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(54) Title: SYSTEM AND METHOD FOR EVALUATING REAL ESTATE FINANCING STRUCTURES

(57) Abstract: The present invention relates to a system and a method for
evaluating real estate financial structures. Specifically, the present invention

1
/ provides a method for determining an optimal financial structure for control-

ling real estate assets. A user enters information into the system that relates
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10— to one or a plurality of real estate assets. The system analyzes the inputted
DEVELOPMENT . . . .
information and rates various financing structures that may be used for the
control of the real estate assets, including, for example, whether an individ-
ual or entity should own, lease, or control the asset via another financing
y structure.
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15 May 2006 WO 03/017167 PCT/U S02/26113 SYSTEM AND METHOD FOR EVARWAMIRGGREAL
ESTATE FINANCING STRUCTURES 5 Field of the Invention The present invention relates to a
system and a method for evaluating real estate financing str . ifi imwention
provides a system and a method \gfﬁefbﬁﬁﬂiﬂ@ﬁ? oﬁi%ml ﬁmmmﬁﬂmmﬂﬂmmmm@m
estate asset via a 10 model. More specifically, a user may enter into the model information related to
the procusementrlareal gslals assslane pfthe;gatity desiring to procure the real estate asset. The
system anddatiethed akalyzes theinguttedimformation and rates various financing structures that may
be used fBrEHE€OEEY 6F1he felf EStaté asset, including, for example, whether the entity, should own
the real estate asset, lease the real estate 15 asset or control the real estate asset via another
financing structure. Background of the Invention It is, of course, known that real estate assets may be
owned or otherwise controlled in a variety of ways. Generally, a piece of real estate, or other type of
real estate asset, may be leased or owned by an entity, such as a corporate or governmental 20
entity. The particular financing structure used by the entity depends on a plurality of factors, including,
for example, the entity's particular financial situation and how the real estate asset is to be utilized by
the individual or entity. For example, an individual may 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 15 May 2006
WO 03/017167 PCT/U S02/26113 may have a plurality of costs and benefits that may be difficult to
analyze. Further, a determination of which financing structure is best for an entity may not be readily




apparent unless and until the financing structures are compared against each otherl ®Mapugifaeal
estate assets are major balance sheet assets for entities, in the 5 sense that large amounts of capital
are typicallyVde¥sield4¥’the ownership or control of the real estate asset. EacR@aitAdp¥idancing
structure that may be used to control a real estate asset has a variety of costs and benefits associated
therewith, making financing structurgsspasianpMckifioplikor aalyra png evaluate and the optimal
control structure difficult to determinREAQ. BswaveFinesoincimueltntinesy important real estate assets
are to an entity, the decision as to the financing structure that is best suited for the particular entity
has traditfonally been an independent event, driven more by market factors than by a true and
detailed analy%',s ‘Ith trie real.estate asset may benefit or otherwise impact the entity. And even
market factors affg fé}}éyé‘flynavr? J98d improperly or unrealistically. 15 The decision of how to structure

a procurement of a reBheptatertssetihian belates ap proachedndconsthiwhity byabiniitigsrdal &eitenany

companies do pot have a systematic nsistent and disciplined approach to making, financin
decisions relat§8 othe S(?%X[% “of rgg?%%fag{%’ g@%%f%? é%“efgqrh"aé’,?%ﬂﬂ%ﬁ %553% 868?&&%%,
discounting methraldteruaningitioptienebfinpacing sehcosts fof dettralingmptdrsate dseortisient. In
addiion, g there pislle 00, standard mefioms Jor evaluating. p proleck veriote ndiiduals may
use 5-, 10- or 15-year timeframes. tin ?ursfﬁer,af%relgn exchange rate assumptions etyplca‘fy vary as
well. Companigsofumttrecmhake reateatmtiassdiandbbthemenkity dasirngteymptionthdionl extataple,
assumptions for. deterininGL K [eSitPLYAlES RN DS MRS A1, 22 unsRaried; In addidon,
sensitivity anaf§15|s'o eyfinancial drivers typlgzﬁyls not considered. Further, current market
valuations for daleflcngsbackiasthatanayadre oited foe thevemyroptfisticarriteteaswt aicheldngide funding

| S%?('gﬂ}ﬁ‘iﬂﬂlﬁﬁ o WA PARPLANE GUlerIRALe }8@%%1%@%&%" when

in the ?Valuati%r%g(g?ﬁﬁéfr%@ﬁl%ﬁﬂ
procuring real estate assets, such as, for'example, occupancy requirements, flexibility, and broader

corporatd 530 rasstics.cPoirektheptel RS RBAViandathice fikeyciegstutmatios are often ignored. In

addition, there %K YRRl £ arshRdissm focus on profitability at the expense of long-term strategic
planning. Still furthet, there may be little understanding of, or sensitivity to, potential balance sheet

implications of procurlhis sofeesiakaciadhabred rAEEZO08IBYIS/01E8 PPUIRIES2/26113
Further, many nop:giiangial ¢ rlﬁs\ﬁz@sty@Qﬁé%lﬂg%ﬁﬁ@éédﬁr%%sﬁt%,%vcﬁﬁ%kyt%ﬁs‘édgf\%It ighted by

individuals or entities. For example, corporate entities may enter into long-term leases out having
exit strategies, eafpielawtieangyhe ledsrd of oinesbbe stegatibs sechnsrecomppraigteraeysnmienttigh a

long-termydpase fan '(?‘1‘{85&&@&15&’rﬂh&ﬂlﬂ%&&ﬂcﬁ&@%s%ﬁq{?ﬁﬁ@eﬁﬂggﬁépgﬁﬁé%ﬁ‘%lﬁﬁiﬁ?Qﬂferm
negative effects that are not considered. Further, there may be no common definition within a
corporate entit{aeforsotizelyding;for example, the entity's particular financial situation and how the real
estate asset is to be utilized by the individual or entity. For example, an individual may
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



"non-core" assets. Still further, many entities are composed of a plurality of individualssosyt2@fities
that may have conflicting agendas about the particular real estate asset. For 10 example, an entity,
such as a cOYPIRIGIASMay have a plurality of management teams that may hR&GEUS®YR#HIR approval

to an individual,gr guaurs GRGRFR A1 353I00ES SORIMCHE: he, RALAAIE Asash Ehei iRy he 2 rea

estate management tear easury team and/or a seniormanagement tearn, for example, that all
may have conflRigngingiier drvddshénanging siveetuteciscbash job eresatithiahgy aopboresdiky that may have

to be reconcileg stichas<15 401 GaAMRISAIRIARIRTrSIaRk ARANRL aRd.Ricil g agencies. In

addition, many companies may be in a reactive mode, especially when the economy is in a
down-cycle, and conddcrsanss; tralrestatagssetbanprnaion balanaechnst 2essstiferentitiprotretheres to

analyze agd e!éﬁﬁ@iﬁé@ﬁr}égr%ﬂ%ﬁgﬁéﬁr%@ﬁﬁé% BLOGHHTY RLRRLRFIRIB BS6ho? STrther,

there is generally a lack of understanding among éntities as to what the various financing structures
for controlling theagpbatte asssbt Bashprtipiatinerging strugiusethas manbe wettesanralef a real

estate asset c,PetisedsiRIRAVENGRHTIPLSREHATBANES MEEGR HeRdiheratied in a

corporation or other type of entity. In_addition, new financing methodologies appear frequently, but are
typically not wEmansingdisragsuesipmsiculadydidiqulble anakere apd palupiprad theinpdmal eantiat may be
associated withythe salgigidersshackRina real estate asset are often ignored. Moreover, individuals
typically focus on local tax issues without considering, or understanding, how global tax issues may

be influehed. MoreooaveredssrithRANAQktYSHE InATRReA S5 tae A sHATh it MR tHBUte to a
lack of understpRgling @t %&H@ﬁ@&iﬁﬂ%@?ﬁjBﬁx%QlfJ(WBéE%uifécﬁﬂﬂiﬂme#é{tRﬁﬁ&@ assets are
a

typically procured without any real %Io | ownership of the analytical process. Decisions are often

driven by localtasidmnathtiberd ahindsrandans s venb GaVeTstagks BY mastiaremtendnar 448 &dansive
nature of a large:3ita AMal 2006 MW R31RAT hdtPisIH R caReratO InfaRiaR bndgalysis is

done by an individual or a small group of individuals_ instead of by various individuals in a corporation

that may repre@BAYRPAfR AR OPTIRR DB GALY an¥refomaPARF Y RE AteALISHEMYh a corporation do

not feel ggif they areTpaid&idion detisioty NAlIRGH PesETeménivenatharettiteadreppatangs of real
estate assets to an entity's bottom line, a gﬁs_tem and a method are needed thgt will overcome the

deficiencies a A %F’Wé‘i“é‘%é’éfiﬁ 7S B e MAR SOMBARNT dPREBASPREMRHfovide a
strategic and eensiktanhagAisEshinedrgsirestaltoanstihprosstcimetéciviomadtited fydieabanel a

method are needer Saraie Assas dor exampio, aihin o bl e o mpans, Gt mathads ! 10
criteria. ’ ’
vary within the company and costs of debt assumptions are inconsistent. In addition,

20 there typically is no standard timeframe for evaluating a project; various individuals may
use 5-, 10- or 15-year timeframes. Still further, foreign exchange rate assumptions
typically vary as well.

