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much nore and rcorrpl Icat edd&hen many o e various T1nancing

st ruct urSes @se oanatyad dlst malkstatoansetrvaalarfothrer dinpaging stuicarer eal est at e asset at
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asset may bRAGKEREURG0 PEEAUAR a1 or an entity. An entity may, for

exanpl e, own a rRa, ofedirée kA that FoaN&htZOAREHE Ra§ YelW¥ied ofBiheViBe Wi t h 30
debt, may own via a real estate investnent trust (REIT), or nmay own the

property wicdntrallegiara yasieghefovays. &eperally, amierenfacaliestateapmonthentypmefirealdual  or
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readily decide that a real estate asset should be leased rather than owned after examining the
costs and the benefits of leasing the property as compared to owning it.
25 The decision of how to control a real estate asset may get much more difficult
and complicated when many of the various financing structures are analyzed and
compared for a particular real estate asset at the same time. For example, there are a
variety of ways that a real estate asset may be owned by an individual or an entity. An
entity may, for example, own a real estate asset using corporate funds, may own with
30 debt, may own via a real estate investment trust (REIT), or may own the property with a
partnership or a joint venture with another individual or entity. Likewise, there are a
variety of ways that an individual or an entity may lease a real estate asset. For example,

an individual or entity may utilize a short-term lease, a long-term lease, a credit sale and

leaseback, a tax motivated leveraged lease or a synthetic lease. Each financing structure



apparent unless and until the financing structures are conpared agai nst
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typically not considered or are severely under-weighted by individuals or
entities. Fypicablarpyas welrporate entities may enter into |ong-termleases

w t hout having e&)ﬁmp&tiésaﬁlﬁﬂér%ﬁake%&aﬂsﬁg feSiaha o %yeqlvgﬁe%s&r{b?iohgaﬁoreﬁ ate

example, assumptions for determining future residual values can be unrealistic or

25 unsupported. In addition, sensitivity analysis of key financial drivers typically is not
considered. Further, current market valuations for sale/leaseback analyses can often be
overly optimistic and can sometimes hide funding in the evaluation of the purchase price.

In addition, many important criteria are often ignored when procuring real estate

assets, such as, for example, occupancy requirements, flexibility, and broader corporate

30 metrics. For example, EPS, ROA, and other key corporate ratios are often ignored. In
addition, there may typically be a short-term focus on profitability at the expense of
long-term strategic planning. Still further, there may be little understanding of, or

sensitivity to, potential balance sheet implications of procuring a real estate asset.
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structures for the procurement of a real estate asset can be used to influence various
performance metrics that may be tracked in a corporation or other type of entity. In
addition, new financing methodologies appear frequently, but are typically not well

25  understood by pertinent decision-makers. For example, tax incentives that may be
associated with the sale or leaseback of a real estate asset are often ignored. Moreover,
individuals typically focus on local tax issues without considering, or understanding,
how global tax issues may be influenced. Moreover, there may be inadequate training of
key personnel that may contribute to a lack of understanding of the various financing

30  structures.

In addition, many real estate assets are typically procured without any real global

ownership of the analytical process. Decisions are often driven by local considerations

and evaluation criteria, instead of recognizing the global and expansive nature of a large



5 Gven the relative inportance of real estate assets to an entity's bottom
line, a systemand a nethod are needed that w |l overconme the deficiencies
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determ ni ng%gﬁglgg)tfﬁ{ﬁacfe ’fslgorrlla%l%ll(m PF et ure for controlli ng one or a
pl ur altq tsy of r_egd}ivkﬁ tﬂéﬁefﬁti&e&ﬁgﬁtﬁlce Eyiﬁfegl @s\;\mﬁﬁhg‘s%@@d hxyentidjrebt@ﬂt&ﬁﬁﬁé,ta .
i nvention provides a systemand a_netho ereby a user enters into the
Zys_te_m det a$yls@t§l1i“1*ﬁ‘?bB Fiégze‘?eéﬂ??at‘t"ﬁl QW@ﬁﬁheé%ﬁ%@leéﬁ@Ptedahgv%n enuté
esiring r . . nputte
i nformati o%ﬁ%ﬁégﬁgsﬁ?ﬁeﬁvap?%ugrﬁ?tﬁgc?l%{er?a stﬂ r@%’?ﬁﬁ?g&ﬁ@o?é@%& t he
syst em anal gensistentygirbash tancabpstate pssehprobarement. tVereasargd systeraaed 4 hetlagset
br esent { nvaRPBIT AL TR s e e ARt S B AOBT R g o
det ai | ey cagfiefidow and nmatri x deci sion framework to determ ne an opti nal
financing structure for controlling a real estate asset. Nunerous decision
cri terida_ a;%uflmgpéﬁbﬁhd’entlmQ thef system ?nd2t5he met hosl_, t atnpl mayf bet
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wi thin the finenchigottichiedse $pedifisallygiheligesdaf inn@dioa peoglesersystemind hediod o
establish its inportance relative to other criteria. A plurality of
financi ng sior determiningan optimad finpreingsirushire fof cop®olling pog ormplyratity efierbn and
total sgore c ' oF j ne an
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an advant ageheakby has@reateninta the eydtém detadepinforimition redyted enthanchl astateatdeod f or

eval uati ng gllgl;i ous. fi nanci ng)ﬁstru tures for the_control oﬁ asreal estate
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the final result. Further, the 4 WO 03/017057 PCT/US02/26113" present

i nventi on cwhetber ansanéisy shoulsd omethglaases lease thecassedr dtheswiss cantdoldbhassetnga of

t he vai' ous oﬁt}ﬁlﬁ&%derts clnglr t he financing decisions. The present invention
i ncor parat _e%n y 4Lt or SR the deci si on-making process that are
typically inport@nhé pleSentblentiifutther pravidss #bystdneadd HaRtodFodgovidign 5
Moreover, it is an advantage of the present invention to Provi de a system
and a detailed cash flow and matrix decision framework to determine an optimal financing

structure for controlling a real estate asset. Numerous decision criteria are incorporated
into the system and the method, and may be grouped into two broad categories: financial,

25  or quantitative, factors and non-financial, or qualitative, factors. Each criterion
contained within the two broad categories may be defined and given a weighting to
establish its importance relative to other criteria. A plurality of financing structures may
then be tested and scored for each criterion and total scores for each financing structure
may be compared to determine an optimal financing solution for the real estate asset.

30 It is, therefore, an advantage of the present invention to provide a system and a
method for evaluating various financing structures for the control of a real estate asset.
The present invention builds consensus among various participants that may have

individual agendas because each participant has a stake in the final result. Further, the



met hod for evaluating various financing structures for the control of a
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control li ngpagtgélg%}nﬁ%%%ﬁ%ﬁégn@?e%{iecg% ngt e assets to influence desired

financi & resul tiordowet, itds an advahtagaof the pagstmdavention bo prodidedsystemymidam and a
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2 si gni 1 CARESS frevBliRBRE Farios ?@ertqmsestw%wcfer drseptrokaiadesheniete 38 t i onal
features anfaAtMAc RIRAeLS sthitburdd msigﬁxﬁﬁ&mea@o@g)ef]&ﬂé@hm thg, and
will be apparent from the detailed description of the presently preferred
enmbodi ment sallogatibrf ofsnarce eapitabwsisouyses RMsBdiffereriDgsograpiticad negidnstand pByduat ngs
FIG 1 illustrates a general.prqgcess for the eyaluati.gon of financing
structures %’Pﬁs‘ Lﬁﬁ@r%sgﬂ{ll%?m{?% aggrreésﬁf %Yéagvaggkgélfesivﬂ&%ﬁgrfﬂgﬁf‘ nt of the
present]oi Nvigeritifid. obfdctvesland getihaice snefridd! 0cess that highlights criteria
devel opnent and nodel . refinenent for_ the evaluation of financing
structures in annédgiignni it anoidvariagqnidbe present Mventiemioi pyavidep eystgn and a

| Il ustrat esm?th?@ %r'e%fugﬁns%%eﬂﬁ)% %msﬁb%rg thgmrn%sg@} the ABhRIGRIENTLAR 40k the
eval uati on of financing Fuctures i an embodi ment of the presen

i nventi on. thatGurther ik presadtave és using thetviariousgaysro hekkng, bedtrdilighdd @iriag dat a

processing, scorin and. ranki ng of finangcing structures for the

procur ene ntreglestaty %ﬁ‘f’ts tainflpgncedesired ftgpagﬁlag@s@% d‘i"‘ﬁ‘ﬁ%ft 1pan penizge iy nt
Inventi@n. Ahiidea s&itéxﬁ%h&%trﬁéh@cﬂthﬁﬂk‘m{'sfo\‘ﬁﬁ 24l e5tBRSSset BBRCS Sihtid QW ng a
plurality of finahcing structures that may be used to control a real

est at e assetssetDi asipgpificDgsoniriputon of effective bilnedessheetdndapadentents 5 WO

03/ 017057 PCT/ USQ24.261 The esent invention relates to system and a
mot hod Tor eval GAMGT drie abd RERBIARES i Pt ECaPL e oD Atk ot Creah 48
control a reml b&apptrént FBsiR! theiefled A8cYipHbRbf e Frosent!préérred eRibodnentOr
exanmpl e, a government entity, a corporate entity, or any other entity that
may be appaandrdtom ghegiawh@si ng ordinary skill in the art. Mre specifically,
a5 co t . . . i pputting of information related to the
real estat gég@fgﬁwg@ﬁq)rfrg@ég‘é&gl\?ﬁuat ed via a conmputer processor to
determ ne an optFIGI1 illus@aies aigensial prlcedsefor the evaluation of financing structures for

the control of a real estate asset in an embodiment of the present invention.
FIG. 2 illustrates a process that highlights criteria development and model
refinement for the evaluation of financing structures in an embodiment of the present
25  invention.
FIG. 3 illustrates a continuing process that highlights data conversion for the
evaluation of financing structures in an embodiment of the present invention.
FIG. 4 illustrates a continuing process that highlights data processing, scoring
and ranking of financing structures for the procurement of a real estate asset in an
30 embodiment of the present invention.
FIG. 5 illustrates an "own" versus "lease" spectrum showing a plurality of
financing structures that may be used to control a real estate asset.

