
Chestnut Street Retail Strip Center
Chaska, Minnesota

Property Level Cash Flow & Investment Assumptions 



Property Level Cash Flow Assumptions

General Investment Assumptions

Investment Start Date: 1/1/2020

Pro-Forma Period: 7 Years

General Inflation: 2.5%

Market Rent Inflation: 2.5%

Operating Expense Inflation: 2.5%

General Vacancy Rate: 0.0%

Capital Expense Reserve: $0.0 /  Sq. Ft. / year

In-Place Leases SEE RENT ROLL

Market Leasing Assumptions

Market Assumptions: (4) General Retail

Renewal Probability: 75%

Lease Term: 7 Years

Market Base Rent / Sq. Ft: $25.00 / Sq. Ft

Annual Base Rent Increases: 2.50%

Downtime: 9 Months

Tenant Improvement Allowance: (3) $0.00 / Sq. Ft. 

Leasing Commissions: $10.00 / Sq. Ft. 

Rent Abatement: None. 

Lease Type / Op Ex. Reimbursements: NNNVacancy & Lease-Up Assumption

Vacant Suites: (1) 3,300 Sq. Ft.

Number of Leases: (2) Two, 1,650 Sq. Ft. each space

Proposed Lease Start Date: 9/1/2020

Lease Term: 7 years

Tenant Improvement Costs: $0.00 (3)

Leasing Commissions: $10.00 / Sq. Ft.

Other Lease Incentives: None.

Notes: 
(1) Total Vacant Area is 3,300 SQ. Ft.  
(2) Assumes Two (2) Spaces at 1,650 Sq. Ft. each. 
(3) All tenant improvements will be amortized into the Lease Rate.
(4) The General Retail Market Leasing Assumption is used for all tenant 

spaces.  



Rent Roll 
      Tenant Name     Floor   Rate & Amount     Description of   Imprvmnts  Commssns  Assumption about

  Type & Suite Number     SqFt      per Year    Operating Expense      Rate     Rate  subsequent terms

  Lease Dates & Term   Bldg Share     per Month     Reimbursements     Amount    Amount  for this tenant

  _____________________   ___________   _____________   __________________   _________  _________  ________________

1  Dunkin Donuts (Origin $40.00   Net:  Pays a full      -      -           Market

 Retail, Suite: 100 2,000 $80,000   pro-rata share of  See assumption:

 Jan-2020 to Dec-2034 18.49% $3.33   all reimbursable   General Market

 180 Months $6,667   expenses.

2  The Refinery $25.00   Net:  Pays a full      -      -           Market

 Retail, Suite: 110 1,564 $39,100   pro-rata share of  See assumption:

 Jan-2020 to Dec-2024 14.46% $2.08   all reimbursable   General Market

 60 Months $3,258   expenses.

3  AT&T $25.00   Net:  Pays a full      -      -           Market

 Retail, Suite: 120 2,048 $51,200   pro-rata share of  See assumption:

 Jan-2020 to Dec-2024 18.93% $2.08   all reimbursable   General Market

 60 Months $4,267   expenses.

4  Fitness First $25.00   Net:  Pays a full      -      -           Market

 Retail, Suite: 130 1,904 $47,600   pro-rata share of  See assumption:

 Jan-2020 to Dec-2029 17.60% $2.08   all reimbursable   General Market

 120 Months $3,967   expenses.

 S1  NEW TENANT $25.00   Net:  Pays a full      - $17.50           Market

 Retail, Suite: Mo 9 1,650 $41,250   pro-rata share of 10.00%  See assumption:

 Sep-2020 to Aug-2027 15.26% $2.08   all reimbursable $28,875   General Market

 84 Months $3,438   expenses.

 S1  NEW TENANT $25.00   Net:  Pays a full      - $17.50           Market

 Retail, Suite: Mo 10 1,650 $41,250   pro-rata share of 10.00%  See assumption:

 Oct-2020 to Sep-2027 15.26% $2.08   all reimbursable $28,875   General Market

 84 Months $3,438   expenses.

 Total Occupied SqFt 7,516

 Total Available SqFt 3,300



Pro Forma Cash Flow 

     Year  1      Year  2      Year  3      Year  4      Year  5      Year  6      Year  7      Year  8

For the Years Ending     Dec-2020     Dec-2021     Dec-2022     Dec-2023     Dec-2024     Dec-2025     Dec-2026     Dec-2027

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Potential Gross Revenue

  Base Rental Revenue $300,401 $300,400 $300,400 $300,400 $300,400 $312,266 $314,820 $322,502

  Absorption & Turnover Vacancy (58,438) (17,028) (16,344)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

  Scheduled Base Rental Revenue 241,963 300,400 300,400 300,400 300,400 295,238 314,820 306,158

  Expense Reimbursement Revenue

    Insurance 1,372 1,795 1,838 1,884 1,932 1,870 2,029 1,974

    Real Estate Taxes 9,406 18,000 27,000 27,675 28,366 27,458 29,802 28,994

    Garbage 2,743 3,587 3,677 3,769 3,863 3,739 4,060 3,949

    General R&M 5,096 6,662 6,829 6,999 7,176 6,945 7,538 7,333

    Management Fee 7,352 11,984 12,322 12,357 12,395 11,459 12,993 11,970

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

  Total Reimbursement Revenue 25,969 42,028 51,666 52,684 53,732 51,471 56,422 54,220

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Total Potential Gross Revenue 267,932 342,428 352,066 353,084 354,132 346,709 371,242 360,378

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Effective Gross Revenue 267,932 342,428 352,066 353,084 354,132 346,709 371,242 360,378

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Operating Expenses

  Insurance 1,750 1,794 1,839 1,885 1,932 1,980 2,029 2,080

  Real Estate Taxes 12,000 18,000 27,000 27,675 28,367 29,076 29,803 30,548

  Garbage 3,500 3,587 3,677 3,769 3,863 3,960 4,059 4,160

  General R&M 6,500 6,662 6,829 7,000 7,175 7,354 7,538 7,726

  Management Fee 9,378 11,985 12,322 12,358 12,395 12,135 12,993 12,613

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Total Operating Expenses 33,128 42,028 51,667 52,687 53,732 54,505 56,422 57,127

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Net Operating Income 234,804 300,400 300,399 300,397 300,400 292,204 314,820 303,251

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Leasing & Capital Costs

  Leasing Commissions 57,750 40,866 39,226

  Capital Expense Reserve 5,408 5,543 5,682 5,824 5,969 6,119 6,272 6,428

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Total Leasing & Capital Costs 63,158 5,543 5,682 5,824 5,969 46,985 6,272 45,654

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________

Cash Flow Before Debt Service $171,646 $294,857 $294,717 $294,573 $294,431 $245,219 $308,548 $257,597

& Taxes  ===========  ===========  ===========  ===========  ===========  ===========  ===========  ===========

Schedule Of Prospective Cash Flow

In Inflated Dollars for the Fiscal Year Beginning 1/1/2020


