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vehicle T

Compact cars
lntermediate cars
Full size cars

Totals

The data gathered from this survey are vehicle-type by
class (standard, mid-size, or compact), the number of
maneuvers a driver needs to park and unpark the vehicle,
the ease with which persons could enter and exit the
vehicle, and how the vehicle was parked within the
particular striped parking stall.

The evaluation of drivers who parked their vehicles
within the various stall widths provided enough infor-
mation for a recommendation on the appropriate stall
widths to be used for high turnover developments. Based
on a review of the video recorded data, stall widths of
nine feet and eight feet six inches will allow all drivers to
park and unpark a vehicle within the striped stall with
sufficient space between vehicles to enter or exit easily.

Because of the relatively small differences in obser-
vations for the nine-foot and eight-foot six-inch widths,
Barton-Aschman recommends that eight feet six inches
be used to provide optimum space utilization. Stall
widths of less than eight feet six inches are not appropri-
ate for high turnover parking. However, both of the
smaller stall widths would be appropriate for low turn-
over (empl6ys€) type parking areas.

As a resuh of development trends, land-uses are being
combined in ways that significantly affect the numb€r of

Corporate Real Estate Assets And Leaseholds:
A Senior Management Audit
As a service to other corporate executives and as a way of
demonstrating its parlicular philosophy and expertise in
the real estate asset management area, Security Pacific
Realty Advisory Services is making this material available
to enable you to assess your company's present approach
to its real estate assets.

ln addition, it highlights potentially new approaches-
successfully being employed by others-which can be
employed to improve the efficiency and effectiveness of
the real estate component of a corporate asset manage-
ment proSram.

parking spaces needed. Because of different time patterns
for activities or synergistic relationships between land-
uses, the number of spaces required by combined de-
velopment pro,ects can be significantly less lhan would
be required if the facilities were developed individually.
This change needs to be reflected in parking standards.
The capital cost implications are substantial. Operational
strateSies to make shared parking work in a practical
sense are also needed.

Summary

The surveys and analyses of Barton-Aschman over the
past decade have revealed some definite trends affecting
the planning and design of parking facilities. Results oi
these studies support the need for some major revisions in
current parking requirements with respect to:

1J Parking space size as it relates to sp€cific users such
as employees and patrons can be reduced.

2) Unit pa*ing demands (or most land-uses are less
than those generally accepted by lenders and
zoning officials, although there app€ars to be no
consensus of zoning requirements.

3l Shared parking offers a definite potential for further
reduction in both parking space area and cost.

TABTE

Vehicle Classification

Land-Use

Office

0,882)
0 ,460)

(499)

100% (],84 | )

Founded in 1963 as Howatd P. Holfman Assrialer, Secarai y pacific,s
f,Glr,ldyrlrorl Sewic"s has helpd more than 3SO maior cotrr/tations
and linancial institutions thrcuthoul the lJ .S . solve prcblems --at seize
op@dunilies-associated with their investnents in land and building
assets ot leaseholds- The otganization stives to produce maximui
dollat rctuns lot iLt clients thtough the adaptive rcuse ol ils unused ot
underutilized land and buildiry asseB.

Organization And Structure
From a historical p€rspective, the real estate assets of a
corporation have been viewed as assets only insofar as
the balance sheet was concerned. The primary function
of the real estate group was a maintenance one. Real
estate managers played a minimal or passive role, simply
fulfilling the requests of lhe operating Broups.

Today real estate assets are more and more seen as a
source of cash and/or earnings. The effective and efficient
management of these assets is considered an integral and
important part of an overall asset management program.

The following questions and your answers will indicate
rather dramatically how your corporation views its real
estate assets and the role of your real estate asset
manaSers.

l ls the company's investment in real estate within
the charter of responsibility of the chief financial
officeri

Yes- 

-No2. lf not, is the person responsible for the company's
real estate assets an officer of the corporation?