Detailed Description of the Preferred Embodiments
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03/ 017057 PETTHIS0DFS61TSE ﬂ)raél BRI % P esul ts of the anal ysis to the entity
desiring to contAfibr thBerifefialdeRsibmhént 3&p <0, e ModeNBaHKadibren é ang
structures. Information relating to the nodel that is devel oped, and the

financi al astnedyia the madelirafinament sfer 12-n%he modelaotnaman stepl & inchisdes thent o a
t i in.

e om0, P e ERpflont ditleclih MHALE Althe SbEARGRT HOSHERBe BHE il 1

exanpl e, a beeytilivad ih the nnoaled that B developesls iThg speafis propertipdath dmemhpbe st ori ng

the information, and an ou t nmeans, .such as a printer or a nonitor, The
a stracteﬂ?l 1n the modelt Jgﬁnement step 13 may be utﬂlzgd ina gata conversion step 14

that may be utilized to convert the specific property data into either cash values (such as,
for example, dollars) and area values (such as, for example, square feet) or any other

25  value apparent to one having ordinary skill in the art. A data processing step 16 may
then be done to determine cash flow analyses from the information supplied in the data
conversion step 14. The data processing step 16 may prepare financial assumptions that
may be utilized by the model. Moreover, non-financial indicators may be determined
and processed in the data processing step 16 to quantify non-financial, or qualitative,

30 data.

The financial, or quantitative, data and the non-financial, or qualitative, data is

weighted and scored and the various financing structures are ranked according to their

scores. These may be done via a scoring and ranking step 18, that may be utilized to



processor may mani pul ate the data in any way as is apparent to one having
ordinary skill in the art. The information is preferably entered into an
M cr osof tWE)OG/@UOSpreadsheet and 10 dat abase application f@ecTarSora8si ng
and/ or mani |nf urse, th ove-identified
general pr o@gseg {hmg;!}l ufltsﬁgeg’ By Slgﬁ {hgr?{l l?’feﬁlﬁag%? 8?ntré’ﬁ§}’err§%{le5t§€ﬁta§§eé Visset
that is deséreas thyfihdiRimgntduttaresThe fol | owi ng describes a specific exanple
of how each step 10- 18 may be utilized to determ ne an optinal financing

structure. 15 Fllaformatipn Eré@tilat%heam@%éhqtﬂ%deﬁpl@e%gnédwtfmpcmbarrdmnomed to
acconpl i sh £ he pf BRERL tha* &%%osmaed a&gﬁﬂ%ﬁ% o 'ut%r gfo%gghskf faPhQF 3% 20 MY

be particular to a specific entit vari ati process may be
useful fSor mbless thendata inpst thexsnarilﬁaroemputeopm@&sssklybioaﬂy lrmludeklen miput The

criteria de‘yeloprret step 10,, a EIOWI’III’I FIG 1, is spemflﬁglly defi ned
n Rl 2 SoiReBEbasy 5t Proale dksybOat ORBOBS B BFICES I BFBBrE R TL0 | 5
to define t{eidy Gk eetbrmARDORESE difut ndiins ROV ad IpriftéforaZnodithi! MRE. @ client

teamis identified via st e{; 54. An interview questionnaire is devel oped, as
shown in strpcdeor majmenipulats the data e any waysasis eppac:cmdmoneahbwmaordmpr gall

docuronts (RARE BFe T Peattation fr btk fhuded i BF MESros kBl STrses RN

stat eneit s @itabaps @qﬁmm@dxﬁmpmceﬁng@mw@mmmuk@mﬁwmmaﬁw be revi ewed
and 25 analyzed for particular information, suc for exanpl e, publ i shed

i nformation via Qf eirsegthe al’ﬁ@%’éieﬂ?*@?q gangER! 9f0§§%ﬁ§a%b£=®2d ﬁ‘?f@nﬂ@ﬁ@t}’t?@ defi ne
key financig) axZ)nf!:g 3tf hLOABRLAS dedifelily rtl&eaer{tﬁyz S’f‘l’i@fo 18 grtxb%g cﬁﬁé‘ce

nmetrics via st at are i1 nportan eva |nanC| ng
structures ¢>daaipleamfd1mea¢htstrpcl@nl& mhy béatilized|to dﬁblﬁﬁhﬁe anssgtimalﬁhmacmge
information is identified and defined via step 64, then the team devel ops
30 ratio foffsM%% via step 66. Further, the information identified and

definedgn step fig. @rlﬁustfaeeélaegﬁeaﬁwp;dae@rsoqmqyfdlmeveae@aacﬁh%lﬁﬁ £ @&eand
wei ghtings and priorities for the various financial and n-f1 nanci al

criteria, assenoni éMsoursadhisespéafionrocessitmayche particudate h spesific dhtifyand

consensus STEBTE BB esstan e boflot i e of bt 8 iSifinn e

client realthegitatlbe pfferibdel€losmentlsepl®, 4sashboMeal FIG.al, $¢ §RcifidallyodeHindftn t O
identify k%/ i nformation about the real estate asset that the client

desires to Kléhir ) neqessansiigst stem e Atitesia davelenmeent pspd eto, define theanrpisas
fi nancigpg Sétg UGiAr Sshﬁl%ﬁg%gteﬁg% et fd %nt%&ﬂl?}%féﬁlﬁ %h%tefsts‘ipfome FIG 5
S y may be

illustrates pec pes o’f | nancing s urées tha
utilized t oinrdewrguestionaaire Bsleadlepeals seshowhlin sep &6} andlraxéaﬂmeSntaxrvﬁavmd to
show owner shi fi rStéﬁl de (representing total (or near_ total)

104, on
control of § uq,tg(glvlaesgq Se Next § corgppdlyélocuments 1s reviewed via step 60. Specific
company documents that are reviewed include annual reports, 10K and 10Q financial

statements and press releases. Of course, other documents may be reviewed and
25  analyzed for particular information, such as, for example, published information via step
62. These preliminary steps 52-62 are done to define key financial and non-financial
criteria, assumptions, and performance metrics via step 64 that are important in the
evaluation of the financing structures that are used to control the real estate asset.
Once the information is identified and defined via step 64, then the team develops
30 ratio formulas via step 66. Further, the information identified and defined in step 64 are
reviewed with an executive team via step 68 and weightings and priorities for the various

financial and non-financial criteria, assumptions, and performance metrics are developed



10 | ease 106 on a second side (representing mniml control over a real
estate asset in the formof a rental arrangenent of the real estate
asset). Raprospemsati ve financing structures are di spl aye®cyatonsedii3
ownershi p 104 and.l ease .106. EX es, of "ownership" are; an eptity may
own with coY%S%B?g'fuﬁﬁg%f@&re WE@B‘%W? RPHSE 0“{3 I%Oa,cg’r?é(fld W%&eﬁﬁ%% r eal
estate inveghRept72t rust (REIT) 112, and nmay own via a partnership 114 or a
joint venture 15 116. Each of these ownership structures may have varying
costs and benef i inaddBione thgichignt rea] eptatginortfolig shauldeyryigwed yiestep itostarer shi p
and/ or cont ' [t ' . e .at e
asset vi o aapeid® Rey BtormidoR I oo ey Skl ot VPO, oGy BEY R

sal e/ | edsebafikartdP, stactuax Mbtdover, @t Vadassefidadingatruetuseg Bhdndd be ideadfied 126. As
with owner SEi B ega h of t%\gese | easehol d structures may invol ve varying
costs and pqeledia %8 0ar yi ng degrees of control. It should be noted

that this Iist Olfld.isﬂﬁﬁﬁfd?&uazsipéé{ﬁinh'ﬂ@(‘ﬁoft?p&%fﬁdiﬁﬁﬁé sfrdctli@s AUy b ve.

Further, each financing str ure may affect corporate netrics inh a variety
of diff er evfilizad ye proviies reahesiate aseetc dhe sprstrumeld)Otis erranged ¢ shomyowygashipf

financing s cture. that be rent .to.an ayi.n rdi par Kill in
the art . niS4iH il e SepionaE BE0E FPs B Bl el cSloliitert G a1,
entity ey KeReNNd odh econddigs (refredentih®@msnimaDEdntidl Bkr a réalles@eHITYt én tHehe
entity's fipancial situation, the use for the real estate _asset, and/or the

state or coteamiaf gderpl arrazeraent of theqed eglateaassetiorRepsesentative finaneing stetustsher
factors ma - . VicR pary. skill in
the or . Tayar? Risplabd BAGR R SwHRNDY 0RRRETEANE 16° IR O RERSint, B

detai | ed. Speity friagawnywith 8@potate fiwndel 08; afay wememith débe b 1 4, 2naynewnidsag a redl ep
150 that may be, utilized t tract ecific, property data to, be tested
after the p%lﬁtaé?]fnvfegﬁenbg?ség%ﬁﬁs#tl oF“i‘CfJ'E)‘F%QWBé( P%&eéﬁ&@jfi\ﬁ%faslf)%vewe Once
the spegj fi£1PIERAGE hedebAndldRip REEHURD Rl 2alE %@%Bst& %Bé&ﬂ%résyoc@ﬁ%@ IS

input to the data conversion nodule via'step 1 as shown in FIG 3. 8 WO
03/ 017057 PEgreudb2wit vagingigeeess of owaérslip antyer corittod iivalveds Ibedditiorgfanned and

the team has .reached consensus about the i ghti d prioriti of the
ey 11 nanc: LA J6E F R Aaraee Feashar ke TR ABne B ik raP e
Metrics Vi acrgdi€bald/feasdvacio12na themdtitéd Res R4 oF MBntHeac 1€ 126 X85 Withve
reports or the reports that wll be generated after the various financing 5

structures oumessiiBagchohihgsn leasehold stneipres mpy inpl e vasying wasts ankbenstitssingn
(ri g . . I _

dovel opi iy BReeilof it BB Ry LA baFnlsle B LELTHARLORE PESC,

158 after tineantas beeshaustivnci ng structures have been nodel ed via step 76.

