, this scenario provides more flexibility for 
the Civic Center departments to expand out or “decompress”  

F) It will provide immediate delivery with the enhanced services of a new EOF to Essential Services Building Act 
requirements   

G) These benefits notwithstanding, because of County debt service goals, it may be the case that scenarios 3 or 4 
will prove to be the only ones that are financially feasible. 

 

II.  Project Delivery Methods 
 
We recommend the following project delivery structures for the various building scenarios under consideration for the 
EOF.  We believe that implementing the project under these recommendations will best ensure that the county receives: 

 
A) A new EOF that is designed to respect the Civic Center’s historical context and delivers the unique technical 

requirements of an essential services facility 
 

B) A project delivered in a timely and cost effective manner that provides the lowest overall design and construction 
risk to the County. 

 
1. In all building scenarios we recommend that the County deliver the project using a Design Build methodology using a 

3rd Party Partner. It should be noted that a 3rd Party Partner may employ other delivery methods available to them 
as long as County requirements and/or cost & schedule goals are met.  Design Build is generally recommended. The 
benefits include: 
 
A) Faster time for project delivery 

 
B) County benefits from the collaboration between designer and constructor throughout the design process 

 
C) Helps ensure that compatible teams will be formed between designer, developer and constructor 

 
D) Simpler procurement model 

 
E) Transfer of cost and schedule risk from the County to the architect/management team 

 
2. In all building scenarios we recommend that the architect/management team be selected using a 2-stage RFC/RFP 

process that incorporates a “design competition”.  Under this process, the first stage of the selection is predominately 
focused on team qualifications and experience. The second stage of the solicitation is focused on the short listed 
teams’ design vision, project delivery approach and financial offer.  
 

A) RFC stage provides the opportunity to widely market the solicitation and provides the opportunity for 
architect/management teams to form in a manner that optimizes the collective expertise required on the project 
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Section VII - Recommendations

B) RFC stage acts as a funnel to qualify and narrow qualified teams for the short list 
 
C) RFP stage sets definitive design, financial and risk criteria to support an objective comparison between 

respondents 
 
D) Three to four short listed teams at RFP stage encourages respondents to make a significant investment in their 

response because they know they have a reasonable chance of winning. Note, honorarium should be given to 
the losing teams. 

 
3. In general we recommend the County develop the project using a 3rd Party Partner.  
   

A) The experience of 3rd Party  Partners may lead to cost savings and schedule reductions 
 
B) The County can leverage the experience of a 3rd Party Partner, possibly using a Design Build Method 
 
C) The 3rd Party Partner will take on cost and schedule risk in association with design and construction 
 

C.  Financing Strategy 
 

Based on the analysis of different tax-exempt financing options available and County requirements for debt service, the 
refinancing of COPS produced the lowest cost of capital to the County. Its primary advantages are:   

 
A) Not incurring general obligation debt whereby the “full faith and credit” of the public entity is pledged. 
 
B) Low Cost (usually just slightly more expensive the direct indebtedness) 
 
C) Ownership of asset usually conveys for nominal sum to public entity once indebtedness is retired. 

 
 
D.  Next Steps 

 

Upon the County’s acceptance for scenario selection, project delivery strategy and financing strategy, Staubach will start 
work on developing a detailed project schedule and project delivery for the County to implement.  
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Design Bid Build - Scenario 1 - Single Phase Construction Assumptions
Construct entire building and all interior improvements in one phase Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Building is constructed through Design Bid Build (DBB) process Square Footage Estimates provided by Beverly Prior Architects
As DBB, construction is delayed for 1 year due to process and construction premium of 10% is imposed Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital

Assumptions Phase I Assumptions Phase II Operating Expense Assumptions
Square Feet Occupied Phase I 90,321                           Square Feet Occupied Phase I -                  Annual Escal. 4.0%
Square Feet Occupied Phase II -                                 Square Feet Occupied Phase II -                  2008 12.00$             
Total Total 2009 12.48$             

2010 12.98$             
2011 13.50$             

Phase I Construction Phase II Construction 2012 14.04$             
Cost to Construct Phase I 83,524,000$                  Cost to Construct Phase II -$                2013 14.60$             
Design Option Contingencies -$                              Design Option Contingencies -$               2014 15.18$             
Subtotal 83,524,000$                  Subtotal -$                2015 15.79$             
Construction Premium DBB 10% 8,352,400$                   Construction Premium DBB 10% -$               2016 16.42$             
Subtotal 91,876,400$                  Subtotal -$                2017 17.08$             
Professional Fees 1.50% 1,378,146$                    Professional Fees 1.50% -$                2018 17.76$             
Furniture Fixtures & Equipment 2,568,000$                    Furniture Fixtures & Equipment -$                2019 18.47$             
IST and Radio Equipment 1,100,000$                    MERA, IST and Radio Equipment -$                2020 19.21$             
Miscellaneous -$                               Miscellaneous -$                2021 19.98$             
One Time Capital Contribution (30,000,000)$                One Time Capital Contribution -$               2022 20.78$            
Amount to be Financed 66,922,546$                 Amount to be Financed -$               2023 21.61$            
Term 40 Term 0
Interest Rate 5.0% Interest Rate 0.0%

3,900,123$                    -$                

Phase II
Sq. Ft. Debt Operating Sq. Ft. Debt Operating

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Total
2008 -           -$            -$                               2008 -          -$             -$                -$                 
2009 -           -$            -$                               2009 -          -$             -$                -$                 
2010 -           -$            -$                               2010 -          -$             -$                -$                 
2011 -           -$            -$                               2011 -          -$             -$                -$                 
2012 -           -$            -$                               2012 -          -$             -$                -$                 
2013 -           91,876,400$  -$            -$                               2013 -          -$                -$             -$                -$                 

1 2014 90,321     3,900,123$     1,371,419$  5,271,541$                    1 2014 -          -$                -$             -$                5,271,541$      
2 2015 90,321     3,900,123$     1,426,275$  5,326,398$                    2 2015 -          -$                -$             -$                5,326,398$      
3 2016 90,321     3,900,123$     1,483,326$  5,383,449$                    3 2016 -          -$                -$             -$                5,383,449$      
4 2017 90,321     3,900,123$     1,542,659$  5,442,782$                    4 2017 -          -$                -$             -$                5,442,782$      
5 2018 90,321     3,900,123$     1,604,366$  5,504,489$                    5 2018 -          -$                -$             -$                5,504,489$      
6 2019 90,321     3,900,123$     1,668,540$  5,568,663$                    6 2019 -          -$                -$             -$                5,568,663$      
7 2020 90,321     3,900,123$     1,735,282$  5,635,405$                    7 2020 -          -$                -$             -$                5,635,405$      
8 2021 90,321     3,900,123$     1,804,693$  5,704,816$                    8 2021 -          -$                -$             -$                5,704,816$      
9 2022 90,321     3,900,123$     1,876,881$  5,777,004$                    9 2022 -          -$                -$             -$                5,777,004$      

10 2023 90,321     3,900,123$     1,951,956$  5,852,079$                    10 2023 -          -$                -$             -$                5,852,079$      
11 2024 90,321     3,900,123$     2,030,034$  5,930,157$                    11 2024 -          -$                -$             -$                5,930,157$      
12 2025 90,321     3,900,123$     2,111,236$  6,011,359$                    12 2025 -          -$                -$             -$                6,011,359$      
13 2026 90,321     3,900,123$     2,195,685$  6,095,808$                    13 2026 -          -$                -$             -$                6,095,808$      
14 2027 90,321     3,900,123$     2,283,513$  6,183,636$                    14 2027 -          -$                -$             -$                6,183,636$      
15 2028 90,321     3,900,123$     2,374,853$  6,274,976$                    15 2028 -          -$                -$             -$                6,274,976$      
16 2029 90,321     3,900,123$     2,469,847$  6,369,970$                    16 2029 -          -$                -$             -$                6,369,970$      
17 2030 90,321     3,900,123$     2,568,641$  6,468,764$                    17 2030 -          -$                -$             -$                6,468,764$      
18 2031 90,321     3,900,123$     2,671,387$  6,571,510$                    18 2031 -          -$                -$             -$                6,571,510$      
19 2032 90,321     3,900,123$     2,778,242$  6,678,365$                    19 2032 -          -$                -$             -$                6,678,365$      
20 2033 90,321     3,900,123$     2,889,372$  6,789,495$                    20 2033 -          -$                -$             -$                6,789,495$      
21 2034 90,321     3,900,123$     3,004,947$  6,905,070$                    21 2034 -          -$                -$             -$                6,905,070$      
22 2035 90,321     3,900,123$     3,125,145$  7,025,268$                    22 2035 -          -$                -$             -$                7,025,268$      
23 2036 90,321     3,900,123$     3,250,151$  7,150,274$                    23 2036 -          -$                -$             -$                7,150,274$      
24 2037 90,321     3,900,123$     3,380,157$  7,280,280$                    24 2037 -          -$                -$             -$                7,280,280$      
25 2038 90,321     3,900,123$     3,515,363$  7,415,486$                    25 2038 -          -$                -$             -$                7,415,486$      
26 2039 90,321     3,900,123$     3,655,977$  7,556,100$                    26 2039 -          -$                -$             -$                7,556,100$      
27 2040 90,321     3,900,123$     3,802,216$  7,702,339$                    27 2040 -          -$                -$             -$                7,702,339$      
28 2041 90,321     3,900,123$     3,954,305$  7,854,428$                    28 2041 -          -$                -$             -$                7,854,428$      
29 2042 90,321     3,900,123$     4,112,477$  8,012,600$                    29 2042 -          -$                -$             -$                8,012,600$      
30 2043 90,321     3,900,123$     4,276,976$  8,177,099$                    30 2043 -          -$                -$             -$                8,177,099$      
31 2044 90,321     3,900,123$     4,448,056$  8,348,178$                    31 2044 -          -$                -$             -$                8,348,178$      
32 2045 90,321     3,900,123$     4,625,978$  8,526,101$                    32 2045 -          -$                -$             -$                8,526,101$      
33 2046 90,321     3,900,123$     4,811,017$  8,711,140$                    33 2046 -          -$                -$             -$                8,711,140$      
34 2047 90,321     3,900,123$     5,003,458$  8,903,580$                    34 2047 -          -$                -$             -$                8,903,580$      
35 2048 90,321     3,900,123$     5,203,596$  9,103,719$                    35 2048 -          -$                -$             -$                9,103,719$      
36 2049 90,321     3,900,123$     5,411,740$  9,311,863$                    36 2049 -          -$                -$             -$                9,311,863$      
37 2050 90,321     3,900,123$     5,628,209$  9,528,332$                    37 2050 -          -$                -$             -$                9,528,332$      
38 2051 90,321     3,900,123$     5,853,338$  9,753,461$                    38 2051 -          -$                -$             -$                9,753,461$      
39 2052 90,321     3,900,123$     6,087,471$  9,987,594$                    39 2052 -          -$                -$             -$                9,987,594$      
40 2053 90,321     3,900,123$     6,330,970$  10,231,093$                  40 2053 -          -$                -$             -$                10,231,093$    

Nominal Value 286,324,672$                Nominal Value -$                Nominal Value 286,324,672$  
Present Value 2008 @: 5.0% 82,485,574$                 Present Value 2008 @: 5.0% -$               Present Value 2008 @: 5.0% 82,485,574$   



Design Bid Build - Scenario 2 - Construct Entire Shell, then Interior in Two (2) Phases Assumptions
Construct entire shell in one phase, build interior in two (2) phases Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Building is constructed through Design Bid Build (DBB) process Square Footage Estimates provided by Beverly Prior Architects
As DBB, construction is delayed for 1 year due to process and construction premium of 10% is imposed Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution ($30 milion) provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital
Debt for second phase scheduled to expire with original issuance

Assumptions Phase I Assumptions Phase II Private Lease Assumptions Operating Expense Assumptions

Square Feet Occupied Phase I 36,924                 Square Feet Occupied Phase I -                       Annual Escalation 3.0% Annual Escalation 4.0%
Square Feet Occupied Phase II -                       Square Feet Occupied Phase II 53,397                 2008 2.50$             30.00$           2008 12.00$              
Total Total 2009 30.90$           2009 12.48$              

2010 Square Feet Required 31.83$           2010 12.98$              
Phase I Construction Phase II Construction 2011 Useable 20,000           32.78$           2011 13.50$              
Cost to Construct Phase I 65,655,000$       Cost to Construct Phase II 32,252,000$       2012 Circulation 35% 26,000           33.77$           2012 14.04$              
Design Option Contingencies -$                     Design Option Contingencies -$                    2013 Core Factor 15% 29,900          34.78$          2013 14.60$              
Subtotal 65,655,000$       Subtotal 32,252,000$       2014 35.82$           2014 15.18$              
Construction Premium DBB 10% 6,565,500$          Construction Premium DBB 10% 3,225,200$         2015 36.90$          2015 15.79$              
Subtotal 72,220,500$       Subtotal 35,477,200$       2016 38.00$           2016 16.42$              
Professional Fees 1.50% 1,083,308$          Professional Fees 0.00% -$                     2017 39.14$           2017 17.08$              
Furniture Fixtures & Equipment 1,491,000$          Furniture Fixtures & Equipment 1,823,000$         2018 40.32$           2018 17.76$              
IST and Radio Equipment 1,100,000$          MERA, IST and Radio Equipment -$                     2019 41.53$           2019 18.47$              
Miscellaneous -$                     Miscellaneous -$                     2020 42.77$           2020 19.21$              
One Time Capital Contribution (30,000,000)$      One Time Capital Contribution -$                    2021 44.06$           2021 19.98$              
Amount to be Financed 45,894,808$       Amount to be Financed 37,300,200$      2022 45.38$           2022 20.78$              
Term 40 Term 34
Interest Rate 5.0% Interest Rate 5.0%

2,674,665$          2,303,490$          

Phase II Lease of 3rd Party Space (Decompression) Total Occupancy Costs
Sq. Ft. Debt Operating Sq. Ft. Debt Operating Sq. Ft. Rents Total Sq. Ft. Debt Operating Lease

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Occupied PSF Rent Occupied Construction Service Expenses Expense Total
2008 -                  -$             -$                     2008 -           -$             -$                     2008 -$               -$               2008 -                 -$                  -$             -$             -$               -$                  
2009 -                  -$             -$                     2009 -           -$             -$                     2009 -$               -$               2009 -                 -$                  -$             -$             -$               -$                  
2010 -                  -$             -$                     2010 -           -$             -$                     2010 -                31.83$           -$               2010 -                 -$                  -$             -$             -$               -$                  
2011 -                  -$             -$                     2011 -           -$             -$                     2011 -                32.78$           -$               2011 -                 -$                  -$             -$             -$               -$                  
2012 -                  -$             -$                     2012 -           -$             -$                     2012 -                33.77$           -$               2012 -                 -$                  -$             -$             -$               -$                  
2013 -                  72,220,500$  -$             -$                     2013 -           -$             -$                     2013 -                34.78$           -$               2013 -                 72,220,500$    -$             -$             -$               -$                  

1 2014 36,924            2,674,665$      560,648$     3,235,313$          2014 -           -$             -$                     2014 9,919            35.82$           355,305$       2014 46,843           -$                  2,674,665$  560,648$     355,305$       3,590,618$      
2 2015 36,924            2,674,665$      583,074$     3,257,739$          2015 -           -$             -$                     2015 19,838          36.90$           731,929$       2015 56,762           -$                  2,674,665$  583,074$     731,929$       3,989,667$      
3 2016 36,924            2,674,665$      606,397$     3,281,062$          2016 -           -$             -$                     2016 29,756          38.00$           1,130,830$    2016 66,680           -$                  2,674,665$  606,397$     1,130,830$    4,411,891$      
4 2017 36,924            2,674,665$      630,652$     3,305,317$          2017 -           -$             -$                     2017 39,675          39.14$           1,553,006$    2017 76,599           -$                  2,674,665$  630,652$     1,553,006$    4,858,324$      
5 2018 36,924            2,674,665$      655,878$     3,330,543$          2018 -           -$             -$                     2018 39,675          40.32$           1,599,596$    2018 76,599           -$                  2,674,665$  655,878$     1,599,596$    4,930,140$      
6 2019 36,924            2,674,665$      682,114$     3,356,779$          2019 35,477,200    -$             -$                     2019 39,675          41.53$           1,647,584$    2019 76,599           35,477,200$    2,674,665$  682,114$     1,647,584$    5,004,363$      
7 2020 36,924            2,674,665$      709,398$     3,384,063$          1 2020 53,397     2,303,490$     1,025,884$  3,329,374$          2020 42.77$           -$               2020 90,321           -$                  4,978,155$  1,735,282$  -$               6,713,437$      
8 2021 36,924            2,674,665$      737,774$     3,412,439$          2 2021 53,397     2,303,490$     1,066,919$  3,370,410$          2021 44.06$           -$               2021 90,321           -$                  4,978,155$  1,804,693$  -$               6,782,849$      
9 2022 36,924            2,674,665$      767,285$     3,441,950$          3 2022 53,397     2,303,490$     1,109,596$  3,413,086$          2022 45.38$           -$               2022 90,321           -$                  4,978,155$  1,876,881$  -$               6,855,036$      