Yes- 

-NoPosition

3. Does your company have a separate real estate
department reporting to this officer?

Yes- 

-No

Re inted with the permission ol Security Pacilic Realty Advisory
Se.vices. CopytighP l98l by Secutity Pacific Bank-

4. Are the duties, responsibilities and performance
criteria of the real estate department staf{ defined?

Yes- 

-No5. Are the individuals who are responsible for real
estate:
a. Sp€cially trained to evaluate effectively the mar-

keting, financing and development techniques
for acquiring and disposing of real estate assets
and leaseholds?

Yes- 

-Nob. Knowledgeable of current real estate market
conditions?

Yes- 

-Noc. Aware ofthe general mark-ups and markiowns
in rea I estate?

Yes- 

-Nod. Aware ofthe limitations of real estate appraisals?

Yes- 

-No
1

.2

0

48 REAL ESTATE |SSUES, FALL /t/INTER 1983

49%
la%
13%

t\



6. How and when is the real estate function integrated
into the strategic and tactical plans of your
company?

7. ls there continuing, monitored communication and
coordination between the financial, marketing, op-
eratinS, and real estate departments?

Yes- 

-No8. Are real estate personnel evaluated on the basis of
their contribution to profit performance, that is,
accountable to management on the same basis as
personnel manaSinS other company assets? lf not,
then on what basis are they evaluated?

Yes- 

-No

9. lf your company has an asset management com-
ponent to any of its incentive compensation plans,
is real estate included in the formula? lf so, what is

the criteria for inclusion in the formula?

Yes- 

-No

Opcrating Procedures

The view that "real estate is different" and that all "real
estate transactions are unique" are probably the primary
reasons that senior management has relegated the re-
sponsibility for managing the corporation's real estate
assets to others.

While there are certain differences, real estate assets can
be viewed and managed generally in the same way as
other assets-through the establishment and implemen-
tation of formalized corporate prolicies and procedures.

The following questions and your answers will indicate
the level of senior manaSement control currently b€inB
exercised within your orBanization.

l. Are acquisitions and disposals of real eslate prop-
erty properly authorized in that formal written re-
quests and authorizations are required?

Yes- 
-No

2. Has someone been specifically designated to ap-
prove all real estate acquisitions and disposals? lf
yes, who?

Yes- 

-No
3. Are real estate acquisitions/improvements/

modifications covered by the company's capital
expenditure policies and procedures?

Yes- 

-No4. Do established policies and procedures exist to
cover real estate broker selections, competitive
bidding and possible conflicts of interest? lf these
policies do not exist, what mechanism is in place to
assure the best results for the company?

Yes- 

-No

5. Are there standard procedures in place to ensure
that real estate transactions have been analyzed
professionally before an agreement is signed from a

financial, marketing and legal point of view?

Yes- 

-No6. Have predetermined dollar limits been established
for approvals by designated responsible officers?

Yes- 

-No7. Are all available real estate facilities examined for
reuse, expansion or consolidation before new fa-
cilities are purchased or leased? How often?

Yes- 

-NoHow often?

B. Are all operating divisions and subsidiaries made
aware of surplus and/or underutilized facilities be-
fore those assets are sold or subleased?

Yes- 

-No
Safeguarding Real Estate Ass€ts

Can someone steal your vacant, unused or underutilized
land assets? Yes, someone can! Not only can these assets
be lost, they can be severely reduced in value through
actions by others, such as rezoning and condemnation.

ln addition. unauthorized use of seemingly fully utilized
corporate owned facilities is far more commonplace than
generally is believed.

The following questions and your answers will indicate
the current level of your corporate real estate assel pro-
tection proSrams.

1. ls a physical inspection of real estate, leased and
owned, conducted on a periodic basis?

Yes- 
-No

TRENDS ATFECTINC THE PLANNINC
AND DESIGN OF PARKING FACILITIES

by Donald M. O'Hara and Gerald E. Lindgren

2

Over the last decade, significant changes in transporta-
tion, including the energy crisis, smaller vehicles, and the
cost of traveling by private vehicle, have affected the
planning and design of parking facilities. Construclion
and financing costs have made it necessary to develop
realistic parking standards based on current trends. These
standards should satisfy the requirements of communities
as well as land developers.

