
 

 

 
100,000 SQ. FT. CLASS A OFFICE BUILDING 

$2.39 Million Joint Venture “Preferred Return” Investment Opportunity 
13% to 20% Projected Return on Investment @ 59% of Value 

Boise, Idaho 
 
 

Hopkins Real Estate Investments, LLC (HREI) is the owner of a 100,000 sq. ft. office building located close to 
Hewlett-Packard in Boise, Idaho.  We would like to obtain a $2.39 million joint venture partner.  For this 
investment, you, the new investor, will gain an 80% membership/profit sharing interest, a preferred yield of 10%, 
and a preferred return of capital in the project.  The projected ROI is 12.7% with the possibility of a 22% ROI! 
 
BASIS: $5,050,000  

 
PROPERTY:  This multi-tenant, Class A Office Building is 99,571 sq. ft. The building was built in 1989.  It includes 
39,039 sq. on the 1st floor, 37,496 sq. ft. on the 2nd floor, and 21,644 sq. ft. in the basement.  It is located on 7+ 
acres.  There are 233 parking spaces with expansion space for up to 462.  It is located in the Boise Research 
Center at 5777 Meeker Avenue (near Hewlett-Packard), Boise, ID. 
 
MASTER LEASE:  The property has a master triple net lease to Sybase (SY:NYSE).  They appear to be a very 
strong national company based upon the following:  Basic 2007 Financials:  $1.9 Billion Assets - $982 Million of 
Debt = $930 Million of Equity.  $1 Billion in Sales and NOI of $150 million.  Based in Dublin California this 
company is one of the largest enterprise software and services company in the world. The triple net lease 
payment is $36,800 per month ($441,600 Annually) through September 31st, 2013. 
 
SUB-LESSEES:  There are two tenants sub-leasing 19,650 sq. ft. creating $311,869 of annual income.  These 
leases average $15.87/sq. ft./year.  
 
LIONBRIDGE (LIOX) - subleases 13,797 sq. ft. for $213,853 in annual rent and the lease expires September 
2013.  They are a leading provider of translation and localization services specializing in development solutions for 
application development and maintenance, product engineering, and content development along with testing 
services to ensure the quality, interoperability, usability, and performance of software, hardware, Web sites, and 
content.       
 
HEALTHCAST - subleases 5,852 sq. ft. for $98,016 in annual rent and the lease expires May 2009.  Healthcast is 
a software and web-based technology company for the medical community. 
 
DEBT:  $2,060,000 as of 10/31/08, payable at $17,542/mth., including 6.25% interest, with a balloon payment of 
approximately $1,562,000 on 1/1/2014.  The loan has a pre-pay penalty at this time of 1.5% and after 12/19/2009 
it reduces to 1% for the remainder of the loan.  The l



 

 

 
JOINT VENTURE: 
 
Total Basis:   $5,050,000  
Membership Investment:  $2,390,000 80% 
HGF/HNWF (Present Owners)         $   600,000 20%   
Debt $2,060,000 
 
A new partner invests $2,390,000 of capital for an 80% membership in HREI, LLC and a 10% preferred return on 
their equity.  Hopkins Growth Fund, LLC and Hopkins Northwest Fund, LLC will retain 20% membership with 
$600,000 of equity in the LLC.  With the property recently appraising for $7.5 million and debt of $2.06 your joint 
venture investment of $2.39 million is only 59% of the value of the property!    
 
The 10% preferred return paid to you, the new investor, is to be paid monthly from available cash flow.  Any 
amount that is not paid monthly, because of inadequate cash flow, will accumulate and be paid upon the tenant 
exercising the buy-back option or upon the sale of the property.   We project 9.27% of the 10% preferred return to 
be available to be paid monthly. 
 
Upon the sale of the property – 1st the debt will be paid, 2nd the balance of the preferred return will be paid, 3rd 
your capital will be returned, followed by HGF and HNWF capital, and finally profits will be split 80%-20%. 
 
If the tenant executes the buyback in September 2013 we project a 12.7% return on investment for the new 
investor.  Upon the tenant not exercising the option we project the yield/return to be between 19.4% and 22%! 
(See Investment Analysis). 
 
MANAGEMENT:  During the term of the triple net lease Hopkins Loan Services, Inc. will service the lease and 
handle the accounting at $800/month.  In the event the master triple net lease is terminated the ownership group 
will contract with Hopkins or an outside property manager to handle property management at market rates. 
 
NOTES:  Owner is in current negotiations with Sybase to purchase the $5.1 million buy-back option and/or to 
extend their lease.  The offer price on the building is subject to change due to negotiations in process.   
 
JOINT VENTURE PARTNER REQUEST:   Sybase might want to sell their option (or vacate it) and simply 
become a long term tenant.   We prefer our joint venture partner financially be able to capitalize the entity as: 
 
• We might find it profitable to buy the Sybase option (possibly $600K), and/or  
• We possibly will want to do TI’s for new tenants (possibly $500K), and/or 
• We come to the end of the Sybase lease and we are required to payoff the $1.6 million PERSI debt.  
• In the event that additional capitalization is required the 10% preferred return on capital would apply. 
• Purchase of option and TI’s could be financed. 
 