10 2023 36,924            2,674,665$      797,976$     3,472,641$          4 2023 53,397     2,303,490$     1,153,980$  3,457,470$          2023 46.74$           -$               2023 90,321           -$                  4,978,155$  1,951,956$  -$               6,930,112$      
11 2024 36,924            2,674,665$      829,896$     3,504,561$          5 2024 53,397     2,303,490$     1,200,139$  3,503,629$          2024 48.14$           -$               2024 90,321           -$                  4,978,155$  2,030,034$  -$               7,008,190$      
12 2025 36,924            2,674,665$      863,091$     3,537,756$          6 2025 53,397     2,303,490$     1,248,145$  3,551,635$          2025 49.59$           -$               2025 90,321           -$                  4,978,155$  2,111,236$  -$               7,089,391$      
13 2026 36,924            2,674,665$      897,615$     3,572,280$          7 2026 53,397     2,303,490$     1,298,070$  3,601,561$          2026 51.07$           -$               2026 90,321           -$                  4,978,155$  2,195,685$  -$               7,173,841$      
14 2027 36,924            2,674,665$      933,520$     3,608,185$          8 2027 53,397     2,303,490$     1,349,993$  3,653,484$          2027 52.61$           -$               2027 90,321           -$                  4,978,155$  2,283,513$  -$               7,261,668$      
15 2028 36,924            2,674,665$      970,860$     3,645,525$          9 2028 53,397     2,303,490$     1,403,993$  3,707,483$          2028 54.18$           -$               2028 90,321           -$                  4,978,155$  2,374,853$  -$               7,353,009$      
16 2029 36,924            2,674,665$      1,009,695$  3,684,360$          10 2029 53,397     2,303,490$     1,460,153$  3,763,643$          2029 55.81$           -$               2029 90,321           -$                  4,978,155$  2,469,847$  -$               7,448,003$      
17 2030 36,924            2,674,665$      1,050,083$  3,724,748$          11 2030 53,397     2,303,490$     1,518,559$  3,822,049$          2030 57.48$           -$               2030 90,321           -$                  4,978,155$  2,568,641$  -$               7,546,797$      
18 2031 36,924            2,674,665$      1,092,086$  3,766,751$          12 2031 53,397     2,303,490$     1,579,301$  3,882,791$          2031 59.21$           -$               2031 90,321           -$                  4,978,155$  2,671,387$  -$               7,649,542$      
19 2032 36,924            2,674,665$      1,135,769$  3,810,434$          13 2032 53,397     2,303,490$     1,642,473$  3,945,963$          2032 60.98$           -$               2032 90,321           -$                  4,978,155$  2,778,242$  -$               7,756,398$      
20 2033 36,924            2,674,665$      1,181,200$  3,855,865$          14 2033 53,397     2,303,490$     1,708,172$  4,011,662$          2033 62.81$           -$               2033 90,321           -$                  4,978,155$  2,889,372$  -$               7,867,527$      
21 2034 36,924            2,674,665$      1,228,448$  3,903,113$          15 2034 53,397     2,303,490$     1,776,499$  4,079,989$          2034 64.70$           -$               2034 90,321           -$                  4,978,155$  3,004,947$  -$               7,983,102$      
22 2035 36,924            2,674,665$      1,277,586$  3,952,251$          16 2035 53,397     2,303,490$     1,847,559$  4,151,049$          2035 66.64$           -$               2035 90,321           -$                  4,978,155$  3,125,145$  -$               8,103,300$      
23 2036 36,924            2,674,665$      1,328,689$  4,003,354$          17 2036 53,397     2,303,490$     1,921,461$  4,224,952$          2036 68.64$           -$               2036 90,321           -$                  4,978,155$  3,250,151$  -$               8,228,306$      
24 2037 36,924            2,674,665$      1,381,837$  4,056,502$          18 2037 53,397     2,303,490$     1,998,320$  4,301,810$          2037 70.70$           -$               2037 90,321           -$                  4,978,155$  3,380,157$  -$               8,358,312$      
25 2038 36,924            2,674,665$      1,437,111$  4,111,776$          19 2038 53,397     2,303,490$     2,078,252$  4,381,743$          2038 72.82$           -$               2038 90,321           -$                  4,978,155$  3,515,363$  -$               8,493,518$      
26 2039 36,924            2,674,665$      1,494,595$  4,169,260$          20 2039 53,397     2,303,490$     2,161,382$  4,464,873$          2039 75.00$           -$               2039 90,321           -$                  4,978,155$  3,655,977$  -$               8,634,133$      
27 2040 36,924            2,674,665$      1,554,379$  4,229,044$          21 2040 53,397     2,303,490$     2,247,838$  4,551,328$          2040 77.25$           -$               2040 90,321           -$                  4,978,155$  3,802,216$  -$               8,780,372$      
28 2041 36,924            2,674,665$      1,616,554$  4,291,219$          22 2041 53,397     2,303,490$     2,337,751$  4,641,242$          2041 79.57$           -$               2041 90,321           -$                  4,978,155$  3,954,305$  -$               8,932,461$      
29 2042 36,924            2,674,665$      1,681,216$  4,355,881$          23 2042 53,397     2,303,490$     2,431,261$  4,734,752$          2042 81.96$           -$               2042 90,321           -$                  4,978,155$  4,112,477$  -$               9,090,633$      
30 2043 36,924            2,674,665$      1,748,465$  4,423,130$          24 2043 53,397     2,303,490$     2,528,512$  4,832,002$          2043 84.42$           -$               2043 90,321           -$                  4,978,155$  4,276,976$  -$               9,255,132$      
31 2044 36,924            2,674,665$      1,818,403$  4,493,068$          25 2044 53,397     2,303,490$     2,629,652$  4,933,143$          2044 86.95$           -$               2044 90,321           -$                  4,978,155$  4,448,056$  -$               9,426,211$      
32 2045 36,924            2,674,665$      1,891,139$  4,565,804$          26 2045 53,397     2,303,490$     2,734,838$  5,038,329$          2045 89.56$           -$               2045 90,321           -$                  4,978,155$  4,625,978$  -$               9,604,133$      
33 2046 36,924            2,674,665$      1,966,785$  4,641,450$          27 2046 53,397     2,303,490$     2,844,232$  5,147,722$          2046 92.24$           -$               2046 90,321           -$                  4,978,155$  4,811,017$  -$               9,789,172$      
34 2047 36,924            2,674,665$      2,045,456$  4,720,121$          28 2047 53,397     2,303,490$     2,958,001$  5,261,492$          2047 95.01$           -$               2047 90,321           -$                  4,978,155$  5,003,458$  -$               9,981,613$      
35 2048 36,924            2,674,665$      2,127,275$  4,801,940$          29 2048 53,397     2,303,490$     3,076,321$  5,379,812$          2048 97.86$           -$               2048 90,321           -$                  4,978,155$  5,203,596$  -$               10,181,751$    
36 2049 36,924            2,674,665$      2,212,366$  4,887,031$          30 2049 53,397     2,303,490$     3,199,374$  5,502,864$          2049 100.80$         -$               2049 90,321           -$                  4,978,155$  5,411,740$  -$               10,389,895$    
37 2050 36,924            2,674,665$      2,300,860$  4,975,525$          31 2050 53,397     2,303,490$     3,327,349$  5,630,839$          2050 103.82$         -$               2050 90,321           -$                  4,978,155$  5,628,209$  -$               10,606,365$    
38 2051 36,924            2,674,665$      2,392,895$  5,067,560$          32 2051 53,397     2,303,490$     3,460,443$  5,763,933$          2051 106.94$         -$               2051 90,321           -$                  4,978,155$  5,853,338$  -$               10,831,493$    
39 2052 36,924            2,674,665$      2,488,610$  5,163,275$          33 2052 53,397     2,303,490$     3,598,861$  5,902,351$          2052 110.14$         -$               2052 90,321           -$                  4,978,155$  6,087,471$  -$               11,065,627$    
40 2053 36,924            2,674,665$      2,588,155$  5,262,820$          34 2053 53,397     2,303,490$     3,742,815$  6,046,306$          2053 113.45$         -$               2053 90,321           -$                  4,978,155$  6,330,970$  -$               11,309,125$    

Nominal Value 160,262,434$     Nominal Value 149,984,773$     Nominal Value 7,018,251$    Nominal Value 317,265,458$  
Present Value 2008 @: 5.0% 47,552,880$       Present Value 2008 @: 5.0% 36,635,697$      Present Value 2008 @: 5.0% 4,282,949$   Present Value 2008 @: 5.0% 88,471,526$    



Design Bid Build - Scenario 3 - Construct Two (2) Buildings in Phases Assumptions
Construct two different buildings in phases Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Buildings are constructed through Design Bid Build (DBB) process Square Footage Estimates provided by Beverly Prior Architects
As DBB, construction is delayed for 1 year due to process and construction premium of 10% is imposed Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution ($30 milion) provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital
Estimates of Decompression space (Private Lease Assumptions) provided by County
For purposes of this analysis, phasing of decompression space assumed to occur in three equal traunches
Debt for second phase scheduled to expire with original issuance

Assumptions Phase I Assumptions Phase II Private Lease Assumptions Operating Expense Assumptions
Square Feet Occupied Phase I 50,420                 Square Feet Occupied Phase I -                       Annual Escalation 3.0% Annual Escalation 4.0%
Square Feet Occupied Phase II -                       Square Feet Occupied Phase II 39,721                 2008 2.50$             30.00$           2008 12.00$              
Total Total 2009 30.90$           2009 12.48$              

2010 Square Feet Required 31.83$           2010 12.98$              
Phase I Construction Phase II Construction 2011 Useable 20,000           32.78$           2011 13.50$              
Cost to Construct Phase I 53,158,000$       Cost to Construct Phase II 49,635,000$       2012 Circulation 35% 26,000           33.77$           2012 14.04$              
Design Option Contingencies -$                     Design Option Contingencies 5,102,000$         2013 Core Factor 15% 29,900          34.78$          2013 14.60$              
Subtotal 53,158,000$       Subtotal 54,737,000$       2014 35.82$           2014 15.18$              
Construction Premium DBB 10% 5,315,800$          Construction Premium DBB 10% 5,473,700$         2015 36.90$          2015 15.79$              
Subtotal 58,473,800$       Subtotal 60,210,700$       2016 38.00$           2016 16.42$              
Professional Fees 1.50% 877,107$             Professional Fees 1.00% 602,107$             2017 39.14$           2017 17.08$              
Furniture Fixtures & Equipment 1,758,000$          Furniture Fixtures & Equipment 1,623,000$         2018 40.32$           2018 17.76$              
IST and Radio Equipment 1,100,000$          MERA, IST and Radio Equipment -$                     2019 41.53$           2019 18.47$              
Miscellaneous -$                     Miscellaneous -$                     2020 42.77$           2020 19.21$              
One Time Capital Contribution (30,000,000)$      One Time Capital Contribution -$                    2021 44.06$           2021 19.98$              
Amount to be Financed 32,208,907$       Amount to be Financed 62,435,807$      2022 45.38$           2022 20.78$              
Term 40 Term 34
Interest Rate 5.0% Interest Rate 5.0%

1,877,076$          3,855,751$          

Phase II Lease of 3rd Party Space (Decompression) Total Occupancy Costs
Sq. Ft. Debt Operating Sq. Ft. Debt Operating Sq. Ft. Rents Total Sq. Ft. Debt Operating Lease

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Occupied PSF Rent Occupied Construction Service Expenses Expense Total
2008 -                  -$             -$                     2008 -           -$             -$                     2008 -$               -$               2008 -                 -$                  -$               -$             -$             -$                  
2009 -                  -$             -$                     2009 -           -$             -$                     2009 -$               -$               2009 -                 -$                  -$               -$             -$             -$                  
2010 -                  -$             -$                     2010 -           -$             -$                     2010 31.83$           -$               2010 -                 -$                  -$               -$             -$             -$                  
2011 -                  -$             -$                     2011 -           -$             -$                     2011 32.78$           -$               2011 -                 -$                  -$               -$             -$             -$                  
2012 -                  -$             -$                     2012 -           -$             -$                     2012 33.77$           -$               2012 -                 -$                  -$               -$             -$             -$                  
2013 -                  58,473,800$  -$             -$                     2013 -           -$             -$                     2013 34.78$           -$               2013 -                 58,473,800$    -$               -$             -$             -$                  

1 2014 50,420            1,877,076$      765,569$     2,642,644$          2014 -           -$             -$                     2014 9,919            35.82$           355,305$       2014 60,339           -$                  1,877,076$    765,569$     355,305$     2,997,950$      
2 2015 50,420            1,877,076$      796,191$     2,673,267$          2015 -           -$             -$                     2015 19,838          36.90$           731,929$       2015 70,258           -$                  1,877,076$    796,191$     731,929$     3,405,196$      
3 2016 50,420            1,877,076$      828,039$     2,705,115$          2016 -           -$             -$                     2016 29,756          38.00$           1,130,830$    2016 80,176           -$                  1,877,076$    828,039$     1,130,830$  3,835,945$      
4 2017 50,420            1,877,076$      861,161$     2,738,236$          2017 -           -$             -$                     2017 39,675          39.14$           1,553,006$    2017 90,095           -$                  1,877,076$    861,161$     1,553,006$  4,291,243$      
5 2018 50,420            1,877,076$      895,607$     2,772,683$          2018 -           -$             -$                     2018 39,675          40.32$           1,599,596$    2018 90,095           -$                  1,877,076$    895,607$     1,599,596$  4,372,279$      
6 2019 50,420            1,877,076$      931,431$     2,808,507$          2019 60,210,700    -$             -$                     2019 39,675          41.53$           1,647,584$    2019 90,095           60,210,700$    1,877,076$    931,431$     1,647,584$  4,456,092$      
7 2020 50,420            1,877,076$      968,689$     2,845,764$          1 2020 39,721     3,855,751$     763,135$     4,618,886$          2020 42.77$           -$               2020 90,141           -$                  5,732,827$    1,731,824$  -$             7,464,651$      
8 2021 50,420            1,877,076$      1,007,436$  2,884,512$          2 2021 39,721     3,855,751$     793,661$     4,649,412$          2021 44.06$           -$               2021 90,141           -$                  5,732,827$    1,801,097$  -$             7,533,924$      
9 2022 50,420            1,877,076$      1,047,734$  2,924,809$          3 2022 39,721     3,855,751$     825,407$     4,681,158$          2022 45.38$           -$               2022 90,141           -$                  5,732,827$    1,873,141$  -$             7,605,968$      

10 2023 50,420            1,877,076$      1,089,643$  2,966,719$          4 2023 39,721     3,855,751$     858,423$     4,714,174$          2023 46.74$           -$               2023 90,141           -$                  5,732,827$    1,948,066$  -$             7,680,893$      
11 2024 50,420            1,877,076$      1,133,229$  3,010,304$          5 2024 39,721     3,855,751$     892,760$     4,748,511$          2024 48.14$           -$               2024 90,141           -$                  5,732,827$    2,025,989$  -$             7,758,816$      
12 2025 50,420            1,877,076$      1,178,558$  3,055,634$          6 2025 39,721     3,855,751$     928,471$     4,784,222$          2025 49.59$           -$               2025 90,141           -$                  5,732,827$    2,107,028$  -$             7,839,855$      
13 2026 50,420            1,877,076$      1,225,700$  3,102,776$          7 2026 39,721     3,855,751$     965,609$     4,821,361$          2026 51.07$           -$               2026 90,141           -$                  5,732,827$    2,191,310$  -$             7,924,136$      
14 2027 50,420            1,877,076$      1,274,728$  3,151,804$          8 2027 39,721     3,855,751$     1,004,234$  4,859,985$          2027 52.61$           -$               2027 90,141           -$                  5,732,827$    2,278,962$  -$             8,011,789$      
15 2028 50,420            1,877,076$      1,325,717$  3,202,793$          9 2028 39,721     3,855,751$     1,044,403$  4,900,154$          2028 54.18$           -$               2028 90,141           -$                  5,732,827$    2,370,120$  -$             8,102,947$      
16 2029 50,420            1,877,076$      1,378,746$  3,255,822$          10 2029 39,721     3,855,751$     1,086,179$  4,941,930$          2029 55.81$           -$               2029 90,141           -$                  5,732,827$    2,464,925$  -$             8,197,752$      
17 2030 50,420            1,877,076$      1,433,896$  3,310,972$          11 2030 39,721     3,855,751$     1,129,627$  4,985,378$          2030 57.48$           -$               2030 90,141           -$                  5,732,827$    2,563,522$  -$             8,296,349$      
18 2031 50,420            1,877,076$      1,491,251$  3,368,327$          12 2031 39,721     3,855,751$     1,174,812$  5,030,563$          2031 59.21$           -$               2031 90,141           -$                  5,732,827$    2,666,063$  -$             8,398,890$      
19 2032 50,420            1,877,076$      1,550,902$  3,427,977$          13 2032 39,721     3,855,751$     1,221,804$  5,077,555$          2032 60.98$           -$               2032 90,141           -$                  5,732,827$    2,772,706$  -$             8,505,533$      
20 2033 50,420            1,877,076$      1,612,938$  3,490,013$          14 2033 39,721     3,855,751$     1,270,676$  5,126,427$          2033 62.81$           -$               2033 90,141           -$                  5,732,827$    2,883,614$  -$             8,616,441$      
21 2034 50,420            1,877,076$      1,677,455$  3,554,531$          15 2034 39,721     3,855,751$     1,321,503$  5,177,254$          2034 64.70$           -$               2034 90,141           -$                  5,732,827$    2,998,958$  -$             8,731,785$      
22 2035 50,420            1,877,076$      1,744,553$  3,621,629$          16 2035 39,721     3,855,751$     1,374,363$  5,230,114$          2035 66.64$           -$               2035 90,141           -$                  5,732,827$    3,118,917$  -$             8,851,744$      
23 2036 50,420            1,877,076$      1,814,335$  3,691,411$          17 2036 39,721     3,855,751$     1,429,338$  5,285,089$          2036 68.64$           -$               2036 90,141           -$                  5,732,827$    3,243,673$  -$             8,976,500$      
24 2037 50,420            1,877,076$      1,886,909$  3,763,985$          18 2037 39,721     3,855,751$     1,486,511$  5,342,263$          2037 70.70$           -$               2037 90,141           -$                  5,732,827$    3,373,420$  -$             9,106,247$      
25 2038 50,420            1,877,076$      1,962,385$  3,839,461$          19 2038 39,721     3,855,751$     1,545,972$  5,401,723$          2038 72.82$           -$               2038 90,141           -$                  5,732,827$    3,508,357$  -$             9,241,184$      
26 2039 50,420            1,877,076$      2,040,881$  3,917,957$          20 2039 39,721     3,855,751$     1,607,811$  5,463,562$          2039 75.00$           -$               2039 90,141           -$                  5,732,827$    3,648,691$  -$             9,381,518$      
27 2040 50,420            1,877,076$      2,122,516$  3,999,592$          21 2040 39,721     3,855,751$     1,672,123$  5,527,874$          2040 77.25$           -$               2040 90,141           -$                  5,732,827$    3,794,639$  -$             9,527,466$      
28 2041 50,420            1,877,076$      2,207,416$  4,084,492$          22 2041 39,721     3,855,751$     1,739,008$  5,594,759$          2041 79.57$           -$               2041 90,141           -$                  5,732,827$    3,946,425$  -$             9,679,252$      
29 2042 50,420            1,877,076$      2,295,713$  4,172,789$          23 2042 39,721     3,855,751$     1,808,568$  5,664,320$          2042 81.96$           -$               2042 90,141           -$                  5,732,827$    4,104,282$  -$             9,837,109$      
30 2043 50,420            1,877,076$      2,387,542$  4,264,618$          24 2043 39,721     3,855,751$     1,880,911$  5,736,662$          2043 84.42$           -$               2043 90,141           -$                  5,732,827$    4,268,453$  -$             10,001,280$    
31 2044 50,420            1,877,076$      2,483,043$  4,360,119$          25 2044 39,721     3,855,751$     1,956,148$  5,811,899$          2044 86.95$           -$               2044 90,141           -$                  5,732,827$    4,439,191$  -$             10,172,018$    
32 2045 50,420            1,877,076$      2,582,365$  4,459,441$          26 2045 39,721     3,855,751$     2,034,394$  5,890,145$          2045 89.56$           -$               2045 90,141           -$                  5,732,827$    4,616,759$  -$             10,349,586$    
33 2046 50,420            1,877,076$      2,685,660$  4,562,736$          27 2046 39,721     3,855,751$     2,115,769$  5,971,520$          2046 92.24$           -$               2046 90,141           -$                  5,732,827$    4,801,429$  -$             10,534,256$    
34 2047 50,420            1,877,076$      2,793,086$  4,670,162$          28 2047 39,721     3,855,751$     2,200,400$  6,056,151$          2047 95.01$           -$               2047 90,141           -$                  5,732,827$    4,993,486$  -$             10,726,313$    
35 2048 50,420            1,877,076$      2,904,810$  4,781,885$          29 2048 39,721     3,855,751$     2,288,416$  6,144,167$          2048 97.86$           -$               2048 90,141           -$                  5,732,827$    5,193,226$  -$             10,926,053$    
36 2049 50,420            1,877,076$      3,021,002$  4,898,078$          30 2049 39,721     3,855,751$     2,379,953$  6,235,704$          2049 100.80$         -$               2049 90,141           -$                  5,732,827$    5,400,955$  -$             11,133,782$    
37 2050 50,420            1,877,076$      3,141,842$  5,018,918$          31 2050 39,721     3,855,751$     2,475,151$  6,330,902$          2050 103.82$         -$               2050 90,141           -$                  5,732,827$    5,616,993$  -$             11,349,820$    
38 2051 50,420            1,877,076$      3,267,516$  5,144,592$          32 2051 39,721     3,855,751$     2,574,157$  6,429,908$          2051 106.94$         -$               2051 90,141           -$                  5,732,827$    5,841,673$  -$             11,574,499$    
39 2052 50,420            1,877,076$      3,398,216$  5,275,292$          33 2052 39,721     3,855,751$     2,677,123$  6,532,874$          2052 110.14$         -$               2052 90,141           -$                  5,732,827$    6,075,339$  -$             11,808,166$    
40 2053 50,420            1,877,076$      3,534,145$  5,411,221$          34 2053 39,721     3,855,751$     2,784,208$  6,639,959$          2053 113.45$         -$               2053 90,141           -$                  5,732,827$    6,318,353$  -$             12,051,180$    