One way to develop more realistic parking standards is to
identify trends and interpret them in order to establish
guidelines for planning and designing facilities. Over the
past three and a half years, Barton-Aschman Associates,
lnc. has conducted a number of surveys designed to
document trends affectinS the planning and design of
parking facilities. These surveys involved parking analy-
ses of various types ofdevelopments including mixed-use
combinations, video camera surveillance of lhe ways in
which people park in facilities with different parking stall
dimensions, and studies of parking facility operations.

The surveys indicated at least three major trends:
'l) The automotive industry is manufacturing smaller,

lighter, and more energy efficient vehicles.

2) Changes in the demand for parking space have
occurrd at most land-uses over the last decade.

3) An increasing number of developments involve
certain combinations of land-uses, which sig-
nificantly affect the number of parking spaces
requ ired.

While data on the number of vehicles produced and sold
are available and have been used in the past to determine

Dooa/d M. O'Hara is a seniot atso(iale ol Badon-Aschman r'(sociales,
lnc-, a muht-disciplinary consulmg fim in Evanston, lllinois.

Ge.aH E. Lindgren is a ptindpal aisociate in lhe fitm ol Balton-
Aschman Assotiates,lnc- He is a memfur ol the lnstitule olTransporla-
tion fnSineeri.

automotive trends, Barton-Aschman felt that a better
barometer would be to survey major parking facilities.
The surveys were conducted at various office develop-
ments and two regional shoppinS centers located in the
suburban metropolitan area of Chicago. The data gath-
ered described the make, model and year of the parked
vehic les.

The resulting breakdown by group class is shown in the
table. The data suggest that the size of parking stalls can
be reduced. ln order to determine if the "downsizing" of
parking spaces is practical, data from an on-going study
of a major regional shopping center located in a south-
west suburb of Chicago were utilized.

The local community and the developer of the property
allowed three prime parking bays to be restriped as

follows: one full bay of stalls eight feet wide, one full bay
of eight-foot three-inch stalls, one full bay of eighrfoot
six-inch stalls, and the remaining bays at the nine-foot
stallwidth, which is in accordance with the local zoning
codes. No signs were posted to indicate that the research
bays were smaller than the normal nine-foot stalls. Also
hairpin striping (double stripe) was used, maintaining the
same veh icle parking area of six feet six inches for each of
the stalls.

IIIIlllll i ITI
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I n co me- Expe n se Con d iti o n s

lncome property yields change according to the world-
wide economic conditions. lncome property income and
associated expenses fluctuate with the economic cycle
experienced throughout the world. Of course, the sever-
ity of the recession or the pervasiveness of economic
prosperity depend upon which country is operating in the
international sphere of business. Each country reflects its
overall state of the economy even though most nations
are affected by the status of international trade and
money flows.

Cenerally, the international real estate data banks will
indicate the squeeze between income-property income
and expenses during recessions and the widening of the
profit differential between income and expenses during
prosperous business periods. The yield picture tends to
change over time depending upon the state of the world
economy and that of the economy of the particular
country where the income property is located. Political,
economic, and financial changes affect the profitability
of individual income properties throughout the world.

lf yes, by whoml
Name/title

How often ?

Time period

2. Are the results of these inspections compared to the
records maintained by real estate personnel?

Yes- 

-No

4. What safeguards exist to assure that all company
real estate is being used as authorized?

5. Are the real estate inventory reports which are
maintained by the real estate department compared
to the financial records of the company on a
periodic basis to ensure that all information is
included?

Yes- 

-Nolf yes, by whom?

Name/title

How often ?

Time period

6. How are differences investigated and properly
resolved ?

7. Are all improvements, modifications and alter-
ations to real estate being reported on a timely basis
and are records being updated?

Yes- 

-NoB. Do the real estate and accounting departments
have an opportunity to provide input prior to any
improvements, in order to insure that real estate
values are beinB protecled and tax benefits and/or
earnings are being maximized?

Yes- 

-No9. Are significant changes in real estate values (either
effectuated or uncovered) from any of the pre-

cedinB activities high lighted
manner to management?

Yes-
lf so, to whom?