Companies further make unrealistic residual or market value assumptions. For
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.



Summary of the Invention The present invention relates to a system and a method for eMaMaingoe&l
estate financing structures. Specifically, the present invention provides a system and a method for
determiningVef &0ited7financing structure for controlling one or a plurality of ré&IESexetd hssets.

More specifically, thepirgent{ays RBATRIAGAPS GAHaR H A nYIEIER S A HSELGRIFSS Into

the system detailed information related to the real estate asSet arid an entity desiring to procure the

real estate asstrdamweightedbyiedividyalsonmniities Foperamplecirineraie entities oax eianiiiy
structures. FoljgampleidieSyars 3% e&%@{@g@@,%ﬁmﬁ@%'ﬁlé)wm@%ﬁﬁé%ahe&%aéhe

asset, or otherwise control the asset via 20 another financing structure. The present invention further
provides a syst&ft 4 8ha sREprERtEo vt uehdelangdesaslsars saarlawea sheddersiomaeshedork to

determinesan Qlﬁ’%}ﬁ:'ri@@é‘ﬁiﬁ%e‘é}(ﬁ&@?ﬁa@w%ﬁdé@@ﬂﬂ Aefafih e AR S AN WBRIUS fegision criteria

are incorporated into the system and the method, and may be grouped into two broad categories:
financial, 25 oF yUhatithere mar®r 9 sermeamrtelintienoydinrsovBoRieERttEekirefReNens Ut ontained
within the two gad Gategrei@s 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 scor8d fUFtBsk AR SEHics RIRfaraPaset e bvrdlitveef indixidmalarr sWboptimal

financing solutigfides the ial aalaleoATRElindQdeifldH6iR 8 parAcRPREESfaREeSERE invention to
provide a system and a method for evaluating various financing structures for the control of a real

estate asdbt. PHRIMREsER NSNS BYACO RIRLPR R HaKY A BRGRIL, S drARag e teamls thte

individual agengiasireassaaghproieiatnadidistaker Bihe bnakea v bskigHbeto hodikxday 2006
WO 03/017057 PCTIUS02/26113 present invention consolidates into one place the various issues

and concerns BRAHSIEASIRL: STICLRBIALREIA 1R TN R IRECISIBIHE ] Brasum thvR AidiPT 2
incorporates mawriaGiRigendheclesiSexanighy thadaRSa 4N Ahos dyPictihy epas@rddeiraost
participants of the financipg decision. 5 Moreover, it is a aﬁvanta%%of thi)(%)resent inf\(ent'on to
rovide & SystHITERNED THER-BAT OF ST VR SIS Al TRPU AR IR B P RAEUEHTE b7 real
estate asset that dusthplepsauidhs] desi sritkeddndscomsistdit rmpigagetofyy.for determining the

allocation of scarce capital resources across different geographjcal regions and prodquct types. The
presenlt invention ado?fgl @‘i@‘%‘?a%ﬁ&%%‘&ﬁﬂ%&%@%ﬁm f?ﬁf%(s{ﬁ’t%ﬂo |165Pc?8f~ﬂ1§/e‘€(q§“61é'&%ves and

performance reedtosayrissitdittawiitdgcde) anly aotagueitlyelpresdnivinttentine topilaitdemasystem and a
method for evaluating various 1‘\i5\{l1anc'ngg1 stl;ucture(g for,the control, of at#?al estate asset ﬁhat further is

pro-active in uSTAGMITESVARSSSRATS S HIHG DAY TBF SHHG HRAN LS BIASHr e l%s to
influence desimaddiransiatedsisitae Rssgher, it is an advantage to

20 Further, there is generally a lack of understanding among entities as to what the
various financing structures for controlling a real estate asset are and how the various
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



15 provide a system and a method that transforms a real estate asset from a static "fixel Meed8%
significant contributor of effective balance sheet management. Additional features and advantages of
the present WMOeRtld0are described in, and will be apparent from, the detailedP§dsEsiXi13f the

presently preferieg embpdimentsand Som thadiewindsiRRVRiist Prefgﬁlaﬂ & tBﬁi gﬁ%ﬂg& FIG. 1

illustrates a general processfor thé evallation of findncing structures for the control of a real estate
asset in an emistipdeftr vaE preindividnanina crrmratifin shaitmey repsesens mramyrdifitighgs criteria

development ol melel §EHBEA {8 e RANAILARANEIAIIIES JRRF gt of the

present 25 invention. FIG. 3 illustrates a continuing process that highlights data conversion tor the
evaluation of fih@ﬂlﬂﬁg}%ﬁlﬁcﬁ?%ﬁ%ﬁw@m%ﬁm of the present invention. FIG. 4 illustrates a

continuingsprocess tha; Nghlights:AotmReessiner sl endRuking Al fipansingsifetyres for the

procurement of a real estate asset in an 30 embodiment of the present invention. FIG. 5 illustrates an

"own" versus "fyAtan apd arnshedsrsmsedgsdhatiyidronersamaghstdeficiensigsasnatpdhabeyed to control
a real estate aggete QRiGIRAIBCaIRIAN RReRIRIE YR ELP MNP ptovrdWa%2R08 VU 03/017057

PCT/US02/26113 The present invention relates to a system and a method for evaluating various
financing strucfRSistRRk RSP (R &ertGLaistRee PEsESEBtadderen)y e A fan andadnetdadty, such

as, for examplg @ deNednnue WifnkiYgAEEAPERECHMCRIAMERIBEMSINILE et Ravia/kaarent to
one having ordinary skill in the art. More specifically, a 5 computer may be used for the inputting of

informatid relStEET® the real estate asset that may be evaluated via a computer processor to
determine an opiwmmaiyITAR@IRVERtR for the real estate asset. The results of the analysis may be
presented in a simple_form that may inform a user of which particular financing structure is optimal for

a particular real estatb"§EEsCRbIRIGRAMEFIAIES 19 ey HGMmead aresthndites f FefbFititfke

features, FIG. fingheing aruenees!l SpeciERallyiiBt isreieatiiverienphooiass apiftahiinansmatibgcture
from a pluralit)%?f inancing structures, A criteria developlgﬁe#gg]s%t((a)é){ 10 is used tq evaluate the client
t

and determine IS5 PHRE AR SRIjEA! FAncingSaRYs 18 PpSOT MRS t58etermine
the possibfe fingagingssétsicms thatificalbpnirrppisdadifvesonir piefidés heyseshesdienagaotiand to

define key criterg that are utilized tp determine th%oplg%]al financin tru(i;tur . In addition, a model is
developed thatYESTRRY RS eOARTSARQIRE SUFSEAAS FE G M HAR ARGt SRR W Criteria
development sigd af ethizgyndesieindad prdiredicdeslalsacaiset. The system analyzes the inputted

information and rates the various financing structures. For example, the system analyzes
whether an entity should own the asset, lease the asset, or otherwise control the asset via
20  another financing structure.

The present invention further provides a system and a method for providing 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



refined via the model refinement step 12. The model refinement step 12 includes the 20-%&@YosPRént
of decision matrices and the abstraction of specific property data that may be utilized in the model that
is developedV O B¥HFeTIfic property data that may be abstracted in the model PEfReSABReKtep 12 may

be utilized in E RV SHRBI D5\ PRaEEIRE U AR RRIVEI AR SRGRIEG PERRLYY data into

either cash values (such as, for example, dollars) and area values (such as, for example, square feet)
or any other 253iue dpfrlrdlders iBrtberfinangies derisionril Thamecsent Anvienti i deeossiigietep 16 may

then be done tg,dgtexming iGash devsrnahaesdroraciie MP&%%?BI&QHWH?&%&M@ flg conversion

step 14. The data_processing};tep 16 mag/ prepare financial assumptions that may be utilized by the
model. MoreowsftisHRnHR &1 Ehs finarcing dssisiPbe determined and processed in the data processing

step 16 togyuantify naprdieatsial RraauRNAtMEe 3P Haltedde HVBRAGH 19 prHARLIAIG.Haladand the
non-financial, or qualitative, data is weighted and scored and the various financing structures are

ranked accordiRgitgdierciyatineyiaisinrangsiichurss febirarsolafiarsabastrtessicht may be
utilized to 6 154ppABERPEA ALY/ B L HREHrRE MY SIRISRALR RIESSIBE IR astdimpfitbargnalysis to the

entity desiring tg control the real estate asset via one of the financing structures. Information relating

to the model tRECRHED AL FAPHAL IFROIERS agherh OHTaTRal-ReqerapkirRl asgionsand tedRet are input

into a computaypE9CEsRtRBATMAKALRIE AdE:sBeP IRaRP Fdleemaissitruthai el cbhecoprputer

processor typic IIy,Egluch an input device, such as, for example, a keyboard or mouse, a processing
means, d Qatalfigltifse

QRS TRATARS 8 MFUHButput means, such as a printer or a monitor.
The processor may maadditiat ihs dataliadnyewashapisseppiaretith o prloaidea sysieranmsldl in the
art. The informatign i g%eferabl entered into an Microsoft E>{<cel sprea%ilgfet ar;g 10 database
application for BrORS S e ual PR AR SR ETReEHeR RS hest HEXFYOE RfSRtified
general proceshanfiyther issprbiastiveyie ntiyeathel vipfoas yvesal cfdialdi ngseintell itede iy the entity.
The following describes a specific £xample of haw each step 10-18 may he utilized to determine an
optimal financi’f?@ S??ﬁ%%&?&&ig"#f@?‘?‘mﬁ ﬁ%f%%%ngﬂ(él@i]ﬁ? te E@&'ﬁh’éﬁsaﬂ)ﬂ%m@% %?ccomplish
the presdrt inpeovide aGftemrand thineshat thatpracsemtOaray dtapedtiatfotn assacifixedtity and

variations of this prpcess.may be useful for other.entities, as apparent to one skilled in the art. The
criteria develoﬁﬁﬁ%{nt?gtaeﬁlgfb‘, S8 stﬁg\lllvtﬁl I?Htﬁf@&eif & @%%%ﬁf%%?ﬁ?%‘&?ﬁn’é‘&‘}ﬁg"ﬁ’i’é‘.“z. A necessary first
step in the criteria develdpiveat feteprdarsdtadVefitag dh e e get Rbioinjeativen ae sleowibéd stepr?.