Steps 154, 156 d 158 g]ég utilized to nodify decision npdel and gﬂtri ces
via step 160. onEWthereaghinancing Siigere mAY 2Hett cORoRtHMGHICE N p¥&IEHBH f i ed

after car ef ghfefey Ways. TS VRt Sf@MtenfitEs thB@sdBERly tHHR08Y fhahGink Strferifeat ©

that may be apparent to one having ordinary skill in the art. The particular financing
25  structure that may be ideal for an entity may depend on a number of factors, including,
for example, the entity's financial situation, the use for the real estate asset, and/or the
state or condition of the real estate asset. Of course, a number of other factors may be
included as may be apparent to one having ordinary skill in the art.
Still referring to FIG. 2, the model refinement step 12 is detailed. Specifically,
30 the model refinement step 12 includes a step 150 that may be utilized to abstract specific
property data to be tested after the client real estate portfolio has been reviewed via step
74. Once the specific property data has been abstracted, then the property data is input to

the data conversion module via step 152, as shown in FIG. 3.



whereby the financial, or quantitative, and non-financial, or qualitative,
information may be entered thereinto to determ ne an optinmal financing
struct ur ewomB/@17037 i | | ustrates a detailed process for the aaraSopsies si on

step 14, as sho in_ FI . _Speci flcaII r.iet information is
entered into th\«,e\plr%ed’éff” f erﬁée 8%'% ?%lbeeni e t"j‘B8 Xrﬁg‘a? BRched Fopse et |

dependi ng Oz{bohhﬂletwﬁi)%tfhfgs HRﬁﬁMrﬁIE%Mtheﬂé? ﬂnﬁﬁ&émalneﬂﬁntaﬂé}m driterpf)t €red and
converted via the data conversion step 14 may . Information to set

the curr enca,ssmpltlms andaierfmsmeen@ms vip gieb (18 thgn tl'héeam: defimes y foxnuat fertby |
currency sym h currenc may be done
via steps 1%8%%5 r?s llljes’?b%fté é‘gf 11]Fl?ecgen§ra e?(?tﬁf %}Jﬁe Vf%?ﬂsaﬁ'?a&ﬁ "8n the real
estate @SSG:ttrLﬁ:tlﬁ‘Mdve Ibeen daluatidnga 58 1 ¥4 aorea@ ey ivagsliskidtision nidiBcddrarg@i nal
cost including the land cost, the buildi n% cost and any _additional TI

since the aggdified viagwep 1 ¥eafientheantio farpalashaymbeendsyeloradayiastap 66+ at year O,
the aCCU”Um}&)@eld‘ésth%fdv@EdrB%u e hdGifled3ta &L%iﬁe affe? el vl Bgi ﬁi’% m#rber of

years of depreciation d| ng area, and area / bui | di ng
ratio, the sapired havebecrvmbiialed diasgpZs. Beipstl éhald6eandtlypiacaltllizedreamodiéd i n

currenc nit/areal t he begi ear ndthe Ie se term
o heldl ng gt and aules wiar Sk ibo duice W oot o Bhe sy Bave
ent er edy( Nt gechMeodi@EiPAfter carefill 88Vidw Sronfthe S henthE GdelShodld bkeri'ﬁ QifRt i on on

the residual value of the real estate asset at market, including howto
report the whergky the lfmnnqgl,, of gantiteting laad ngs-fisarcialc enqualitrtivg.anformaten map

mar ket val ug)o, a0, koG Bl IRNKEl obhant ARl perent change, an

inflation raté —pro ec |on an-a ona and a cost of sale

i ncl udi ng conmi SEIG3 1Hﬂdra¢dsQSdewleﬂ(pﬁicﬁss(ﬁ)mhbfdefa doﬁﬁér'sidh B@pI4 wahohaes,
title fees,_transfer fees, envirgmnental study fees, and other). This

i nf or mat i onFYehy- BPeeificdPea varety of miomsion IS/‘FI&G@@ & thegnodeb & beeordrsth 9 WO
03/ 0170&7 I Y/ 'qun?er ng to
the r egll%duzlgc{ Hﬁgéfl %rgllékﬁla*erfg%:tcgé eﬁdlﬁg/gﬁ%t ¢ OF gasannua piéér)@gél aﬁhgnge
rate may bethatlslentcfml and cdevemtemvwethadatasonlwloxpstepMmaa tetep 206. 4.

| nfformation on d t.ion cludi ng a | oan anount or prjincipal 5

bal ance, a |oan M@Pﬁ%ﬁ%g@ Cugfn rql’&lq’?é&qfé‘ﬁa?‘ér%me‘é%gl b’gﬁ}gstﬁﬁf

anmorti zati Ofhun '<§1rreh€5f thf@ﬁdy%?n{%}’ eRéhaBRE Pa'iee@odé'l BurpdnRP t&ﬁgs? SThib Rfag'bemt i ON

of lease assunptions, ‘includiing a contractual year one renta rate
(typically donepia tt@&ﬂﬁ%h%aasaﬂlﬂlwtﬂhmrﬁlﬁﬁ This information may be entered

(0D L0 12,5 RSB SRS TR Pl L 0
accounting zidé@ﬁ‘ed/bﬁﬁﬁihefoﬁgﬁmal tasefigfudingf thefand cost, the building cost and any
additional TI since the acquisition, the market value of the real estate asset at year 0, the
accumulated depreciation of the real estate asset and the number of years of depreciation,
the building area, the land area, the land/building ratio, the capital reserve/building
25 maintenance (typically measured in currency unit/area/annum), the beginning fiscal year,
and the lease term or holding period of the real estate asset. This information may be
entered into the model via step 178, as shown in FIG. 3.
3. Information on the residual value of the real estate asset at market,
including how to report the value (such as, for example, as a percent change of the
30  market value), an historical market trend annual percent change, an inflation rate
projection, an additional tested rate, and a cost of sale including commission and closing
costs (further including survey fees, title fees, transfer fees, environmental study fees,

and other). This information may be entered into the model via steps 180-186, as shown



investor fees and other fees, and a first year rental constant, including
the index (treasury corresponding to the length of the contract), the
mar gi n ofwemB/aamS7 and the ori gination fee. This inf or mat iPGm/Ui;aglzdlm ent ered

via step 192. | nf or n on other fi r}fimm Hg uct i ncl udi ng
aya

credit sal ePifd sébmeoveﬁf ‘? QTEHOT Feiatnedp theggst I?&“I“E%ﬂ“&ﬁed

| ease via siRIthd FhuaPpdiért CRAnERIrkte Yila$ be%rtlﬁEedlt%Qiete%n'ir?cai reﬁ%ﬁ@:tp%cb M4sedgrent
trust via StQﬁg 200, and a joint venture via step 2 cour se,

i nf ormati on2 ot her fi nanC| ng structures may be ent ered into the rmdel VI a

step 203 as may, be Q | ed ar rs

ot her informati on may e en%) 988%}3? nglémhlg&lé‘fhngsa ﬂ%arggun%gngpgﬂéi

those ski | |eflarice, 4 loan & Valuddpereenddpie, drdoridigationdte, @8 ftas apSabrtiamtbr, hﬂnentl ty
that is desiring to procure the real estate asset. Al of the previous

i nf or mat i oninfoymafermay bespigred astepdds: so that the information nay be
converted to either | | ars)
or to an area arsunt [ogmpugRor Rasd iR, hahang kAR JE GR R

i nformati onrates(tmmﬂgnn pdcé of syuemshotiamoum).sThis irfosmatmnonapt e antered vt 04,

t he converf information is processed via the data processing step 16,
which is iltUstrated in detail as shown in FIG 4. The information from
the datg conversgon Skegmbfion 8 sﬁﬁlﬁé‘bﬂ: 1bﬁel5£§§mp%ong $n<ﬂﬁﬁlﬁéﬁ{ésyhﬂ%9c fehg nodel
via the data processing steg{ 16 to determ ne the cash flow ahal yses via 30
step 250, pigeégrasgun f@cftoh)enm dingothe ewarden fFes aespuntiig fgeﬁomal tees napsfer feas,Fl G
4. In addition er or matj on ks, used acccrrpl sh . flow

anal yses. vi BVt feOStd e R 4, b8 RE el BERA RSPk, BREN ARty

utilized: %dé@&ﬁ@hmﬁgleﬁgl’ﬁldﬂm&ﬁ&dtﬁ thd mﬁtgﬁﬁraﬁsp@éhdpmldﬂhe ofipitpeidyy Or
entity, including.the number of common shares outstanding by average and by

average on KedThisiafermpatignsmay, b entersd ykeeP 199 or mati on such ~as total
assets,  qverage jotal In"i*xc?fz fation oft ldf}feﬁﬁﬁ?:g: r%bgglu'cﬁfr&.smcﬁltdﬂfg{( crbdiBid/ie ée%ﬁck

(i ncl ud| ng long- term , stoc equity, g capl
| ong- t er m dmbdrmation wracs@apel% ik ahetiveted lemzigmdlleuge nmtstqal%sapat@ersiﬁpwmst

expense, an ex se growth rate, an index a margin or,spr d, a
ot ot | captttl S Byedl apienat St §Byt intien2dsand gt htae Vi AR IGR s
entered and.JyQCRISHhtioR oh fbﬁle'i"ﬁﬂ%clf{g ﬁr&ﬁ@&ﬁngﬁge &ﬁ&ed MR6 @RVRbdel WiEsted NAEX
treasury and the margin or spread are utilized to determ ne the di scount

rate via si@Epsasay beanparenbtodhssoliliedinthe ashd the corporate tax rate are

utiliz to dete ne the ax d| count t 26 The
Ut or el on o 6o ORbasd af e indiinaliBe pidh b BBl tng bRGELAR S Lo
factors is gpafasertiotdikilledds thefdr) pudaim 6 iheeta esthfdissdt BAD tHERhti B thhtSs

further processed into a plurality of performance netrics, as shown bel ow
Fi nanci al Sl9siHgitR PRequrq s real estate'asset. All of the previous information is entered into

'_Jk

the model so that the information may be converted to either a cash amount (such as, for
example, American dollars) or to an area amount (such as, for example, square feet).

25  Once the information is converted into cash amounts or area amounts via step 204, the
converted information is processed via the data processing step 16, which is illustrated in
detail as shown in FIG. 4.

The information from the data conversion step 14, as shown in FIG. 3, is entered

into the model via the data processing step 16 to determine the cash flow analyses via

30  step 250, pursuant to the data processing step 16, shown in detail in FIG. 4. In addition,
other information is used to accomplish the cash flow analyses via step 250. For

example, the following information may be utilized:

10



15 Free Cash Flow. operating cash flows mnus (plus) the increase
(decrease) in working capital (excluding change in cash, narketable
securiti ewpoandioshort-termdebt). Debt to Capital: (| ongPrcerusodadit3 pl us

current maturities, cqomercial paper, and other short-term borrow ngs)

di vi ded by (I ongPfamaierpn the ceaipapy peeitityrdReindipg the numbspaEeQmumen phgses .| and
ot her short : j I ' L . ] A

it er eat) . BTG S Sl S SiRr b R IR bad HploK oSt in A e blch

oper at i ons dsabtal assets,rverags totalradset s xwsend iliabiditids, loyheg tiolsibitienfisrwding eor e
subtracting capitaliz i,nterest and. interest.incone. Profitability Ratios
25 Basic EgF'ﬁ’il Hﬁf%ti(s#orcgﬁ‘?légﬁteiqﬁlsﬂ”rﬁorg%IEQP‘?%ﬁgé langrterop debt, andneomegs fr om
conti nuisng ste@Emtihdiding nvd ARM aRY irfte¥eit GRpGe ANVKPERe Ewmﬁrrat@farpiﬁﬂé@n shar es
outstanding plus dilutive potential common shares) Earnings (from

cont i nui ng wReeHTAL ¢ BIEQIN pespredap cowf sapdial (o4 chpital sharge)ranidagex rate. obhis

conti nuing . ] Y | gt r nmher shares
30 out st andr oA eE R SR hrRest ML SRaB KRLRER AT AkeSRERRF, R

gener al andnasktir¢rsatyrant itheeharin or specadaind agiézedfto debrnsiat g diselhtirag, via gener al

and adm nistratjyve penses divid by net sal es. Managenent Effectiveness
1 VID 03/ oA, SESsPYR 131 an gmowoaﬁe@awme wihized {9 detsrmige s nui ng

oper at 11ns ﬁ’teY'téiecﬂ?chinﬁ\éf%r@@?ce §8&Cfﬁpihﬁﬁﬁﬁiioﬁﬁx‘éké&§fﬁi lgé?&iﬁr Blafify hOt @l
Capital: earnings fromcontinuing operations divided by (raver ge long-term
debt pl us climanemnt, omgtantitativesfacoonisprasiessed petp eash fowd date Rlegets et -t erm 5
borrow ngs .pl.us stoc ders' equity plus munority interest). Retyrn on
PROARR S Y S S Y B S SRR A
assets. Wrking Capital as a percentage of sales: (current assets m nus
current liabilities) divided by net sales. 10 Efficiency Net Earnings Per

Enpl oyee: riéinancigl StwengthMetried by total enployees. CQther EVA: net
one o120t 8, OREAI, S BT S R =

adj ust ed net assets er nce metr
gener at ed fwerking@pltilf(exdiedih®bhdnig@in cash, marketable securities, and short-term debt).