For what purposei

Op€ratinB Ass€tVLeaseholds-Financial Considerations
When looking at their real estate assets as a source of cash
and/or earnings, most corporations tend to look first at
surplus, unused or underutilized properties.

Operating properties are rarely reviewed and yet they
may offer the Breatest opportunities. These are oppor-
tunities which may be seized while not necessarily dis-
ruptinB current operations nor diminishing their
utilization.

Your review of and answers to the following questions
may uncover such possibilities within your corporation.

'l . Are older real estate assets-those most affected by
higher depreciation charges under price change
accounting-regularly reviewed for replacement
potential?

Yes- 

-No2. Are real estate assets owned by the company evalu-
ated for potential mortgage or lease financing on a
regular basis in conjunction with the organization's
overall financing plans?

Yes- 

-No3. Are collateralized real estate assets evaluated for
significant value increases to obtain possible re-
lease of collateral?

Yes- _No
4. Have you been able to take advantage of your

company's current low-cost leases by subletting at
a profit or by selling your leasehold interest?

Yes- 

-No5. Has your company evaluated consolidating oper-
ations or movinB operations to accomplish the
above?

Yes- 

-No6. Are residual values in financing leases evaluated
periodically to take advantage of changing market
conditionsa

Yes- 

-No7. Has your company ever given up its interest in the
residual value of a financing lease to capture cash
and convert the lease to an operating lease?

Yes- 

-No

rn some reporting

-No

WILSHIRE PROPERTY iIIAIAGEMENT

A fu[[ Seft)i{e
Prop erty 1vfonag ement Company

Delirntd to your rea[ estate

iwutment Boak.

tos Angeles . Son Dlogo . Denygr o Phoenlx . Dollo3
Main Office: (213) 507-5012
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3. Do you have deeds, updated surveys and title re-
ports for all properties owned by the company?

Yes- 

-No

Name/litle 

-



Surplus fu selVleaseholds-
Value Enhancement Considerations

Since surplus properties are generally considered to have
little, if any, value to the corporation, it is generally
assumed that they will have little, if any, value to anyone
els€. NothinS could be further from the truth.

Seemingly worthless prop€rties have and are being sold
to real estate speculators for practically nothing, only to
be sold again-in very short periods of time-for millions
of dollars.

Sometimes it is just luck; other times the corporation was
victimized. The following questions and your answers
may reveal your vulnerability.

l. Does your company apply the same value en-
hancement marketing principles to the selling of
real estate assets as it does to the selling of its
products?

Yes- 

-No2. How would you best describe lhe current market-
ing policies regarding the sale or (sub)leasing of real
estate?

-Sell 

as quickly as possible to first offer

-Establish 

current value through appraisal-
offer through brokers
Sell "as is"

-Determine 

highesUbest use and develop
value enhancement marketing proSrarn-sell
to users.

3. Do you monitor the subsequent use of significant
real estate sales of the company?
Yes- 

-Nolf yes, who does it?

Name/title

What is the distribution of the results?

Executive Comminee-
Finance Commitlee 

-Audit Committee

4. Are you satisfied that your company receives opli-
mum sales prices? lf not, why not?

Yes- 

-No

5. What is b€ing done to assure optimal future returns
from the disposal of surplus or underutilized real
estate?

6. Are development plans available for all surplus
land parcels to help insure that the land will not lose
ils future value because of downzoning, rezoning,
condemnation or other such events?

Yes- 

-No
Facility Acquisition-Savings/Opportunities
ln addition to the usual questions that need to be an-
swered by operatinS departments, several questions rela-
tive to the acquisition of a new facility must be addressed
by senior management.

lf approached from the proper perspeclive, the question
of acquiring a new facility may include the consideration
of not only "How do we get the best facility at the lowest
possible costi" but also, "Can we acquire a 'new'facility
at liftle or no cost?"

l. Does your company consider the savings that can
be realized from the adaptive reuse of available
existing facilities before acquiring a site for the
construction of a new facility?

Yes- 

-No2. When acquiring a new facility site, does the com-
pany consider the effect of the acquisition on the
surrounding real estate market, in order to take
advantage of possible opportunities? lf so, howi

Yes- 

-No

3. When designing a new facility, does the company
take into account the local real estate market in
order to ensure the facility's future marketability, in
case it eventually becomes surplus?