Ry R e
reviewed via sted 60nSiheadfiwwings.
20  Brief Description of the Drawings
FIG. 1 illustrates a general process for 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



company documents that are reviewed include annual reports, | OK and 10Q financial $tafédmerdBdand
press releases. Of course, other documents may be reviewed and 25 analyzed for particular
information,YQdR/BE0f5r example, published information via step 62. These pPEIkAIRGIZEBpSs 52-62
are done to define keyfitprai anfkseioRAGIAb S5Jeiii ARSYTHRARIR I M ARHRIRRRS.G etcS Via

step 64 that are important in the evaluation of the financing structures that are used to control the real

estate asset. HEBHNE FFUFHER LI RAVRAIEFA R Yelioba 1ral seiymassaidy arcndiiderhwsiaps 30
ratio formulas yﬂ'ﬂigt,eﬁl@l@a!E,qﬂfﬁ@s{m&kﬁép@meﬂﬁﬁm{f?pa%ﬁﬁé%{e%ﬁti@ﬁ%ﬁﬂcﬁlﬁer Egvigwved with

an executive team via step 68 and weightings and priorities for the various financial and non-financial

criteria, assurtBAbMEYRFRBBHMSAHARNE hineori g kilbiadhe agt\Morosoecifieslba/a17057

PCT/US02/26 ;4 hplifestesy 1 ukbe fiitelamyaties oethaschaabsenmus Shadde aehieyadiameng the
team via step 72. In addijtion, the client real estate portfolio should be reviewed via step 74 to start to

identify key infYN S AHBIFA K ACOBRIIEE PIOSEI PO HE AN Aahriima! dBRREING SIBCUR ancing

structure. Morgenvge H8l ¢ataas ssEetaningestitebfres shalylisheaig epiiesdnarimodalpr vinmtep 76.
FIG. 5 illustrates a spethﬁum 100 of t}(sﬁg‘g%f financing structures that may be utilized to procure a real

estate asset. THE SHECIiA™ G0HELe RATUABRF SRARTLIE Stryps dsORtupal der @ 4l¥ing total

(or near total) eanteslatd Haecteal estate asset), and a 10 lease 106 on a second side (representing

minimal ¢antrol over a real estate asset ip the form of a rental arrgngement of the real te asset).

Represeﬁ%ative financvy SEHETRRLO 538 %%nggﬁneﬂglﬁﬁéié%néw&%%ﬁdﬁtg 8%&%@& E’E;(amples

of "ownership"shoevsdn entiiyllnpaycesyn vidhicasednatddichting 8, optiyiaiviinaniing etrhdthiee fray own

using a real estaje irl1.\{est nt trust (REJT) 112 , and.n\gé/ ollwwn via a§acrllt§ershi$ 114 or a joint venture
f SR d

15 116. Each SRI1E&&"HWn P@ﬁﬂ%‘ﬁ uréfﬁtrléfsm ycﬁletﬁ/réa r‘ﬁlef Od)&?& She té’s%‘baé%'&fhe
therewith, withclientingdddsgeaaimeo ftimavepehif thagitojeconTaticnterie delrlagnlitonstep 1 @ idifumthay lease

a real estate asset via,a shart term lease 118, a long term lease 120, a  credit sale/leaseback 122, a
errmne?h oss??qe &néffg‘%q rucfﬁresa‘}ﬁat ar, Is?rgg%}?qgﬁﬁ f%ecf)exgg%h() Id

tax motivated Ilésaffset g%t, ora syn?f?etlc ease S Wi owners e

structuresSmaythinvehlestatyasget astbtaddiheriafjtsrated 2 thatcme i litegr eedetdratintr die lbstvaald be noted
that this lst of finanding stGlres. s aalmeant o.he sxhaustys, Furifiar, ea
y ot diffe

h fin n%in 3tructure
1nant 1ng's O evaluaic
may affect corporate metrics in"a varie rent ways. Fhis invention contemplates the use of any

type of financikgmparetthe dif@rimafilcacpgamctienne having ordinary skill in the art. The particular
renorg 5 ot e S AR TR SR TR R
condition of theefemdeiatbeassde] @ffommesnt siepurdbdihootkel fefttonsentagebd 2 includes the
20  development of decision matrices and the abstraction of specific property data that may
be utilized in the model that is developed. The specific property data that may be
abstracted in the model refinement step 12 may be utilized in a data 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



included as may be apparent to one having ordinary skill in the art. Still referring to FIG12,M&ayAddel
refinement step 12 is detailed. Specifically, 30 the model refinement step 12 includes a step 150 that
may be utiliX¥d /8 act specific property data to be tested after the client rRaFdsi8dR@détfolio has

been reviewedpyigetiee e o¢ the-sARSHAPIRPathiFataiRAs Renedstiaaledhan i Rmperty
data is input to the data conversion module via step 152, as shown in FIG. 3. 8 15 May 2006 WO

03/017057 Pcmgﬁﬁﬁ@fﬁi%?%%ﬁﬁe%ﬁer the criteria has been refined and the team has reached

consensus about the MeiaRtnes AREWI s HbIBEKMM finentiy-andnhaanianeal GHEEAGh-
assumptions, and performance metrics via step 72, then the team defines a format for the executive

reports or the refRIRLIHAERAR hatFEn EVAIBRISHUE AMBYARIL A SRR S e thet TRaY Stprsernd

evaluated ia rRcsa4hdDARANBIL Hatioius TRsispRpMatpeesa6r HNeMRdifatend rpafter the ratio
formulas have been deveblope via stenﬁg%. Moreover, cash flow formats are modified via step 158

after the vario S TSERAD 2Stl QL EHALRIE R K RIS SRS SRE B IRg dhsans; & dpibasedais are
utilized to modifyrihgaision faradion) didall icepuimsian, 66h Lncerierdnacisithiteeddiand matrices

have 10 been modified after carefu revtirt(?ew from the team, then the model smould be in a state

whereby the fitXPRSSIOLPEY IRFRRIVARG FEAIMANINAY 85 5 ARRARFNL Q-P8FRAYDS Ridinase Siltered
thereinto to deieninetaThpiifahiativicin greferably @nteied tibusimalizsoscferilel sprosasifedontide data

conversiqn step 14, as shown.in EIG. 1. Specifically, a variety.of information is entered into the model
(0 be conbrtc LR SRR BF EEREERS Pect G BIAIRY QI Bl o UP R hement. The
inforiznation that is 3rﬂmed4mwdf therabextedd v_s'railﬁml_(gaﬁ?]mbpmm' mayehe eyt bay kn'di‘njmmﬁb tion to
set the currency and unit of measurement, inclu e _country, ency, currency symbgl,
exchange rate %6%{?’58#&3&%?85&%@?%#%i‘éeﬁ%ﬁfg Ié]gt%eoﬁlé Wa @{éep%joﬂ?m%éeg%rﬁ%ﬁéﬁ &HIT FIG. 3.
20 2. Informatiexantpltiefrhavesicetapddl- s&uadiobe inilizedng teepate anqptiadibfifiandirgoriginal cost
including the land cost, the building cost and any additional Tl since the acquisition, the market value

of the real estastterué:sset at year 0, the accumulated depreciation of the real estate asset and the

number dfSyears of défifecaifilmstrates dspietifer proegshelidind arfd]dived anddoutaplighréteoprdsertapital

reserve/building 25 maintepance (typically maeasured i, currency unit/area/annumy, the.beginning
fiscal year, an&Yﬁg{%%Sés t%%?nurg?’r?(ﬁ%ﬂ)gélc 6@%8&0 of the rglaaiyes?zﬁael{;%%?e [HRig |ﬁ%rtr:n%%|bpx %%y be
entered into theamatttelswd Stspioc8samahbevusaful fGr @hsr énfiiesasioapparthetresidishiNadlia of the real