Debt to Capital: (long-term debt plus current maturities, commercial paper, and
other short-term borrowings) divided by (long-term debt plus current maturities,
commercial paper, and other short term borrowings plus stockholders' equity plus

20  minority interest).

EBIT Interest Coverage Ratio: earnings from continuing operations before
interest and taxes divided by gross interest before subtracting capitalized interest and
interest income.

Profitability Ratios

25 Basic Earnings (from continuing operations) per share: earnings from continuing
operations divided by (weighted average number of common shares outstanding plus
dilutive potential common shares)

Earnings (from continuing operations) per share on a diluted basis: earnings
from continuing operations divided by (weighted average number of common shares

30  outstanding plus dilutive potential common shares).

S.G.A. (selling, general and administrative) as a percentage of net sales: selling,

general and administrative expenses divided by net sales.

Management Effectiveness

11



is entered into the nodel as may be apparent to those skilled in the art.
The above shows a representative exanple of particular perfornmance netrics
that may we wsefoat, and the invention is not nmeant to be PlArmisveesiih t his
regard. The performance_ netrics.as noted above are presented in one or a

bl ural ity of 20 ReUR o EAGH SEIUnGSeReoRRIIRY SRaraliprs idted WeAeiags f | ow

anal yses VigockhSRerdbuityhe cash flow sheets may be utilized by the user of
the systemto aid in thé deternmination of which financing structure the
user shoul d uti |Reterntan Tasal Capiital: earningd frem cantovangseneratitne doadsd Byl ow
statenments present a.plurali of performance nmetrics cal cul.ate not ed
abover NorHTERe topfafptdeh pies el BRI GeniBia ik oA §hortfert
conpar i $on WkrovdigsiluPasEldbRAC &quigt ﬁlh@ﬁqiﬁ&ftyﬁﬂi@fegtb.nan(:i ng structures. For
exanpl e, the cash flow sheets may show an incone statenent for the present
fiscal year (or Retumfqn Agselse gamiigsdiom piinuingioperationsdixided by everge todHowi ng
expenses, gpehating profit, other expenses or income, earnings or |osses
before i ncone taxes, and earnings or |osses from continuing operations.

Mor eover, the ca®brkihg@apitedas 8 pamyntsgeoot saleba(canent sbaemimisaneg asset s of
cash and/ or,, 30. proper and liability and stockhol ders' equity. In

addi ti on, é?g’ﬁ“?e%@%"d:“réil?yﬂgt wn on the cash flow sheets, as well as a
bal anceoshegficieppct, a P& cost inpact, a credit risk, and profitability
ratios. O course, the cash flow sheets nay show other information as nmay
be apparent to oXNet HanihgyParbinplayse: gkt ¢drnings divisled by totabenyghop®s017057

PCT/ US02/ 2 3 The financial information that is entered into the nodel
and proces S nto the cash flow anal yses and ratio cal cul ati ons nay be
appl i ed to each EVAamei sieraingfbfit ek BRIINOPADahiNgs Q6ad dfaapital timedet er ni ne a
relative ranking of the financing structure via a scoring matrix that is
used to detaverdgaediupted pEtaskiSdal or quantitative score via step 282. The 5

rel atiwe rankin a ﬁﬂlail i t i r
fi nanci 1§I fact 09(.)f Q%?SC’ gﬁ?grrwgﬁig, o%%ﬁgkﬁgtayg% gg%efrrl&(\i/grpglethg?r[ﬁe’fr&#gg t %tct or
t hat may béds drteesdrintoahe modeh dsmeaydsesdppardehiony thosalskidled irpthe sirta The taboed shpwa 50,

the financing structure "o with debt" may be ranked higher_than
"synt het i ¢ 3 ERESeNtalRg expppleof pagisulas perforns PRI Ahal By bt W%‘E{I}IL apd theher be

ranked hi ghgyedifdais ndiGRSMAT to PIRhREPHhis3§aN Ng that only the "own with 10
debt", "synthetic | ease” and "l ease"” financing structures are being

eval uat ed, the "DBhwperformanatahettics asTatei abyve arepresgnted wo ohelordplaratityaofr el at i ve
ranki ng,,(and hence,an i.ndicator . valye) qof .,"Y , .the "synt i.c | ease"”
{nancfl des ot beds Hfer greied afftr ket o sty vin 4P 280 e iR fow

"l ease" fi nmBeets AhyLehutitized By iMeWsék cHihedytet foRlidin e déteiifinB@or0df whith " . |t
should be noted, however, that any system nmay be used to determ ne an

i ndi cat or viinaneingstruethes the user sheidd ytilizetecontzoldbe rralestate applarksicashvilowe
having ordi é?&é%exgé g{és%ﬂt’& AR &fgeﬁsirﬁ‘- cd ﬁ}etrﬁé%glcpgtedaa% MRhsHoabove. my
u tl (he true dal

not provide an adequate i'ndic n of erences
Moreover, the cash flow sheets may be generated showing a comparison of key

25  performance metrics for the financing structures. For example, the cash flow sheets may
show an income statement for the present fiscal year (or the first year of the real estate
asset control), showing expenses, operating profit, other expenses or income, earnings or
losses before income taxes, and earnings or losses from continuing operations.
Moreover, the cash flow sheets may show a balance sheet showing assets of cash and/or

30 property, and liability and stockholders' equity. In addition, cash flows may be shown on
the cash flow sheets, as well as a balance sheet impact, a P&L cost impact, a credit risk,
and profitability ratios. Of course, the cash flow sheets may show other information as

may be apparent to one having ordinary skill in the art.
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between financial factors for each financing structure. For exanple, an
entity may not wsh to rank financial factors in integers if the
di f f erencwe obetwsen the financial factors for each finan®cmgset/eaias ure are

mnimal. 20 The rel ative rankings and, consequentl t he indicator val ues
of the fi nanpialﬁ_‘efr;‘&“&agl Pran me%ﬁgm%@%felwl?rﬁ%?qddﬁw_hﬁf t he
particul ar dkRnABG! hlysds At SealElationS ¥ Gppliditiolcatt AN WRuEREd fES MBY
be assigned for a particular client and a particular real estate asset.

| nput wei ghis beigg esxaluated taldeterming @ pelatds rankingef the osndingstorcturel wiaiaxedriapove

may be scored .a properl y used to determne a.total score f each 25
financing srf‘gtﬁ’égg?tés.‘ u%grto é?(tg%lfl%?hetfﬁbanﬁlgpg’rpqrué@étﬁ?V?/%Pffew%ﬁeg%%aiﬁ? S given
a 50% \sei gllativg rankhi thdPadtSaganiaticatol OSudvRir ekt padiculah finditia factors et

i npact (including the total debt to capital and the capital requirenent)

i s aver agedeXanplefardhe Retpussaat hig #igr taxifagtorthat ma be detpranined fromtheirasy t he |

st year | "p@agl affly &SNS tb Et‘%?‘z%’ he Ao RGERN AU \@ISE? délggnfagtb'é year

currul ati ve 1T nmpact”on earnings fromcontli nui-ng operation aver aged
and gi ven arailbéd highey thangynthéte leasetand Ylessk" . (Moedowel, Hgyntheeic BRI may er est

coverage, the EBlI TDA interest coverage, the free cash flows to total debt
and the fun‘g%therﬁ?eorﬂ'éffﬁgPéﬁr&i’é‘?&i‘S? ot ATBt 355%1_%@4@5@&%%% a 15%
vei ghtifng; @be, tHRitheRE q@agé%ul"lefayg"rtﬁ{ahaﬁ%\%ﬂrmﬁﬂesial@q;eh%eevglulatea%e bfwnf rom

continuing operations, the operating 13 03/017057 PCT/US02/ 26113
profit/net wihdeht" fihencing sirustuse) wayklatbtain a nelativetranking tanddpghcesan iadigatone

return on total i taly). is.averaged and given a 5% wei ghti ng. . COHrse,
[ heoe ot g et ob bbb i NEr ARt oo ErwBuld bl bl ankipf gl | oo
estate assen"add thbtesdet Gahncdip afuctiewatld dbyain Prdlgtive raskigfbf MOS MEhoulde

useful for other entities and this invention is not nmeant to be limted 5

in this redmrptedrhewauargihel sy systemgpay eeused ta drterming amindicaioavalis ferbie summed

fvg gi ve o heg a&ﬁaf‘facﬂn‘x‘@&t Effaé X@:a?&?[oe deHaviii diil’af}asﬂm fﬁ%? bEURERIGe
reover, infornmation related to non-financrfal or “qualitative factors is

entered i ntankihpeasmockel above, iy ba peoviddecemesisquate Sidixatidbof the erue differemdes on

related to non-fipancj ?ggor ual.itative factor ma%/ i ncl ude .t he foll ow ng:
10 1 . The hedpensepaagial tactogs fod eaghy 2BGing SiTHBeL YAE el BHBmY Bt ep
268 (core  QfshRORmkHnAndTEY208rsSRERESS,S Mitie &?flgﬁnge@gﬁetwgen the ARG factors

characteristics are entered via step 270 including, for exanple, the type
of propert yfof paahdfirenciog straetiveiarg minimabhouse- di stri butor, office facility,

omLg8Y, {9 e LRSS fmbar e
| pr ovenent @torsidie weigheal dcrordhi 18 Cheimpoltafice oTalNe pdteulin fianeidl Sttuclleé eFsi ne
the market value to replacenent costs via step 2%1 and the Tl % total costs
via step 27example, the following weightings may be assigned for a particular client and a
particular real estate asset. Input weightings are used via step 284 so that each factor
defined above may be scored and properly used to determine a total score for each
25 financing structure. For example, the net present value after tax is given a 50%
weighting; the EVA is given a 10% weighting; the balance sheet impact (including the
total debt to capital and the capital requirement) is averaged and given a 5% weighting;
the P&L cost impact (including the 1st year impact on earnings from continuing
operations and the 12th year cumulative impact on earnings from continuing operations)
30 isaveraged and given a 15% weighting; the credit risk (including the EBIT interest
coverage, the EBITDA interest coverage, the free cash flows to total debt and the funds
from operations to total debt) is averaged and given a 15% weighting; and the

profitability ratios (including the diluted EPS from continuing operations, the operating