Yes- 

-No4. When planning a new office or warehouse facility,
does your company consider building more space
than present needs dictate in order to capture lease
income from other users while controlling the
space for future expansion?

Yes- 

-No
Administration Of Real Estate Data And lnformation
The first step in any effective asset mana8ement program
is to establish the "tools" used by your managers.

It is virtually impossible to try to ima8ine a "cash" or
"credit" manager effectively functioning without reliable
data and meaningful information.

The first question that senior management must ask when
reviewing an analysis of its real estale assets is: How
current and reliable are the data upon which this analysis
was based?

the comparable aSency or authority is the lnland
Revenue.)

Since the sale ofthe income property will probably occur
in the near future, the reversion value after capital Sains
tax treatment will be an important part of the investment
yield calculation. On a present value basis, a sum of
money received from the property sale seven years down
the road will have a significant current dollar value.

Di{ferences in Property Investment Charactetistics

The various types of income properties have different
investment characteristics. Even within a property in-
vestment type, leasing contracts may exhibit very differ-
ent terms. Office building leases, for example, are usually
indexed wherever the building is located. The index
selected for the lease contract may differ between tenant
contracts, buildings, and among the various countries.
For example, the index may be the Consumer Price lndex
(CPl) which is different for France than the same labeled
index in ltaly, West Cermany, or lreland. lnstead of the
CPl, the index may be a cost of funds index for a type of
financial institution.

Shopping center leases may be either net leases with
building owner pdrlicipation in gross or net income, or
they may be indexed or renegotiable every year, every
three years, five years, or some other period of time. The
reappraisal lease term may cover any time interval.

Apartment leases are usually not indexed trut are net
leases in regard to utility exp€nses. Office building and
shopping center leases worldwide also tend to b€ totally
net leases. Changes in apartment leases are often subject
to rent control regulations whereas changes in office
bu ilding and shopping center leases are rarely affected by
this type of regulation. When commercial rent control is

implemented, it usually lasts only for a short time under
emergency economic conditions, such as in England in
the early 1980s when inflation in office rents was con-
sidered excessive. Commercial rent control exists today
in a few U.S. cities; its spread does not appear probable.

The lease contract may be peculiar to the tenant of the
building. The landlord and the tenant often neSotiate the
terms of the individual lease. The landlord{enant nego-
tiation may brinS about lease differences between build-
ings of comparable land-use in similar locations.

Demand and Supply Differences in the vatious
lncome Propeny Markes
lf Sovernment planning authorities and land-use regu-
lators have a tight hold on the income properly market,
rents and the cost of building operation and construction
may differ from revenues and the cost of building oper-
ation and construction in areas where government land-
us€ controls are less formidable. For example, due to
construction quality control standards in West Cermany,
income property construction costs are higher than they
are in less regulated areas. The French Sovernment
closely controls commercial rents on the grounds of
consumer equity. Constant lawsuits brought by tenants

have resulted in rent reductions and adiustments to what
would be dictated by indexing formulae in the leases.
Since the building tenant in France may acquire tenure
rights after nine years of occupancy, rents may not rise as

rapidly as operating costs which are subject to little
control. HousinS tenure is a housing demand and supply
dimension in the United Kingdom iust as commercial
tenure is a commercial investment dimension in France.

lf the government holds a strong planning and regulatory
control over property development, the supply of new
commercial space may be held back due to a lack of
government approval. The scarcity of commercial space
tends to drive rents up for existing space. lf suburban
development is not allowed, then the inner city com-
mercial space may be more densely used, resulting in the
rehabilitation of existing buildings and addition of higher
floors. The investment return on monies invested in build-
inB renovation and rebuilding are often significant. Many
investors feel that the rehabilitation of existing shopping
centers, office buildings, apartment buildings, and indus-
trial buildings is advantageous.

lf the government owns a lot of land in valuable down-
town locations, the ground rent may be subsidized with
resp€ct to normal private ground lease provisions. The
government may establish Bround rents to encourage
various types of development and redevelopment. Thus,
differing land costs and rents affect yield measurements.

