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Tenant Representation:  Office, Light Industrial, Medical Dental

What I do?

Building or Land (Purchase/Sale) for a User/Owner or Investor

COMMERCIAL REAL ESTATE BROKER



Market Overview

Assembling the Right Team

Timeline
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Summary of 
Considerations



”Landlords Grow Rich in Their Sleep”

By: John Stuart Mill



Market Overview

Office Market 
(per Costar)

Industrial Market 
(per Costar)



Assembling the 
Right Team



Timeline



“Rental Rate does not equal 
Occupancy Costs”



Rent (Net Rental Rate + Operating Expenses)

Tenant Improvements (Tenant Build Out Costs * less Tenant’s Improvement Allowance)

Parking

Overtime Air

Understanding 
Occupancy Costs



Assignment & Subletting

Renewal Option

Preferential Rights (Right of First Refusal, Right of First Offer and Expansion Rights)

Termination Options and/or Contraction Options

Signage

Relocation Provision

Other:  Credit Enhancement & Personal Guaranty

Non-Economic 
Considerations



Cost to Replace vs. 
Renew Tenant

Assumptions:  

Annual Rental Rate = $35.00/sf Operating Expenses = $12.00/sf

Lease Size: 20,000 square feet Time to Replace Tenant = 6 months



Cost to Replace vs. 
Renew Tenant

Assumptions:  

Annual Rental Rate = $35.00/sf Operating Expenses = $12.00/sf

Renew Tenant  

Operating Expense

Tenant Improvement Allowance

Lost Rent

Lease Size: 20,000 square feet Time to Replace Tenant = 6 months

$0.00

$0.00

$10.00



Cost to Replace vs. 
Renew Tenant

Assumptions:  

Annual Rental Rate = $35.00/sf Operating Expenses = $12.00/sf

Renew Tenant  

Operating Expense

Tenant Improvement Allowance

Lost Rent

Lease Size: 20,000 square feet Time to Replace Tenant = 6 months

Replace Tenant

$0.00

$0.00

$10.00

$17.50

$6.00

$35.00



Cost to Replace vs. 
Renew Tenant

Assumptions:  

Annual Rental Rate = $35.00/sf Operating Expenses = $12.00/sf

Renew Tenant  

Cost to Landlord

Operating Expense

20,000 sf

Tenant Improvement Allowance

Lost Rent

Lease Size: 20,000 square feet Time to Replace Tenant = 6 months

Replace Tenant Difference

$0.00

$0.00

$10.00

$17.50

$6.00

$35.00

($17.50)

($6.00)

($25.00)

($48.50)

($970,000)



Creating 
Leverage

Time…Start the process at least 12 months prior to lease expiration

Know the landlord  with whom you are negotiating (REIT, Institutional, Investor, etc.) 

Know the market and what are market terms (free rent, TI Allowance, etc.)

Leave your emotions at home

Have 2-3 available buildings as back up options

Tell the story of your company and why you are a good fit for the building

Be willing to walk away

Leverage is the Key to Negotiating the Optimum Lease and is Gained by…



Landlord Agent

Who Pays the 
Fees?

2%

6% Commission generally always paid by the Landlord

Tenant Rep Agent

Lease with 
Tenant Rep

4%



Landlord Agent

Who Pays the 
Fees?

6%2%

6% Commission generally always paid by the Landlord

Tenant Rep Agent

Lease with 
Tenant Rep

Lease with 
No Tenant Rep

4% 0%



Hire a commercial real estate broker because you will receive all
of the advantages at NO COST to you.

Assemble the right team prior to needing their services.

Create and use LEVERAGE by allowing yourself TIME and
starting the process at least 12 months prior to your lease
expiration.

Conclusion