aTthe 30 mark D L R B o BN Sl IR AR By cton.
an additional tddted2rate pecassanyoltsd bspl énitthediteg x develigsiomtastepc Oy define the project
20  objective, as shown in step 52. Further, a client team is identified via step 54. An
interview questionnaire is developed, as shown in step 56, and executive interviews are
conducted via step 58. Next, the company documents is 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



costs (further including survey fees, title fees, transfer fees, environmental study fees, dad\baye?)Okhis
information may be entered into the model via steps 180-186, as shown 9 15 May 2006 WO
03/017057 ™OMEBOF26113 in FIG. 3. Moreover, the information relating to tR€ @b idlue or the

percent changg;ARexhe. anRsaliRgisaR! taRAaraMaNshe Hillreddadricry mﬁoﬁgb%ﬁédeé%iorice via

step 206. 4. Information on debt assumption, including a loan amount or principal 5 balance, a loan to
value percenta{jé S&® gﬁgination fee, and years of amortization. This information may be entered via

step 188. 5. Informatigp QligRactAS HEMHEA SR WRIHD RCHIRF By RATNG A SR 4 alsstiypically in
price of square foot/annum). This information may be entered via step 190. 10 6. Information on

synthetic leasd et RsIRIMAHRT FRow g il satate asest thabthe gHemtdssiraniauammpgahdarranger
fee, accounting faemciagakfeas éapRoIRESthé eI faracnd eihalfessmand & fisshyerarental

constant, including the index (treasury corresponding to the length of the contract), the margin of
spread, and th&drgResteshvie &R H& information may be entered via step 192. 15 7. Information on

other financing structges, SntlstingcaegicalneerEebesesiofaraating viruster 84t axypetivated
leveraged Ieas&ixjaea;ep 196, a(}l)art ership via step 198, a rea| estate investment trust via step 200,

and a joint ventHEFELLRES355 28l SR A Rb AR SHBHA iR arares LR Share e whstsBP entered
into the model M siep fiRQ3ids (Feptdentippacedlt(te thasesillieshirold tid.rédl etaoudsser) aapaather

the roal dblate HEKe | UhEASERTE) AL ESPLRCTIG (o BIUL OB CH L2t SLEATMER € provioLs
; previous
information is dotered dttatiherrangiehsat dtahthednéstmadinsn Reperotubritiniadiberacans
foet. 25 Onoe T HRUFA RO 1D AUaRBA L LASh BB SRSt PSR e o e
convert.ed infomnﬁtjoméy pmg&iﬂedovjmﬂfte fimids pmwmm@emmimu;usmmﬂg aletdil as
shoun 1 10 RS SRR i SOty L e UL FS s spred o
pursuantid thel tataFachasfShicrg stepeidhisbtruaturethatsillinve Karyinincasiditind betlefitsiafeociatédn is
e, S M U0l B 8 ST o o
entity may lease a real estate asset via a short term lease 118, a long term lease 120, a
credit sale/leaseback 122, a tax motivated lease 124, or a synthetic lease 126. As with
ownership, each of these leasehold structures may involve varying costs and benefits and
20  varying degrees of control. It should be noted that this list of financing structures is not
meant to be exhaustive.
Further, each financing structure may affect corporate metrics in a variety of
different ways. This invention contemplates the use of any type of financing structure
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.



Information on the company or entity, including the number of common shares outstandiyNg\aZékye
and by average on a diluted basis, balance sheet information such as total assets, average total
assets, curr® 13Bifes, other liabilities (including long- term debt), stockhold@€F G026 rking

capital and long-term ldz%moaa,iaﬁemﬁécﬁﬁ@}ﬂ%%m&lé’ﬁi&%ﬁ&ﬁl@%%@%%&a&mﬁﬁ%ﬁs@

expense growth rate, an index treasury, a margin or spread, a cost of capital (EVA capital charge) and

a tax rate. ThisRharstheatisigisisgtandipaionities oé Sieken financiabend nesttiparesg-a@eriMoreover, the
index treasury @é&ﬁ&%ﬁ&ﬂé‘,f&ﬂa gemérﬁl&%&qatet@fﬁmﬂ@& e CiREaLRhEEr iR 44, and

the discount rate and the corporate tax rate are utilized to determine the 10 after tax discount rate via
step 266. The ReHGIRNSEESEN R BROEthattilhbe cemuatedpiter dhewvatianscinareins is processed

into cash flow datashastiavd Bedrfeimatianis fephsu PIocesses, e sub ety PhRgsiumance

metrics, as shown below: Financial Strength Metrics 15 Free Cash Flow: operating cash flows minus

(plus) the increB8dififdcyiatey b avdisitbedaprdrransdiare hsspgieval Viagisbible securities,

and short-termydgkiyvdpRatiaiewirsahdloag: taumGebt Rl ye sUseakmatidrigosammersial paper, and
other short-term borrowings) divided b)( (long-term debt plus current maturities, commercial paper,

and other shorB#&HU58 MaVG RGEIRRIStEL R RN O RItDSHIdé: bePrAndolRY mecrtilizedtn imadibtest

Coverage Ratige@gistingedéPanEaniinedsgiaresptigns Oaterthe atRisinand dear AudREINAGEOSS
interest before subtra%tfi% gaﬁfie?lize interest and interest income. Profitability Ratios 25 Basic
B

Earnings {fromPEER &M R eV AR Aot AR iFcb dRefsl ShdhaditAtfed by
(weighted averagersbymbe finheeia oo qeheies @y siandingmincalibiiy@Reteniiahtamanon ahares)

Earnings (from continuipg operations) per.share on a diluted basis: earnings from continuing
operations divihgﬁrﬁﬁf?&g}&gﬂé‘ﬁoﬂé%g’é’ﬁﬁwwﬁﬂﬂﬁl%épéé‘.’t'gﬁ'outstanding plus dilutive
potential common sh@Es) 3 Alkeshattselligailiaiean thadiy diaiiesMer a6rosrgy ¢8NaagRoMEL sales:
selling, gener agministrative expenses. divided by .net sales. Mapagement Effectiveness 11 15
May 2006 Wo%gz)%gg?cf:‘%%@o‘ﬁg%'ﬂ%ﬁ&%&ﬁﬁ% BSosreddpiod SBW%%ﬁﬂEGiﬁ&“E{ﬁﬁFgﬁons
divided bysaveiagecstoakivolde siedfeiy degindingod tHatypapifaticasirsrgaf oThCofdiihangroperations
divided by (av ra%e Ion?-tgerm debt glu curii%nt maturities,.commelrgial gper, and other short-term 5
SOLRASTSE AL GOMY IS AR R eerggpion step 14 may be:

borrowings plu g
1. Information to set the currency and unit of measurement, including the
country, currency, currency symbol, exchange rate (local currency to U.S.). This may be
done via steps 170-176, as illustrated in FIG. 3.

20 2. Information on the real estate asset situation, including the year
acquired/built, the original cost including the land 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



Return on Assets: earnings from continuing operations divided by average total assets.lﬁlMﬂM\SO%
Capital as a percentage of sales: (current assets minus current liabilities) divided by net sales. 10
Efficiency NMOE&AGS Per Employee: net earnings divided by total employed&CTDUY/EVE: net

operating Profi, iRt 3% néniovds MEMRIERAA! AARNAL WHAS :YBIA0CANIR pEkerPalaht> O

course, other performance metrics may be generated from the information that 1

model as may #rdahparanekparrssecidnge taieay e PHEZEddoalelsonine 2 repidusd prigi/wiegtapple of
particular perfogggance metrics that may be useful, and the invention is not meant to be limited in this
regard. The performance metrics as noted above are presented in one or a plurality of 20 cash flow
sheets that are createld afterlieramsionow dabarssemption:dpchuling s doap #nPunt asHsénsipahy be

utilized byghe ysehef theoaysievaiie pictiBriagdetesREnAIRR aeviiah RaoeRFostisiiHEe Higdiser

should utilize to control the real estate asset. The cash flow statements present a plurality of
performance niBfEaatigpnsebenifsedd oteR 18oreover, the cash flow sheets may be generated

showing a comparisos of keYn?&ﬂﬁff@ﬁ@ﬁ[&%@éﬁ?&ﬂﬁﬁtﬁ@hﬁ‘ﬁlﬂﬁﬁﬁféQ%@Hﬁ'gﬂfﬁsﬁé:a%ﬁé(?éﬁfﬂﬁ’ the
cash flow sheets may show an income statement for theapresent fiscal year (or the first year of the

real estate asddtdbyRIeHSHLDNIG gserEeousamEmy Jlsinferarion amckesntseehiaa s8ings or
losses before ipggme 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

stockholddks' equity. fr additBIPTERAOR SR SRAGSai6 A YRPHIME L Aarlydinedhe syathetic lapss o

balance sheet feen@ebsapShcts! indRakhoite aeihisds, f) doebliiatyl yesatinnl RbsawastetRdash flow
sheets may show other, information as may b%aé)parent to one having ordinary skill in the art. 12 15
i)

May 2006 WO 837617 8% pedrthenisis 1ndaing Krafeniphaoniaiometuting shedrdgxtraiithodel
and processedciriedpshanidiete anptsesthe doitiGalhe intiesis Tayeadarpliertiorgashibaancing

structure that i beiiﬂgqfe,v luated to det%rgline a relative ranking of the financing structure via a scoring
matrix that is u%&d IRmmaReRteRE] YihEiERiV&%score via step 282. The 5 relative ranking

then actsias an indicator valeféantianaar btkdarifinadspsiaetares; dicRipRifdosihgleskpackent
value after tax factor that may beJi ermined.from the cash, flow apalyses pursuant to step,250, the
i i | N

financing structifeRAHRTWA HEB %@%W%%i AGFREeh s VIR O &PariRyrsipsa
Moreover, "synifeptioiasealnesytd s irhentankedibighen toanndenisent vaaweéors, sassaonngihat only
the "own with course, information on other financing structures may be entered into the model via step

203 as may be apparent to those skilled in the art.