Yields With Respect To Worldwide Economic
Conditions: Prmpects For The future
Yield Measurement Methods

A number of methods for real estate investment yield
measurement exist today and more are sure to be ex-
plored inthefuture. Regardless ofthe methods in use,any
indications of achieved investment yields should indicate
the method of yield measurement. For example, the
methods of yield measurement in Tables 2 and 4 are not
mentioned anywhere in the illustration. One may ask,

then, how meaningful are the indicated yields? Also, may
the reader's yields from personal or business real estate
investments be compared to the table yields? The answer
is that valid comparisons can be made if the same mea-
surement techniques and methods are used by both the
researcher and the reader.

Computet Use

More and more real estate firms throughout the world use
computers for investment analysis. Computer cal-
culations can be done quickly, and yields may be cal-
culated by using a number of investment yield methods.
More investment yield information will be made avail-
able in the future "information explosion."

Comprehensive lntemational Data Banks

Each year more investors and consultants analyze
worldwide investment data and many of them have
established a basis for this valuable data bank.
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TABTE 4 The following questions can provide you with the basis
for evaluating your corporation's current programs.

1. Does your company have a system of maintaining
information relating to leased and owned real estate
propertiesa

Yes- 

-No2. ls such real estate information current?

Yes- 

-No3. ls this information analyzed for senior management
review?

Yes- 

-Nolf yes, how often?

Quarterly- 
-Semiannually

Annually- 

-As 

requested

4. ls real estate information maintained on an auto-
mated data base?

Yes- 

-No5. ls the realestate data base available to all appropri-
ate managers in the company?

Yes- 

-No6. Are reports which delineate the utilization and
current capacities of owned or leased properties
periodically prepared?

Yes- 

-Nolf yes, how often?

Quarterly- 
-Semiannually

Annually-
Who receives them?

questions that will allow you to evaluate your current
performance level.

ln addition, you will be able to identify problems and
opportunities as well as formulate real estate asset man-
a8ement policies and procedures that will complement
your overall corporate strate8ic plan.

l. ls there a continuing program in effect to identify
and review for surplus or underutilized properties,
for example, land adjacent to operating facilities?

Yes- 

-No2. ls your cost-per-square-foot of real estate property
in line with current market conditions for each
locationl

Yes- 

-NoHow is it determined?

Method

How often ?

Annually 

-5 years-
By whom?

Name/title

3. ln valuing prop€rties, are methods other than ap-
praisals utilized, such as net realizable value or
use/worth concept? lf yes, what methods?

Yes- 

-No

4. Are you aware of whether your company-owned
real estate has significantly increased or decreased
in value due to the chanBe or anticipated changes in
property surroundinBs?

Yes- 

-Nolf yes, has the company adequately taken advan-
tage of these changes? lf so, how?

Yes- 

-No

5. Are you satisfied that current procedures exist to
ensure that the values of company-owned or leased
properties are reviewed for such changes?

Yes- 

-No6. Are easements and righrof-ways properly evalu-
ated prior to approval? Has the possible impact of
changes in property utilization, its surroundings or
its future value been considered?

Yes- 

-No

Property Market lndicators: Prime Yields and Buildin I Costs

o$Prime Yields %

Offices
Shops
lndustrials

Euilding Costs

4.7 5
1.85
7 .OO

7.5
8.s
9.5

7.O
r 0.0
I 0.5

6.0
5.5
8.0

7.O
6.0
9.0

10.0
r 0.0
12.0

2.5
3.5
6.0

9.5
9.5

ll.0

6.5
7.5
9.5

8.5
8.5

lt.0

Off ices
Cost f sq. ft.
Fees as % of building costs
Shop6
Cosi f sq. ft.
Fees as % of building costs
lndustrials
Cosl f sq. fi.
Fees as % of building costs
Cost of finance % p.a.