Nominal Value 147,831,588$     Nominal Value 184,406,566$     Nominal Value 7,018,251$    Nominal Value 339,256,405$  
Present Value 2008 @: 5.0% 42,203,500$       Present Value 2008 @: 5.0% 46,568,670$      Present Value 2008 @: 5.0% 4,282,949$   Present Value 2008 @: 5.0% 93,055,119$    



Design Bid Build - Scenario 4 - Construct Two (2) Buildings in Phases (Different Conguration than Scenario 3) Assumptions
Construct two different buildings in phases Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Buildings are constructed through Design Bid Build (DBB) process Square Footage Estimates provided by Beverly Prior Architects
As DBB, construction is delayed for 1 year due to process and construction premium of 10% is imposed Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution ($30 milion) provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital
Estimates of Decompression space (Private Lease Assumptions) provided by County
For purposes of this analysis, phasing of decompression space assumed to occur in three equal traunches
Debt for second phase scheduled to expire with original issuance

Assumptions Phase I Assumptions Phase II Private Lease Assumptions Operating Expense Assumptions
Square Feet Occupied Phase I 35,392                 Square Feet Occupied Phase I -                       Annual Escalation 3.0% Annual Escalation 4.0%
Square Feet Occupied Phase II -                       Square Feet Occupied Phase II 47,475                 2008 2.50$             30.00$           2008 12.00$              
Total Total 2009 30.90$           2009 12.48$              

2010 Square Feet Required 31.83$           2010 12.98$              
Phase I Construction Phase II Construction 2011 Useable 20,000           32.78$           2011 13.50$              
Cost to Construct Phase I 44,470,000$       Cost to Construct Phase II 62,953,000$       2012 Circulation 35% 26,000           33.77$           2012 14.04$              
Design Option Contingencies -$                     Design Option Contingencies 5,910,000$         2013 Core Factor 15% 29,900          34.78$          2013 14.60$              
Subtotal 44,470,000$       Subtotal 68,863,000$       2014 35.82$           2014 15.18$              
Construction Premium DBB 10% 4,447,000$          Construction Premium DBB 10% 6,886,300$         2015 36.90$          2015 15.79$              
Subtotal 48,917,000$       Subtotal 75,749,300$       2016 38.00$           2016 16.42$              
Professional Fees 1.50% 733,755$             Professional Fees 1.00% 757,493$             2017 39.14$           2017 17.08$              
Furniture Fixtures & Equipment 1,483,000$          Furniture Fixtures & Equipment 1,966,000$         2018 40.32$           2018 17.76$              
IST and Radio Equipment 1,100,000$          MERA, IST and Radio Equipment -$                     2019 41.53$           2019 18.47$              
Miscellaneous -$                     Miscellaneous -$                     2020 42.77$           2020 19.21$              
One Time Capital Contribution (30,000,000)$      One Time Capital Contribution -$                    2021 44.06$           2021 19.98$              
Amount to be Financed 22,233,755$       Amount to be Financed 78,472,793$      2022 45.38$           2022 20.78$              
Term 40 Term 34
Interest Rate 5.0% Interest Rate 5.0%

1,295,742$          4,846,122$          

Phase II Lease of 3rd Party Space (Decompression) Total Occupancy Costs
Sq. Ft. Debt Operating Sq. Ft. Debt Operating Sq. Ft. Rents Total Sq. Ft. Debt Operating Lease

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Occupied PSF Rent Occupied Construction Service Expenses Expense Total
2008 -                  -$             -$                     2008 -           -$             -$                     2008 -$               -$               2008 -                 -$                  -$             -$             -$             -$                  
2009 -                  -$             -$                     2009 -           -$             -$                     2009 -$               -$               2009 -                 -$                  -$             -$             -$             -$                  
2010 -                  -$             -$                     2010 -           -$             -$                     2010 31.83$           -$               2010 -                 -$                  -$             -$             -$             -$                  
2011 -                  -$             -$                     2011 -           -$             -$                     2011 32.78$           -$               2011 -                 -$                  -$             -$             -$             -$                  
2012 -                  -$             -$                     2012 -           -$             -$                     2012 33.77$           -$               2012 -                 -$                  -$             -$             -$             -$                  
2013 -                  48,917,000$  -$             -$                     2013 -           -$             -$                     2013 34.78$           -$               2013 -                 48,917,000$    -$             -$             -$             -$                  

1 2014 35,392            1,295,742$      537,386$     1,833,128$          2014 -           -$             -$                     2014 9,919            35.82$           355,305$       2014 45,311           -$                  1,295,742$  537,386$     355,305$     2,188,434$      
2 2015 35,392            1,295,742$      558,881$     1,854,624$          2015 -           -$             -$                     2015 19,838          36.90$           731,929$       2015 55,230           -$                  1,295,742$  558,881$     731,929$     2,586,553$      
3 2016 35,392            1,295,742$      581,237$     1,876,979$          2016 -           -$             -$                     2016 29,756          38.00$           1,130,830$    2016 65,148           -$                  1,295,742$  581,237$     1,130,830$  3,007,809$      
4 2017 35,392            1,295,742$      604,486$     1,900,229$          2017 -           -$             -$                     2017 39,675          39.14$           1,553,006$    2017 75,067           -$                  1,295,742$  604,486$     1,553,006$  3,453,235$      
5 2018 35,392            1,295,742$      628,666$     1,924,408$          2018 -           -$             -$                     2018 39,675          40.32$           1,599,596$    2018 75,067           -$                  1,295,742$  628,666$     1,599,596$  3,524,004$      
6 2019 35,392            1,295,742$      653,812$     1,949,555$          2019 -                     -$             -$                     2019 39,675          41.53$           1,647,584$    2019 75,067           -$                  1,295,742$  653,812$     1,647,584$  3,597,139$      
7 2020 35,392            1,295,742$      679,965$     1,975,707$          1 2020 47,475     4,846,122$     912,108$     5,758,230$          2020 42.77$           -$               2020 82,867           -$                  6,141,865$  1,592,073$  -$             7,733,937$      
8 2021 35,392            1,295,742$      707,163$     2,002,906$          2 2021 47,475     4,846,122$     948,592$     5,794,715$          2021 44.06$           -$               2021 82,867           -$                  6,141,865$  1,655,756$  -$             7,797,620$      
9 2022 35,392            1,295,742$      735,450$     2,031,192$          3 2022 47,475     4,846,122$     986,536$     5,832,658$          2022 45.38$           -$               2022 82,867           -$                  6,141,865$  1,721,986$  -$             7,863,851$      

10 2023 35,392            1,295,742$      764,868$     2,060,610$          4 2023 47,475     4,846,122$     1,025,998$  5,872,120$          2023 46.74$           -$               2023 82,867           -$                  6,141,865$  1,790,865$  -$             7,932,730$      
11 2024 35,392            1,295,742$      795,463$     2,091,205$          5 2024 47,475     4,846,122$     1,067,037$  5,913,160$          2024 48.14$           -$               2024 82,867           -$                  6,141,865$  1,862,500$  -$             8,004,365$      
12 2025 35,392            1,295,742$      827,281$     2,123,023$          6 2025 47,475     4,846,122$     1,109,719$  5,955,841$          2025 49.59$           -$               2025 82,867           -$                  6,141,865$  1,937,000$  -$             8,078,865$      
13 2026 35,392            1,295,742$      860,372$     2,156,115$          7 2026 47,475     4,846,122$     1,154,108$  6,000,230$          2026 51.07$           -$               2026 82,867           -$                  6,141,865$  2,014,480$  -$             8,156,345$      
14 2027 35,392            1,295,742$      894,787$     2,190,530$          8 2027 47,475     4,846,122$     1,200,272$  6,046,394$          2027 52.61$           -$               2027 82,867           -$                  6,141,865$  2,095,059$  -$             8,236,924$      
15 2028 35,392            1,295,742$      930,579$     2,226,321$          9 2028 47,475     4,846,122$     1,248,283$  6,094,405$          2028 54.18$           -$               2028 82,867           -$                  6,141,865$  2,178,862$  -$             8,320,726$      
16 2029 35,392            1,295,742$      967,802$     2,263,544$          10 2029 47,475     4,846,122$     1,298,214$  6,144,336$          2029 55.81$           -$               2029 82,867           -$                  6,141,865$  2,266,016$  -$             8,407,881$      
17 2030 35,392            1,295,742$      1,006,514$  2,302,256$          11 2030 47,475     4,846,122$     1,350,143$  6,196,265$          2030 57.48$           -$               2030 82,867           -$                  6,141,865$  2,356,657$  -$             8,498,521$      
18 2031 35,392            1,295,742$      1,046,775$  2,342,517$          12 2031 47,475     4,846,122$     1,404,148$  6,250,271$          2031 59.21$           -$               2031 82,867           -$                  6,141,865$  2,450,923$  -$             8,592,788$      
19 2032 35,392            1,295,742$      1,088,646$  2,384,388$          13 2032 47,475     4,846,122$     1,460,314$  6,306,437$          2032 60.98$           -$               2032 82,867           -$                  6,141,865$  2,548,960$  -$             8,690,825$      
20 2033 35,392            1,295,742$      1,132,191$  2,427,934$          14 2033 47,475     4,846,122$     1,518,727$  6,364,849$          2033 62.81$           -$               2033 82,867           -$                  6,141,865$  2,650,918$  -$             8,792,783$      
21 2034 35,392            1,295,742$      1,177,479$  2,473,221$          15 2034 47,475     4,846,122$     1,579,476$  6,425,598$          2034 64.70$           -$               2034 82,867           -$                  6,141,865$  2,756,955$  -$             8,898,820$      
22 2035 35,392            1,295,742$      1,224,578$  2,520,321$          16 2035 47,475     4,846,122$     1,642,655$  6,488,777$          2035 66.64$           -$               2035 82,867           -$                  6,141,865$  2,867,233$  -$             9,009,098$      
23 2036 35,392            1,295,742$      1,273,561$  2,569,304$          17 2036 47,475     4,846,122$     1,708,361$  6,554,484$          2036 68.64$           -$               2036 82,867           -$                  6,141,865$  2,981,923$  -$             9,123,787$      
24 2037 35,392            1,295,742$      1,324,504$  2,620,246$          18 2037 47,475     4,846,122$     1,776,696$  6,622,818$          2037 70.70$           -$               2037 82,867           -$                  6,141,865$  3,101,199$  -$             9,243,064$      
25 2038 35,392            1,295,742$      1,377,484$  2,673,226$          19 2038 47,475     4,846,122$     1,847,764$  6,693,886$          2038 72.82$           -$               2038 82,867           -$                  6,141,865$  3,225,247$  -$             9,367,112$      
26 2039 35,392            1,295,742$      1,432,583$  2,728,326$          20 2039 47,475     4,846,122$     1,921,674$  6,767,796$          2039 75.00$           -$               2039 82,867           -$                  6,141,865$  3,354,257$  -$             9,496,122$      
27 2040 35,392            1,295,742$      1,489,887$  2,785,629$          21 2040 47,475     4,846,122$     1,998,541$  6,844,663$          2040 77.25$           -$               2040 82,867           -$                  6,141,865$  3,488,428$  -$             9,630,292$      
28 2041 35,392            1,295,742$      1,549,482$  2,845,224$          22 2041 47,475     4,846,122$     2,078,483$  6,924,605$          2041 79.57$           -$               2041 82,867           -$                  6,141,865$  3,627,965$  -$             9,769,829$      
29 2042 35,392            1,295,742$      1,611,461$  2,907,204$          23 2042 47,475     4,846,122$     2,161,622$  7,007,744$          2042 81.96$           -$               2042 82,867           -$                  6,141,865$  3,773,083$  -$             9,914,948$      
30 2043 35,392            1,295,742$      1,675,920$  2,971,662$          24 2043 47,475     4,846,122$     2,248,087$  7,094,209$          2043 84.42$           -$               2043 82,867           -$                  6,141,865$  3,924,007$  -$             10,065,871$    
31 2044 35,392            1,295,742$      1,742,957$  3,038,699$          25 2044 47,475     4,846,122$     2,338,010$  7,184,133$          2044 86.95$           -$               2044 82,867           -$                  6,141,865$  4,080,967$  -$             10,222,832$    
32 2045 35,392            1,295,742$      1,812,675$  3,108,417$          26 2045 47,475     4,846,122$     2,431,531$  7,277,653$          2045 89.56$           -$               2045 82,867           -$                  6,141,865$  4,244,206$  -$             10,386,070$    
33 2046 35,392            1,295,742$      1,885,182$  3,180,924$          27 2046 47,475     4,846,122$     2,528,792$  7,374,914$          2046 92.24$           -$               2046 82,867           -$                  6,141,865$  4,413,974$  -$             10,555,838$    
34 2047 35,392            1,295,742$      1,960,589$  3,256,331$          28 2047 47,475     4,846,122$     2,629,944$  7,476,066$          2047 95.01$           -$               2047 82,867           -$                  6,141,865$  4,590,533$  -$             10,732,397$    
35 2048 35,392            1,295,742$      2,039,013$  3,334,755$          29 2048 47,475     4,846,122$     2,735,141$  7,581,264$          2048 97.86$           -$               2048 82,867           -$                  6,141,865$  4,774,154$  -$             10,916,019$    
36 2049 35,392            1,295,742$      2,120,573$  3,416,316$          30 2049 47,475     4,846,122$     2,844,547$  7,690,669$          2049 100.80$         -$               2049 82,867           -$                  6,141,865$  4,965,120$  -$             11,106,985$    
37 2050 35,392            1,295,742$      2,205,396$  3,501,138$          31 2050 47,475     4,846,122$     2,958,329$  7,804,451$          2050 103.82$         -$               2050 82,867           -$                  6,141,865$  5,163,725$  -$             11,305,590$    
38 2051 35,392            1,295,742$      2,293,612$  3,589,354$          32 2051 47,475     4,846,122$     3,076,662$  7,922,784$          2051 106.94$         -$               2051 82,867           -$                  6,141,865$  5,370,274$  -$             11,512,139$    
39 2052 35,392            1,295,742$      2,385,356$  3,681,099$          33 2052 47,475     4,846,122$     3,199,729$  8,045,851$          2052 110.14$         -$               2052 82,867           -$                  6,141,865$  5,585,085$  -$             11,726,950$    
40 2053 35,392            1,295,742$      2,480,771$  3,776,513$          34 2053 47,475     4,846,122$     3,327,718$  8,173,840$          2053 113.45$         -$               2053 82,867           -$                  6,141,865$  5,808,488$  -$             11,950,353$    

Nominal Value 102,895,081$     Nominal Value 228,486,119$     Nominal Value 7,018,251$    Nominal Value 338,399,450$  
Present Value 2008 @: 5.0% 29,344,587$       Present Value 2008 @: 5.0% 57,802,567$      Present Value 2008 @: 5.0% 4,282,949$   Present Value 2008 @: 5.0% 91,430,102$    



Design Build - Scenario 1 - Single Phase Construction Assumptions
Construct entire building and all interior improvements in one phase Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Building is constructed through Design Build (DB) process Square Footage Estimates provided by Beverly Prior Architects
As DB, procurement is expected to result in speedier delivery at lower cost Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital

Assumptions Phase I Assumptions Phase II Operating Expense Assumptions
Square Feet Occupied Phase I 90,321          Square Feet Occupied Phase I -             Annual Escal. 4.0%
Square Feet Occupied Phase II -                  Square Feet Occupied Phase II -              2008 12.00$           
Total Total 2009 12.48$            

2010 12.98$            
2011 13.50$            

Phase I Construction Phase II Construction 2012 14.04$            
Cost to Construct Phase I 83,524,000$  Cost to Construct Phase II -$           2013 14.60$            
Design Option Contingencies -$               Design Option Contingencies -$           2014 15.18$            
Subtotal 83,524,000$  Subtotal -$           2015 15.79$            
Construction Premium DBB 0% -$               Construction Premium DBB 10% -$           2016 16.42$            
Subtotal 83,524,000$  Subtotal -$           2017 17.08$            
Professional Fees 1.50% 1,252,860$    Professional Fees 1.50% -$           2018 17.76$            
Furniture Fixtures & Equipment 2,568,000$    Furniture Fixtures & Equipment -$           2019 18.47$            
IST and Radio Equipment 1,100,000$    MERA, IST and Radio Equipment -$           2020 19.21$            
Miscellaneous -$               Miscellaneous -$           2021 19.98$            
One Time Capital Contribution (30,000,000)$ One Time Capital Contribution -$           2022 20.78$            
Amount to be Financed 58,444,860$  Amount to be Financed -$           2023 21.61$            
Term 40 Term 0
Interest Rate 5.0% Interest Rate 0.0%

3,406,059$     -$            

Phase II
Sq. Ft. Debt Operating Sq. Ft. Debt Operating

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Total
2008 -          -$            -$                2008 -         -$            -$            -$                
2009 -          -$            -$                2009 -         -$            -$            -$                
2010 -          -$            -$                2010 -         -$            -$            -$                
2011 -          -$            -$                2011 -         -$            -$            -$                
2012 -          83,524,000$ -$            -$                2012 -         -$            -$            -$                

1 2013 90,321     3,406,059$     1,318,672$ 4,724,731$     1 2013 -         -$               -$            -$            4,724,731$     
2 2014 90,321     3,406,059$     1,371,419$ 4,777,478$     2 2014 -         -$               -$            -$            4,777,478$     
3 2015 90,321     3,406,059$     1,426,275$ 4,832,334$     3 2015 -         -$               -$            -$            4,832,334$     
4 2016 90,321     3,406,059$     1,483,326$ 4,889,385$     4 2016 -         -$               -$            -$            4,889,385$     
5 2017 90,321     3,406,059$     1,542,659$ 4,948,718$     5 2017 -         -$               -$            -$            4,948,718$     
6 2018 90,321     3,406,059$     1,604,366$ 5,010,425$     6 2018 -         -$               -$            -$            5,010,425$     
7 2019 90,321     3,406,059$     1,668,540$ 5,074,599$     7 2019 -         -$               -$            -$            5,074,599$     
8 2020 90,321     3,406,059$     1,735,282$ 5,141,341$     8 2020 -         -$               -$            -$            5,141,341$     
9 2021 90,321     3,406,059$     1,804,693$ 5,210,752$     9 2021 -         -$               -$            -$            5,210,752$     