13



3. Moreover, occupancy issues are entered via step 272 such as the | ength
of the conmmtnent (in increments of <5 years, 5 -9 years, or | 0> years),
t he cert awotog/ogfost he 20 occupation (in values of "low' cecraisnt/gg113 medi unt
certainty, or."high" rtainty) and.the flexibilit uch as, for exanpl e,
Che. cont 1 oI FBRVEHIamgh I teHR o ep e Fscr it s s elpionathl capi@h”

i mpor t ant ", js @VeragdWRAidigiin @ 5%Gvdiglingd OTRBhrsE) thésERRN SHMNES nfdS bR PR {2 My
be made via step 275. 4. Market 1ssues are entered via step 274 such as

li qui di ty, pasdeularientjty/kasedon e reaestateiasset pnd the situatiostof dadndityra@ther or

whet her the_pr ty e ke .and.. a tan Ln.lncrements
of "high", W%ggtl?%%dyrée“?%&ﬁ?&adr’%@réegg{%&o#dﬁ gbnggg??nolf%%??wgﬁ}g? h‘é hfnétc?flor S
such as 5t heinghiz eegatd. t Tiee Wweigkitg isapplied te niyindicafor Valuesamidysumniedrto give the

met ropol i tan E)opul atjon areas of population >1 mllion), "secondary"
(150, 000 t dofal apantitatlygysceye fergach fipgncing $icsD) . the quality of the market

in increnments ofpoRWGES Watron%gateﬁ(%'Hd-ﬁﬁédéml or gﬁqlljlté{m%&b'r@% Yntere@Nd T eNt
f "down", at”™ or p 3 :

value trends in increnents o Mor eover, a percent
of regi onalingpthe mddatinghe daty phosessotgesten Ye dlheiinfosmetporPrélatedsto nOnHenancial or

I nformation r te o the.ngnsfin lal, or qualitative, factors may be
ent ered intcﬂle‘ill lvﬁgad:i rsWéﬁchqe¢18?(gﬁ)§ﬁngz75 as may be apparent to those
havi ng 1h4 WO 03/01705Thdiedl ddtiidsdbts ktateic GinPartance kid dntdrBd Viagtep 168 é&t}ies

i nvention is not meant to be limted to the information described above
wi th respecer nog-dorf wayrhe eataredaliaster2€®D- non-fi nanci al factors. Further, the

non-fi nanci al or, qual it atl e. i I ndincat on. ¥al yes bhased on
how t he parti cul 2eir norlll)% Iehﬁ%@%r%ﬁ%@%tﬁa%é M erl%lcfv“él Sggg? grmcélf)déw}e@r PR

particul ar the gRaf Peopebty (prodadtivhefacify] warehowealisttibgtof, dfficfatitity, abl es show
how an anal ysis_of non-financjal, or qualitative factors woul d_be.

acconpl i she@chmslogyfagility; eripthas) apyl 'g? fasdlity sige. ingipprbreplacemeRticast, fshity cests

synt hetjsc | Tahl . ' ' ; ris
uant | fied GagnareObicdmpRAgHent @ Gl infaOWmotE; TRE Bty LML RELDT
qual i t ati vebe dtdizedto degerimun¢ the nidrketrvaluedgo siplacementesoltOmn stert 27 1Detdt the T %h
respect to the real. est asset. 10 Table 1. Indicator Values for

Qual i tati vetofﬁiﬁ?sg?‘él%?CP' with Debt" Financing Structure ati i~-Dc

7111MM icat 6Lfo3.i 9" MokeoWed, Bccublincyl ibsuld hreleered vid dibp 24V RttRDlefgth of
| nportance Degree Critical to Business Non-Core Core 3 Property

Char act er i sthe ¢empahant {ip igjroreersy abr ey s 5-5yeers, ovbeP yearglethe certainty of the

20  occupation (in values of "low" certainty, "medium" certainty, or "high" certainty) and the
flexibility such as, for example, the control of the environment (in increments of "not
critical", "< important", or "important") so that a control importance determination may
be made via step 275.

4. Market issues are entered via step 274 such as liquidity, including value

25  retention (i.e. market conformance, or whether the property is of general market use and
acceptance in increments of "high", "medium" or "low") and ease of disposition
(including factors such as the size of the market in increments of "primary" (for
metropolitan population areas of population > 1 million), "secondary” (150,000 to 1
million) or tertiary (<150,000); the quality of the market in increments of "oversupply",

30 "equilibrium", or "undersupply"; and rent value trends in increments of "down", "flat" or
"up"). Moreover, a percent of regional space factor may be determined via step 277.

5. Other information related to the non-financial, or qualitative, factors may

be entered into the model pursuant to step 275 as may be apparent to those having

14



1 2 3 Replacenent Cost Total Replacenent Cost Low Med High 1 2 3 Degree
User Specific TI's % of Bldg Cost <20% 20-50% >50% 1 2 3 Market Val ue/ Book
Val ue Marwetosvalose/ Repl ace Cost Small Med Large 1 2 3 Opcopisn/asti3 | ssues
Length of Conmitnent Termin Year <5 5-9 1 0> 1 2 3 Certainty of
Qccupancy drdipaty skfll inehe aﬁtnffblsmwnnem isHjog meanto e hmleﬁln@thq infpriu@ort r ol )

Level of o] sues (L'"CIL."dity) i%
ke L (SRR Ay P et lné‘?qnaéa”ﬁf%?tﬁ%ﬁ%@w LR, 05 5 e
of Di sposition irther, @iie ﬁdii’-ﬁﬁncﬁl bNquabetios thetol s hife. gl\lenan&ﬁca@ladlhés)ba@éd Mar ket
Oversup. Equil Under. 1 2 3 Rent Value Trends Down Flat UP 1 2 3 User %
of Regi on 9gtwy He ravinlas nop-fingncial Olsuww/fe%voaﬂpllmqmumémflr@nceach
qualitatiy r th respect
fo the> » sl MoyeRaRbl] 6 rAfoudifig RS shify hOR o chafOGNFnBRRHGrallidh " CRE0T
but with tquehfatmafnctqnxgwstlhdthetaaccanpiishécsfmtt}inee finarogepsetuctunest Memhm With Wit h
Debt " as s l ues tfe Qualitative

, cat oy V
Factors of %)?r‘??' ﬂtgf:ﬁ‘@%ﬁ%ag@ EF‘?Fagl%lbeglzs@t“fs ﬁ S’tlglﬁ?té‘@ﬁ tPhiSor t ance
Degree Criduafiffied sdBodn@siadidaor, ascd datiofv 1rr4p03tant the particular qualitative

factor is to the financing structure "Own with Debt" with respect to the real estate asset.

10  Table 1. Indicator Values for Qualitative Factors of "Own with Debt" Financing
Structure

Degree Critical to Business | Non-Core

Facﬂlty Size Square Feet ‘Small Med Large -

1 2 3
Replacement Cost Total Replacement Cost Low Med High

1 2 3
Degree User Specific TI's % of Bldg Cost <20% 20-50% >50%

1 2 3

Market Value/Book Value | Market Value/Replace Cost | Small Med Large

» Lem f Commitment Term in Year <5 5-9 10>
Certainty of Occupancy Level of Certainty Lovlv Mezd Hi;h
Flexibility (Control) Level of Importance Not1 Imp. < Ifnp. Img.
Value Retentlen Market Confoence High Med L;w
Ease of Disposition Size of Market Prilim Secgnd. Te?t.

Quality of Market Ovérsup. Eq121il Un?ler

Rent Value Trends Doivn Fla% Up3

User % of Region >801% 50-280% <53%
1 2 3
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OflaFaFfenTfic Facility Size Square Feet Smal |
Repl acenment Cost Low Med High 3 2 1 Degree User
3 2 1 Mar keCTNEshuzd1Bbok

Repl acenment Cost Tot al
Speci fic WD

Val ue Mar
Lengt h of

03/0v808T Bl dg Cost <20% 20- 50% >50%

AL 555k B 8 o o =

Med Large

123

Cccupancy Kﬁmebvltﬁﬂ)eGeTﬁrMnBﬁlg stre&vutvecrablegmsha“a akimiTArehbi] but bth(tkont r ol )

Level of
(L~qui di t
Di sposi ti
Over sup.

| mportance No

qui | Under

1 23 Nat-ket >
ﬁnavamaétrpstetﬁqf ﬁywﬁ?tweteaeb nﬂeﬁwaqfc"@w yith fReht", ayshognzin Tabkase of
n Size of Market Prim Second. Tert.

| ssues

321 Qality of Market
1 2 3 Rent Value Trends Dowmn Flat Up 1 2 3 User

of RegiSon Eed92.50nd&@%6r 3508¢s Yor2Q@alitEne T agoed oft"8ynthetid hedse't Finandngr ed as

defined i rSthahire 2 shown above with respect to the

financing structure. Note that sore of the |nd| cator vaI ues for "synt het|c

10 "Synthetic Lease"

| ease" ar(ges
| engt h of|®
" <5 " yda QT(EFE. However 70
| ong-t er 02/ 26113 _may3be qgd
for an "
a term of :
shows a sjiml ar 1 2 3
Replacement Cost Total Replacement Cost Low Med High
3 2 1
Degree User Specific TI's % of Bldg Cost <20% 20-50% >50%
3 2 1
Market Value/Book Value | Market Value/Replace Cost | Small Med Large
in Year
Certainty of Occupancy Level of Certainty Low Med High
3 2 1
Flexibility (Control) Level of Importance NotImp. <Imp. Imp.
Value Retentlonm u Market Conformance High Med Low
3 2 1
Ease of Disposition Size of Market Prim.  Second. Tert.
3 2 1
Quality of Market Oversup. Equil Under
1 2 3
Rent Value Trends Down Flat Up
1 2 3
User % of Region >80% 50-80% <50%
1 2 3
Each qualitative factor is scored as defined in Table 2 shown above with respect to the
10  "Synthetic Lease" financing structure. Note that some of the indicator values for

"synthetic lease" are different compared to "own with debt". For example, a shorter

length of commitment may be good for a synthetic lease. Therefore a term of "<5" years

may be assigned the highest indicator value. However, long-term length of commitment
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chart, but wth the financing structure of "Lease" instead of "Om wth
Debt" or "Synthetic Lease", as shown in Tables | and 2. 5 Table 3.
| ndi cat orwgaBuemsf or Qualitative Factors of a "Lease" Fi n@aaiusg2/stinsict ure

| g~0j Strategic | tanpce De itical to Busi Non: Co 31
Re R sve oy braaf R g S5 wal Py HaatinEgtefurgh d i 2300 TR Lonont
Cost Tot al 5 fRefal ACesEYdardiRa} bé 83%idved tHal 16Wers Indicator VARG, CRALISPEhoIRELimiler TI ' S