20 Of course, any other information may be entered into the model as may be
apparent to those skilled in the art, pursuant to the real estate asset and the entity that is
desiring to procure the real estate asset. All of the previous information is entered into
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



10 debt", "synthetic lease" and "lease" financing structures are being evaluated, the "owk? My 4966
financing structure would obtain a relative ranking (and hence an indicator value) of "3", the "synthetic
lease” finanWRPL®RIre would obtain a relative ranking of "2", and the "leasBCHA&92idg Biructure
would obtain a relativ. Kj 1 0t ted,. hqwever, that any system may,be used to
determine an indicatoﬁrl\igl?aéq]%?%%ﬂi%%ﬁaﬁ%ﬁ%ﬁa@%r ’ggﬁﬁlai/ngéhgﬁlﬁlgrlgéi 0 %"r%“%%‘%/%r%’g” S?dinary
skill in the art. Ruiaidingnkivgraes aotby sveragemay diumdbates drakudee;slatet indicataionf ek true
differences be inapcial fas for !Qgg i Jctu LRGP tity may not
wish to rank fir%\;]t%% %%%Fsg%n ir%[ggggetrs ?fg%%g?(jll ere%gé!g?ggﬁé&e?h%aﬁﬁlanci %{?ﬁdﬁr% f1%{3n|geach
financing structema debtinitbeldioRersreguistativerkingknagital rad dongdepme debt, tieisdimator values of the
financial factogs, are WeiANRHACHA" NG 1A dNBUTRCLAASO IeUigtnangiahsigture. For
example, the following weigh;ixr%cg may be assigned 1_‘(5)?% p%ir%}:%?g?%%eg% and a ph%r%llcu%r real estate
asset. Input wéigtinsadragseanipretdpaxastef denitebdhViAciepitakeirsgedboda taayate sbosed and
properly used {RaIpRBING erialShl BriteoaaNPMERRRENG SUFLS Pos eXARIGeiNpet present

value after tax is given a 50% weighting; the EVA is given a 10% weighting; the balance sheet impact
(including the tesex deBsusy cadithednar ghie wameadaruiiilized tpidecaninschedgneiTdsSvrweighting;
the P&L cost ipaeisdnehidinddiieolit ¥aa aHERRCLADGAHLIAYSHORSANTUNNG deRpAHORRANd the

12th year cumulative impact on earnings from continuing operations) 30 is averaged and given a 15%

weightindOthe &figt fax ssorient date) iR 2o ftd hesinfosmatigieomerentest herainielabioedsverage, the free
cash flows to tejalreht anehiRG S asRappratiaasd hinialdemtsavaiRged and given a 15%

weighting; and the profitability ratios (including the diluted EPS from continuing operations, the
operating 13 13forpasionds ks prorossedointe o plorabityl afpssformaricsarision as shamndiee¥%ets, the
return on equity, and the return on total capital) is averaged and given a 5% weighting. Of course,
these weightings may be specific to a particular entity based on the real estate asset and the situation
of the entity. O¥R@FNAMIGHEREEICAIIE yseful for other entities and this invention is not meant to be
limited 5 i this regarg:dheasteiBinadperRitied:n MWaGiSAIO (AL tReancrssuTBEcHRsajya the total
guantitative score for each financin% structure. Moreover, information related to non-financial or

qualitative factBikdngfiapital (Fs! hangh iheag narRtabls secutiir s e ndrborrts b e helated to
non-financial or qualidbtedTdphalmayripakigedas o vingniMduifiesIeahantattmPpesds siategic

importance are entered via step 268 (core, or non-core may be entered via step 269). 2. Property

characteristics ARETHITETP SEER S R NI HRASloBRa TSI bh Bl B PR B HGSrodu ction
facility, warehaissensted i piierOHiEotBe ¥iort 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



technology facility or other) and the facility size, insured replacement cost, facility costsIEN@na006
specific improvement and total improvements). The property characteristics may be utilized to
determine tNeOM3iKEIValue to replacement costs via step 271 and the T1% tofIGSRARMIStep 273. 3.

Moreover, occupanc@mﬁﬁﬁg%ﬂ%%ﬁgg c%zarﬁﬁﬁg rﬁﬁ%ﬁégpgﬂ;&@& a%mgytment (in

increments of <5 years, 5-9 yea ars), the certa 0 occupation (in values of "low"
certainty, "medtapkhellessneguiy "high" certainty) and the flexibility such as, for example, the control of

the environment (i IURREGHSIRtah\ehe i Bhm sgIAGH 0k Al WRSAL SIBaY B pontro

importance determination may be made via step Market issues are entered via step 274 such

as liquidity, in&mwmn@tmé@'&m@rﬁ QueraniamesuiEbeforaramerciok nopetrnd nth pr shertryerstof
general markel4156,3fgs ﬁﬁ&%%ﬁﬁ@l&%@%ﬁlﬂ&ﬁ&%mﬁ& imediyin” or "low”) and ease of

disposition (including factors such as the size of the market in increments of "primary" (for

metropolitan populatiBtare 88 SfspripuraTBINSS framiksmtimsnesreariions shvidsl ty BvaTRS Y6} tertiary
(<150,000); thgsguyality 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 determWetking Saitalas aperpagsofiaet n(FurEeaH ARSI HBASFYESEtI, or qualitative,
factors may bg snteray diritepdekpysuant to step 275 as may be apparent to those having 14 15
May 2006 WO 03/017057 PCT/US02/26113 ordinary skill in the art. This invention is not meant to be
limited tolthe iK&IEER8IN described above with respect to information related to non-financial factors.

Further, the non-finangéaimkGHRHPEVENPISES RGNS I/ BIUBtaDasRIbyRRdNow the particular
non-financial or qualitative factor applies to a particular financing 5 structure. For example, the

following table€&%5w how an analysis of non-financial or qualitative factors would be accomplished for

three financing structgnga: awpeperifnyifrodebiic? X INOPAERERnaNE ssleF@piraligndsshows how
each qualitative factor is quantified and given an indicator, based on how important the particular

qualitative fact¥FiREHANENFLAEASER cture "Own with Debt” with respect to the real estate asset. 10

Table 1. jrdicator Valgesdars) watiéapeerdraninee sty muitbeldehtdtéacineii thHEsHMER @R Qic
ImportanceDegree CrHicaI tg Business Ch-aracfer sfi' Squar y Size_Replacement

e Feet Facili
CostTotal RepEBIFEAIEBIPHRGASL 5 BPSHRRRETY 1) ﬁaa%lklﬁs'gp the art The above shows

a representative example of particular performance metrics that may be useful, and the
invention is not meant to be limited in this regard.
The performance metrics as noted above are presented in one or a plurality of

20  cash flow sheets that are created after the cash flow analyses via step 250. The cash flow
sheets may be utilized by the user of the system to aid in the determination of which
financing structure the user should utilize to control the real estate asset. The cash flow
statements present a plurality of performance metrics calculated as noted above.
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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Market Value/Book ValueMarket Value/Replace Cost | anc ssues~ ~(r)eeuy p Term 1ip Yy 2006
Length of Commitment Certainty of OccupancyLevel of Certainty Flexibility (Control) cliff | Level of
Importance WEPL047ss e MW | Value RetentionMarket Conformance EaRCaHDIRMSditonSize of

Market Quality of Markgt Rem YA ihFohifRis Haels %t REHRUNRHA End processed into the

cash flow analyses and ratio calculations may be applied to each financing structure that
is being evaluated to determine a relative ranking of the financing structure via a scoring
matrix that is used to determine the financial or quantitative score via step 282. The

5 relative ranking then acts as an indicator value for that particular financial factor. For
example, for the net present value after tax factor that may be determined from the cash
flow analyses pursuant to step 250, the financing structure "own with debt" may be
ranked higher than "synthetic lease" and "lease". Moreover, "synthetic lease" may
further be ranked higher than "lease". Therefore, assuming that only the "own with

10 debt", "synthetic lease" and "lease" financing structures are being evaluated, the "own
with debt" financing structure would obtain a relative ranking (and hence an indicator
value) of "3", the "synthetic lease" financing structure would obtain a relative ranking of
"2", and the "lease" financing structure would obtain a relative ranking of "1". It should
be noted, however, that any system may be used to determine an indicator value for the

15 financial factors as may be apparent to one having ordinary skill in the art. Relative
ranking, as noted above, may not provide an adequate indication of the true differences
between financial factors for each financing structure. For example, an entity may not
wish to rank financial factors in integers if the differences between the financial factors
for each financing structure are minimal.