Exclusions: ltems excluded from floor
space as defined for rental purposes

60
15

26
l5

30 5l
t5

37
ll

30
20

)7
20

52
20

36 40
l6

l0
12.5

2t
l5

21 48
t5

24 26
20

28
20

ll
20

23
25

l6
l6

l5
l0

I
l5
l5

l6
12

I

12
l0
l0

1l
10
24

t6
20
17

l3
25
l5

l3
l6
l8

r0
20
t7

21
17

8

- 

Biannually

-OtherShops/Offices
Structural walls
Sta irs
Lifts
Toilets
Entrance lobby
lndustrials
Structural walls
Sta irs
Toilets

x
x
x

x

x
x

x
X
x

x

x
x

x
x
x

X

x
x

x
x
X

x

x

x
x
X

x

x

x
x
x

x

x
x

x

x

x

X
X
x
X
x

x

x
x
x
x
x

x
x
x

x
x
x

x
X

1. Euilding Cost for Offices
The costs are based on 10,000 sq. ft. self,contained, air-conditioned
buildings in the maior city in each country. The accommodalion is built
(o a Bood finish to include false ceilings, carEls, lighting and power
points bul excluding partilioninS.

2. Buildint Cost ,or ShoF
Thecosts are basedon astandard shopunitof l,50Osq. ft. builtas part of
a parade, with eilher offace or residential accommodation above, but
nol in a maiorcovered shoppinB center.ll is const.ucted toa shellfinish
and excludes the shop fronl.

3. Euildint Cost for lndustrials
The costs are based on a single slory unit of I0,OOO sq. ft. of steel portal
frame or concrete conslruclion wilh an eaves hei8ht ol al leasl l8 ft. lt is
finished to. basic shell, with services and heatint to the lO% office
space blJl not lo the induslrial/warehousa area.

4. UX Co6t of tinanc€
The liture Siven is based on the assumption of a forward funding by an
institutional investor.

5. P.ime Yields
FiSuret Siven are the n€t returns received by the investor for prime
properliea.

Name/title 

-

For what purpose?

7. Are lease commitment reports generated in order to
provide management with sufficient notice of im-
pending lease terminations so that appropriate ac-
tion can be taken?

Yes- No

8. lf regular reports are prepared in addition to those
mentioned previously, list them by name, category
and purpose.

Real Estate Asset Mana8ement Slratetic
Considerations And Performance Evaluation

With a current and reliable source of data and infor-
mation, you are now in a position to ask the strateSic

Source: lnternataonal Property Bulletin, March 1983 (Londoni Hillier Parker May & Rowden),4

years, due to tax or cash flow. Therefore, the reversion or
resale values often considered by shorter term investors
are of no consequence to the institutional investor. lf the
sale of the acquisition is expected in 50 years, then the
present value of the cash flow expected in 50 years will
be miniscule using present value tables. The investor
concentrates on the operating cash flows to the exclusion
of the reversion value. Quite often, the financial insti-
tution is not subject to federal income taxation or is
subject to far less than regular corporate federal income
tax rates.

The taxable investor usually considers the tax impact of
operating income and expected reversion values. The
approved tax method of recapturing the capital has a
bearing on the expected tax consequences of the prop-
erty acquisition and the expected year of sale. When
tax-sheltered income no longer covers principal re-
payment on the mort8age loan, lhe income property may
be sold. This timing depends on the methods of de-
preciation permifted by tax authorities for the type of
properly. (The federal income tax authority in the U.S. is
the lnternal Revenue Service; in many other countries,
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7. ln developing "takmver defense strategies," are
increased real estate values incorporated into your
pla nn ing?

Yes- 

-No8. Are you satisfied that the optimum level of cash
flow and/or earnings is being generated from the
company's real estate holdings?

Yes- 

-No9. Are you salisfied with the return your company is
currently receiving from its real estate asset bas€?

Yes- 

-No10. Are you satisfied that the required amount of time
and effort is b€ing spent on the company's real
estate assets and leaseholds?

Yes- 

-No
'll. Have you evaluated the total impact of current

value accounting on your real estate asset base and
its relation to overall corporate return-on-asset
(ROA) targets?

Yes- 

-No

'12. Although restatement of land assets to "current
value" is not a requirement of FASB-33, has your
company done such an analysis?