% of Bldg Cost <20% 20-50% >50% 3 2 1 Narket Val ue/ Book Val ue Mar ket
Val ue/ Repl ehast, bafsvitlethg finanging ptapciiere o8 "bease” ipgeadcofy' QumwithPebt"sari ¢ s Lengt h

of Comm t I o <h. > 2 1 Certainty of Cccupancy Level
of Certai nt§ ﬁ%’\%%gg%ﬁag%ﬁ%wguﬁTag#eg%ﬁ?’ity (Control) Level of Inportance
Not | @b <Tdblp3. IndicatordValuds foNQhalitkibte Faels 68a "I(dase" Hingritind Styyctiidal ue

Ret ention Market Conformance H gh Med Low 3 2 1 Ease of Disposition Size
of Mar ket TN - 7 = e T =

\S h)

321 Ren
<50% 3 2 |
above wit
tabl es may ; .. .
Facility Size Square Feet Large
3 2 1
Replacement Cost Total Replacement Cost Low Med High
3 2 1
Degree User Specific TI's % of Bldg Cost <20% 20-50% >50%
3 2 1
Market Value/Book Value | Market Value/Replace Cost | Small Med Large
3 2 1

upancyplssue: _
Length of Commitment Term in Year <5 5-9 10>
3 2 1
Certainty of Occupancy Level of Certainty Low Med High
3 2 1
Flexibility (Control) Level of Importance Not Imp. <Imp. Imp.
3 2 1

pesm

-
T i

Value Retention

arket Contormance

Ease of Disposition Size of Market Prim.  Second. Terlt.
Quality of Market Ovzrsup. Eq121i1 Uniier
Rent Value Trends Doivn Fla% Up1
User % of Region >8(§% 50-280% <5(§%
2 1

Each qualitative factor is scored as defined in Table 3 shown above with respect
to the "Lease" financing structure. Moreover, similar tables may be developed and
10 utilized for each financing structure shown in FIG. 5, and for any other financing
structure as may be apparent to one having ordinary skill in the art , depending on the
types of financing structures that are evaluated for a particular real estate asset. It should

be noted, however, that any system may be used to determine an indicator value for the
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10 utilized for each financing structure shown in FIG 5, and for any other
financing structure as may be apparent to one having ordinary skill in the
art dep&odlbmmosn the types of financi ng structures t hatrcarsoprahzat ed

for apartlcu e state asset | d. be.,note t hat any
system may B8 usaé;1 1a? gacg)& & ihes ar?ﬂ% G Ving fdingty,s ?(ph tﬁea’&DTB%/ 017057
PCT/ US02/ 26hdidaton 94dlués, asficted hbdveCin@y SoBfioway af edeyppRisditation o@Mig: thayi ng
ordinary skill in the art. The indicator values, as noted above, nay not

provi de” an diffeshersdervrsndhe emnfipancial facters for eaek finansingstrupmredior ekpaple,
non-financi ﬁ% enfn?fﬁlgl{/ fiof &{?h‘%@%%lénl ARG ﬂf)mfc A1 achots ?nd &R \mga% floted B0yt 1 1Y

may not w sh to assign the non-Tinancial factors IMdicator val ues. as not ed
above 55 f ifHe différbec&srheemeehehe/\ﬁmctahﬁicfdmﬁameadi fidamcingrsgruétare @aatinimahanci ng
structure e .m. ni mal he |nd|ﬁa[ator val u n that instancge, ot

) d,
give a fair %&dﬁe@awﬁw Yefee dhat dnstane.gp gwﬁ‘é%léavc'i BT EspEGSEntatle

the non-fi napedapliffedsiices Betlveén B8 @Bn finAAdcSl fRGoRUHICHCH TRandhd Gructaeh
qualitative factor has been assigned an indicator value, based on how the

qualitative factdftergagh qualitativedaeipr ks bepreassignad en ingicatorvetuer based bhdaweach
qualitati Vethg‘ ﬁ %lﬁgﬁ\peatgigtor 55&11%@ lc(%)cltcﬁgf %ﬁqingﬂ ?truc?ure eof:e%:(,;}égu%h%ﬁﬁ: \éﬁt ed

score for eac I nanci n ructure. ese ors

accordirg tiadizeor lsrmaghta@hnd hﬁnﬁx&tf@h&otabq&hmﬂe béze f&teal:h ffgfcag My be
cal cul ated based on the weightings of the non-finpancial . factors. For

exanpl e, t HarugBiEe-f Thesp &ackers a@rscarﬁéwpé Yiejahtedrageerging tabewwmpgﬁwdheagacm | ows:
15 the st ra%rﬁghc?t}fer{?ﬁf §c%¥b%%n be Bfeui & ba%?&@ﬁﬁxﬁ?e‘i%&t th‘é n%"xﬂaﬁc/&l

wei ghti ng; e propert acteristics (1nc |ty sl ze, the
repl acenentfactost , the degr ee user specific, and the mar ket val ue/ book

val ue) are averaged and given g. 23% wei ing, the occupancy Lssues

(i ncluding the Ia%ﬁgﬁxﬁmB tthl"?é‘oe W?lﬁleﬂ’i‘%‘aﬁ‘ %Eé ctt%f?ﬁ{eyw?igﬁtte&és ir@i’(‘f‘ﬁpati on

and t heysf | epb Birdtbdi¥ impéreardy 8F BR96hl AR e P 1y glvé&@m'\@ﬂgmmg; theprogelty mar ket

20 issues (including the liq U|d|tg whi ch includes the value retention or
'b’

mar ket confadharagtecisticsaintludieg thgdecibity sidestho sénlaasmentrist tthe dagreedeser speeifisi ze of
the market, dr{ﬁ #2 q(e't N oékh\(?alue are averaggg /gﬂfﬁé\f{gh%ew ﬁnds_ t nd the user

% of the rea(j1 are averaged ahd "gi ven ighting is

applied to dd@&pmsillssaémmlmﬂg theNerpth 60hg cyrantifient, Qlﬁ@éertaﬂiﬂﬁbfﬁlati ve score
for each financing structure. OF course, the wei ghtl ng may be changed 25 as

appl i cabl e q’qcupqthn@nééheeﬂqﬁlbfé&y)@mve@gsém giyemp 39 %oveiehtiig andithsanggketen
mor e orq es; Ssue gqga @lnﬁtﬁ&it)q YARH &@ﬂlhé/sethﬁeg:lugva At§ %tdrvﬁarf(é%tcahfoﬁﬁgﬁc%s are

cal cul ated nanc structure I'nanci ng structure may
be easily rzmalkhdeasea)f dtsppmﬁ«&ﬁvdmhmoluﬂa;rthds1zagﬁthﬂ$markétethet1hﬂnybf ttenci ng

oL TS oS HEL S5 B Nt DLl L ARG SLLUELW S, S0y be
are weighting. The weighting is applied to the indicators and summed to give the total
qualitative score for each financing structure. Of course, the weighting may be changed
25  asapplicable if it is determined that a particular factor should be given more or less
weight
Once the quantitative and qualitative total scores are calculated for each financing
structure, then each financing structure may be easily ranked via step 286 and compared
against the other financing structure or structures so that the optimal financing structure
30 may be determined. Typically, the quantitative and the qualitative total scores are
summer, and an overall total score is generated. The ranking of each financing structure

may then be done via step 286. Generally, the financing structure having the greatest
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summer, and an overall total score is generated. The ranking of each
financing structure my then be done via step 286. Cenerally, the
fi nanci ngwsetmctoar e havi ng the greatest 18 WO 03/ 017057 PETTuS0226313

i i zod 1 OPEEBEs P or e Bt ol R et ot o loed B ol o o

cal cul at ed theteabastdic hiseanci ng structure, a sensitivity analysis may be
conducted via step 287. The sensitivity analysis, also known as a 5

resi dual val ue ithe mtttl;scerﬁaarwa@u atgdfax ¢ach dwanging ﬁnmex FEENHEYVItYr esent
val ue after i { mar ket
val ue grovvtaﬁltall%{s(?ﬁa rsPltcaIIrl1ést P‘% t}%z%ana ;E/g%“?“gﬁ%’%é‘g‘&ﬂ dn r]q.l%(()&'nc%ﬁ‘ipensate
for uncért aesideal wdlublserm;t;vny amalysishquaatifibsysid plets thedet efesemeahe\alftsleuas iofi ve

the costs are t.o npderate change he forecast. e the total, scores
for each fisahENFRFING SHcTUsF 8s e tl%efff aaaél?%’vglea gr%ﬁ.rﬁa Thesensttiyity
consi der at 'aﬁal,?gtsﬁowa Eﬂhl@%“doﬂl chQfe AY A don8ikioh&G eQiRe 411 s{ ,
non-fi nanci a gua | tative) factors and the sensitivity al ysis has
been done \Aie(eersnqulc@%ﬁnstitverﬂletmts areouhoderaé clnangeemahm&ire@m are pr esent ed
via the present

Th
sunmary reports ’hcc?l B%L‘)téﬁgérfé tefl% lg’n&ﬁ?érsg)—“ @#&Sﬁvﬁé a‘gﬁk&geof t he

real esppat enfSconbiderdtio® b6thithd fifdhchi di&ﬁaﬂftaﬁihz ficesth aR$ihetrendmsAtial @Rd t he
15 | ocation of the business units a fected. The optinal financing structure

is shown asquﬁétamve) faptars, Ard the|sensitiprdtyaanlybis §as benideae ViarstarcdSigthsn thect ur es
are categorj, t X - 1| LE Jet
pr esent valljue af 'Ehe ‘{{'glJaglr)llﬁjget@ e&gg%é@%%t@?é{gﬁ%@ﬁdgﬁé@ﬁd@%% %%o&ll;bq?lcone
or | oss, i ndhswp ag8t’fﬁhe fummhryyreports ingladd amexeemi\rti sugmﬁam,rnhowmgta nui ng
operations nd the twel ve year cunul ative i rnings from 20

cont i nui ng d’rf\éf %Ei\’}%i‘ssett fdessRpion ¢ ﬁﬁﬁﬁ?g eRiale "fsﬁﬁtt E% how a
resi duajs Vl%&é{ﬁ)n%? 'ﬁ%é Busitlesy R Sles. ?ﬂ@&‘f)tﬂﬁaléﬁrﬁﬁémé’ ERSERE iV v A&l T ax
as a function of mar ket value growth rate. However, any perfortnance
metrics rrayaddethme@ilvwaxdamwﬁmﬁnamimg sfrietares laregcasergouzedﬂmehe fodlomang be
apparent to one.,havi,ng ordi kill in the ar The resent at i on of
Eoal o R (WGP Ao et B et nrefont nd phir s PR RESREG 18R avi ng
25 ordi nar yagakdl] dndib§ HobR iftoine dEXd¥YRhEudink @ ﬁ&éy&Dlrﬁpmvoae iftdrs exanpl e
of a real estate asset that may be evaluated for a partlcul ar entity. In
the exanpl econgpnipg oherations andibe eyt yoar eumelative impagiHn eerriges from

" Omner p- LG e us
Steps. vl o SB0nuRaBHATOR WiplsGRRtihe s By SRy b hofEr yb USRI

model refi neif®ydensitieny drhlydihshowdigd anetaseritsiatue #ftee faxld adusktiohef dat a

processing step 16, as descrihed above with reference to FIGS. 1-5.
market value growth rate. However, any performance metrics may be used to categorize

the financing structures as may be apparent to one having ordinary skill in the art. The
presentation of results may further show other results that may be apparent to one having
25  ordinary skill in the art.
EXAMPLE
FIGS. 6A-6D show a specific example of a real estate asset that may be evaluated
for a particular entity. In the example, only three financing structures are evaluated:
"Ownership-Debt"; "Synthetic Lease"; and "Lease". Further, the various steps were
30 conducted, including the criteria development step 10, the model refinement step 12, the
data conversion step 14 and the data processing step 16, as described above with
reference to FIGS. 1-5.
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19 WO 03/017057 PCT/ US02/ 26113 FIG 6A shows how the fin, ntial factors
may be evaluated wth respect to the real estate asset and the entity. As
shown i n WDh@3/06A57 each financial, or quantitative, factorcraSozaedes.