STRENGTHS OF INVESTMENT: 
 
• New Investor’s Membership is 59% of appraised value ($45/sq. ft.) - with strong potential upside. 
• Nationally traded company as master tenant with very solid financials. 
• Great “coupon clipper” investment with a Cash on Cash Return of approximately 7.7%.   
• Projected ROI – 12.67% to 22%! 
• Class A Office Building in a Great Location with $311,869 of sub-lease income from two solid tenants. 
 



 

 

 
100,000 SQ. FT. CLASS A OFFICE BUILDING 

$2.39 Million Joint Venture “Preferred Return” Investment Opportunity 
Investment Analysis 

 
 
 
 
We anticipate the following 3 scenarios: 
 
• The tenant continues with the current agreement and exercises the Buy-Back Option in 5 years.  Under this 

scenario we project a 12.67% ROI to the new investor. 
 
 

 
Purchase Price    $             5,050,000   
Debt    $             2,062,324   
Total Equity    $             2,987,676   
     
New Investor Equity/Buy In 80%   $             2,390,141   
HGF/HNWF Equity 20%   $                597,535   
     
CASH FLOW / RETURN ON INVESTMENT FOR NEW INVESTOR    
  Monthly Annually 57 months 
Lease Income   $       36,800   $                441,600   $               2,097,600  
Debt Service   $       17,542   $                210,504   $                  999,894  
Total Income   $       19,258   $                231,096   $               1,097,706  
HLS Servicing   $          (800)  $                   (9,600)  $                   (45,600) 
Net Income   $       18,458   $                221,496   $               1,052,106  
Preferred Return 10%  $       19,918   $                239,014   $               1,135,317  

Amount Deferred   $       (1,460)  $                 (17,518)  $                   (83,211) 
Cash on Cash Return   9.27%  
     
NEW INVESTOR YIELD UPON TENANT EXERCISING BUYBACK OPTION   
Buyback in September 2013    $             5,100,000   
Closing Cost    $                 (20,000)  
Net Sales Price     $               5,080,000  
Debt Payoff in September 2013     $              (1,590,335) 
Payoff Fee     $                   (16,000) 
Preferred Return to New Investor Paid upon Closing  $   1,460 57   $                   (83,211) 
Net Cashflow from Closing     $               3,390,454  
New Investor Cash Flow from Closing 80%    $               2,712,363  
COMBINED ROI - 10% PREFERRED RETURN PLUS A 2.67% YIELD ACCUMULATION= 12.67%    
     



 

 

 
 
 
 
 
• The LLC immediately negotiates a purchase of the buyback option at an estimated price of $600,000, renegotiates 

the lease with the tenant to market rates and/or attract new tenants by investing $500,000 for tenant 
improvements, and sells the building in 3 years.  We project a 19.4% ROI to the new investor. 

 
NEW INVESTOR YIELD IF BUY-BACK IS PURCHASED & BUILDING IS SOLD FOR MARKET VALUE IN 3 YEARS 
Purchase buyback option estimated cost $600,000     
Tenant Improvements or reduction for rent estimated cost $500,000   

Estimated Sales Price    $             7,500,000   
Closing Costs-  6% Real Estate Commission, 1% title 7%   $               (525,000)  
     $               6,975,000  

Loan Interest on purchase of buy-back option and tenant 
improvements   - 6% 1100000 36   $                 (198,000) 
Persi Debt Payoff in January 2011     $              (1,749,000) 
Option/TI Debt     $              (1,100,000) 
Payoff fee     $                   (17,500) 
Net Cash Flow from Closing     $               3,910,500  
New Investor Cash Flow from Closing 80%    $               3,128,400  
COMBINED ROI - 10% PREFERRED RETURN PLUS A 9.4% YIELD ACCUMULATION= 19.4%    

 
 
 
 
 

• The tenant does not exercise their Buy-Back option and the LLC sells the building at market value in 5 years.  We 
project a 22% ROI to the new investor. 

 
 

NEW INVESTOR YIELD IF BUY-BACK IS NOT EXECUTED & BUILDING IS SOLD FOR MARKET VALUE IN 5 YRS 
Estimated Sales Price    $             7,500,000   
Closing Costs-  6% Real Estate Commission, 1% title 7%   $               (525,000)  
Net Sales Price     $               6,975,000  
Debt Payoff in September 2013     $              (1,590,335) 
Payoff Fee     $                   (16,000) 
Preferred Return to New Investor Paid upon Closing  $   1,460 57   $                   (83,211) 
Net Cashflow from Closing     $               5,285,454  
New Investor Cash Flow from Closing 80%    $               4,228,363  
COMBINED ROI - 10% PREFERRED RETURN PLUS A 12% YIELD ACCUMULATION= 22%    
     

 
Assumption – Joint Venture Investment made January 1, 2009. 
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