10 2022 90,321     3,406,059$     1,876,881$ 5,282,940$     10 2022 -         -$               -$            -$            5,282,940$     
11 2023 90,321     3,406,059$     1,951,956$ 5,358,015$     11 2023 -         -$               -$            -$            5,358,015$     
12 2024 90,321     3,406,059$     2,030,034$ 5,436,093$     12 2024 -         -$               -$            -$            5,436,093$     
13 2025 90,321     3,406,059$     2,111,236$ 5,517,295$     13 2025 -         -$               -$            -$            5,517,295$     
14 2026 90,321     3,406,059$     2,195,685$ 5,601,744$     14 2026 -         -$               -$            -$            5,601,744$     
15 2027 90,321     3,406,059$     2,283,513$ 5,689,572$     15 2027 -         -$               -$            -$            5,689,572$     
16 2028 90,321     3,406,059$     2,374,853$ 5,780,912$     16 2028 -         -$               -$            -$            5,780,912$     
17 2029 90,321     3,406,059$     2,469,847$ 5,875,906$     17 2029 -         -$               -$            -$            5,875,906$     
18 2030 90,321     3,406,059$     2,568,641$ 5,974,700$     18 2030 -         -$               -$            -$            5,974,700$     
19 2031 90,321     3,406,059$     2,671,387$ 6,077,446$     19 2031 -         -$               -$            -$            6,077,446$     
20 2032 90,321     3,406,059$     2,778,242$ 6,184,301$     20 2032 -         -$               -$            -$            6,184,301$     
21 2033 90,321     3,406,059$     2,889,372$ 6,295,431$     21 2033 -         -$               -$            -$            6,295,431$     
22 2034 90,321     3,406,059$     3,004,947$ 6,411,006$     22 2034 -         -$               -$            -$            6,411,006$     
23 2035 90,321     3,406,059$     3,125,145$ 6,531,204$     23 2035 -         -$               -$            -$            6,531,204$     
24 2036 90,321     3,406,059$     3,250,151$ 6,656,210$     24 2036 -         -$               -$            -$            6,656,210$     
25 2037 90,321     3,406,059$     3,380,157$ 6,786,216$     25 2037 -         -$               -$            -$            6,786,216$     
26 2038 90,321     3,406,059$     3,515,363$ 6,921,422$     26 2038 -         -$               -$            -$            6,921,422$     
27 2039 90,321     3,406,059$     3,655,977$ 7,062,036$     27 2039 -         -$               -$            -$            7,062,036$     
28 2040 90,321     3,406,059$     3,802,216$ 7,208,275$     28 2040 -         -$               -$            -$            7,208,275$     
29 2041 90,321     3,406,059$     3,954,305$ 7,360,364$     29 2041 -         -$               -$            -$            7,360,364$     
30 2042 90,321     3,406,059$     4,112,477$ 7,518,536$     30 2042 -         -$               -$            -$            7,518,536$     
31 2043 90,321     3,406,059$     4,276,976$ 7,683,035$     31 2043 -         -$               -$            -$            7,683,035$     
32 2044 90,321     3,406,059$     4,448,056$ 7,854,114$     32 2044 -         -$               -$            -$            7,854,114$     
33 2045 90,321     3,406,059$     4,625,978$ 8,032,037$     33 2045 -         -$               -$            -$            8,032,037$     
34 2046 90,321     3,406,059$     4,811,017$ 8,217,076$     34 2046 -         -$               -$            -$            8,217,076$     
35 2047 90,321     3,406,059$     5,003,458$ 8,409,516$     35 2047 -         -$               -$            -$            8,409,516$     
36 2048 90,321     3,406,059$     5,203,596$ 8,609,655$     36 2048 -         -$               -$            -$            8,609,655$     
37 2049 90,321     3,406,059$     5,411,740$ 8,817,799$     37 2049 -         -$               -$            -$            8,817,799$     
38 2050 90,321     3,406,059$     5,628,209$ 9,034,268$     38 2050 -         -$               -$            -$            9,034,268$     
39 2051 90,321     3,406,059$     5,853,338$ 9,259,397$     39 2051 -         -$               -$            -$            9,259,397$     
40 2052 90,321     3,406,059$     6,087,471$ 9,493,530$     40 2052 -         -$               -$            -$            9,493,530$     

Nominal Value 261,549,815$ Nominal Value -$           Nominal Value 261,549,815$ 
Present Value 2008 @: 5.0% 78,652,969$  Present Value 2008 @: 5.0% -$           Present Value 2008 @: 5.0% 78,652,969$  



Design Build - Scenario 2 - Construct Entire Shell then Interior in Two (2) Phases Assumptions
Construct entire shell in one phase, build interior in two (2) phases Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Building is constructed through Design Build (DB) process Square Footage Estimates provided by Beverly Prior Architects
As DB, procurement is expected to result in speedier delivery at lower cost Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution ($30 milion) provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital
Debt for second phase scheduled to expire with original issuance

Assumptions Phase I Assumptions Phase II Private Lease Assumptions Operating Expense Assumptions
Square Feet Occupied Phase I 36,924               Square Feet Occupied Phase I -                Annual Escalation 3.0% Annual Escalation 4.0%
Square Feet Occupied Phase II -                     Square Feet Occupied Phase II 53,397          2008 2.50$           30.00$          2008 12.00$            
Total Total 2009 30.90$          2009 12.48$            

2010 Square Feet Required 31.83$          2010 12.98$            
Phase I Construction Phase II Construction 2011 Useable 20,000         32.78$          2011 13.50$            
Cost to Construct Phase I 65,655,000$      Cost to Construct Phase II 32,252,000$  2012 33.77$          2012 14.04$            
Design Option Contingencies -$                   Design Option Contingencies -$               2013 34.78$          2013 14.60$            
Subtotal 65,655,000$      Subtotal 32,252,000$  2014 Circulation 35% 26,000          35.82$          2014 15.18$            
Construction Premium DBB 0% -$                   Construction Premium DBB 0% -$               2015 Core Factor 15% 29,900          36.90$          2015 15.79$            
Subtotal 65,655,000$      Subtotal 32,252,000$  2016 38.00$          2016 16.42$            
Professional Fees 1.50% 984,825$           Professional Fees 0.00% -$               2017 39.14$          2017 17.08$            
Furniture Fixtures & Equipment 1,491,000$        Furniture Fixtures & Equipment 1,823,000$    2018 40.32$          2018 17.76$            
IST and Radio Equipment 1,100,000$        MERA, IST and Radio Equipment -$               2019 41.53$          2019 18.47$            
Miscellaneous -$                   Miscellaneous -$               2020 42.77$          2020 19.21$            
One Time Capital Contribution (30,000,000)$     One Time Capital Contribution -$               2021 44.06$          2021 19.98$            
Amount to be Financed 39,230,825$      Amount to be Financed 34,075,000$  2022 45.38$          2022 20.78$            
Term 40 Term 34
Interest Rate 5.0% Interest Rate 5.0%

2,286,300$        2,104,317$     

Phase II Lease of 3rd Party Space (Decompression) Total Occupancy Costs
Sq. Ft. Debt Operating Sq. Ft. Debt Operating Sq. Ft. Rents Total Sq. Ft. Debt Operating Lease

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Occupied PSF Rent Occupied Construction Service Expenses Expense Total
2008 -                 -$            -$                   2008 -         -$            -$                2008 -$              -$              2008 -               -$                -$            -$            -$            -$                
2009 -                 -$            -$                   2009 -         -$            -$                2009 -$              -$              2009 -               -$                -$            -$            -$            -$                
2010 -                 -$            -$                   2010 -         -$            -$                2010 31.83$          -$              2010 -               -$                -$            -$            -$            -$                
2011 -                 -$            -$                   2011 -         -$            -$                2011 32.78$          -$              2011 -               -$                -$            -$            -$            -$                
2012 -                 65,655,000$ -$            -$                   2012 -         -$            -$                2012 33.77$          -$              2012 -               65,655,000$   -$            -$            -$            -$                

1 2013 36,924           2,286,300$     539,084$    2,825,385$        2013 -         -$            -$                2013 9,919           34.78$          344,956$      2013 46,843          -$                2,286,300$ 539,084$    344,956$    3,170,341$     
2 2014 36,924           2,286,300$     560,648$    2,846,948$        2014 -         -$            -$                2014 19,838         35.82$          710,610$      2014 56,762          -$                2,286,300$ 560,648$    710,610$    3,557,558$     
3 2015 36,924           2,286,300$     583,074$    2,869,374$        2015 -         -$            -$                2015 29,756         36.90$          1,097,893$   2015 66,680          -$                2,286,300$ 583,074$    1,097,893$ 3,967,267$     
4 2016 36,924           2,286,300$     606,397$    2,892,697$        2016 -         -$            -$                2016 39,675         38.00$          1,507,773$   2016 76,599          -$                2,286,300$ 606,397$    1,507,773$ 4,400,470$     
5 2017 36,924           2,286,300$     630,652$    2,916,953$        2017 -         -$            -$                2017 39,675         39.14$          1,553,006$   2017 76,599          -$                2,286,300$ 630,652$    1,553,006$ 4,469,959$     
6 2018 36,924           2,286,300$     655,878$    2,942,179$        2018 -         32,252,000$ -$            -$                2018 39,675         40.32$          1,599,596$   2018 76,599          32,252,000$   2,286,300$ 655,878$    1,599,596$ 4,541,775$     
7 2019 36,924           2,286,300$     682,114$    2,968,414$        1 2019 53,397    2,104,317$    986,427$    3,090,744$     2019 41.53$          -$              2019 90,321          -$                4,390,617$ 1,668,540$ -$            6,059,158$     
8 2020 36,924           2,286,300$     709,398$    2,995,699$        2 2020 53,397    2,104,317$    1,025,884$ 3,130,201$     2020 42.77$          -$              2020 90,321          -$                4,390,617$ 1,735,282$ -$            6,125,899$     
9 2021 36,924           2,286,300$     737,774$    3,024,074$        3 2021 53,397    2,104,317$    1,066,919$ 3,171,236$     2021 44.06$          -$              2021 90,321          -$                4,390,617$ 1,804,693$ -$            6,195,310$     

10 2022 36,924           2,286,300$     767,285$    3,053,585$        4 2022 53,397    2,104,317$    1,109,596$ 3,213,913$     2022 45.38$          -$              2022 90,321          -$                4,390,617$ 1,876,881$ -$            6,267,498$     
11 2023 36,924           2,286,300$     797,976$    3,084,277$        5 2023 53,397    2,104,317$    1,153,980$ 3,258,297$     2023 46.74$          -$              2023 90,321          -$                4,390,617$ 1,951,956$ -$            6,342,573$     
12 2024 36,924           2,286,300$     829,896$    3,116,196$        6 2024 53,397    2,104,317$    1,200,139$ 3,304,456$     2024 48.14$          -$              2024 90,321          -$                4,390,617$ 2,030,034$ -$            6,420,652$     
13 2025 36,924           2,286,300$     863,091$    3,149,392$        7 2025 53,397    2,104,317$    1,248,145$ 3,352,461$     2025 49.59$          -$              2025 90,321          -$                4,390,617$ 2,111,236$ -$            6,501,853$     
14 2026 36,924           2,286,300$     897,615$    3,183,915$        8 2026 53,397    2,104,317$    1,298,070$ 3,402,387$     2026 51.07$          -$              2026 90,321          -$                4,390,617$ 2,195,685$ -$            6,586,302$     
15 2027 36,924           2,286,300$     933,520$    3,219,820$        9 2027 53,397    2,104,317$    1,349,993$ 3,454,310$     2027 52.61$          -$              2027 90,321          -$                4,390,617$ 2,283,513$ -$            6,674,130$     
16 2028 36,924           2,286,300$     970,860$    3,257,161$        10 2028 53,397    2,104,317$    1,403,993$ 3,508,310$     2028 54.18$          -$              2028 90,321          -$                4,390,617$ 2,374,853$ -$            6,765,470$     
17 2029 36,924           2,286,300$     1,009,695$ 3,295,995$        11 2029 53,397    2,104,317$    1,460,153$ 3,564,469$     2029 55.81$          -$              2029 90,321          -$                4,390,617$ 2,469,847$ -$            6,860,464$     
18 2030 36,924           2,286,300$     1,050,083$ 3,336,383$        12 2030 53,397    2,104,317$    1,518,559$ 3,622,875$     2030 57.48$          -$              2030 90,321          -$                4,390,617$ 2,568,641$ -$            6,959,258$     
19 2031 36,924           2,286,300$     1,092,086$ 3,378,386$        13 2031 53,397    2,104,317$    1,579,301$ 3,683,618$     2031 59.21$          -$              2031 90,321          -$                4,390,617$ 2,671,387$ -$            7,062,004$     
20 2032 36,924           2,286,300$     1,135,769$ 3,422,070$        14 2032 53,397    2,104,317$    1,642,473$ 3,746,790$     2032 60.98$          -$              2032 90,321          -$                4,390,617$ 2,778,242$ -$            7,168,859$     
21 2033 36,924           2,286,300$     1,181,200$ 3,467,500$        15 2033 53,397    2,104,317$    1,708,172$ 3,812,489$     2033 62.81$          -$              2033 90,321          -$                4,390,617$ 2,889,372$ -$            7,279,989$     
22 2034 36,924           2,286,300$     1,228,448$ 3,514,748$        16 2034 53,397    2,104,317$    1,776,499$ 3,880,816$     2034 64.70$          -$              2034 90,321          -$                4,390,617$ 3,004,947$ -$            7,395,564$     
23 2035 36,924           2,286,300$     1,277,586$ 3,563,886$        17 2035 53,397    2,104,317$    1,847,559$ 3,951,876$     2035 66.64$          -$              2035 90,321          -$                4,390,617$ 3,125,145$ -$            7,515,762$     
24 2036 36,924           2,286,300$     1,328,689$ 3,614,990$        18 2036 53,397    2,104,317$    1,921,461$ 4,025,778$     2036 68.64$          -$              2036 90,321          -$                4,390,617$ 3,250,151$ -$            7,640,768$     
25 2037 36,924           2,286,300$     1,381,837$ 3,668,137$        19 2037 53,397    2,104,317$    1,998,320$ 4,102,636$     2037 70.70$          -$              2037 90,321          -$                4,390,617$ 3,380,157$ -$            7,770,774$     
26 2038 36,924           2,286,300$     1,437,111$ 3,723,411$        20 2038 53,397    2,104,317$    2,078,252$ 4,182,569$     2038 72.82$          -$              2038 90,321          -$                4,390,617$ 3,515,363$ -$            7,905,980$     
27 2039 36,924           2,286,300$     1,494,595$ 3,780,895$        21 2039 53,397    2,104,317$    2,161,382$ 4,265,699$     2039 75.00$          -$              2039 90,321          -$                4,390,617$ 3,655,977$ -$            8,046,595$     
28 2040 36,924           2,286,300$     1,554,379$ 3,840,679$        22 2040 53,397    2,104,317$    2,247,838$ 4,352,155$     2040 77.25$          -$              2040 90,321          -$                4,390,617$ 3,802,216$ -$            8,192,834$     
29 2041 36,924           2,286,300$     1,616,554$ 3,902,854$        23 2041 53,397    2,104,317$    2,337,751$ 4,442,068$     2041 79.57$          -$              2041 90,321          -$                4,390,617$ 3,954,305$ -$            8,344,922$     
30 2042 36,924           2,286,300$     1,681,216$ 3,967,516$        24 2042 53,397    2,104,317$    2,431,261$ 4,535,578$     2042 81.96$          -$              2042 90,321          -$                4,390,617$ 4,112,477$ -$            8,503,094$     
31 2043 36,924           2,286,300$     1,748,465$ 4,034,765$        25 2043 53,397    2,104,317$    2,528,512$ 4,632,829$     2043 84.42$          -$              2043 90,321          -$                4,390,617$ 4,276,976$ -$            8,667,594$     
32 2044 36,924           2,286,300$     1,818,403$ 4,104,704$        26 2044 53,397    2,104,317$    2,629,652$ 4,733,969$     2044 86.95$          -$              2044 90,321          -$                4,390,617$ 4,448,056$ -$            8,838,673$     
33 2045 36,924           2,286,300$     1,891,139$ 4,177,440$        27 2045 53,397    2,104,317$    2,734,838$ 4,839,155$     2045 89.56$          -$              2045 90,321          -$                4,390,617$ 4,625,978$ -$            9,016,595$     
34 2046 36,924           2,286,300$     1,966,785$ 4,253,085$        28 2046 53,397    2,104,317$    2,844,232$ 4,948,549$     2046 92.24$          -$              2046 90,321          -$                4,390,617$ 4,811,017$ -$            9,201,634$     
35 2047 36,924           2,286,300$     2,045,456$ 4,331,757$        29 2047 53,397    2,104,317$    2,958,001$ 5,062,318$     2047 95.01$          -$              2047 90,321          -$                4,390,617$ 5,003,458$ -$            9,394,075$     
36 2048 36,924           2,286,300$     2,127,275$ 4,413,575$        30 2048 53,397    2,104,317$    3,076,321$ 5,180,638$     2048 97.86$          -$              2048 90,321          -$                4,390,617$ 5,203,596$ -$            9,594,213$     
37 2049 36,924           2,286,300$     2,212,366$ 4,498,666$        31 2049 53,397    2,104,317$    3,199,374$ 5,303,691$     2049 100.80$        -$              2049 90,321          -$                4,390,617$ 5,411,740$ -$            9,802,357$     
38 2050 36,924           2,286,300$     2,300,860$ 4,587,161$        32 2050 53,397    2,104,317$    3,327,349$ 5,431,666$     2050 103.82$        -$              2050 90,321          -$                4,390,617$ 5,628,209$ -$            10,018,826$   
39 2051 36,924           2,286,300$     2,392,895$ 4,679,195$        33 2051 53,397    2,104,317$    3,460,443$ 5,564,760$     2051 106.94$        -$              2051 90,321          -$                4,390,617$ 5,853,338$ -$            10,243,955$   
40 2052 36,924           2,286,300$     2,488,610$ 4,774,911$        34 2052 53,397    2,104,317$    3,598,861$ 5,703,177$     2052 110.14$        -$              2052 90,321          -$                4,390,617$ 6,087,471$ -$            10,478,088$   

Nominal Value 142,678,777$     Nominal Value 140,456,480$ Nominal Value 6,813,836$  Nominal Value 289,949,093$ 
Present Value 2008 @: 5.0% 44,171,784$      Present Value 2008 @: 5.0% 35,941,050$  Present Value 2008 @: 5.0% 4,366,113$  Present Value 2008 @: 5.0% 84,478,946$  



Design Build - Scenario 3 - Construct Two (2) Buildings in Phases Assumptions
Construct two different buildings in phases Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Building is constructed through Design Build (DB) process Square Footage Estimates provided by Beverly Prior Architects
As DB, procurement is expected to result in speedier delivery at lower cost Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution ($30 milion) provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital
Estimates of Decompression space (Private Lease Assumptions) provided by County
For purposes of this analysis, phasing of decompression space assumed to occur in three equal traunches
Debt for second phase scheduled to expire with original issuance

