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CBRE REAL ESTATE SERVICES OVERVIEW
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Ervina Krizanac

Transaction Manager

Jeff Livingston

Team Executive Oversight
CBRE Managing Director
Hartford, CT

Kai Trippe

Transaction Manager

SoNE HEALTH + CBRE Partnership

Real Estate Brokerage and Transactions
Site Selection & Location Strategy
Market Due Diligence & Research
Lease Administration

Portfolio Strategy

Flexible Space Solutions

Market Forecasts & Analytics
Construction Management
Financial Consulting

Healthcare Capital Markets
Facility Assessment Reports
Facility Benchmarking

Capital Planning & Tracking

CBRE New England Staffs Over 450 Professionals
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Why CBRE?

Consultative Approach Next-Level Technology

Uncovering Business Objectives to Vantage, Dimension, Floored,
Drive Real Estate Implementation TransAct, Sequentra
Unmatched Portfolio
Experience Optimizaiton
Deep Understanding of Best-in-Class Operational
Healthcare Real Estate Planning, Ambulatory Network

Strategy & Consulting

National Platform

Best-in-Class Services Platform
to Achieve Client Goals

Unique Process

Driving Results From An
Analytics-driven Approach

of= > AdvocateAuroraHealthr
% SSMHealch United Surgical Partners

- BONE & JOINT d Iy
#1 Market Share PennMedicine e o No-Cost Offering
Provides Power, Insights, ' PennState Health @ II}A%SDP}CI/J\NLI\(;E%STIEK & Ascension All Services Typically Offered at
Leverage & Superior No Cost to Client
Information MAYO
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Our Integrated Platf()rm Our Team is proud to be a SONE HEALTH Network vendor for real estate services! Along with

our subject-matter experts, resources and technologies are seamlessly woven through the

Of Healthcare Services entire service offering to meet our your real estate objectives and transform outcomes.

Core Healthcare Services CBRE’s Full List of Healthcare Focused Services
Real Estate Bro kerage Advisory & Lease, Sell Design Manage Property
, Planning & Buy & Build & Portfolios
Healthcare Consulting
Lease Administration - Portfolio Strategy - Occupier Advisory & Lease - Supply Chain Sourcing - Smart Buildings & Services
- Ambulatory Network Negotiation - Cost Advisory - Healthcare Facility Activation
\Va ntage Ana|yt|CS Planning & Advisory - Transaction Services - Design - Integrated Outsourcing
- Site Selection & - Lease Administration . Solutions
. Location Strat - Project & Program
PrOJeCt Management ocation >trategy - Site Selection Management - Integrated Facilities
) i - Location Intelligence - Location Incentives - Principal Delivery Management
Site SeleCthﬂ - Fmanual. Forecasting - Ambulatory Strategy - Move & Decommission - Business Analytics
& Analytics . . . .
Implementation . . . - Valuation & Advisory Services
. . 0 M ; - Construction Risk Services
BU”d_tO_SU'tS / Development ) ccupancy Managemen - Healthcare Capital Markets - Electric Vehicle

- Property Development
& Investment

DimensionMED - Labor Analytics ~ Buildings & Systems - Cell Tower Management

- Energy & Sustainability Charging Solutions

- Consulting

Capital Markets

- GIS Mapping (Dimension)
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Real Estate Brokerage

Our team facilitates and implements real estate transactions on a project-
by-project basis - each project is unique. Our local market experts will
assist you by providing the Services and Deliverables outlined below.

Brokerage Services Deliverables / Documentation

— Review of Current Lease Situation — Market Research Reports

— Strategy development — Relocation Alternatives
(scenario planning, analyses, etc.) — Financial Analyses

— End-to-end transaction delivery — Proposals (RFPs / LOls)
(from kick-off, RFP, financial — Lease Documentation
analysis, lease negotiations and — Demographic Analysis
execution) — GIS Mapping

— Close-out — Scenario Comparison Analysis
(document tracking and reporting) — Lease Abstraction / Summary
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Review of Current Situation and
Long Term Goals to establish the
correct implementation strategy.

01

Strategic
Planning

Identifying the best approach to 1-3 months

achieving the defined strategy and

uncovering all options for
consideration. Explore

Options
- th .
- MOREE Typical

Transaction

Process

Customizable process
and tools to manage

Negotiations every type of

i 1-3 months transaction.
CBRE will use local market 3

knowledge with national strategy 03

and experience to implement and
achieve the best results.