Certain financi tors have, sub-factors or perfarmance, netrics that may
be. cont ai neq i (HCh Sp=pere Py HRancll ktiete By PO Gy SRR G TR G i e, (e
5 "Bal ance rehlagtatd 4&Qind theéntity. oOAakhohabih RIG. 6APédch ifinaidisl, oc@nhiiative,

requi renent” sup-factors.  To determ ne a score for each financial factor

havi ng t he fa¢ter Paarksds Certpin finppcinhlagiorsshaye sub-factars geperfasmanseapetries hat a
t ot al : hat  f.i i : t y Sheet
| pact - andsy BE @ abal il pd AR o B arotBines, Hor Rimpley Be 3G 11

capital 'S sutBalace Shedtdmpact’ haw '"#otalf debt to, caphall' end teapitdapquisimene'gub+factent "
sub-factor also has 10 a score of " | " for an average of " " for the
Bal ance. SHERASIPRIAEE soqt fafeags Ghancial fi5hou JPUnE puor BUars, B sPREA aench

fi nanci al fe%;ag&d ffgRthePtgt: 8 dothBdvatdgY 8cdr® fdriRat finARQALAAGE &, féMRef i nanci al
factor to the total financial, or quantitative, score. For ‘exanple, the
net present"Baldnge Shéatdmpactk uhden éwc"l%bvnetm-&ebi"sﬁnammg Styedtyre; thp totaddebtt o t he

financial, or.qwantitative, score,..so, that .t .receives g,50%wei ghting.
After each qapﬁ%néﬁr;%{ifac%g hf’?i(a,ts% “P 1scgplé%ﬁ1popapé%§heqmrﬁg 6%i ﬁ%’%ﬁmﬁﬂg{;&hg? as
shown i1 Fl{zcofefef "andot Aeaveaiets "aT for thiiRaiined Shest Smpadt” tofallsbger rel ative

i nportance, total scores for each financing structure are tallied and
averaged. For t HYorcoxeretheripigl sromsfor ¢agh fapnialfactorcare meightedrelative b g

aver age sc I /e Y he thEPESanci i d rage score is
2.09; and 19 (;)‘& Ok@%%ao‘zfzhe {‘lﬁéenc\l/(%?%h%}g{)jh%\}er aglgm&a?)’:z)g q}’i%ﬁt%g%\g S(%gé?F]la% 6B shows
how t he norexhmpbe diealet prsenvaluetafitt tar finhmidl dactorais eelsttvelyetinporant toakanpl e,

the "Strategic Ipportance. receives a. score of “Y f.og.be;{gg a coge real
estate assWAAIFh Of ABAMERE, S0F% SHEE 1 Fefilyes Sptnueishlinge zaRer sk GAY
struct urses, rbidf is's86RU Y6i%each &My Qfucturd, as sh&in IEIG. bRagsd thb sb@BeARY
structure, indicating that the fact that the real estate asset would be a
"core" asseweighted purssantite theirgelative mepdriapes; tetaltscorss farleech finarwing semcfureianci ng

structure as r 1he "Omershin:Deht" or. "Syntheti.c Lease" finangin
structur es.arﬁ'&’ghesci: easveWﬁf/ 'bgortqg? |ﬁ9‘€8ef§*ﬁ{8'd§§{]fm%?g§t °§‘H8v6§qe LR 6C.
Simlarly, dvefageR6steflid NagicfontSynakio T saseBthd Aézhtdarnbagt 8¢dre isS009; HBY fHe
averaged to give a total non- financial factor score, which is then

wei ght ed puilsaseiithe weightediavprage saeeis 1103. t he present 30 exanple, the

" Owner shi p- Debt " [ r ; (e — 1Synt hetic
Lease" Siryas a scoI;Ifed'gﬁ rg%b%h gg'r%gg{lﬂ{eﬁn%gg%’gqr%ﬁ?lﬁltgtﬁg{’ gggcugr? P ruecsjtaﬁrrecel' ﬁgfs a score
of 1.88. HRxampDtishBuategiclnportanct” seeivieng soamt bf 33"t foabeisg avereirzd estamv each

financing structure scores. for. the al state asset and the entity in the
fi nanci a|g Aseet ot Fi"é&ﬁéisgip'ﬁ%k and 'ESeynthetelc ease" mancting structures, but rece%ves

a score of "1" for the "Lease" financing structure, indicating that the fact that the real

estate asset would be a "core" asset to the entity is not as important for the "Lease"
25 financing structure as for the "Ownership-Debt" or "Synthetic Lease" financing
structures.

The scores may be tallied and weighted, as shown in FIG. 6C. Similarly, the
non-financial factors may have sub-factors that may be averaged to give a total non-
financial factor score, which is then weighted pursuant to its importance. In the present

30 example, the "Ownership-Debt" financing structure has a score of 2.25; the "Synthetic
Lease" has a score of 2.29; and the "Lease" financing structure has a score of 1.88.
FIG. 6D shows a combined scoring matrix that summarizes how each financing

structure scores for the real estate asset and the entity in the financial and non-financial
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WO 03/017057 PCT/ US02/ 26113 categories. FIG 6D shows the relative
ranki ngs of each financing structure based on the scores tallied for the
fi nanci alwbasworns? and t he non-financial factors. In thi s (chqubyzmuhe

fi nanci al S§ r etic
Lease; and © aggs (I!I?Ig}(vvc(assts)hg&/Ffﬂ?e Sg‘m?%n n%ﬁép%%h?ﬁgﬁ %?Es tB

fol I ows: Sysbheetdllied fasie tﬁlaélbiagfaeﬁ)trs) andwﬁdsxﬁﬂnmmmlﬁcxoranm &m@wmst)
Both the fipancjal scorin t he non- financial scorj ﬁﬁggépmil nt ai n

their separfiadgigkscoriyg F‘Hﬂ‘o‘ﬁ ?ﬁ‘ ogist Owpnegshin-Bebidiiiebsst) Syp #6> @ uct ure
I s ranked flgé(; s@?&@e%‘e{n‘c BRdh! @k n@fx“i‘in&nﬁlﬁal%ﬁ( 5 O AIRWR! Sﬁﬁfm&&%éa@ A”

entity may ein orma’uonmt 'S way since the scoring each is
done inSa (Highes);ddmvnaship-Dobt aod ddeasei (lgveshe Bs»ﬁotlhesﬁnamxgdtsbmngmﬁ the)non-
accurately refle ﬁt t.he fi nancj ngtglo structure t S a h refore,
an entity cé}?“ YoHng may PRI BRI sParalenf oHn OEIQtaQ§8P5' AP AAWERST or

non- f i nancifdancing stétfre iTPAkE@ Fdr,boBSIRE Findddidl anB &l doASfidafBia) EASRIRE. RS
indicate that a different financing structure would be optinmal, as in the

above exanguitiey mppesiesrthe infermatien imthjs wiyssineecthe aearingtfer ¢deb is dqmnn aal and

th fi | '
then it or TRSent Wb P EREBir e BFbePer BB e e B Aol
t he optlional stiuctigdthanig optimak: t Thiepefofay aiveitiy tiemalked ghételdmnstt@rasaomm her, the

financing structure that has the highest score is Opnership- Debt, thereby
i ndi cat i ng PHRECT FBARSIFT SARHINBRHEL FimeLR dTpeFtanteseically wlsemh%t%t. mal

financing  GidddfbuiiRichfindieuiRBihi indnBind Sldudeee \hd b bpRay b filthakvdvea

estate asset. e understoo at various nges and
nmodi fi cati omxamipte.t he presentl y preferred enmbodinents descrl bed herein wll

be apparent to those skilled in t art u cha and d|f| ations
may b6 nade wi ¢ HOUROUEENHERGF PUTh o REmLlSs PF CRRF O dgfor RHECH osent
inventign apgdreditd BaWoveiall toiad fdord) Aﬁénﬁsytnwiﬁéﬁ inBé&H \(iRd1 t1RI@Sancin stricture
therefore, intended that such changes and nodifications be covered by t he

appended clwithihe highestitolabsase Githosptimd inggong seuct@e. Snmining theeveighitdn . A
met hod for gyalyaling el Eé ﬂﬁ Jqustrﬁl% fh;é{ 6 thOhi ﬁleslf ?%re %%@{x&slﬁﬁ S5t ¢ he
gt I np

met hod SCorrprl |ng|n OF AL | on risf

processi ng thbeby idadanag it thd@wmrﬂuplmbt findreidpadtiuofir< B Y bidsal ffinaadifg al
data and non-financial data relating to the real estate asset; processing
the fi nanciSTuchug for haentinetonsiize iforhisiparticnlar real attele p¥st-cat or val ues

20 It should be understood that various changes and modifications to the presently
preferred embodiments described herein will be apparent to those skilled in the art. Such
changes and modifications may be made without departing from the spirit and scope of
the present invention and without diminishing its attendant advantages. It is, therefore,
intended that such changes and modifications be covered by the appended claims.