20 The relative rankings and, consequently, the indicator values of the financial
factors are weighted according to the importance of the particular financial structure. For
example, 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



1 Small 1 Low Med High 1 2 3 <20% 20-50% >50% 1 2 3 Med 2 Large 3 Small Med12aMay12086<5
1 Low Med High 1235-9 210> 3 Not Imp. <Imp. Imp. 12 3 High 1 Med 2 Low 3 Prim. Second.
Tert. 12 3 BER30BTSGuil Under 12 3 Down Flat Up 1 2 3 >80% 50-80% <39/ UBG2/26163

10

15

20

25

30

profit/net sales, the return on assets, the return on equity, and the return on total capital)
is averaged and given a 5% weighting. Of course, these weightings may be specific to a
particular entity based on the real estate asset and the situation of the entity. Other
weightings may be useful for other entities and this invention is not meant to be limited
in this regard. The weighting is applied to the indicator values and summed to give the
total quantitative score for each financing structure.

Moreover, information related to non-financial or qualitative factors is entered
into the model in the data processing step 16. The information related to non-financial or
qualitative factors may include the following:

1. The real estate asset's strategic importance are entered via step 268 (core
or non-core may be entered via step 269).

2. Property characteristics are entered via step 270 including, for example,
the type of property (production facility, warehouse-distributor, office facility,
technology facility or other) and the facility size, insured replacement cost, facility costs
(tenant specific improvement and total improvements). The property characteristics may
be utilized to determine the market value to replacement costs via step 271 and the TI%
total costs via step 273.

3. Moreover, occupancy issues are entered via step 272 such as the length of
the commitment (in increments of <5 years, 5-9 years, or 10> years), the certainty of the
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
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",
"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



15 May 2006 WO 03/017057 PCTIUS02/26113 Each qualitative factor is scored as defindday 788f 1
shown above with respect to the "Own with Debt" financing structure. Table 2 shows a similar chart,
but with the WR&#BX7853tructure of "Synthetic Lease" instead of "Own with DeRCTHESRE3In Table 1.

5 Table 2. Indicator V tive Fa tors of "Synthetic, Lease cing Strycture Degree
Critical to Buglcc:la {HF rt’?é‘ %%’lrlgeés s %9 QR BPRY éﬁ??%?zg %‘Itgéf %’:ﬁ E%’g?’éﬂ%re Feet Total
Replacemenﬂé?snﬂb&tmiibvla ith ré oot eo ﬁlfcargauﬁmlrewéded idigfinantikiBagoee User Specific

Market Value/Book Val eVLen fCo m|tm ntC of Occu angy Flexibility (Control) ssuesrt
it O b

quimry.) Value Retentio fiase 0 368%1 f"lgllar IRigrRa st Term in

Year Level ob€bowitty pamhwrlnmeﬁhmmmmmlmmfmm@phes to a particular financing
5  structure. For example, the following tables show how an analysis of non-financial or
qualitative factors would be accomplished for three financing structures: ownership with
debt, a synthetic lease, and a lease. Table 1 shows how each qualitative factor is
quantified and given an indicator, based on how important 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

’Length of 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 Conforménce 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

15



Size of Market Quality of Market Rent Value Trends User % of Region <20% 20-50% >50MaB 2006
Small Med Large 32 <5 35-9 2 Low Med High 3211 10> 1 NotImp.<Imp.Imp. 12 3 High 3
Med 2 LowWOP#H7&Econd. Tert. 3 2 1 Oversup. Equil Under 1 2 3 Down FREUPSIR/2681380%
50-80% <50%adhydabifeiv &b Y SclaetPis 3 s thamaBRIINSRbiRnT AR e AP EpaRQyankith respect

to the 10 "Synthetic Lease" financing structure. Note that some of the indicator values for "synthetic

lease” are diff PERMEERIBSPEBARSIAS Sir e T il &shatptie simaflar &hate SYtvitbdBmmitment may

be good for afsvntisiciestse bhessiatR R BRSO  imsRayEOMAW RS PeSIINRGRBIhiBhestindicator
value. Howevler, long-term length of commitment 16 15 May 2006

5 Table 2. Indicator Values for Qualitative Factors of "Synthetic Lease" Financing
Structure

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
3 2 1

Term in Year

Certainty of Occupancy Level of Certainty

Flexibility (Control) Level of Importance

Val Retentlonm u Market Conformance High Med Low

Ease of Disposition Size of Market Pn'r:il. Seccz)nd. Terlt.
Quality of Market Ovzrsup. Eq121il Uniler
Rent Value Trends Doivn Fla% Up3
User % of Region >8(}% 50—280% <5(3;%

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

16



WO 03/017057 PCTIUS02/26113 may be good for an "own with debt" financing structireViet8Rte,
as shown in Table 1, aterm of "<5" years may be assigned the lowers indicator value. Table 3 shows
a similar cha®, B the financing structure of "Lease" instead of "Own witRQIEB$02326'8nthetic

Lease”, as ShaWHe il s il withARGtB AAGADLMRINES TPhQURIAUNGHRGI Rl Tease”

Financing Strucfure t"rat?gic Importance Degree Critical to Business Non-Core Core gone s (h -teffli
Facility Size R&pBcRIMEnt ve58s may fewasrignedbe invriairdioptanvalisoklokled shavgie similar
Commitment GariabuywatiRe URRREIE 'Sxileiii dFenBala Al Bred WA bkl Detelus Retention Ease

of Disposition"TotaI Replacement Cost Tl's % of Bldg Cost Market Value/Replace Cost Term in Year
Level of Certapfthetielspsmpatshovenmiliablesdriddriance Size of Market Quality of Market Rent

Value Trendstdsgy £6 BHREGOV Auksiaat MBA A 8cR312 drbowdded Highchg duma% 20-50% >50%
3 2 1 Small Med Large 3 2 Low Med High

2 1
Replacement Cost Total Replacement Cost Med High

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

2 1
Market Value/Book Value | Market Value/Replace Cost Med Large

Torm i Voo B

B Length of Commitment
3 2
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 Market Conformance High Med ~ Low )
Ease of Disposition Size of Market Prir3n. Secc2>nd. 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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321 Not Imp. < Imp. Imp. 321 High 3Med 2 Low 1 Prim. Second. Tert. 3 2 1 OvésMEgulo
Under 32 1 Down Flat Up 3 2 1 >80% 50-80% <50% 3 2 1 Each qualitative factor is scored as
defined in THS)BOAGIN above with respect to the "Lease" financing structurBCMoseuerlsimilar

tables may be gigyeloprshpnd & Wiiliaeg ﬁefaSEQQﬁ{'}é%ﬂ@ﬁa%kgH%EﬂréP?Mlmfﬁlﬁ-a?t. afgkfor any

other financing structure as may be apparent to one having ordinary skKill in the art, depending on the
types of finandRgitiRicataesiRanatedrhave B Ydich paMide i dequteirdication pidhe trde be noted,

however, that aifepiesTbEpRYRaNESEShIAMMGRNRR R forkaakoinala dAiguld, ToMav-pRe WO
03/017057 PCT/US02/26113 non-financial factors as may be apparent to one having ordinary skill in

the art. The indfiCRERVERREROLYISR PSRN thengy-finpprilfastars ipicrigromivse ARG PRoONRIe

differences bejwgrnifiersnctiinaneiah idetarmielae auolH AciaehFE R StricRie MR thiAmantity may
not wish to asﬂig]g the non-financial factars jndicator values as nated above 5 if the differences
¢

between the fi AR5 T S BH i O ST ARG AP LRV A RHAR T RS R SRBeseAtion 8fild, in
that instance, iigd gixlederferieraed Baawal eheepsasaniniionfadtdhefseahdiffaianaas etaarn the

non-financial factors for.each finanging structure. After each qualitative factor has been assigned an
indicator value, basedg rl—ﬁﬁ;‘ﬂ’r’@%tﬁglﬁf’a éofft% %eﬂpﬁféégfﬁf&ﬁﬁngﬁﬁ@’ﬁ HEikgset QR B, then

each qualitativehd Qualiisiterfix weigplas anehshoftedininRiigiatgualitaliveneah aatieatvnancing

structure, These factors are . scored and wei d accqrding to.how important the factors are and the
total scors mé?f’b%“@éﬁ?d{é‘?&é‘ﬁi&é‘?&‘ﬁ‘}ﬁ’ é’fg?‘lfﬂ@s %ﬁ%‘%ﬁﬂ‘i’ﬁ% ?ﬁﬁ#&%{%ﬂ?]ﬁgr example, the

non-financial, etractatiéatiVecfefarteoBrars\eigletbshdsvieifhtwd:according to how important the factors
are and the total scores may be calculated based on the weightings of the non-financial
factors.
For example, the non-financial, or qualitative factors are weighted as follows:

15 the strategic importance of the real estate asset is given a 15% weighting; the property
characteristics (including the facility size, the replacement cost, the degree user specific,
and the market value/book value) are averaged and given a 23% weighting; the
occupancy issues (including the length of the commitment, the certainty of the
occupation and the flexibility) are averaged and given a 30% weighting; and the market