Assumptions Phase I Assumptions Phase II Private Lease Assumptions Operating Expense Assumptions
Square Feet Occupied Phase I 50,420            Square Feet Occupied Phase I -                  Annual Escalation 3.0% Annual Escalation 4.0%
Square Feet Occupied Phase II -                  Square Feet Occupied Phase II 39,721            2008 2.50$            30.00$          2008 12.00$            
Total Total 2009 30.90$          2009 12.48$            

2010 Square Feet Required 31.83$          2010 12.98$            
Phase I Construction Phase II Construction 2011 Useable 20,000          32.78$          2011 13.50$            
Cost to Construct Phase I 53,158,000$   Cost to Construct Phase II 49,635,000$   2012 Circulation 35% 26,000          33.77$          2012 14.04$            
Design Option Contingencies -$                Design Option Contingencies -$               2013 Core Factor 15% 29,900         34.78$         2013 14.60$           
Subtotal 53,158,000$   Subtotal 49,635,000$   2014 35.82$          2014 15.18$            
Construction Premium DBB 0% -$                Construction Premium DBB 0% -$               2015 36.90$         2015 15.79$           
Subtotal 53,158,000$   Subtotal 49,635,000$   2016 38.00$          2016 16.42$            
Professional Fees 1.50% 797,370$        Professional Fees 1.00% 496,350$        2017 39.14$          2017 17.08$            
Furniture Fixtures & Equipmen 1,758,000$     Furniture Fixtures & Equipmen 1,623,000$    2018 40.32$         2018 17.76$           
IST and Radio Equipment 1,100,000$     MERA, IST and Radio Equipment -$                2019 41.53$          2019 18.47$            
Miscellaneous -$                Miscellaneous -$                2020 42.77$          2020 19.21$            
One Time Capital Contribution (30,000,000)$  One Time Capital Contribution -$               2021 44.06$         2021 19.98$           
Amount to be Financed 26,813,370$   Amount to be Financed 51,754,350$   2022 45.38$          2022 20.78$            
Term 40 Term 34
Interest Rate 5.0% Interest Rate 5.0%

1,562,634$     3,196,113$     

Phase II Lease of 3rd Party Space (Decompression) Total Occupancy Costs
Sq. Ft. Debt Operating Sq. Ft. Debt Operating Sq. Ft. Rents Total Sq. Ft. Debt Operating Lease

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Occupied PSF Rent Occupied Construction Service Expenses Expense Total
2008 -                -$            -$                2008 -               -$            -$                2008 -$             -$             2008 -               -$                -$            -$            -$            -$                
2009 -                -$            -$                2009 -               -$            -$                2009 -$             -$             2009 -               -$                -$            -$            -$            -$                
2010 -                -$            -$                2010 -               -$            -$                2010 31.83$          -$             2010 -               -$                -$            -$            -$            -$                
2011 -                -$            -$                2011 -               -$            -$                2011 32.78$          -$             2011 -               -$                -$            -$            -$            -$                
2012 -                53,158,000$ -$            -$                2012 -               -$            -$                2012 33.77$          -$             2012 -               53,158,000$   -$            -$            -$            -$                

1 2013 50,420           1,562,634$     736,124$    2,298,758$     2013 -               -$            -$                2013 9,919           34.78$          344,956$      2013 60,339          -$                1,562,634$ 736,124$    344,956$    2,643,714$     
2 2014 50,420           1,562,634$     765,569$    2,328,203$     2014 -               -$            -$                2014 19,838         35.82$          710,610$      2014 70,258          -$                1,562,634$ 765,569$    710,610$    3,038,813$     
3 2015 50,420           1,562,634$     796,191$    2,358,825$     2015 -               -$            -$                2015 29,756         36.90$          1,097,893$   2015 80,176          -$                1,562,634$ 796,191$    1,097,893$ 3,456,718$     
4 2016 50,420           1,562,634$     828,039$    2,390,673$     2016 -               -$            -$                2016 39,675         38.00$          1,507,773$   2016 90,095          -$                1,562,634$ 828,039$    1,507,773$ 3,898,446$     
5 2017 50,420           1,562,634$     861,161$    2,423,794$     2017 -               -$            -$                2017 39,675         39.14$          1,553,006$   2017 90,095          -$                1,562,634$ 861,161$    1,553,006$ 3,976,801$     
6 2018 50,420           1,562,634$     895,607$    2,458,241$     2018 -               49,635,000$ -$            -$                2018 39,675         40.32$          1,599,596$   2018 90,095          49,635,000$   1,562,634$ 895,607$    1,599,596$ 4,057,837$     
7 2019 50,420           1,562,634$     931,431$    2,494,065$     1 2019 39,721          3,196,113$    733,784$    3,929,897$     2019 41.53$          -$             2019 90,141          -$                4,758,747$ 1,665,215$ -$            6,423,962$     
8 2020 50,420           1,562,634$     968,689$    2,531,322$     2 2020 39,721          3,196,113$    763,135$    3,959,248$     2020 42.77$          -$             2020 90,141          -$                4,758,747$ 1,731,824$ -$            6,490,571$     
9 2021 50,420           1,562,634$     1,007,436$ 2,570,070$     3 2021 39,721          3,196,113$    793,661$    3,989,774$     2021 44.06$          -$             2021 90,141          -$                4,758,747$ 1,801,097$ -$            6,559,844$     

10 2022 50,420           1,562,634$     1,047,734$ 2,610,367$     4 2022 39,721          3,196,113$    825,407$    4,021,520$     2022 45.38$          -$             2022 90,141          -$                4,758,747$ 1,873,141$ -$            6,631,887$     
11 2023 50,420           1,562,634$     1,089,643$ 2,652,277$     5 2023 39,721          3,196,113$    858,423$    4,054,536$     2023 46.74$          -$             2023 90,141          -$                4,758,747$ 1,948,066$ -$            6,706,813$     
12 2024 50,420           1,562,634$     1,133,229$ 2,695,862$     6 2024 39,721          3,196,113$    892,760$    4,088,873$     2024 48.14$          -$             2024 90,141          -$                4,758,747$ 2,025,989$ -$            6,784,736$     
13 2025 50,420           1,562,634$     1,178,558$ 2,741,192$     7 2025 39,721          3,196,113$    928,471$    4,124,584$     2025 49.59$          -$             2025 90,141          -$                4,758,747$ 2,107,028$ -$            6,865,775$     
14 2026 50,420           1,562,634$     1,225,700$ 2,788,334$     8 2026 39,721          3,196,113$    965,609$    4,161,722$     2026 51.07$          -$             2026 90,141          -$                4,758,747$ 2,191,310$ -$            6,950,056$     
15 2027 50,420           1,562,634$     1,274,728$ 2,837,362$     9 2027 39,721          3,196,113$    1,004,234$ 4,200,347$     2027 52.61$          -$             2027 90,141          -$                4,758,747$ 2,278,962$ -$            7,037,709$     
16 2028 50,420           1,562,634$     1,325,717$ 2,888,351$     10 2028 39,721          3,196,113$    1,044,403$ 4,240,516$     2028 54.18$          -$             2028 90,141          -$                4,758,747$ 2,370,120$ -$            7,128,867$     
17 2029 50,420           1,562,634$     1,378,746$ 2,941,380$     11 2029 39,721          3,196,113$    1,086,179$ 4,282,292$     2029 55.81$          -$             2029 90,141          -$                4,758,747$ 2,464,925$ -$            7,223,672$     
18 2030 50,420           1,562,634$     1,433,896$ 2,996,530$     12 2030 39,721          3,196,113$    1,129,627$ 4,325,739$     2030 57.48$          -$             2030 90,141          -$                4,758,747$ 2,563,522$ -$            7,322,269$     
19 2031 50,420           1,562,634$     1,491,251$ 3,053,885$     13 2031 39,721          3,196,113$    1,174,812$ 4,370,925$     2031 59.21$          -$             2031 90,141          -$                4,758,747$ 2,666,063$ -$            7,424,810$     
20 2032 50,420           1,562,634$     1,550,902$ 3,113,535$     14 2032 39,721          3,196,113$    1,221,804$ 4,417,917$     2032 60.98$          -$             2032 90,141          -$                4,758,747$ 2,772,706$ -$            7,531,452$     
21 2033 50,420           1,562,634$     1,612,938$ 3,175,572$     15 2033 39,721          3,196,113$    1,270,676$ 4,466,789$     2033 62.81$          -$             2033 90,141          -$                4,758,747$ 2,883,614$ -$            7,642,361$     
22 2034 50,420           1,562,634$     1,677,455$ 3,240,089$     16 2034 39,721          3,196,113$    1,321,503$ 4,517,616$     2034 64.70$          -$             2034 90,141          -$                4,758,747$ 2,998,958$ -$            7,757,705$     
23 2035 50,420           1,562,634$     1,744,553$ 3,307,187$     17 2035 39,721          3,196,113$    1,374,363$ 4,570,476$     2035 66.64$          -$             2035 90,141          -$                4,758,747$ 3,118,917$ -$            7,877,664$     
24 2036 50,420           1,562,634$     1,814,335$ 3,376,969$     18 2036 39,721          3,196,113$    1,429,338$ 4,625,451$     2036 68.64$          -$             2036 90,141          -$                4,758,747$ 3,243,673$ -$            8,002,420$     
25 2037 50,420           1,562,634$     1,886,909$ 3,449,543$     19 2037 39,721          3,196,113$    1,486,511$ 4,682,624$     2037 70.70$          -$             2037 90,141          -$                4,758,747$ 3,373,420$ -$            8,132,167$     
26 2038 50,420           1,562,634$     1,962,385$ 3,525,019$     20 2038 39,721          3,196,113$    1,545,972$ 4,742,085$     2038 72.82$          -$             2038 90,141          -$                4,758,747$ 3,508,357$ -$            8,267,104$     
27 2039 50,420           1,562,634$     2,040,881$ 3,603,515$     21 2039 39,721          3,196,113$    1,607,811$ 4,803,924$     2039 75.00$          -$             2039 90,141          -$                4,758,747$ 3,648,691$ -$            8,407,438$     
28 2040 50,420           1,562,634$     2,122,516$ 3,685,150$     22 2040 39,721          3,196,113$    1,672,123$ 4,868,236$     2040 77.25$          -$             2040 90,141          -$                4,758,747$ 3,794,639$ -$            8,553,386$     
29 2041 50,420           1,562,634$     2,207,416$ 3,770,050$     23 2041 39,721          3,196,113$    1,739,008$ 4,935,121$     2041 79.57$          -$             2041 90,141          -$                4,758,747$ 3,946,425$ -$            8,705,171$     
30 2042 50,420           1,562,634$     2,295,713$ 3,858,347$     24 2042 39,721          3,196,113$    1,808,568$ 5,004,681$     2042 81.96$          -$             2042 90,141          -$                4,758,747$ 4,104,282$ -$            8,863,028$     
31 2043 50,420           1,562,634$     2,387,542$ 3,950,176$     25 2043 39,721          3,196,113$    1,880,911$ 5,077,024$     2043 84.42$          -$             2043 90,141          -$                4,758,747$ 4,268,453$ -$            9,027,200$     
32 2044 50,420           1,562,634$     2,483,043$ 4,045,677$     26 2044 39,721          3,196,113$    1,956,148$ 5,152,261$     2044 86.95$          -$             2044 90,141          -$                4,758,747$ 4,439,191$ -$            9,197,938$     
33 2045 50,420           1,562,634$     2,582,365$ 4,144,999$     27 2045 39,721          3,196,113$    2,034,394$ 5,230,507$     2045 89.56$          -$             2045 90,141          -$                4,758,747$ 4,616,759$ -$            9,375,505$     
34 2046 50,420           1,562,634$     2,685,660$ 4,248,294$     28 2046 39,721          3,196,113$    2,115,769$ 5,311,882$     2046 92.24$          -$             2046 90,141          -$                4,758,747$ 4,801,429$ -$            9,560,176$     
35 2047 50,420           1,562,634$     2,793,086$ 4,355,720$     29 2047 39,721          3,196,113$    2,200,400$ 5,396,513$     2047 95.01$          -$             2047 90,141          -$                4,758,747$ 4,993,486$ -$            9,752,233$     
36 2048 50,420           1,562,634$     2,904,810$ 4,467,443$     30 2048 39,721          3,196,113$    2,288,416$ 5,484,529$     2048 97.86$          -$             2048 90,141          -$                4,758,747$ 5,193,226$ -$            9,951,972$     
37 2049 50,420           1,562,634$     3,021,002$ 4,583,636$     31 2049 39,721          3,196,113$    2,379,953$ 5,576,066$     2049 100.80$        -$             2049 90,141          -$                4,758,747$ 5,400,955$ -$            10,159,701$   
38 2050 50,420           1,562,634$     3,141,842$ 4,704,476$     32 2050 39,721          3,196,113$    2,475,151$ 5,671,264$     2050 103.82$        -$             2050 90,141          -$                4,758,747$ 5,616,993$ -$            10,375,740$   
39 2051 50,420           1,562,634$     3,267,516$ 4,830,150$     33 2051 39,721          3,196,113$    2,574,157$ 5,770,270$     2051 106.94$        -$             2051 90,141          -$                4,758,747$ 5,841,673$ -$            10,600,419$   
40 2052 50,420           1,562,634$     3,398,216$ 4,960,850$     34 2052 39,721          3,196,113$    2,677,123$ 5,873,236$     2052 110.14$        -$             2052 90,141          -$                4,758,747$ 6,075,339$ -$            10,834,086$   

Nominal Value 132,455,887$  Nominal Value 159,928,445$  Nominal Value 6,813,836$   Nominal Value 299,198,169$  
Present Value 2008 @: 5.0% 39,352,394$   Present Value 2008 @: 5.0% 42,175,255$   Present Value 2008 @: 5.0% 4,366,113$   Present Value 2008 @: 5.0% 85,893,761$   



Design Build - Scenario 3 - Construct Only One (1) Small Building Assumptions
Construct One building only.  Second phase never completed. Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Building is constructed through Design Build (DB) process Square Footage Estimates provided by Beverly Prior Architects
As DB, procurement is expected to result in speedier delivery at lower cost Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution ($30 milion) provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital
Estimates of Decompression space (Private Lease Assumptions) provided by County
For purposes of this analysis, phasing of decompression space assumed to occur in three equal traunches

Assumptions Phase I Assumptions Phase II Private Lease Assumptions Operating Expense Assumptions
Square Feet Occupied Phase I 50,420              Square Feet Occupied Phase I -                    Annual Escalation 3.0% Annual Escalation 4.0%
Square Feet Occupied Phase II -                    Square Feet Occupied Phase II -                    2008 2.50$             30.00$              2008 12.00$              
Total Total 2009 30.90$              2009 12.48$              

2010 Square Feet Required 31.83$              2010 12.98$              
Phase I Construction Phase II Construction 2011 Useable 20,000           32.78$              2011 13.50$              
Cost to Construct Phase I 53,158,000$    Cost to Construct Phase II -$                  2012 Circulation 35% 26,000           33.77$              2012 14.04$              
Design Option Contingencies -$                  Design Option Contingencies -$                 2013 Core Factor 15% 29,900          34.78$             2013 14.60$              
Subtotal 53,158,000$    Subtotal -$                  2014 35.82$              2014 15.18$              
Construction Premium DBB 0% -$                  Construction Premium DBB 0% -$                 2015 36.90$             2015 15.79$              
Subtotal 53,158,000$    Subtotal -$                  2016 38.00$              2016 16.42$              
Professional Fees 1.50% 797,370$         Professional Fees 1.00% -$                  2017 39.14$              2017 17.08$              
Furniture Fixtures & Equipment 1,758,000$      Furniture Fixtures & Equipment -$                 2018 40.32$              2018 17.76$              
IST and Radio Equipment 1,100,000$      MERA, IST and Radio Equipment -$                  2019 41.53$              2019 18.47$              
Miscellaneous -$                  Miscellaneous -$                  2020 42.77$              2020 19.21$              
One Time Capital Contribution (30,000,000)$   One Time Capital Contribution -$                 2021 44.06$              2021 19.98$              
Amount to be Financed 26,813,370$    Amount to be Financed -$                 2022 45.38$              2022 20.78$              
Term 40 Term 0
Interest Rate 5.0% Interest Rate 0.0%

1,562,634$      -$                  

Phase II Lease of 3rd Party Space (Decompression) Total Occupancy Costs
Sq. Ft. Debt Operating Sq. Ft. Debt Operating Sq. Ft. Rents Total Sq. Ft. Debt Operating Lease

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Occupied PSF Rent Occupied Construction Service Expenses Expense Total
2008 -                  -$             -$                  2008 -           -$             -$                  2008 -$               -$                  2008 -                 -$                  -$             -$             -$             -$                  
2009 -                  -$             -$                  2009 -           -$             -$                  2009 -$               -$                  2009 -                 -$                  -$             -$             -$             -$                  
2010 -                  -$             -$                  2010 -           -$             -$                  2010 31.83$           -$                  2010 -                 -$                  -$             -$             -$             -$                  
2011 -                  -$             -$                  2011 -           -$             -$                  2011 32.78$           -$                  2011 -                 -$                  -$             -$             -$             -$                  
2012 -                  53,158,000$  -$             -$                  2012 -           -$             -$                  2012 33.77$           -$                  2012 -                 53,158,000$    -$             -$             -$             -$                  

1 2013 50,420            1,562,634$      736,124$     2,298,758$      2013 -           -$             -$                  2013 9,919            34.78$           344,956$         2013 60,339           -$                  1,562,634$  736,124$     344,956$     2,643,714$      
2 2014 50,420            1,562,634$      765,569$     2,328,203$      2014 -           -$             -$                  2014 19,838          35.82$           710,610$         2014 70,258           -$                  1,562,634$  765,569$     710,610$     3,038,813$      
3 2015 50,420            1,562,634$      796,191$     2,358,825$      2015 -           -$             -$                  2015 29,756          36.90$           1,097,893$      2015 80,176           -$                  1,562,634$  796,191$     1,097,893$  3,456,718$      
4 2016 50,420            1,562,634$      828,039$     2,390,673$      2016 -           -$             -$                  2016 39,675          38.00$           1,507,773$      2016 90,095           -$                  1,562,634$  828,039$     1,507,773$  3,898,446$      
5 2017 50,420            1,562,634$      861,161$     2,423,794$      2017 -           -$             -$                  2017 39,675          39.14$           1,553,006$      2017 90,095           -$                  1,562,634$  861,161$     1,553,006$  3,976,801$      
6 2018 50,420            1,562,634$      895,607$     2,458,241$      2018 -           -$               -$             -$                  2018 39,675          40.32$           1,599,596$      2018 90,095           -$                  1,562,634$  895,607$     1,599,596$  4,057,837$      
7 2019 50,420            1,562,634$      931,431$     2,494,065$      1 2019 -           -$                -$             -$                  2019 39,675          41.53$           1,647,584$      2019 90,095           -$                  1,562,634$  931,431$     1,647,584$  4,141,650$      
8 2020 50,420            1,562,634$      968,689$     2,531,322$      2 2020 -           -$                -$             -$                  2020 39,675          42.77$           1,697,012$      2020 90,095           -$                  1,562,634$  968,689$     1,697,012$  4,228,334$      
9 2021 50,420            1,562,634$      1,007,436$  2,570,070$      3 2021 -           -$                -$             -$                  2021 39,675          44.06$           1,747,922$      2021 90,095           -$                  1,562,634$  1,007,436$  1,747,922$  4,317,992$      