Close Out

Documentation
2 weeks

Keeping track of post-project
performance indicators to keep 04
track of achievements and identify
areas for improvement.



| ower Costs

Renegotiating Existing Lease
Terms With Your Landlord

Relocation Into A Less
Expensive Location

Reduce Size (SF)

Consolidation With SoNE
HEALTH network partner

Increase Revenue Generating
Space Within Existing
Footprint Using Dollars From
Landlord
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Examples of How We Add Value

New Location

Improve Site Visibility
Improve Space Quality

Potential To Maintain or Lower
Long-Term Real Estate Costs
Through Efficiency

Improve Patient Experience
(ease of access, improved
parking, high quality finishes,
etc.)

Maximize Patient Reach
Through Location Analytics

Consolidation

* Location Sharing with SoNE
HEALTH Network Partner

* | ocate Within Future SoNE
HEALTH Site

* Consolidate Multiple Practices
Into Single Site (if you operate

more than 1 location)

Excess Space

* Explore Opportunities To
Downsize From Current
Footprint

Timeshares

Early Blend / Extend
Opportunity with Landlord
(early renegotiation of lease
terms well in advance of
expiration date)
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How To Engage CBRE

CBRE is already formally enegaged by SONE HEATH. To engage CBRE as your
representative for an individual project, please see below.

1. Contact

Reach out to CBRE to discuss your potential project and real
estate needs.

Complete a simple, engagement letter between your practice

and CBRE which can be cancelled at any time.

3. Implement

Complete kick-off call to establish project objectives and

goals so that implementation can commence.
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Typical Questions:

How is CBRE compensated? CBRE is typically paid by the Landlord or Seller
upon the completion of a project. If engaged and ultimately there is no project
completed for any reason, then CBRE is not compensated. Note that the
instances where CBRE would be paid by SONE HEALTH or a Network Provider
would be in the event of a Sublease or a Sale of real estate property (where you
are the Seller or the Sublessor).

How far in advance should | engage CBRE? We typically start lease renewal
negotiations 18-24 months in advance of an expiration date. This provides us
with enough time to implement a relocation if for some reason a renewal isn’t
possible or the strategy to relocate the practice is established.

Can CBRE just provide advice? Yes, CBRE can provide high level data and
advice in terms of strategic direction.

Contact information to get started:
Tom Hollinden

312.339.9714
Tom.Hollinden@cbre.com



mailto:Tom.Hollinden@cbre.com
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CBRE Overview Property Comparison
a

Deliverable Examples *®

a

0
Market Surveys

: ®

@
« Online list of space options R ¥ ..
+ Key map details provided a

* In-depth understanding of each
property @
» Floor plans @
* Brochures ‘
« Ability to short-list properties : @
* Notes / comment tracking i

a

Middiebury @

poox]
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23 Properties ® Shortlisted
o 500 Day Hill Road

500 Day Hill Road, Windsor, CT
06095

10 Targeting Centre

10 Targeting Centre, Windsor, CT
06095

1690 New Britain Avenue

1690 New Britain Avenue,
Farmington, CT 06032

Q Sshortlist

7 230 Farmington Avenue

230 Farmington Avenue, Farmington,
CT 06032

Ay

=" 1Farm Glen Blvd.

1Farm Glen Blvd., Farmington, CT
06032

20 Western Boulevard

20 Western Boulevard, Glastonbury,
CT 06033

Q Shortlist

500 Winding Brook
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Deliverable Examples
Financial Analyses

» Customizable financial analyses

» Comparison of multiple scenarios

* Immediate savings visibility

* Individual cash-flows for each
scenario
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ASSUMPTIONS

7201 Metro Boulevard,
Entire 6th Floor,
Edina, MN

5600 West 83rd Street,
8200 Tower, 3rd Floor,
Bloomington, MN

5600 West 83rd Street,
8400 Tower, 2nd Floor,
Bloomington, MN

5600 West 83rd Street,
8500 Tower, 5th Floor,
Bloomington, MN

11095 Viking Drive,
5th Floor,
Eden Prairie, MN

Landlord Initial Proposal:
7-Year Option

Landlord Initial Proposal:

Option A

Landlord Initial Proposal:
Option B

Option C

Landlord Initial Proposal: Landlord Initial P |

Analysis Type Lease Lease Lease Lease Lease Lease
Proposal Start Date 2/1/2023 2/1/2023 2/1/2023 2/1/2023 2/1/2023 2/1/2023
Proposal End Date 6/30/2028 8/31/2030 11/30/2033 11/30/2033 11/30/2033 4/30/2030
Proposal Term 5 Years, 5 Months 7 Years, 7 Months 10 Years, 10 Months 10 Years, 10 Months 10 Years, 10 Months 7 Years, 3 Months
Rentable Square Feet 12,754 Sq. Ft. 12,754 Sq. Ft. 12,000 Sq. Ft. 12,000 Sq. Ft. 12,000 Sq. Ft. 12,000 Sq. Ft.
Initial Face Rate $19.00 $19.00 $23.00 $23.00 $23.00 $22.00

RE Taxes & Op Ex $9.35 $9.35 $15.21 $16.33 $14.96 $11.36
Total Initial Gross $28.35 $28.35 $38.21 $39.33 $37.96 $33.36
Escalations 3.00% Annually 3.00% Annually 3.00% Annually 3.00% Annually 3.00% Annually 3.00% Annually
Rent Type Proposed Net Net Net Net Net Net

Rent Abatement
Abatement Description
Abatement (rominal)

Tl & Other Required (per sa. . / nominal)

Tenant Improvement Allowance (per sq. f. / nominal)

Total Out-Of-Pocket Costs (per sq. #. / nominal)

Five (5) Months
Gross
($150,657)

$80.00 / $1,020,320
(§38.00) / ($484,652)

Seven (7) Months
Gross
($210,919)

$80.00 / $1,020,320
(850.00) / ($637,700)

Ten (10) Months
Gross
($382,131)

$80.00 / $960,000
(860.00) / ($720,000)

Ten (10) Months
Gross
($393,255)

$80.00 / $960,000
(860.00) / ($720,000)

Ten (10) Months
Gross
(8379,556)

$80.00 / $960,000
(860.00) / ($720,000)

(865.00) / ($780,000)

Three (3) Months
Net
($66,000)
$80.00 / $960,000

$42.00 / $535,668

$30.00 / $382,620

$20.00 / $240,000

$20.00 / $240,000

$20.00 / $240,000

$15.00 / $180,000

OCCUPANCY COSTS
Total Occupancy Costs $2,545,077 $3,303,377 $5,633,498 $5,790,735 $5,597,100 $3,307,220
Average Annual Occupancy Costs $4 0 $435,610 $520,015 $534,529 $516,655 $456,168
Average Annual Occupancy Costs (persq. ) $36.84 $34.15 $43.33 $44.54 $43.05 $38.01
NPV Occupancy Costs @ 8.00% $2,123,171 $2,497,305 $3,667,916 $3,767,899 $3,644,772 $2,514,156

YEAR-ON-YEAR CASH

1/23-12/23
1/24-12/24
1/25-12/25
1/26-12/26
1/27-12/27
1/28-12/28
1/29-12/29
1/30-12/30
1/31-12/31
1/32-12/32
1/33-12/33
Total

$716,456 $503,145 $278,213 $279,326 $277,956 $480,970
$383,545 $383,545 $471,624 $485,373 $468,441 $411,681
$397,391 $397,391 $485,773 $499,934 $482,494 $424,031
$409,313 $409,313 $500,346 $514,932 $496,969 $436,752
$421,592 $421,592 $515,356 $530,380 $511,878 $449,855
$216,779 $434,240 $530,817 $546,292 $527,235 $463,350

$0 $447,267 $546,741 $562,681 $543,052 $477,251

$0 $306,883 $563,144 $579,561 $559,343 $163,331

$0 $0 $580,038 $596,948 $576,124 $0

$0 $0 $597,439 $614,856 $593,407 $0

$0 $0 $564,007 $580,452 $560,200 $0

$2,545,077 $3,303,377 $5,633,498 $5,790,735 $5,597,100 $3,307,220

Disclaimer: © 2021 CBRE, Inc. The informafion confained in this document has been obfained from sources believed reliable. While CBRE, Inc. does not doubt ifs accuracy, CBRE, Inc. has not verified it and makes , warranty or

Any projections, opinions, assumpfions or esfimates used are for example only. In making any decisions hat rely upon fhis analysis, consideration should be given fo fax and ofher factors which should be evaluated by your fax, financial and legal advisors.