20  issues (including the liquidity, which includes the value retention or market conformance
and the ease of disposition, which includes the size of the market, the quality of the
market, the rent/value trends and the user % of the region) are averaged and given a 32%
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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15 the strategic importance of the real estate asset is given a 15% weighting; the propéyMay 2006
characteristics (including the facility size, the replacement cost, the degree user specific, and the
market valuWBdSKW aRie) are averaged and given a 23% weighting; the occup&AdySeXddincluding

the length of theponupitrasrieite ﬁx%r&?{i%{apfi%cﬁfg%{ﬂ?&% a0 thedignbiibncieaveagatand

given a 30% weighting; and the market 20 issues (including the liquidity, which includes the value
retention or m&iR&eR TR and the ease of disposition, which includes the size of the market,

the quality of the makst, e 1Al YaIHS HRNATANREI SR ARENRS SHIRMLRIS QYRIA9RY and given a

32% weighting. The weighting is applied to the indicators and summed to give the total qualitative

score for each¥MbHSBRERSEarduese yir stenRE8 wdibp arrsitisinelysisgalaknawngs rcable if it is

determinedl that @ RAIHGNRISEION R AWK A8 VBRI Aridl PSS tMSHBhhRGR (RRiSHARTIRLE and
qualitative total scores are calculated for each financing structure, then each financing structure may

be easily rank&8cHiRIBHBRERIGHEO Sumstiag st maketarivmsrant it ie seatititiires so that
the optimal finaRgidsIRdGH Koh3thandy sRiRaRIRSdintyRiGa bortie shiantiaiheerngdhagualitative

total scores are summer, and an overall total score i(sﬁgenerated. The ranking of each financing

structure mayd¢teriRedE Srasitp g sostL A Pt atn shenss SRR I FEXing the greatest 18 15

May 2006 WO 03/01 (¢ the 1dtd523186 ok detial eIy sRiR a0 Eatchept datbfinpiRangisHg cture that
should be utilized for %%{%trol of thﬁ real estate @set. Aerr,tQ§

otal scores are calculated for each
financing! StrudiffeconSdRation PUR s fAsirbo T avrRtTatly éagfgbg Qg;ﬁﬂen‘éo g i3 Wlalysis, also
known as a 5 igsilitiivédifactea) aiily iyeasatysistyoaraiiiie harstaiaisiheinetepresethvakie after tax of
each financing strycture as a function of the market value growth rat?.ﬁggg sensitivity analgsis shows
whether o corfoEHS HelHE = YABEHATAES RESTGHED Mi R SHE AL T LRSI SR SBHENTS the
costs are to mefigseie23sarpessimihewfpiepast vladdbe éetahifverasinasgchdimmgeing structure have
been determingd, takin ?}g in%éonsideration oth the fin(gilncialqso&équarﬁitative factors and the
non-financial ( Fs‘éﬁﬁ%tl'i? | a rgftg??oafﬁ%t’sae %%‘E&%R?"é’n ;}‘Sf‘s HEBR ARV , then the
results ofl the dvalitinhct die prdsesniaditiaffeetpie Jdriaptmalf fieandingssuonmaiy siepentas walktep 288.

| gummary sh win%ra d?scri&ti%rélgo thf [gal estate asset, a
itS

The summary re ? ts i ciude a exeCLtl e
description of ﬂgg teea COEeas éiée ang e %g Tocation of the pus, M. The

optimal financingystrusteeslidlslewincdadiegdlthendt fhresaiatisias aftcings afddhthefictmnomds stalictures are
criesoreed 1 B RR  Bhs S h  plplrrel eealts orc e
continuing opesatitms s opiratiorelaad/ther towhve lptarecinmodativenimpanirgseionngs from
20  continuing operations. Moreover, the executive summary may further show a residual
value sensitivity analysis showing a net present value after tax as a function of the
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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20 continuing operations. Moreover, the executive summary may further show a residitaMesg 2006
sensitivity analysis showing a net present value after tax as a function of the market value growth rate.
However, aWQp&difdnce metrics may be used to categorize the financing RRUFEN2881ay be

apparent to one having@reinanewsihin e &addia MEEIsHAYMR QVARRINS Wy iphigrshqw other
results that may be apparent to one having 25 ordlnar)\/';_sklll in the art. EXAMPLE FIGS. 6A-6D show

a specific exarffglediate Rssried ihe satibtn Ashgruui bai26d cash dipaneialiar awmtitativiee example,
only three finapgEing AtrdaREESEIRAY HHAEHE] WRAHSRRUBERE orSYPHRefhaRREm el thaase”.

Further, the various steps were 30 conducted, includin&éthe criteria development step 10, the model

refinement stePanbarontpined srithirspssticilar finapriplHacteon STeHpiResidipse¥gmpeleatheiescribed above
with refergnce BafaleSshctt MdpderMay AR W0 18 4ptAPOME Chhalrigfitehierdt Guitasiopyys how

the fin racial factors may be evaluated wjth respect to the real estate asset and the entity. As shown in

FIG. 6A, each FRSRISHRIBF 4 5SPRRAAT Each.{inanialfarion heing theisuhrEasiont (R SHAVALRRS -5k tors or
performance raQliigscthatfpéttay REEOARIAEEVAHARINsPEEI Eof ahdiTReIchFates 0 roppinomeror example,

the 5 "Balance, Sheet Impact’ has "fotal detﬁt to capital” and "capital requirement” sub-factors. To
: evhtrstino

determine a scot3BreaRFeHIRRFAl HREE Arstipp Rt oPaancing MryShiEs <o tofdkdshkd

together to getcapigit! suerageeare fosrhaf fingndideiaetiocafitl iRgthemBalanefahechkopast” under
the "Ownership-Debt" financing structure, the \total dept capita' sub-factor has a score of "1", while
the “capitl roChIPEFRANE, HadPTAG SHREF e L0 AL BAREE IS BURTAOtD) Soifor the -Balance
Sheet Impact” total sodegeohits) ey sitathediafacaidsinamadtiianaalisigbicadieludigitatigelative to
the importance of the fina% ial #actor. tlo the total finan i,ﬁl’ or%rantitative, score. For ﬁexample, the net
present value SRRPTARGH- 0% fiangialfaeinivd ei?‘ﬂf?g TR Y SR VoG ti&live, score, so
that it receivescadpile \whighiingestfievaachftsrancfihdicizdfanis toeledviedy éaportuancitig structure,
as shown in FIG. 6A, and the scores are weighted pursuant to their relative importange, total scores
for each finandIERAe AT ars 20 SHALEE Rty SOOh R E e R R A e,
the weighted fxaoagessoote ferzad fmaliSigtkrtictireaseShtven\ire ifiiie6/g\arhite scares lr®.09; and for

Lease" the w%l%?tﬁggver%gd% t%o#%e is 1,.03. 20 FIG. 6B shows how the non-financial, or qﬁgelltatlve,

Ur': elf, relative importance, total scores for each fin struc
factors are scoreog. orpexamp e, eré%ra eglénl?npglrltahce receives a score gf]'cén%orrﬁelng a core

real estate asast faiithicalidwvregeipb-Debthadwismbipticthts dsmhéimgratimgnsteytite vesightddeceives a
Ezogegr;;géé%%L%e%‘s’e%t# U5ING SEUCIHIE, | g&%%“’lﬂ{%%i%ﬁ%&aa‘i}etrﬁgte g iRl g faset would
y'IS hot as important for the "Lea
"Lease" the weighted average score is 1.03.
20 FIG. 6B shows how the non-financial, or qualitative, factors are scored. For
example, the "Strategic Importance” receives a score of "3" for being a core real estate
asset for the "Ownership-Debt" and "Synthetic Lease" financing structures, but receives
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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25 financing structure as for the "Ownership-Debt" or "Synthetic Lease" financing struéfiMayAQ06
scores may be tallied and weighted, as shown in FIG. 6C. Similarly, the non-financial factors may
have sub-faMOr&3thi0hiay be averaged to give a total non- financial factor scoP& TH¢H2c then
weighted pursyaRigtRiis IFIRrENsEows the RIBGeNF3RiA)s BTRig:H ThatMessiiRepisdinanaieg
structure has a score of 2.25; the "Synthetijc Lease’ has a score of 2.29; and the "Lease" financing

structure has S%5rdaHdd8r tedingped) distors Ao hn sarsbaang thigiorh doshin sxamrls-HBS each

financing structlisneROKReHAE tRRKeahe SoHBISBIVABE L BEBihaRbe)fiSenaistianddienafinancial 20
15 May 2006 WO 03/017057 PCT/US02/26113 categories, FIG. 6D shows the relative rankings of