10 2022 50,420            1,562,634$      1,047,734$  2,610,367$      4 2022 -           -$                -$             -$                  2022 39,675          45.38$           1,800,360$      2022 90,095           -$                  1,562,634$  1,047,734$  1,800,360$  4,410,727$      
11 2023 50,420            1,562,634$      1,089,643$  2,652,277$      5 2023 -           -$                -$             -$                  2023 39,675          46.74$           1,854,371$      2023 90,095           -$                  1,562,634$  1,089,643$  1,854,371$  4,506,647$      
12 2024 50,420            1,562,634$      1,133,229$  2,695,862$      6 2024 -           -$                -$             -$                  2024 39,675          48.14$           1,910,002$      2024 90,095           -$                  1,562,634$  1,133,229$  1,910,002$  4,605,864$      
13 2025 50,420            1,562,634$      1,178,558$  2,741,192$      7 2025 -           -$                -$             -$                  2025 39,675          49.59$           1,967,302$      2025 90,095           -$                  1,562,634$  1,178,558$  1,967,302$  4,708,494$      
14 2026 50,420            1,562,634$      1,225,700$  2,788,334$      8 2026 -           -$                -$             -$                  2026 39,675          51.07$           2,026,321$      2026 90,095           -$                  1,562,634$  1,225,700$  2,026,321$  4,814,655$      
15 2027 50,420            1,562,634$      1,274,728$  2,837,362$      9 2027 -           -$                -$             -$                  2027 39,675          52.61$           2,087,111$      2027 90,095           -$                  1,562,634$  1,274,728$  2,087,111$  4,924,473$      
16 2028 50,420            1,562,634$      1,325,717$  2,888,351$      10 2028 -           -$                -$             -$                  2028 39,675          54.18$           2,149,724$      2028 90,095           -$                  1,562,634$  1,325,717$  2,149,724$  5,038,075$      
17 2029 50,420            1,562,634$      1,378,746$  2,941,380$      11 2029 -           -$                -$             -$                  2029 39,675          55.81$           2,214,216$      2029 90,095           -$                  1,562,634$  1,378,746$  2,214,216$  5,155,595$      
18 2030 50,420            1,562,634$      1,433,896$  2,996,530$      12 2030 -           -$                -$             -$                  2030 39,675          57.48$           2,280,642$      2030 90,095           -$                  1,562,634$  1,433,896$  2,280,642$  5,277,172$      
19 2031 50,420            1,562,634$      1,491,251$  3,053,885$      13 2031 -           -$                -$             -$                  2031 39,675          59.21$           2,349,061$      2031 90,095           -$                  1,562,634$  1,491,251$  2,349,061$  5,402,947$      
20 2032 50,420            1,562,634$      1,550,902$  3,113,535$      14 2032 -           -$                -$             -$                  2032 39,675          60.98$           2,419,533$      2032 90,095           -$                  1,562,634$  1,550,902$  2,419,533$  5,533,069$      
21 2033 50,420            1,562,634$      1,612,938$  3,175,572$      15 2033 -           -$                -$             -$                  2033 39,675          62.81$           2,492,119$      2033 90,095           -$                  1,562,634$  1,612,938$  2,492,119$  5,667,691$      
22 2034 50,420            1,562,634$      1,677,455$  3,240,089$      16 2034 -           -$                -$             -$                  2034 39,675          64.70$           2,566,883$      2034 90,095           -$                  1,562,634$  1,677,455$  2,566,883$  5,806,972$      
23 2035 50,420            1,562,634$      1,744,553$  3,307,187$      17 2035 -           -$                -$             -$                  2035 39,675          66.64$           2,643,889$      2035 90,095           -$                  1,562,634$  1,744,553$  2,643,889$  5,951,076$      
24 2036 50,420            1,562,634$      1,814,335$  3,376,969$      18 2036 -           -$                -$             -$                  2036 39,675          68.64$           2,723,206$      2036 90,095           -$                  1,562,634$  1,814,335$  2,723,206$  6,100,175$      
25 2037 50,420            1,562,634$      1,886,909$  3,449,543$      19 2037 -           -$                -$             -$                  2037 39,675          70.70$           2,804,902$      2037 90,095           -$                  1,562,634$  1,886,909$  2,804,902$  6,254,445$      
26 2038 50,420            1,562,634$      1,962,385$  3,525,019$      20 2038 -           -$                -$             -$                  2038 39,675          72.82$           2,889,049$      2038 90,095           -$                  1,562,634$  1,962,385$  2,889,049$  6,414,068$      
27 2039 50,420            1,562,634$      2,040,881$  3,603,515$      21 2039 -           -$                -$             -$                  2039 39,675          75.00$           2,975,721$      2039 90,095           -$                  1,562,634$  2,040,881$  2,975,721$  6,579,235$      
28 2040 50,420            1,562,634$      2,122,516$  3,685,150$      22 2040 -           -$                -$             -$                  2040 39,675          77.25$           3,064,992$      2040 90,095           -$                  1,562,634$  2,122,516$  3,064,992$  6,750,142$      
29 2041 50,420            1,562,634$      2,207,416$  3,770,050$      23 2041 -           -$                -$             -$                  2041 39,675          79.57$           3,156,942$      2041 90,095           -$                  1,562,634$  2,207,416$  3,156,942$  6,926,992$      
30 2042 50,420            1,562,634$      2,295,713$  3,858,347$      24 2042 -           -$                -$             -$                  2042 39,675          81.96$           3,251,650$      2042 90,095           -$                  1,562,634$  2,295,713$  3,251,650$  7,109,997$      
31 2043 50,420            1,562,634$      2,387,542$  3,950,176$      25 2043 -           -$                -$             -$                  2043 39,675          84.42$           3,349,200$      2043 90,095           -$                  1,562,634$  2,387,542$  3,349,200$  7,299,375$      
32 2044 50,420            1,562,634$      2,483,043$  4,045,677$      26 2044 -           -$                -$             -$                  2044 39,675          86.95$           3,449,676$      2044 90,095           -$                  1,562,634$  2,483,043$  3,449,676$  7,495,353$      
33 2045 50,420            1,562,634$      2,582,365$  4,144,999$      27 2045 -           -$                -$             -$                  2045 39,675          89.56$           3,553,166$      2045 90,095           -$                  1,562,634$  2,582,365$  3,553,166$  7,698,165$      
34 2046 50,420            1,562,634$      2,685,660$  4,248,294$      28 2046 -           -$                -$             -$                  2046 39,675          92.24$           3,659,761$      2046 90,095           -$                  1,562,634$  2,685,660$  3,659,761$  7,908,055$      
35 2047 50,420            1,562,634$      2,793,086$  4,355,720$      29 2047 -           -$                -$             -$                  2047 39,675          95.01$           3,769,554$      2047 90,095           -$                  1,562,634$  2,793,086$  3,769,554$  8,125,274$      
36 2048 50,420            1,562,634$      2,904,810$  4,467,443$      30 2048 -           -$                -$             -$                  2048 39,675          97.86$           3,882,640$      2048 90,095           -$                  1,562,634$  2,904,810$  3,882,640$  8,350,084$      
37 2049 50,420            1,562,634$      3,021,002$  4,583,636$      31 2049 -           -$                -$             -$                  2049 39,675          100.80$         3,999,120$      2049 90,095           -$                  1,562,634$  3,021,002$  3,999,120$  8,582,755$      
38 2050 50,420            1,562,634$      3,141,842$  4,704,476$      32 2050 -           -$                -$             -$                  2050 39,675          103.82$         4,119,093$      2050 90,095           -$                  1,562,634$  3,141,842$  4,119,093$  8,823,569$      
39 2051 50,420            1,562,634$      3,267,516$  4,830,150$      33 2051 -           -$                -$             -$                  2051 39,675          106.94$         4,242,666$      2051 90,095           -$                  1,562,634$  3,267,516$  4,242,666$  9,072,816$      
40 2052 50,420            1,562,634$      3,398,216$  4,960,850$      34 2052 -           -$                -$             -$                  2052 39,675          110.14$         4,369,946$      2052 90,095           -$                  1,562,634$  3,398,216$  4,369,946$  9,330,796$      

Nominal Value 132,455,887$  Nominal Value -$                  Nominal Value 101,929,172$  Nominal Value 234,385,059$  
Present Value 2008 @: 5.0% 39,352,394$    Present Value 2008 @: 5.0% -$                 Present Value 2008 @: 5.0% 27,484,009$   Present Value 2008 @: 5.0% 66,836,402$   



Design Build - Scenario 4 - Construct Two (2) Buildings in Phases (Different Configuration than Scenario 3 Assumptions
Construct two different buildings in phases Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Building is constructed through Design Build (DB) process Square Footage Estimates provided by Beverly Prior Architects
As DB, procurement is expected to result in speedier delivery at lower cost Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution ($30 milion) provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital
Estimates of Decompression space (Private Lease Assumptions) provided by County
For purposes of this analysis, phasing of decompression space assumed to occur in three equal traunches
Debt for second phase scheduled to expire with original issuance

Assumptions Phase I Assumptions Phase II Private Lease Assumptions Operating Expense Assumptions
Square Feet Occupied Phase I 42,845              Square Feet Occupied Phase I -                    Annual Escalation 3.0% Annual Escalation 4.0%
Square Feet Occupied Phase II -                    Square Feet Occupied Phase II 47,475              2008 2.50$      30.00$         2008 12.00$              
Total Total 2009 30.90$         2009 12.48$              

2010 Square Feet Required 31.83$         2010 12.98$              
Phase I Construction Phase II Construction 2011 Useable 20,000    32.78$         2011 13.50$              
Cost to Construct Phase I 44,470,000$    Cost to Construct Phase II 62,953,000$    2012 Circulation 35% 26,000    33.77$         2012 14.04$              
Design Option Contingencies -$                  Design Option Contingencies -$                 2013 Core Factor 15% 29,900  34.78$        2013 14.60$             
Subtotal 44,470,000$    Subtotal 62,953,000$    2014 35.82$         2014 15.18$              
Construction Premium DBB 0% -$                  Construction Premium DBB 0% -$                 2015 36.90$        2015 15.79$             
Subtotal 44,470,000$    Subtotal 62,953,000$    2016 38.00$         2016 16.42$              
Professional Fees 1.50% 667,050$         Professional Fees 1.00% 629,530$         2017 39.14$         2017 17.08$              
Furniture Fixtures & Equipment 1,483,000$      Furniture Fixtures & Equipment 1,966,000$     2018 40.32$         2018 17.76$              
IST and Radio Equipment 1,100,000$      MERA, IST and Radio Equipment -$                  2019 41.53$         2019 18.47$              
Miscellaneous -$                  Miscellaneous -$                  2020 42.77$         2020 19.21$              
One Time Capital Contribution (30,000,000)$   One Time Capital Contribution -$                 2021 44.06$         2021 19.98$              
Amount to be Financed 17,720,050$    Amount to be Financed 65,548,530$   2022 45.38$         2022 20.78$              
Term 40 Term 34
Interest Rate 5.0% Interest Rate 5.0%

1,032,692$      4,047,979$      

Phase II Lease of 3rd Party Space (Decompression) Total Occupancy Costs
Sq. Ft. Debt Operating Sq. Ft. Debt Operating Sq. Ft. Rents Total Sq. Ft. Debt Operating Lease

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Occupied PSF Rent Occupied Construction Service Expenses Expense Total
2008 -                  -$             -$                  2008 -           -$             -$                  2008 -$        -$             2008 -            -$               -$             -$             -$             -$                  
2009 -                  -$             -$                  2009 -           -$             -$                  2009 -$        -$             2009 -            -$               -$             -$             -$             -$                  
2010 -                  -$             -$                  2010 -           -$             -$                  2010 31.83$    -$             2010 -            -$               -$             -$             -$             -$                  
2011 -                  -$             -$                  2011 -           -$             -$                  2011 32.78$    -$             2011 -            -$               -$             -$             -$             -$                  
2012 -                  44,470,000$  -$             -$                  2012 -           -$             -$                  2012 33.77$    -$             2012 -            44,470,000$  -$             -$             -$             -$                  

1 2013 42,845            1,032,692$      625,530$     1,658,222$      2013 -           -$             -$                  2013 9,919            34.78$    344,956$     2013 52,764     -$               1,032,692$  625,530$     344,956$     2,003,178$      
2 2014 42,845            1,032,692$      650,551$     1,683,243$      2014 -           -$             -$                  2014 19,838          35.82$    710,610$     2014 62,683     -$               1,032,692$  650,551$     710,610$     2,393,853$      
3 2015 42,845            1,032,692$      676,573$     1,709,265$      2015 -           -$             -$                  2015 29,756          36.90$    1,097,893$  2015 72,601     -$               1,032,692$  676,573$     1,097,893$  2,807,158$      
4 2016 42,845            1,032,692$      703,636$     1,736,328$      2016 -           -$             -$                  2016 39,675          38.00$    1,507,773$  2016 82,520     -$               1,032,692$  703,636$     1,507,773$  3,244,101$      
5 2017 42,845            1,032,692$      731,782$     1,764,473$      2017 -           -$             -$                  2017 39,675          39.14$    1,553,006$  2017 82,520     -$               1,032,692$  731,782$     1,553,006$  3,317,480$      
6 2018 42,845            1,032,692$      761,053$     1,793,745$      2018 -           62,953,000$  -$             -$                  2018 39,675          40.32$    1,599,596$  2018 82,520     62,953,000$  1,032,692$  761,053$     1,599,596$  3,393,341$      
7 2019 42,845            1,032,692$      791,495$     1,824,187$      1 2019 47,475     4,047,979$     877,027$     4,925,006$      2019 41.53$    -$             2019 90,320     -$               5,080,671$  1,668,522$  -$             6,749,192$      
8 2020 42,845            1,032,692$      823,155$     1,855,847$      2 2020 47,475     4,047,979$     912,108$     4,960,087$      2020 42.77$    -$             2020 90,320     -$               5,080,671$  1,735,263$  -$             6,815,933$      
9 2021 42,845            1,032,692$      856,081$     1,888,773$      3 2021 47,475     4,047,979$     948,592$     4,996,571$      2021 44.06$    -$             2021 90,320     -$               5,080,671$  1,804,673$  -$             6,885,344$      

10 2022 42,845            1,032,692$      890,324$     1,923,016$      4 2022 47,475     4,047,979$     986,536$     5,034,515$      2022 45.38$    -$             2022 90,320     -$               5,080,671$  1,876,860$  -$             6,957,531$      
11 2023 42,845            1,032,692$      925,937$     1,958,629$      5 2023 47,475     4,047,979$     1,025,998$  5,073,976$      2023 46.74$    -$             2023 90,320     -$               5,080,671$  1,951,935$  -$             7,032,605$      
12 2024 42,845            1,032,692$      962,975$     1,995,667$      6 2024 47,475     4,047,979$     1,067,037$  5,115,016$      2024 48.14$    -$             2024 90,320     -$               5,080,671$  2,030,012$  -$             7,110,683$      
13 2025 42,845            1,032,692$      1,001,494$  2,034,185$      7 2025 47,475     4,047,979$     1,109,719$  5,157,698$      2025 49.59$    -$             2025 90,320     -$               5,080,671$  2,111,212$  -$             7,191,883$      
14 2026 42,845            1,032,692$      1,041,553$  2,074,245$      8 2026 47,475     4,047,979$     1,154,108$  5,202,086$      2026 51.07$    -$             2026 90,320     -$               5,080,671$  2,195,661$  -$             7,276,332$      
15 2027 42,845            1,032,692$      1,083,215$  2,115,907$      9 2027 47,475     4,047,979$     1,200,272$  5,248,251$      2027 52.61$    -$             2027 90,320     -$               5,080,671$  2,283,487$  -$             7,364,158$      
16 2028 42,845            1,032,692$      1,126,544$  2,159,236$      10 2028 47,475     4,047,979$     1,248,283$  5,296,262$      2028 54.18$    -$             2028 90,320     -$               5,080,671$  2,374,827$  -$             7,455,498$      
17 2029 42,845            1,032,692$      1,171,606$  2,204,298$      11 2029 47,475     4,047,979$     1,298,214$  5,346,193$      2029 55.81$    -$             2029 90,320     -$               5,080,671$  2,469,820$  -$             7,550,491$      
18 2030 42,845            1,032,692$      1,218,470$  2,251,162$      12 2030 47,475     4,047,979$     1,350,143$  5,398,121$      2030 57.48$    -$             2030 90,320     -$               5,080,671$  2,568,613$  -$             7,649,283$      
19 2031 42,845            1,032,692$      1,267,209$  2,299,901$      13 2031 47,475     4,047,979$     1,404,148$  5,452,127$      2031 59.21$    -$             2031 90,320     -$               5,080,671$  2,671,357$  -$             7,752,028$      
20 2032 42,845            1,032,692$      1,317,897$  2,350,589$      14 2032 47,475     4,047,979$     1,460,314$  5,508,293$      2032 60.98$    -$             2032 90,320     -$               5,080,671$  2,778,212$  -$             7,858,882$      
21 2033 42,845            1,032,692$      1,370,613$  2,403,305$      15 2033 47,475     4,047,979$     1,518,727$  5,566,706$      2033 62.81$    -$             2033 90,320     -$               5,080,671$  2,889,340$  -$             7,970,011$      
22 2034 42,845            1,032,692$      1,425,438$  2,458,130$      16 2034 47,475     4,047,979$     1,579,476$  5,627,455$      2034 64.70$    -$             2034 90,320     -$               5,080,671$  3,004,914$  -$             8,085,584$      
23 2035 42,845            1,032,692$      1,482,455$  2,515,147$      17 2035 47,475     4,047,979$     1,642,655$  5,690,634$      2035 66.64$    -$             2035 90,320     -$               5,080,671$  3,125,110$  -$             8,205,781$      
24 2036 42,845            1,032,692$      1,541,753$  2,574,445$      18 2036 47,475     4,047,979$     1,708,361$  5,756,340$      2036 68.64$    -$             2036 90,320     -$               5,080,671$  3,250,115$  -$             8,330,785$      
25 2037 42,845            1,032,692$      1,603,423$  2,636,115$      19 2037 47,475     4,047,979$     1,776,696$  5,824,674$      2037 70.70$    -$             2037 90,320     -$               5,080,671$  3,380,119$  -$             8,460,790$      
26 2038 42,845            1,032,692$      1,667,560$  2,700,252$      20 2038 47,475     4,047,979$     1,847,764$  5,895,742$      2038 72.82$    -$             2038 90,320     -$               5,080,671$  3,515,324$  -$             8,595,995$      
27 2039 42,845            1,032,692$      1,734,263$  2,766,955$      21 2039 47,475     4,047,979$     1,921,674$  5,969,653$      2039 75.00$    -$             2039 90,320     -$               5,080,671$  3,655,937$  -$             8,736,608$      
28 2040 42,845            1,032,692$      1,803,633$  2,836,325$      22 2040 47,475     4,047,979$     1,998,541$  6,046,520$      2040 77.25$    -$             2040 90,320     -$               5,080,671$  3,802,174$  -$             8,882,845$      
29 2041 42,845            1,032,692$      1,875,779$  2,908,471$      23 2041 47,475     4,047,979$     2,078,483$  6,126,461$      2041 79.57$    -$             2041 90,320     -$               5,080,671$  3,954,261$  -$             9,034,932$      
30 2042 42,845            1,032,692$      1,950,810$  2,983,502$      24 2042 47,475     4,047,979$     2,161,622$  6,209,601$      2042 81.96$    -$             2042 90,320     -$               5,080,671$  4,112,432$  -$             9,193,102$      
31 2043 42,845            1,032,692$      2,028,842$  3,061,534$      25 2043 47,475     4,047,979$     2,248,087$  6,296,066$      2043 84.42$    -$             2043 90,320     -$               5,080,671$  4,276,929$  -$             9,357,600$      
32 2044 42,845            1,032,692$      2,109,996$  3,142,688$      26 2044 47,475     4,047,979$     2,338,010$  6,385,989$      2044 86.95$    -$             2044 90,320     -$               5,080,671$  4,448,006$  -$             9,528,677$      
33 2045 42,845            1,032,692$      2,194,396$  3,227,088$      27 2045 47,475     4,047,979$     2,431,531$  6,479,509$      2045 89.56$    -$             2045 90,320     -$               5,080,671$  4,625,927$  -$             9,706,597$      
34 2046 42,845            1,032,692$      2,282,172$  3,314,863$      28 2046 47,475     4,047,979$     2,528,792$  6,576,771$      2046 92.24$    -$             2046 90,320     -$               5,080,671$  4,810,964$  -$             9,891,634$      
35 2047 42,845            1,032,692$      2,373,458$  3,406,150$      29 2047 47,475     4,047,979$     2,629,944$  6,677,922$      2047 95.01$    -$             2047 90,320     -$               5,080,671$  5,003,402$  -$             10,084,073$    
36 2048 42,845            1,032,692$      2,468,397$  3,501,089$      30 2048 47,475     4,047,979$     2,735,141$  6,783,120$      2048 97.86$    -$             2048 90,320     -$               5,080,671$  5,203,538$  -$             10,284,209$    
37 2049 42,845            1,032,692$      2,567,133$  3,599,825$      31 2049 47,475     4,047,979$     2,844,547$  6,892,526$      2049 100.80$  -$             2049 90,320     -$               5,080,671$  5,411,680$  -$             10,492,350$    
38 2050 42,845            1,032,692$      2,669,818$  3,702,510$      32 2050 47,475     4,047,979$     2,958,329$  7,006,308$      2050 103.82$  -$             2050 90,320     -$               5,080,671$  5,628,147$  -$             10,708,818$    
39 2051 42,845            1,032,692$      2,776,611$  3,809,303$      33 2051 47,475     4,047,979$     3,076,662$  7,124,641$      2051 106.94$  -$             2051 90,320     -$               5,080,671$  5,853,273$  -$             10,933,943$    
40 2052 42,845            1,032,692$      2,887,675$  3,920,367$      34 2052 47,475     4,047,979$     3,199,729$  7,247,707$      2052 110.14$  -$             2052 90,320     -$               5,080,671$  6,087,404$  -$             11,168,074$    