Yes- 

-Nolf so, have these results been incorporated into your
evaluation discussed in question I t ?

Yes- 

-No13. Has the impact of FASB-33 fostered any changes in
your company's strateSic plans?

Yes- 

-Nolf so, how?

14. Has an analysis been made of how policies relating
to the acquisition and disposition of real estate
assets and leaseholds can support such changes in
your company's strateSic plans?

Yes- 

-No

TABTE 3

Propert'yfvlarket lndicators: Rents per square foot per annum

Country City Offices sq. ft Shops Unit lndustrials sq. ft.
London
Birmingham
Manchester
Edinburgh
Clasgow

l0.oo
6.50
5.OO
4.50
5.50

t.50
2.20
r.90
1.85
r.85

r 20,000
52,OOO
35,OOO
80,000
67 ,500

Eelgium Brussels
Antwerp

80
l0

l
l

44,000
15,000

r.65
1.45

Frence Paris
Lille
tyon
Marseille

12.40
1.90
4.20
4.30

r 03,000
19,500
20,000
19,500

2.80
1.70
1 .70
I .90

Cermany Munich
Dusseldorf
Frankfurt
Hamburg

7 .25
a.70

10.20
7.50

2.r 5
2.JO
2.30
2.20

65,500
65,500
6r,000
5 7,000

Holland Amsterdam
The HaSue
Rotlerdam

34,000
1t,000
33,OOO

6.60
6.OO
5.50

00
00
90

2
)
I

Italy Rome
Milan
Turin

7.70
8.60
5.60

1.30
2.O5
1.45

Spain Madrid
Barcelona

7.70
5.60

2 5,500
21,000

1 .05
o.7 5

Switzerland Ceneva
Zurich

't 2.40
17.70

r 02,ooo
1 r 0,000

3.40
4.1 5

USA New York
Atlanta
Boston
Chicago
Houston
Los AnSeles
San Francisco
washinSron, DC

27.N
8.80

17 .60
14.50
1 5.10
18.20
22.60
t 6.30

r 5 7,OOO

20,000
3 3,000
16,000
28,000
26,500
94,000
3 3,000

3
I

,|

2
I
2

oo
40
50
90
20
20
90
50

The David Kornblatt Company
Corporate Real Estate Services

is pleased to announce
the opening of their new offices at

Washington Square
1050 Connecticut Avenue, N.W., Suite 300

Washington, D.C. 20036

202t659-1316

ln Baltimore:
Casey, Miller, Kornblatt & Burns, lnc.

25 South Charles Street, Baltimore, Maryland 21201

301 /539-431 5

Auslralia Sydney
Melbourne
Adelaide
Brisbane
Perth

t 4.30
9.70
5.70
8.m
9.70

83,000
78,OOO
83,000
81,000
43,000

2.30
1.90
2.',ts
2.60
1.70

l. Ofii...
Rents are based on far5l class suil6 of 5,0{x) sq. fl. in the p{incipal
town(5) and modem rhenres in excess of 20,000 sq. fi. with Sood
specification in lh€ p.ovinc6.

2. shoF
Renls are based on a rtandard shopunithavin8a frontate of 20 ft. and a

&pth o160 ft. with storapstaff accomrnodation of 30O sq. ft. The tolal
alEa i5 l,sm sq. ft. arid lhe unit is situated in the besl position in the

3. lrirl'tri.b
Rents are bared on sinSle slory | 5,00O 9q. fl. industrial/warehouse units

of steel podalframeor concrele construction wilh an eaves hei8hl of at
least l8 fi.

{. lcota
Rents are exclusive of rale5, service charSe and local bxes with the
exceplion of the USA and Australia.

5. lndrcrial Rcnls

The indurtrial rents for 8el8ium, France, Ce.many, Holland, ltaly, Spain
and Swil2erland have been weiShEd as the ancillary office space
commands a hiSher rent $an the industrial space. The weiShtin8
assumes an office conlent of l0% of the total area.

6

Source: lnternalional Property Bulletin, March 1983 {l-ondon: Hillier Parter May & Rowden), l
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UK

2 3,000
23,000
14,000