each financingl&FSRRY Eiketh aAdions thi donfRan ! TR A RS P ¥hlikeAsh-financial
factors. Inshis @xghegle OhaclislapirbscatinDeae KlisastioBurk thawiarap sosiid Aighgr idaynthetic
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(righost. OwrERERRLSBH o oAU S BBRPFESH AL R A i AL TSl
scoring may maiakaiihiiocrpaiaianiess fisr bidi thafiraRtiy asdeHeqweAighnfiaboftspd EHICALE iS
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i vy sine T ARG TRPCHECHBRLTIE (B S0t 6 GG HEF S SET08 Fogether may
not accurately défleehthveafinand icunbnsig itiel sedies ttig ethtinmaay ot eioneteln el danfinakdn
determin?gon as to Wh%%tht cate"ora/l, financijal or nonif'nancial IS more imPo ta\ntei espegiglly when the
two categorie§ ThGiENe that SRifren Fﬁgr?éfhﬁns%é Fén Wncl)%lfg %eeo% im%ﬁ,lgg i R e example.
However, entitiaseguay, filsintdat ormadatfrireciaban crarandpbeangrespraintigviliescheasto get a overall
total score. An entity may then infer thatthe financing structure with.the highest total score is the
optmal T o TR G L e e T W A RS GRRGT 18 FEH t ms
the highest scesmispwnership-Debt, thereby indicating that the Ownership-Debt financing structure is
the optimal financing I_f(t)wec‘t}éreefno&t}g]se n(;;nti'%t Poti”&r% &?rté Se%zﬂ%f'?%%% esntgltlngﬁllss%}. 120 It should
be understood that various cﬁ’anges ANA MoAHtCATioNS fo the presen%y pretéerred embodiments
described hereicoveisl thezetppaveradltothbsmekil kel éntityenzay. tBercinfeh thag dse dnmhmoing; fitmtiome may be
made without depalrting.fi irit ang sco nventin and wj diminishing its
attendant adva%%%%%gq{g@%@%ﬁ%g } e?ﬁg}ﬁ%d%@%ﬁ%it é%%%gﬁgf%guf%dmgtﬁéﬁg %gl%%@ered by
the appended stanemsto2sther, ithaimaRG0S IMEER/ 01t 08T theighS0 2¢p6d k30 wnership-Debt,

thereby indicating that the Ownership-Debt financing structure is the optimal financing

structure for the entity to utilize for this particular real estate asset.

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.
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Claims We claim: 1. A method for evaluating financing structures for a real estate asse.3Héda% 8@ 5
comprising the steps of: inputting information into a means for processing the information wherein the
information B&M3d@&ESTfinancial data and non-financial data relating to the realR§skd{802425d8;
processing the financial data and the non-financial @gtggsgo indicator values 10 representing the
financial data and the non-financial data; evaluating the indicator values for the financial data and the
non-financial data to get total scores for each financing structure; and outputting the total scores for
each financingwl ditighe to compare the total scores for each financing structure. 15 2. The method of
claim 1 further comprising the steps af: assigning and applying weights to the indicator values that
represent the ImportahBEBethorirgEat AiripgHenss APRAcahestits asseh WsanetheSiructure;
and evalugting:ghepsigpiae fispasial data and the non-financial data to get a total 20 score of the
financial data and the non-,fina;%al data for each financing structure. 3. The method of claim 1 wherein

the financing structur8PEHIRB A TRAGRM QAT SRS OB Qersting dhsintarmation syhersiEing

structure. 4. ThefonEich ebalpiivet fitipirin dbg indAeINGsineiL R TEMtiRe fetbetedl fkomdhe group
consisting of. ownership using corporate funds, ownership with debt, a real estate 25 investment trust,
a partnership, 4i88ta joint venture. 5. The method of claim 1 wherein the financing structures may be

selected from the grgupcessinisiirgfntiniahditdand teosen-fitangiibdatdemecindicaedivshledleaseback, a
tax- moti\gsted Ievera%e Ieg_?ﬁ’e and al%r{theti tlaease. . The rg%tx‘hpd of claim 1 wherein the financing
structure maﬁ?éegg e Smafﬁéa ﬁr%rff{; SR 8181‘53 %rship using corporate funds,
ownership with debt, evebadthgiate imdiestonealissi sor ehpdiharciiigata jmid tivendurdinarshulrddero lease,
a long-term leas tr?% Eredit s?lelleahs«f%back a t%gl(l-moti.vat d leveraged lease, and a synthetic lease. 7.
The method of&faifif Sﬁ?rrtﬁserocrzgfaﬁpné’ilﬁldcfﬁé 3 eﬁ“é’f?’ﬁl 5 May 2006 WO 03/017057
PCT/US02/26113 maniputttipghteofadacmied fateaudt diperéorgsneeunedtricsnapucahsignuigeueights to

the performan&:e me rifs to determirhelrg financial data total score. 8. The method of claim 1 wherein

the financial data 78 Gelet e%lu}%sr%n%ﬁe group consisting of. a net present value after tax factor, an

economit &alu2-addetifantethal tof alabrdE firtherapafiantgihe stapstafirequirement factor, a P&L cost
Impact factor, an EBI-r!t-ssigning and applying weights to the indicator values that represent the
importance of the financial data and the non-financial data for each financing structure;
and
evaluating the weighted financial data and the non-financial data to get a total
20  score of the financial data and the non-financial data for each financing structure.
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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interest coverage factor, an EBITDA interest coverage factor, a free cash flow to total deébMaytgPQhb
funds from operations to total debt factor, a diluted EPS from continuing operations factor, an
operating pr¥@®/1S85Es factor, a return on assets factor, a return on equity fREBUVHNAGH ¥turn on

total capital factor. 10nSanipelaniagthe Hhaain dawheefiremand nwneial dalassaalaciesddram the
group consisting of: a trattgdq%;cﬁim qrtance factor, a facility ii e factor, a replacement cost factor, a

degree user spaLRfCREIEER ML ERToRR R R)Ph 5P Eommitment factor, a

certainty of oc@ipancyHeashethediieichility fackefein thafiainciab thitnnetetacd o Siregpbuparket factor,
a quality of market factor, and a rent/valuel rend fgctor. 10. The m,ethoglé)félgaim 1 wherein the

, 15
information relSPES 6 Hh SHcAPHRE S BAARF LR AR YD HISEAPOTHE Ya fd fder 3 19%he
method ofxlaidebtfiertapitabfagusiagdprabiequifedeat fatiog hPS&EDthstesjraogfietprosy EBIE real
estate asset and the real estate 20 ass Eﬁégﬁ finané:ial and thf non-fi?gmcial dﬂta. 12. The method
of claim 1 furth e B SRt B L0 B E B PARIFERY R4 RS R Lte AR IYR DOVP deling 1o
procure the reaebsfattoraadandsrftodesignatigms madel dudit fiowressdiliel BRS fiamasuhtin@ing
non-financial information.. 25 into the indicatogxl/ﬁlu?s. 13 Tpe method of claim v¥herein the

s faCtor, an operating proft /et sdles factor. are B AR R ARG A AT BB B nnel

evaluation of tﬁgeerﬁtt]i%r/l comprises review
from within theegniiyfattor] msdraethod oh tbeahrdpitatifita@omprising the step of: processing the

financial factors into pgerformancge trics, of the entity desiring to, 30, procure the real estate asset. 15.
The metr@d oféc':laim Gr eé%%%r%%r%lr?; tﬁ’elzl %Férﬁq(;)]\‘“ycngﬁl\'/gr mgcgl%flwéaftlﬁétsnscé{lﬁcltﬁ oﬁ%%ititor? moP
standardized witsighing td:assigtegy ingpdrtdicatictaiettditisitindadial, imfoplaatinan@$5 May 2006

WO 03101705 BT IDSORROI B4 e sthon of ol ndyrioen compiising e giep of
performing a sensitivity analysis of performance metrics for each financing structure. 17. A system for
evaluating finacomgittentfactofor ecréansedecaysatcydantoisia fesibikaradmr jimputikef information
wherein the infgimafiptheemefiics JoenfiabAaieuand aopdinansialaale seingrie G Al aetare
asset; means for processing the financial data and the non-fifancial data into indicator values
representifg theefiddariet data and the non-financial data; means for evaluating the indicator values for

the financial dgig andifie Hofiod of claim 1 wherein the information relates to financial data of the
entity desiring to procure the real estate asset.
11.  The method of claim 1 further 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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10 financial data to get total scores for each financing structure; and means for outputting-#h¥&yt8006
scores for each financing structure to compare the total scores for each financing structure. 18. The
system of cith03/P¥ifiiher comprising: means for assigning weights to the indiB&IIESeAZes18hat

represent the i[@portapﬁgngeﬁlgatgpcﬁmﬁppiﬁh@ﬁt@c@%;{gﬁ@%@WI 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 finaREMEPHRIREA IR Hibh amaksis A psriorransemmisrciRp cagh dinrecing. The system
of claim 17 whggqindhke 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 shoftZterm feSXte foR 5N iRg Bnancipg-sirustiessdat apselesipta AT fomBHSiRE raged
lease, andsa synthetigleafefor daputensyisiRimmatisipivheréivhRr gifofhamscbagnaal talddssalasted

from the group consisting of. a strategic importance factor, a facility size factor, a replacement cost

factor, a degretfionaiinangiatsdaigreloting e theeal/BRiaie 9836k factor, a length of 25 commitment
factor, a certainty of qaeapafeYpfactssing Hextiailibeiacdata andaik b antRienR Aee: Meddndcates of

e RO, R asetting the abhetal dats ahd (he pon-Hnanaial data:
means for evaluating the indicator values for the financial data and the non-
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.

24