Nominal Value 100,748,981$  Nominal Value 198,898,545$  Nominal Value 6,813,836$  Nominal Value 306,461,361$  
Present Value 2008 @: 5.0% 29,471,661$    Present Value 2008 @: 5.0% 52,566,482$   Present Value 2008 @: 5.0% 4,366,113$ Present Value 2008 @: 5.0% 86,404,255$   



Scenario 4 - Construct Only One (1) Small Building (Different Configuration that Scenario 3 small building) Assumptions
Construct One building only.  Second phase never completed. Term of Loan on new debt anticipated to be 40 years to keep payments low.  Building will have useful life of 50 years.
Building is constructed through Design Build (DB) process Square Footage Estimates provided by Beverly Prior Architects
As DB, procurement is expected to result in speedier delivery at lower cost Construction Cost Estimates provided by Cumming Corporation

One Time Capital Contribution ($30 milion) provided by County
Estimate of MERA, IST and Radio Equipment provided by County
Interest Rate to be used provided by County
Operating Expenses provided by Staubach and reflect current market conditions
Operating Expense increases provided by Staubach and reflect recent history in market
Discount Rate for present value analysis is equal to County cost of capital
Estimates of Decompression space (Private Lease Assumptions) provided by County
For purposes of this analysis, phasing of decompression space assumed to occur in three equal traunches
Debt for second phase scheduled to expire with original issuance

Assumptions Phase I Assumptions Phase II Private Lease Assumptions Operating Expense Assumptions
Square Feet Occupied Phase I 35,392              Square Feet Occupied Phase I -                    Annual Escalation 3.0% Annual Escalation 4.0%
Square Feet Occupied Phase II -                    Square Feet Occupied Phase II -                    2008 2.50$      30.00$              2008 12.00$              
Total Total 2009 30.90$              2009 12.48$              

2010 Square Feet Required 31.83$              2010 12.98$              
Phase I Construction Phase II Construction 2011 Useable 20,000    32.78$              2011 13.50$              
Cost to Construct Phase I 44,470,000$    Cost to Construct Phase II -$                  2012 Circulation 35% 26,000    33.77$              2012 14.04$              
Design Option Contingencies -$                  Design Option Contingencies -$                 2013 Core Factor 15% 29,900  34.78$             2013 14.60$              
Subtotal 44,470,000$    Subtotal -$                  2014 35.82$              2014 15.18$              
Construction Premium DBB 0% -$                  Construction Premium DBB 0% -$                 2015 36.90$             2015 15.79$              
Subtotal 44,470,000$    Subtotal -$                  2016 38.00$              2016 16.42$              
Professional Fees 1.50% 667,050$         Professional Fees 1.00% -$                  2017 39.14$              2017 17.08$              
Furniture Fixtures & Equipment 1,483,000$      Furniture Fixtures & Equipment -$                 2018 40.32$              2018 17.76$              
IST and Radio Equipment 1,100,000$      MERA, IST and Radio Equipment -$                  2019 41.53$              2019 18.47$              
Miscellaneous -$                  Miscellaneous -$                  2020 42.77$              2020 19.21$              
One Time Capital Contribution (30,000,000)$   One Time Capital Contribution -$                 2021 44.06$              2021 19.98$              
Amount to be Financed 17,720,050$    Amount to be Financed -$                 2022 45.38$              2022 20.78$              
Term 40 Term 0
Interest Rate 5.0% Interest Rate 0.0%

1,032,692$      -$                  

Phase II Lease of 3rd Party Space (Decompression) Total Occupancy Costs
Sq. Ft. Debt Operating Sq. Ft. Debt Operating Sq. Ft. Rents Total Sq. Ft. Debt Operating Lease

Occupied Construction Service Expenses Total Occupied Construction Service Expenses Total Occupied PSF Rent Occupied Construction Service Expenses Expense Total
2008 -                  -$             -$                  2008 -           -$             -$                  2008 -$        -$                  2008 -            -$               -$             -$             -$             -$                  
2009 -                  -$             -$                  2009 -           -$             -$                  2009 -$        -$                  2009 -            -$               -$             -$             -$             -$                  
2010 -                  -$             -$                  2010 -           -$             -$                  2010 31.83$    -$                  2010 -            -$               -$             -$             -$             -$                  
2011 -                  -$             -$                  2011 -           -$             -$                  2011 32.78$    -$                  2011 -            -$               -$             -$             -$             -$                  
2012 -                  44,470,000$  -$             -$                  2012 -           -$             -$                  2012 33.77$    -$                  2012 -            44,470,000$  -$             -$             -$             -$                  

1 2013 35,392            1,032,692$      516,717$     1,549,409$      2013 -           -$             -$                  2013 9,919            34.78$    344,956$         2013 45,311     -$               1,032,692$  516,717$     344,956$     1,894,366$      
2 2014 35,392            1,032,692$      537,386$     1,570,078$      2014 -           -$             -$                  2014 19,838          35.82$    710,610$         2014 55,230     -$               1,032,692$  537,386$     710,610$     2,280,688$      
3 2015 35,392            1,032,692$      558,881$     1,591,573$      2015 -           -$             -$                  2015 29,756          36.90$    1,097,893$      2015 65,148     -$               1,032,692$  558,881$     1,097,893$  2,689,466$      
4 2016 35,392            1,032,692$      581,237$     1,613,929$      2016 -           -$             -$                  2016 39,675          38.00$    1,507,773$      2016 75,067     -$               1,032,692$  581,237$     1,507,773$  3,121,702$      
5 2017 35,392            1,032,692$      604,486$     1,637,178$      2017 -           -$             -$                  2017 39,675          39.14$    1,553,006$      2017 75,067     -$               1,032,692$  604,486$     1,553,006$  3,190,184$      
6 2018 35,392            1,032,692$      628,666$     1,661,358$      2018 -           -$               -$             -$                  2018 39,675          40.32$    1,599,596$      2018 75,067     -$               1,032,692$  628,666$     1,599,596$  3,260,954$      
7 2019 35,392            1,032,692$      653,812$     1,686,504$      1 2019 -           -$                -$             -$                  2019 39,675          41.53$    1,647,584$      2019 75,067     -$               1,032,692$  653,812$     1,647,584$  3,334,089$      
8 2020 35,392            1,032,692$      679,965$     1,712,657$      2 2020 -           -$                -$             -$                  2020 39,675          42.77$    1,697,012$      2020 75,067     -$               1,032,692$  679,965$     1,697,012$  3,409,669$      
9 2021 35,392            1,032,692$      707,163$     1,739,855$      3 2021 -           -$                -$             -$                  2021 39,675          44.06$    1,747,922$      2021 75,067     -$               1,032,692$  707,163$     1,747,922$  3,487,778$      

10 2022 35,392            1,032,692$      735,450$     1,768,142$      4 2022 -           -$                -$             -$                  2022 39,675          45.38$    1,800,360$      2022 75,067     -$               1,032,692$  735,450$     1,800,360$  3,568,502$      
11 2023 35,392            1,032,692$      764,868$     1,797,560$      5 2023 -           -$                -$             -$                  2023 39,675          46.74$    1,854,371$      2023 75,067     -$               1,032,692$  764,868$     1,854,371$  3,651,931$      
12 2024 35,392            1,032,692$      795,463$     1,828,155$      6 2024 -           -$                -$             -$                  2024 39,675          48.14$    1,910,002$      2024 75,067     -$               1,032,692$  795,463$     1,910,002$  3,738,156$      
13 2025 35,392            1,032,692$      827,281$     1,859,973$      7 2025 -           -$                -$             -$                  2025 39,675          49.59$    1,967,302$      2025 75,067     -$               1,032,692$  827,281$     1,967,302$  3,827,275$      
14 2026 35,392            1,032,692$      860,372$     1,893,064$      8 2026 -           -$                -$             -$                  2026 39,675          51.07$    2,026,321$      2026 75,067     -$               1,032,692$  860,372$     2,026,321$  3,919,385$      
15 2027 35,392            1,032,692$      894,787$     1,927,479$      9 2027 -           -$                -$             -$                  2027 39,675          52.61$    2,087,111$      2027 75,067     -$               1,032,692$  894,787$     2,087,111$  4,014,590$      
16 2028 35,392            1,032,692$      930,579$     1,963,271$      10 2028 -           -$                -$             -$                  2028 39,675          54.18$    2,149,724$      2028 75,067     -$               1,032,692$  930,579$     2,149,724$  4,112,995$      
17 2029 35,392            1,032,692$      967,802$     2,000,494$      11 2029 -           -$                -$             -$                  2029 39,675          55.81$    2,214,216$      2029 75,067     -$               1,032,692$  967,802$     2,214,216$  4,214,709$      
18 2030 35,392            1,032,692$      1,006,514$  2,039,206$      12 2030 -           -$                -$             -$                  2030 39,675          57.48$    2,280,642$      2030 75,067     -$               1,032,692$  1,006,514$  2,280,642$  4,319,848$      
19 2031 35,392            1,032,692$      1,046,775$  2,079,466$      13 2031 -           -$                -$             -$                  2031 39,675          59.21$    2,349,061$      2031 75,067     -$               1,032,692$  1,046,775$  2,349,061$  4,428,528$      
20 2032 35,392            1,032,692$      1,088,646$  2,121,337$      14 2032 -           -$                -$             -$                  2032 39,675          60.98$    2,419,533$      2032 75,067     -$               1,032,692$  1,088,646$  2,419,533$  4,540,871$      
21 2033 35,392            1,032,692$      1,132,191$  2,164,883$      15 2033 -           -$                -$             -$                  2033 39,675          62.81$    2,492,119$      2033 75,067     -$               1,032,692$  1,132,191$  2,492,119$  4,657,002$      
22 2034 35,392            1,032,692$      1,177,479$  2,210,171$      16 2034 -           -$                -$             -$                  2034 39,675          64.70$    2,566,883$      2034 75,067     -$               1,032,692$  1,177,479$  2,566,883$  4,777,054$      
23 2035 35,392            1,032,692$      1,224,578$  2,257,270$      17 2035 -           -$                -$             -$                  2035 39,675          66.64$    2,643,889$      2035 75,067     -$               1,032,692$  1,224,578$  2,643,889$  4,901,159$      
24 2036 35,392            1,032,692$      1,273,561$  2,306,253$      18 2036 -           -$                -$             -$                  2036 39,675          68.64$    2,723,206$      2036 75,067     -$               1,032,692$  1,273,561$  2,723,206$  5,029,459$      
25 2037 35,392            1,032,692$      1,324,504$  2,357,196$      19 2037 -           -$                -$             -$                  2037 39,675          70.70$    2,804,902$      2037 75,067     -$               1,032,692$  1,324,504$  2,804,902$  5,162,098$      
26 2038 35,392            1,032,692$      1,377,484$  2,410,176$      20 2038 -           -$                -$             -$                  2038 39,675          72.82$    2,889,049$      2038 75,067     -$               1,032,692$  1,377,484$  2,889,049$  5,299,225$      
27 2039 35,392            1,032,692$      1,432,583$  2,465,275$      21 2039 -           -$                -$             -$                  2039 39,675          75.00$    2,975,721$      2039 75,067     -$               1,032,692$  1,432,583$  2,975,721$  5,440,996$      
28 2040 35,392            1,032,692$      1,489,887$  2,522,579$      22 2040 -           -$                -$             -$                  2040 39,675          77.25$    3,064,992$      2040 75,067     -$               1,032,692$  1,489,887$  3,064,992$  5,587,571$      
29 2041 35,392            1,032,692$      1,549,482$  2,582,174$      23 2041 -           -$                -$             -$                  2041 39,675          79.57$    3,156,942$      2041 75,067     -$               1,032,692$  1,549,482$  3,156,942$  5,739,116$      
30 2042 35,392            1,032,692$      1,611,461$  2,644,153$      24 2042 -           -$                -$             -$                  2042 39,675          81.96$    3,251,650$      2042 75,067     -$               1,032,692$  1,611,461$  3,251,650$  5,895,804$      
31 2043 35,392            1,032,692$      1,675,920$  2,708,612$      25 2043 -           -$                -$             -$                  2043 39,675          84.42$    3,349,200$      2043 75,067     -$               1,032,692$  1,675,920$  3,349,200$  6,057,811$      
32 2044 35,392            1,032,692$      1,742,957$  2,775,649$      26 2044 -           -$                -$             -$                  2044 39,675          86.95$    3,449,676$      2044 75,067     -$               1,032,692$  1,742,957$  3,449,676$  6,225,324$      
33 2045 35,392            1,032,692$      1,812,675$  2,845,367$      27 2045 -           -$                -$             -$                  2045 39,675          89.56$    3,553,166$      2045 75,067     -$               1,032,692$  1,812,675$  3,553,166$  6,398,533$      
34 2046 35,392            1,032,692$      1,885,182$  2,917,874$      28 2046 -           -$                -$             -$                  2046 39,675          92.24$    3,659,761$      2046 75,067     -$               1,032,692$  1,885,182$  3,659,761$  6,577,635$      
35 2047 35,392            1,032,692$      1,960,589$  2,993,281$      29 2047 -           -$                -$             -$                  2047 39,675          95.01$    3,769,554$      2047 75,067     -$               1,032,692$  1,960,589$  3,769,554$  6,762,835$      
36 2048 35,392            1,032,692$      2,039,013$  3,071,705$      30 2048 -           -$                -$             -$                  2048 39,675          97.86$    3,882,640$      2048 75,067     -$               1,032,692$  2,039,013$  3,882,640$  6,954,345$      
37 2049 35,392            1,032,692$      2,120,573$  3,153,265$      31 2049 -           -$                -$             -$                  2049 39,675          100.80$  3,999,120$      2049 75,067     -$               1,032,692$  2,120,573$  3,999,120$  7,152,385$      
38 2050 35,392            1,032,692$      2,205,396$  3,238,088$      32 2050 -           -$                -$             -$                  2050 39,675          103.82$  4,119,093$      2050 75,067     -$               1,032,692$  2,205,396$  4,119,093$  7,357,181$      
39 2051 35,392            1,032,692$      2,293,612$  3,326,304$      33 2051 -           -$                -$             -$                  2051 39,675          106.94$  4,242,666$      2051 75,067     -$               1,032,692$  2,293,612$  4,242,666$  7,568,970$      
40 2052 35,392            1,032,692$      2,385,356$  3,418,048$      34 2052 -           -$                -$             -$                  2052 39,675          110.14$  4,369,946$      2052 75,067     -$               1,032,692$  2,385,356$  4,369,946$  7,787,994$      

Nominal Value 90,409,010$    Nominal Value -$                  Nominal Value 101,929,172$  Nominal Value 192,338,182$  
Present Value 2008 @: 5.0% 26,760,168$    Present Value 2008 @: 5.0% -$                 Present Value 2008 @: 5.0% 27,484,009$   Present Value 2008 @: 5.0% 54,244,177$   



GENERAL ASSUMPTIONS
Term (mos) 240 Building Sale Data FSG Rental Rates Annual Monthly Months Expenses (Base Year: 2008) Expense Escalation
Commencement 01/01/09 5-year bumps: 15% Operating $12.00 4.00%
Termination 12/31/28 Figures via Building Sale Price : 1/1/2009 12/31/2009 $24.00 $2.00 12 Tax 0.00 2.00%

1/1/2010 12/31/2010 $24.00 $2.00 12 Total $12.00
Building RSF 6,210 Building Sale Price / RSF $300 1/1/2011 12/31/2011 $24.00 $2.00 12
Deferred Maintenance / RSF $0.00 Total Building Sale Price $1,863,000 1/1/2012 12/31/2012 $24.00 $2.00 12 Parking Covered Uncovered

1/1/2013 12/31/2013 $24.00 $2.00 12 Parking per 1,000 RSF 0.00 3.50
Effective NOI / RSF $18.26 1/1/2014 12/31/2014 $27.60 $2.30 12 Parking Cost $0.00 $0.00
5% Vacancy Allowance $17.35 1/1/2015 12/31/2015 $27.60 $2.30 12 Number of Spaces 0 22
Total Effective NOI $107,715 1/1/2016 12/31/2016 $27.60 $2.30 12 Annual Escalation 0.00% 0.00%