about it Htis y ponsibility

confirm its accuracy and completeness

You and your advisors should conduct a careful, independent investigation of the properly fo defermine fo your safisfaction the suitability of the property for your needs. CBRE and the CBRE logo are service marks of CBRE, Inc. and/or its affilicted or related companies in the United States and ofher counries.
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Deliverable Examples

Proposal Negotiations

TYPICAL CONSIDERATIONS
+ Lease Commencement

+ Area & Location

+ Lease Term

- Rental Rate

- Rental Abatement

+ Tenant Improvements

- Parking

+ Subletting & Assignment

- Sighage

- Hours of Operation

- Electricity / Utilities

- Operating Cost Exclusions
+ Property Taxes
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Right of First Offer
Right of First Refusal
Building Purchase Option
Termination Option
Renewal Option
Contraction Option
Expansion Option
Competitor Exclusions
HAZMAT / ADA
Restoration of Premises
Holdover

Building Security
Maintenance / HVAC

PROPOSAL SUMMARY MATRIX

LANDLORD

SQUARE FEET

COMMENCEMENT

TERM

BASE RENT

ESCALATION

TAX/OPERATING EXPENSES

OPERATING EXPENSE CAP

ABATEMENT

TENANT IMPROVEMENT
ALLOWANCE

CONSTRUCTION MANAGEMENT

FEE

OUT OF POCKET CAPITAL
(Subject to plans/ pricing, except
move/FFE)

SPACE PLANNING

RENEWAL OPTION

EXPANSION OPTION/RIGHT OF
FIRST OFFER & REFUSAL

The E
7201 Metro Boulevard in Edina
Minnesota

City Center Real Estate Services, LLC
6th Floor: Approximately 12,754 RSF

February 1, 2023

Option A - 5 Years, 5 Months
Option B - 7 Years, 7 Months

$19.00 PSF Net
(§28.35 PSF Gross)

3.0%

2023 Estimate
$9.35 PSF

Not Addressed

5 Months Gross

Option A- $38.00 per RSF
Option B- $50.00 per RSF

Any unused Tl allowance up to $7.00 per RSF
may be used for FF&E, moving costs and
writing cabling.

5%

Option A: $42.00/ $535,668.00
Option B: $30.00/ $382,,620.00

$0.15 PSF Allowance for the cost of all space
planning fee

One, 5-year options at then fair market rent

and concessions for renewal leases with 15

months prior written notice and no less than
12 months prior written nofice.

One-time ROFR to lease available space on
5th Floor.

Normandale Lake Office Park

One Southwest Crossing

ML-Al Normandale, LLC OSWX Ridge LLC

Option A: 3rd Floor of the 8200 Tower
Option B: 2nd Floor of the 8400 Tower
Option C: 5th Floor of the 8500 Tower  5th Floor: Approximately 11,000-13,000 RSF
Approximately 11,000-12,000 RSF in any of
the above mentioned options

February 1, 2023 February 1, 2023

10 Years, 10 Months 7 Years, 3 Months

Option A: $23.00 PSF Net
($37.96 PSF Gross)

Option B: $23.00 PSF Net
($39.33 PSF Gross)

Option C: $23.00 PSF Net
($37.96 PSF Gross)

$22.00 PSF Net
(§33.36 PSF Gross)

3.0% 3.0%

2023 Estimate
Option A: $14.96 PSF 2023 Estimate
Option B: $16.33 PSF $11.36 PSF
Option C: $14.96 PSF

Not Addressed Not Addressed

10 Months Gross 3 Months Net

$60.00 per RSF
Tenant shall have the right to apply any
unused portion of the allowance forwards FFE. $65.00 per RSF
Any unused portion of the allowance towards
first rent dollars.

4% for costs up to $100,000.00
3% for any costs between $100,000.00-
$250,000.00
2% for any costs in excess of $250,000.00

Not Addressed

Option A: $20.00/ $240,000.00
Option B:20.00/ $240,000.00
Option C: $20,00/ $240,000.00

$15.00/ $180,000.00

Tenant shall be provided with a preliminary
space plan for the purpose of identifying space Not Addressed
requirements and improvements.

One, 5-year options at then fair market rent ~ Two, 5-year options at then fair market rent
and concessions for renewal leases with 12 and concessions for renewal leases with 12
months prior written nofice. months prior written notice.