25
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10 representing the financial data and the non-financial data; eval uating
the indicator values for the financial data and the non-financial data to
get totalweasnenwsfor each financing structure; and out put tiCmgbres1idt al
scores for each financing structure toC?aq are the total scores for each
financing structure. 15 2. The nethod o1" claim | further conprising the
steps of assigning and applying weights to the indicator val ues that
represent the _inportance of the financial data and the non-financial data
for each fiW§f8®Wg structure; and eval uating the weighted financial data
and the nong finagc) . r [ haly data
and t he nogr-'fi naﬂgl?%*mcgg% gvélgartglgglcrﬁmglgé %tzglﬁcglﬁ gsgﬁ)gt(a rrg%l;% lg.ltlg fg%%eft, tﬁ“?@%n@g hod of
cl ai m | Swhetomiprisitgethé stepsafi ng st ructures conprise an ownership financing

structure and a | easehold financing structure. .4. The.nmethod of claim1
oher i n tho 11 alIBREGE PTG adio fyage 1S el T gRioPREOT BT RBhel <t i ng

of . owner shinRrihatife cGRpiRE Enndidl e an@ WOR TR RalMatd YehBRE to fhet@AlesBRl at e 25
i nvestnment trust, a partnership, and a joint venture. 57 The method of
claim 1l wheasedth the financing structures nay be selected fromthe group
consisting of- a_short-term ]| ng- .ease,. a cnedit

sal e/ | easeback, I?ar%‘feasﬁlglg&rlg @/aél? %gg?t%\%%drtglagoﬁg%éghe%maﬁ% lg%sléﬁltcﬁtgf iv%lu?sease. 6.
The netlvod represdringithe fideaiciil dath Aad tHemandinagciat dagt ur es may be sel ected from
the 30 group consjsting of; ownership using c¢aorporate funds, ownership

f

with debt, a reatvaleting ie indicates Yalpgs for the finaneig datapad dbg pon-Hnangiah datadert ur e,
a short-ter%%hﬁglss%oregf(; QAeh HEE4HG A Eurdd and’ €di t sal e/ | easeback, a
t ax- noti vat everageJ |'ease, and a synthetic |lease. 7. The method of
claim | further cuoppgtingthegotaheossdar aath fil2ncil@ OB1Ic0EY BEcONRETY WEORALE DS
mani pul ati (I’jlf% th i nanci ﬁll-} data into performance netrics and assigning
vei ghts  t dOF RENJUIAPENESHEE et rics to deternmine a financial data total
score. B The metRogembd of slafih I fARE 8bMplififg fepsopl data is selected from
the group consisting of. a net present value after tax factor, an econonc
val ue- added f actassignmgtand apply@igaedights to the pidicatorivalies that eepeespitithe
requirenment. factor P&l cost, | t factor,. EBI T i,nterest caoverage
factor . an Bpraics offe Birlbal T8t ofirRheia PR LacRsite ST I° oy
factor, a fayads from operations to total debt factor, a diluted EPS from
continuing operations factor, an operating profit/net sales factor, a
return on asset sevehuatipg thegveighted fngicial dataiang theqrongfinangighidata fagql iotgh t ot al
capi tal,f ac cgfe of]tﬂ%gnan-gm B LAY theHonHirh Bl dat i 8héh ElMhc g bidanci al data
is selecte romthe group

3. The method of claim 1 wherein the financing structures comprise an ownership

financing structure and a leasehold financing structure.

4. The method of claim 1 wherein the financing structures may be selected from the

group consisting of: ownership using corporate funds, ownership with debt, a real estate
25  investment trust, a partnership, and a joint venture.

5. The method of claim 1 wherein the financing structures may be selected from the

group consisting of: a short-term lease, a long-term lease, a credit sale/leaseback, a tax-

motivated leverage lease, and a synthetic lease.

6. The method of claim 1 wherein the financing structures may be selected from the
30  group consisting of: ownership using corporate funds, ownership with debt, a real estate

investment trust, a partnership, a joint venture, a short-term lease, a long-term lease, a

credit sale/leaseback, a tax-motivated leveraged lease, and a synthetic lease.

7. The method of claim 1 further comprising the step of:
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consisting of: a strategic inportance factor, a facility size factor, a
repl acenent cost factor, a degree user specific factor, a market

val ue/ boowowaloumst actor, a length of commtnent factor, @&crarspazaty of
occupancy factor f | Bi.ld 11a6t.0 55?;] . fact a
size of market f%%?glrﬂ,ldﬁgé g’lﬁgnﬁ{?glﬁdfﬁaﬁ%}@{ a%?égrn,l&g%gyar%g%ﬁlp ggfeﬁé{ts 15
trend fact ow.thd ferfofimanceembtoids af detdraimm 4 findneiab data tdial scofeor mati on rel ates to

financial data of, the ntity desiriing to procure the real estate asset.
11. The netthod o hec‘F‘ﬁ‘ihH&?%?lﬁ%? g& eﬁ%‘hﬁﬁei uRpgjak ’§t5%16°t6$%€0‘a‘%9§f9“ﬁg t he
entity desiddnl@tifPoP L pestliSaliRaktek %&@é?@éon@&%lgﬂﬁefﬁcgﬁge fﬁ%@& g?taﬁﬁ

asset for the fi nanci al and t'he non-fl nancl al dat a. ) claim
| furthér cdabpto ciprial fatter, stcapital requiramgnt factgr, A& L eadt impach fatasaeEBERd t he

entity desiring, to procure the real .estate asset; and desighi ng a nodel.
Chat pr ocesBistoy hevePeR T pn BRI BadRReR! faveled fastor T6F RN B8 nt o t he
i ndi cat or vadbyegtor,l3fundd fonEdgeadions totbail Bebt fAIG! 2 Uuutbd EPS\RInY 8értRiif t he
entity conprises review ng ocunentation of the entity and interview ng
per sonnel fORSHAtANG FACEPT AoRemtingyprofitnet sales fagtoh @detyin on agsats factery @ Fswrn on
conprisin oTA el i i.nanci al factors into performance
me'[nr)i Cs 019 %ﬁ??ﬁ%&f jg/lfl%%m ri g)gﬁ{)tgﬂca%gglp@ggﬁre the real estate gsset. 15.
The netlfod @f cl Bienmethbd of tlami 1 sdryein themgnifrancihledatois selectod &ohi thg gtdiup

financial inforpation into standardi.zed units priqr to assigning the
| ndi cat or VAGSENg of fraeBls AMBPHANCE Gl tacaity S Tassronreplasament cost

PCT/ US02/ 26813, a@gre@hﬁeﬁ%%&ﬂg f&korCh ﬁiafﬁe}t valHE/bBSK vATRElos dengi®r St ep of

perform ng a sensitivity analysis of performance metrics for each financing
struct ure. dommitmeytsfaeinr, Agertaintl ofactumgnéy faatoci alexdbitipcfactogs: tharketa r eal

estate asset conprising. 5.neans re i.nputti i-nf ormat i on erej,n.the

i nf or mati on“ g P%eeéac%f’rf‘a%%ei ogf?m%fg?tgactglga qH%lﬂgfolf H?ﬁﬁr{g?“%a?r\}gqar Iifflgﬁlﬂf@ to
t he reals esréidefa@sset ; nmeans for processing the financial data and the
non-financial data into indicator values representing the financial data
and t he nonl&i nahka methad phelaim b ydherein theyaformationgelates to farrcal detacfithes f or
t he financi gl . - i ial data to get total scores for
each fi nanc&ﬁlfﬁsﬁﬂgﬁﬁ%gﬁ%%%& %?&g'ut putting the total scores for
each financiing sThamethoeé of clamo infatier comprising the step of:

evaluating the entity desiring to procure the real estate asset and the real estate
20  asset for the financial and the non-financial data.
12.  The method of claim 1 further comprising the step of:
evaluating the real estate asset and the entity desiring to procure the real estate
asset; and
designing a model that processes the financial and the non-financial information
25  into the indicator values.
13.  The method of claim 1 wherein the evaluation of the entity comprises reviewing
documentation of the entity and interviewing personnel from within the entity.
14.  The method of claim 1 further comprising the step of:
processing the financial factors into performance metrics of the entity desiring to
30  procure the real estate asset.
15.  The method of claim 1 further comprising the step of:
converting the financial information into standardized units prior to assigning the

indicator values to the financial information.
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total scores for each financing structure. 18. The systemof claim 17
further conprising: neans for assigning weights to the indicator val ues
t hat reprweaanitole i nportance 15 of the financial data amdTiuse2/26113

non-fi nanci structyre; means for eval uating
the wei ght e@flﬁ{;nm gﬁ% §8f§'a‘§h3??‘ﬁbef§% MPERS 'S%ﬁp ata to get a total
score of the fi nsifor@ingtadensitinidy hitdysiO6F derfoansce mdaésfof edcheamicihnanci ng
structure. 19. The systemof claim 17 wherein the financing structures my
be sel ect edPTUEBH§-t he group consisting of. ownership using corporate funds,
owner shi h d p, a
Point venturs, &ahuef HERANEEhEHRukthd MUEATIOHa b Bhote T RELHSHY:

sal e/ | edseback, medmfenmputiiag édoinmtionagedih d&sﬁformaﬁbraccmyprisheﬁnmchaialaﬁ. 20.
The system of cI m 17 in the non-financial data is selected fromthe
group consirdimofgingpeialy aé‘fFei tg’élte%? Ures@casSHtactor, a facility size
factor, a repl a%@ﬁﬂ@oﬁﬂ%&essﬁ@@ﬁ@ﬁnan&aﬂ@ﬁﬁﬁﬁdﬂﬁ%%ﬁn—%ﬂﬁﬁéﬁl‘ Fatd B Blicafdy MBI ket
val ue/ book val ue factor, | ength of 25 comm tnent factor, a certainty of
occupancy f‘@él!e@rreprasehtlegﬂmﬂnanylalf@mmdthanmaﬁhmmaldantor mance factor, a

fSIa.éteO(l’)f rzrz rket f ag rf()l' evaﬂlléll%ng h&é ll’cl)élCiﬁa Ir \l/(a ltleSffgl' the ﬁ’nancug (Pat Iatt{le\:/ g(')nqe trend

10  financial data to get total scores for each financing structure; and

means for outputting the total scores for each financing structure to compare the
total scores for each financing structure.
18.  The system of claim 17 further comprising:
means for assigning weights to the indicator values that represent the importance
15  of the financial data and the non-financial data for each financing structure; and
means for evaluating the weighted financial data and the non-financial data to get
a total score of the financial data and the non-financial data for each financing structure.
19.  The system of claim 17 wherein the financing structures may be selected from the
group consisting of: ownership using corporate funds, ownership with debt, a real estate
20  investment trust, a partnership, a joint venture, a short-term lease, a long-term lease, a
credit sale/leaseback, a tax-motivated leveraged lease, and a synthetic lease.
20.  The system of claim 17 wherein the non-financial data is selected from the group
consisting of: a strategic importance factor, a facility size factor, a replacement cost
factor, a degree user specific factor, a market value/book value factor, a length of
25 commitment factor, a certainty of occupancy factor, a flexibility factor, a market
conformance factor, a size of market factor, a quality of market factor, and a rent/value

trend factor.
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