1/1/2017 12/31/2017 $27.60 $2.30 12 Abatement Period (mos) 0 0
Capitalization Rate 5.78% 1/1/2018 12/31/2018 $27.60 $2.30 12

1/1/2019 12/31/2019 $31.74 $2.65 12
Figures via Capitalization Rate : 1/1/2020 12/31/2020 $31.74 $2.65 12

1/1/2021 12/31/2021 $31.74 $2.65 12
Building Sale Price / RSF $267 1/1/2022 12/31/2022 $31.74 $2.65 12
Total Building Sale Price $1,657,148 1/1/2023 12/31/2023 $31.74 $2.65 12

1/1/2024 12/31/2024 $36.50 $3.04 12
Effective NOI / RSF $18.26 1/1/2025 12/31/2025 $36.50 $3.04 12
5% Vacancy Allowance $17.35 1/1/2026 12/31/2026 $36.50 $3.04 12
Total Effective NOI $107,715 1/1/2027 12/31/2027 $36.50 $3.04 12

1/1/2028 12/31/2028 $36.50 $3.04 12
Capitalization Rate 6.50% Effective Rate $29.96 $2.50 240

PRE-TAX CASH FLOWS
Init. Inv. Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Total
01/01/09 12/31/09 12/31/10 12/31/11 12/31/12 12/31/13 12/31/14 12/31/15 12/31/16 12/31/17 12/31/18 12/31/19 12/31/20 12/31/21 12/31/22 12/31/23 12/31/24 12/31/25 12/31/26 12/31/27 12/31/28 Average

Months 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 240
Average RSF 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210 6,210

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
Rent / RSF $24.00 $24.00 $24.00 $24.00 $27.60 $27.60 $27.60 $27.60 $27.60 $31.74 $31.74 $31.74 $31.74 $31.74 $36.50 $36.50 $36.50 $36.50 $36.50 $29.96 $30.26
Operating / RSF 0.00 0.48 0.98 1.50 2.04 2.60 3.18 3.79 4.42 5.08 5.76 6.47 7.21 7.98 8.78 9.61 10.48 11.37 12.31 13.28 5.87
Tax / RSF 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Total / RSF $24.00 $24.48 $24.98 $25.50 $29.64 $30.20 $30.78 $31.39 $32.02 $36.82 $37.50 $38.21 $38.95 $39.72 $45.28 $46.11 $46.98 $47.88 $48.81 $43.24 $36.13

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
Total Rent $149,040 $149,040 $149,040 $149,040 $171,396 $171,396 $171,396 $171,396 $171,396 $197,105 $197,105 $197,105 $197,105 $197,105 $226,671 $226,671 $226,671 $226,671 $226,671 $186,053 $3,758,076
Total Operating 0 2,981 6,081 9,305 12,658 16,145 19,772 23,543 27,466 31,545 35,788 40,200 44,789 49,561 54,525 59,686 65,055 70,638 76,444 82,482 728,662
Total Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Period Total $149,040 $152,021 $155,121 $158,345 $184,054 $187,541 $191,168 $194,939 $198,862 $228,651 $232,893 $237,306 $241,894 $246,667 $281,196 $286,358 $291,726 $297,309 $303,115 $268,536 $4,486,739

Building Sale Income ($1,657,148) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 (1,657,148)
Deferred Maintenance Cost 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total Pre-Tax Occupancy Costs ($1,657,148) $149,040 $152,021 $155,121 $158,345 $184,054 $187,541 $191,168 $194,939 $198,862 $228,651 $232,893 $237,306 $241,894 $246,667 $281,196 $286,358 $291,726 $297,309 $303,115 $268,536 $2,829,591

Pre-Tax Discount Rate NPV
8.00% $336,387

Fiscal Year End

920 Grand Ave
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GENERAL ASSUMPTIONS
Term (mos) 240 Building Sale Data FSG Rental Rates Annual Monthly Months Expenses (Base Year: 2008) Expense Escalation
Commencement 01/01/09 5-year bumps: 15% Operating $12.00 4.00%
Termination 12/31/28 Figures via Building Sale Price : 1/1/2009 12/31/2009 $24.00 $2.00 12 Tax 0.00 2.00%

1/1/2010 12/31/2010 $24.00 $2.00 12 Total $12.00
Building RSF 24,856 Building Sale Price / RSF $300 1/1/2011 12/31/2011 $24.00 $2.00 12
Deferred Maintenance / RSF $50.00 Total Building Sale Price $7,456,800 1/1/2012 12/31/2012 $24.00 $2.00 12 Parking Covered Uncovered

1/1/2013 12/31/2013 $24.00 $2.00 12 Parking per 1,000 RSF 0.00 3.50
Effective NOI / RSF $18.26 1/1/2014 12/31/2014 $27.60 $2.30 12 Parking Cost $0.00 $0.00
5% Vacancy Allowance $17.35 1/1/2015 12/31/2015 $27.60 $2.30 12 Number of Spaces 0 87
Total Effective NOI $431,136 1/1/2016 12/31/2016 $27.60 $2.30 12 Annual Escalation 0.00% 0.00%

1/1/2017 12/31/2017 $27.60 $2.30 12 Abatement Period (mos) 0 0
Capitalization Rate 5.78% 1/1/2018 12/31/2018 $27.60 $2.30 12

1/1/2019 12/31/2019 $31.74 $2.65 12
Figures via Capitalization Rate : 1/1/2020 12/31/2020 $31.74 $2.65 12

1/1/2021 12/31/2021 $31.74 $2.65 12
Building Sale Price / RSF $267 1/1/2022 12/31/2022 $31.74 $2.65 12
Total Building Sale Price $6,632,862 1/1/2023 12/31/2023 $31.74 $2.65 12

1/1/2024 12/31/2024 $36.50 $3.04 12
Effective NOI / RSF $18.26 1/1/2025 12/31/2025 $36.50 $3.04 12
5% Vacancy Allowance $17.35 1/1/2026 12/31/2026 $36.50 $3.04 12
Total Effective NOI $431,136 1/1/2027 12/31/2027 $36.50 $3.04 12

1/1/2028 12/31/2028 $36.50 $3.04 12
Capitalization Rate 6.50% Effective Rate $29.96 $2.50 240

PRE-TAX CASH FLOWS
Init. Inv. Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Total
01/01/09 12/31/09 12/31/10 12/31/11 12/31/12 12/31/13 12/31/14 12/31/15 12/31/16 12/31/17 12/31/18 12/31/19 12/31/20 12/31/21 12/31/22 12/31/23 12/31/24 12/31/25 12/31/26 12/31/27 12/31/28 Average

Months 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 240
Average RSF 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
Rent / RSF $24.00 $24.00 $24.00 $24.00 $27.60 $27.60 $27.60 $27.60 $27.60 $31.74 $31.74 $31.74 $31.74 $31.74 $36.50 $36.50 $36.50 $36.50 $36.50 $29.96 $30.26
Operating / RSF 0.00 0.48 0.98 1.50 2.04 2.60 3.18 3.79 4.42 5.08 5.76 6.47 7.21 7.98 8.78 9.61 10.48 11.37 12.31 13.28 5.87
Tax / RSF 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Total / RSF $24.00 $24.48 $24.98 $25.50 $29.64 $30.20 $30.78 $31.39 $32.02 $36.82 $37.50 $38.21 $38.95 $39.72 $45.28 $46.11 $46.98 $47.88 $48.81 $43.24 $36.13

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
Total Rent $596,544 $596,544 $596,544 $596,544 $686,026 $686,026 $686,026 $686,026 $686,026 $788,929 $788,929 $788,929 $788,929 $788,929 $907,269 $907,269 $907,269 $907,269 $907,269 $744,692 $15,041,987
Total Operating 0 11,931 24,339 37,243 50,664 64,621 79,137 94,234 109,934 126,262 143,243 160,904 179,271 198,373 218,239 238,899 260,386 282,732 305,972 330,142 2,916,527
Total Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Period Total $596,544 $608,475 $620,883 $633,787 $736,690 $750,647 $765,163 $780,259 $795,959 $915,192 $932,173 $949,833 $968,201 $987,302 $1,125,507 $1,146,168 $1,167,655 $1,190,001 $1,213,241 $1,074,834 $17,958,515

Building Sale Income ($6,632,862) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 (6,632,862)
Deferred Maintenance Cost 1,242,800 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,242,800
Total Pre-Tax Occupancy Costs ($5,390,062) $596,544 $608,475 $620,883 $633,787 $736,690 $750,647 $765,163 $780,259 $795,959 $915,192 $932,173 $949,833 $968,201 $987,302 $1,125,507 $1,146,168 $1,167,655 $1,190,001 $1,213,241 $1,074,834 $12,568,453

Pre-Tax Discount Rate NPV
8.00% $2,589,216

Fiscal Year End

10 North San Pedro

7/23/2008  2:55 PM Marin County Financial Analysis Ver. 31.xls  10 N. San Pedro



GENERAL ASSUMPTIONS
Term (mos) 240 Building Sale Data FSG Rental Rates Annual Monthly Months Expenses (Base Year: 2008) Expense Escalation
Commencement 01/01/09 5-year bumps: 15% Operating $12.00 4.00%
Termination 12/31/28 Figures via Building Sale Price : 1/1/2009 12/31/2009 $24.00 $2.00 12 Tax 0.00 2.00%

1/1/2010 12/31/2010 $24.00 $2.00 12 Total $12.00
Building RSF 24,856 Building Sale Price / RSF $300 1/1/2011 12/31/2011 $24.00 $2.00 12
Deferred Maintenance / RSF $50.00 Total Building Sale Price $7,456,800 1/1/2012 12/31/2012 $24.00 $2.00 12 Parking Covered Uncovered

1/1/2013 12/31/2013 $24.00 $2.00 12 Parking per 1,000 RSF 0.00 3.50
Effective NOI / RSF $18.26 1/1/2014 12/31/2014 $27.60 $2.30 12 Parking Cost $0.00 $0.00
5% Vacancy Allowance $17.35 1/1/2015 12/31/2015 $27.60 $2.30 12 Number of Spaces 0 87
Total Effective NOI $431,136 1/1/2016 12/31/2016 $27.60 $2.30 12 Annual Escalation 0.00% 0.00%

1/1/2017 12/31/2017 $27.60 $2.30 12 Abatement Period (mos) 0 0
Capitalization Rate 5.78% 1/1/2018 12/31/2018 $27.60 $2.30 12

1/1/2019 12/31/2019 $31.74 $2.65 12
Figures via Capitalization Rate : 1/1/2020 12/31/2020 $31.74 $2.65 12

1/1/2021 12/31/2021 $31.74 $2.65 12
Building Sale Price / RSF $267 1/1/2022 12/31/2022 $31.74 $2.65 12
Total Building Sale Price $6,632,862 1/1/2023 12/31/2023 $31.74 $2.65 12

1/1/2024 12/31/2024 $36.50 $3.04 12
Effective NOI / RSF $18.26 1/1/2025 12/31/2025 $36.50 $3.04 12
5% Vacancy Allowance $17.35 1/1/2026 12/31/2026 $36.50 $3.04 12
Total Effective NOI $431,136 1/1/2027 12/31/2027 $36.50 $3.04 12

1/1/2028 12/31/2028 $36.50 $3.04 12
Capitalization Rate 6.50% Effective Rate $29.96 $2.50 240

PRE-TAX CASH FLOWS
Init. Inv. Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Total
01/01/09 12/31/09 12/31/10 12/31/11 12/31/12 12/31/13 12/31/14 12/31/15 12/31/16 12/31/17 12/31/18 12/31/19 12/31/20 12/31/21 12/31/22 12/31/23 12/31/24 12/31/25 12/31/26 12/31/27 12/31/28 Average

Months 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 240
Average RSF 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856 24,856

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
Rent / RSF $24.00 $24.00 $24.00 $24.00 $27.60 $27.60 $27.60 $27.60 $27.60 $31.74 $31.74 $31.74 $31.74 $31.74 $36.50 $36.50 $36.50 $36.50 $36.50 $29.96 $30.26
Operating / RSF 0.00 0.48 0.98 1.50 2.04 2.60 3.18 3.79 4.42 5.08 5.76 6.47 7.21 7.98 8.78 9.61 10.48 11.37 12.31 13.28 5.87
Tax / RSF 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Total / RSF $24.00 $24.48 $24.98 $25.50 $29.64 $30.20 $30.78 $31.39 $32.02 $36.82 $37.50 $38.21 $38.95 $39.72 $45.28 $46.11 $46.98 $47.88 $48.81 $43.24 $36.13

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
Total Rent $596,544 $596,544 $596,544 $596,544 $686,026 $686,026 $686,026 $686,026 $686,026 $788,929 $788,929 $788,929 $788,929 $788,929 $907,269 $907,269 $907,269 $907,269 $907,269 $744,692 $15,041,987
Total Operating 0 11,931 24,339 37,243 50,664 64,621 79,137 94,234 109,934 126,262 143,243 160,904 179,271 198,373 218,239 238,899 260,386 282,732 305,972 330,142 2,916,527
Total Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Period Total $596,544 $608,475 $620,883 $633,787 $736,690 $750,647 $765,163 $780,259 $795,959 $915,192 $932,173 $949,833 $968,201 $987,302 $1,125,507 $1,146,168 $1,167,655 $1,190,001 $1,213,241 $1,074,834 $17,958,515

Building Sale Income ($6,632,862) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 (6,632,862)
Deferred Maintenance Cost 1,242,800 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,242,800
Total Pre-Tax Occupancy Costs ($5,390,062) $596,544 $608,475 $620,883 $633,787 $736,690 $750,647 $765,163 $780,259 $795,959 $915,192 $932,173 $949,833 $968,201 $987,302 $1,125,507 $1,146,168 $1,167,655 $1,190,001 $1,213,241 $1,074,834 $12,568,453

Pre-Tax Discount Rate NPV
8.00% $2,589,216

Fiscal Year End

20 North San Pedro

7/23/2008  2:55 PM Marin County Financial Analysis Ver. 31.xls  20 N. San Pedro



GENERAL ASSUMPTIONS
Term (mos) 240 Building Sale Data FSG Rental Rates Annual Monthly Months Expenses (Base Year: 2008) Expense Escalation
Commencement 01/01/09 5-year bumps: 15% Operating $12.00 4.00%
Termination 12/31/28 Figures via Building Sale Price : 1/1/2009 12/31/2009 $24.00 $2.00 12 Tax 0.00 2.00%

1/1/2010 12/31/2010 $24.00 $2.00 12 Total $12.00
Building RSF 51,278 Building Sale Price / RSF $300 1/1/2011 12/31/2011 $24.00 $2.00 12
Deferred Maintenance / RSF $0.00 Total Building Sale Price $15,383,400 1/1/2012 12/31/2012 $24.00 $2.00 12 Parking Covered Uncovered

1/1/2013 12/31/2013 $24.00 $2.00 12 Parking per 1,000 RSF 0.00 3.50
Effective NOI / RSF $18.26 1/1/2014 12/31/2014 $27.60 $2.30 12 Parking Cost $0.00 $0.00
5% Vacancy Allowance $17.35 1/1/2015 12/31/2015 $27.60 $2.30 12 Number of Spaces 0 179
Total Effective NOI $889,435 1/1/2016 12/31/2016 $27.60 $2.30 12 Annual Escalation 0.00% 0.00%

1/1/2017 12/31/2017 $27.60 $2.30 12 Abatement Period (mos) 0 0
Capitalization Rate 5.78% 1/1/2018 12/31/2018 $27.60 $2.30 12

1/1/2019 12/31/2019 $31.74 $2.65 12
Figures via Capitalization Rate : 1/1/2020 12/31/2020 $31.74 $2.65 12

1/1/2021 12/31/2021 $31.74 $2.65 12
Building Sale Price / RSF $267 1/1/2022 12/31/2022 $31.74 $2.65 12
Total Building Sale Price $13,683,613 1/1/2023 12/31/2023 $31.74 $2.65 12

1/1/2024 12/31/2024 $36.50 $3.04 12
Effective NOI / RSF $18.26 1/1/2025 12/31/2025 $36.50 $3.04 12
5% Vacancy Allowance $17.35 1/1/2026 12/31/2026 $36.50 $3.04 12
Total Effective NOI $889,435 1/1/2027 12/31/2027 $36.50 $3.04 12

1/1/2028 12/31/2028 $36.50 $3.04 12
Capitalization Rate 6.50% Effective Rate $29.96 $2.50 240

PRE-TAX CASH FLOWS
Init. Inv. Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Total
01/01/09 12/31/09 12/31/10 12/31/11 12/31/12 12/31/13 12/31/14 12/31/15 12/31/16 12/31/17 12/31/18 12/31/19 12/31/20 12/31/21 12/31/22 12/31/23 12/31/24 12/31/25 12/31/26 12/31/27 12/31/28 Average

Months 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 240
Average RSF 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278 51,278

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
Rent / RSF $24.00 $24.00 $24.00 $24.00 $27.60 $27.60 $27.60 $27.60 $27.60 $31.74 $31.74 $31.74 $31.74 $31.74 $36.50 $36.50 $36.50 $36.50 $36.50 $29.96 $30.26
Operating / RSF 0.00 0.48 0.98 1.50 2.04 2.60 3.18 3.79 4.42 5.08 5.76 6.47 7.21 7.98 8.78 9.61 10.48 11.37 12.31 13.28 5.87
Tax / RSF 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Total / RSF $24.00 $24.48 $24.98 $25.50 $29.64 $30.20 $30.78 $31.39 $32.02 $36.82 $37.50 $38.21 $38.95 $39.72 $45.28 $46.11 $46.98 $47.88 $48.81 $43.24 $36.13

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
Total Rent $1,230,672 $1,230,672 $1,230,672 $1,230,672 $1,415,273 $1,415,273 $1,415,273 $1,415,273 $1,415,273 $1,627,564 $1,627,564 $1,627,564 $1,627,564 $1,627,564 $1,871,698 $1,871,698 $1,871,698 $1,871,698 $1,871,698 $1,536,302 $31,031,664
Total Operating 0 24,613 50,211 76,833 104,520 133,314 163,260 194,404 226,794 260,479 295,512 331,946 369,837 409,244 450,227 492,849 537,177 583,277 631,222 681,084 6,016,804
Total Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Period Total $1,230,672 $1,255,285 $1,280,883 $1,307,505 $1,519,793 $1,548,587 $1,578,533 $1,609,677 $1,642,067 $1,888,043 $1,923,075 $1,959,509 $1,997,400 $2,036,807 $2,321,925 $2,364,548 $2,408,875 $2,454,976 $2,502,920 $2,217,386 $37,048,467

Building Sale Income ($13,683,613) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 (13,683,613)
Deferred Maintenance Cost 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total Pre-Tax Occupancy Costs ($13,683,613) $1,230,672 $1,255,285 $1,280,883 $1,307,505 $1,519,793 $1,548,587 $1,578,533 $1,609,677 $1,642,067 $1,888,043 $1,923,075 $1,959,509 $1,997,400 $2,036,807 $2,321,925 $2,364,548 $2,408,875 $2,454,976 $2,502,920 $2,217,386 $23,364,855

Pre-Tax Discount Rate NPV
8.00% $2,777,660

Fiscal Year End

120 North Redwood

7/23/2008  2:56 PM Marin County Financial Analysis Ver. 31.xls  120 N. Redwood