One-time ROFR to lease any contiguous

Landlord is not proposing expansion rights. space on 5th Floor.
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Population Covered by Channel

Deliverable Examples
In-Depth Market Demographics

- Payor Mix Breakdown

+ General Demographics

- Growth Projections

- Historical Claims Data

- Ambulatory Utilization

- Care Demand Projections
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35K (9.4%)

37K (9.8%)
Channel
@ Commercial
—— 172K (46.1%) ® Medicare
@ Health Exchange
61K (16.4%) —
Uninsured

® Medicaid

69K (18.4%)

Top 10 Commercial Payers

s e a5 5+
UnitedHtealth Group, Inc. [ N NRGEDDD 22 6%
rlorca cive | N 206%
cigna Corporation | RN > c%
Department of Defense - TRICARE I 6.5%

Blue Cross Blue Shield Association Corp... [l 4.4%

Department of Veterans Affairs (vHA) [l 2.4%
santa Fe Healthcare [l 1.7%

Humana, inc. [l 1.5%

Capital Health Plan [l] 1.1%

Commercial Coverage %

The Payer Mix Report displays the insurance coverage breakdown for the covered population in your market.
Population can be analyzed at the channel or payer level for Population Count and Population Percent covered.

Data Source - MMIT (US Census - Public Health Insurance Report, Private Health Insurance Report, and Uninsured
Report) Once bridged to an MMIT Channel, it s divided along with uninsured with the total population per zip to provide
a coverage percentage at each individual zip code.

Current Data Range - Latest Annual Payer Mix Dataset

Channel > Payer Population Covered % of Population Covered
v
Commercial 172,113 46.1%
Medicare 68,699 18.4%
Health Exchange 61,092 16.4%
Uninsured 36,668 9.8%
Medicaid 35,000 9.4%
Total 373,572 100.0%
Main Takeaways National Benchmarks
Commercial accounted for 46.1 % of Total Population.
Channel % of Population Covered
Commercial accounts for 172113 of the total covered lives T
Higher (?mmerclzfl (f:y.erzgce mdlcalez the pos?llialllly for higher | ediad R
r:venug or’ybour hacq nllesi Sgr:;:are ommercial percentage with & 0%
the national benchmark of 58. G =)
The Uninsured population accounts for 36,668 total covered fives, << 7%
Total 100.0%

‘The national benchmark for uninsured is 8.9%.

Gender > Age The Demographics Report highlights population insights around size, growth, household income, age,

All

race, education, and household compasition.
Data Source - Geolytics
Data Timeframe - Latest Annual Dataset

ZCTA  Current Pop. 5 Yr Pop. 10 Yr Pop. Median H.H. Income Median Age Pop. per square mile

373.6K -0.8% 3.7%

Population 5 Yr Population Growth 10 Yr Population Growth
Population Per Square Mile Median Household Income Median Age

Race Demographic Breakdown

7.2K
226K (6.5%) 21%) |

34232 38,993 40,759 44,121 $62,892 53 3,534.2
34293 36,747 35,996 37,026 $57,635 63 1,127.2
34243 34,988 35,346 37,345 $67,001 58 1,946.7
34287 26,718 26,308 27,379 $50,451 58 1,532.9
34286 23329 24,085 26,233 $64,650 42 850.1
34233 20,279 20,506 21,679 $67,493 58 33130
34238 19,603 18,749 18,846 $84,264 68 1,484.8
34285 17,637 16,020 15,509 $58,595 73 2,116.7
34223 17,492 16,570 16,554 $57,950 68 417.8
34275 16,704 16,235 16,601 $71,337 63 650.6
34241 16,636 17,220 18,559 $99,448 53 2372
34235 16,626 16,706 17,651 $65,010 58 2,676.6
34224 16,588 15,374 14,815 $53,773 68 12917
34240 15,242 15,603 16,810 $101,247 53 2293
34292 15,068 13,977 13,800 $70,746 73 463.7

4288 12988 13486 1499 $61348 42 6734
Total 373,562 370,718 387,356 $64,810 58 824.9

Household Composition

@ Married with Children @ Married without Children @ One Person @Non Family @ Other Family

169.6K

@ White non-hispanic
@Hispanic

®Black

®Asian

@ Native

@ Pacific

316K (90.6%)

m



