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Long-term Lease Scenario 1:  

All Trust/ Public-oriented Uses 

Good Condition Pier:  

Requires ~ $30M Subsidy 

Worse Condition Pier: 

Requires ~ $60M Subsidy 
Retail 

 

Apron 

 Maritime  
 

Public-
oriented   
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Maritime  

 

Public-
oriented  
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Long-term Lease Scenario 2: 

Feasible Public-oriented Use Program  

Good Condition Pier 
Retail 

Apron 

Office/ 
R&D 

 

Port rent: 

$100K/yr 

Maritime 

Public- 

oriented  

Worse Condition Pier 

Retail  

Apron 

Office/ 
R&D 

Maritime 

Public- 

oriented  

Port rent: 

$100K/yr 
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Long-term Lease Scenario 3:  Maximize Revenues 

for Port-wide Investments 

 

Good Condition Pier Worse Condition Pier 
Retail 

 

Apron 

Office/ 
R&D 

Maritime 

Port rent: 

$2M/yr 

Retail 

Apron 

Office/ 
R&D 

Maritime 

Port rent: 

$350K/yr 
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Managing Constraints 

Rationale to Analyze Intermediate-Term Leasing 

• Long lead time for long-term development leases  

• Leasing challenges:   

 + SLR  

 + Pier deterioration 

  

 = Need for more   

nimble leasing and  

capital investment 

 strategies                                                                                                          
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Intermediate-Term Leasing 

Benefits over short-term lease 

drawbacks: 

– More diverse uses and 

revenue streams 

– More investment in pier 

repairs 

– Less exposure to market 

downturns  

– Diversifies and strengthens 

Port’s revenue streams;     

55% of Port lease revenue 

from 0-5 year leases 

 

 

1 to 5 
Years 
55% 

6 to10 
yrs  

11% 

10 to 
20 yrs  
13% 

20 to 
30 yrs  
12% 

30+ 
yrs 
9% 

Port Revenue, by 
Lease Term 
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Why Intermediate-Term Leasing? 

• Strategic capital repair investment in core and 

shell, may include seismic improvement of 

bulkhead 

• Mix of low and higher intensity uses within 

Building Code historic occupancy limit 

• Include some public access and maritime trust 

improvements 

• Acknowledges longer lease terms needed to 

amortize improvements (10-30 years)  
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Intermediate Term Leasing: $5M-$15M   

Port-managed Scenario 

Assumptions 

• Port strategic capital repairs and multi-tenant leasing 

• Activate Bulkhead with public-oriented leases 

• Low-intensity warehouse/light industrial 

in shed; 1-10 yr terms 

• Possible maritime berthing 

• Office/high-tech PDR uses in limited footprint  

(20- 40K sf of 100K sf shed); 20-30 yr terms 

$3.00 to $4.00/sf/month in market rent 
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Intermediate Term Leasing: $5M-$15M  

Port-managed Scenario  

Analysis 

How much could a tenant finance, in addition to Port’s 

investment? 

• Method of financing: 

– Tenant financed – Highly capitalized tenants only 

– Loan – Bank/Mezzanine lender 

– Rent credits for “landlord improvements” 

 

Port Management 1-10 year subleases 

Up to 30 yrs Up to 30 yrs 



13 

Intermediate Term Leasing: $5M-$15M  

Port-managed Scenario 

Analysis 

How much could a tenant finance? 

• Calculation  
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Lease Term Years --> 

$5M $10M $15M

Minimum rent 
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Intermediate Term Leasing: $5M-$15M  

Port-managed Scenario 

Analysis 

• How much could a tenant finance? 

• Loan Considerations 

– Lease term -> Longer than loan term 

– Tenant revenue ~ 10x loan payment 

– Seismic risk (probable maximum loss [PML] ) 

– Tenant credit rating 

– Tenant balance sheet 
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Intermediate Term Leasing: $5M-$15M 

Port-managed Scenario 

Results 

How much could a tenant finance? 

• A medium- to high-revenue tenant could finance 

$5M-$15M investment scale within the 20,000 to 

40,000 “higher-intensity” building footprint.  

• Term of 20 to 30 years to amortize improvements.  
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Intermediate Term Leasing: $25M-$30M  

Master Tenant Scenario  

Assumptions 

• Significant investment (Bulkhead seismic rehabilitation; 

shed superstructure repairs) 

• Higher occupancy public-oriented uses in Bulkhead 

• Warehouse/ light industrial uses in pier shed; industrial 

occupancy limits continue 

• Limited footprint in shed for office/high-tech PDR uses (20-

40,000 sf of 100,000 sf shed) 

• Public access/maritime berthing on apron 

• Investment scale and capacity ->Calls for Master Tenant Model  

Master Tenant up to 35 year subleases 
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Intermediate Term Leasing: $25M-$30M 

Master Tenant Scenario  

Analysis 

• Real estate investment, rather than Tenant 

business decision 

• Feasibility dependent on balancing upfront costs 

with revenue stream from Subtenants 
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Intermediate Term Leasing: $25M-$30M 

Master Tenant Scenario  

Results 
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