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May 20, 2022
Mr. Tom Mann

The Hollingsworth Companies

Two Centre Plaza

Clinton, TN 37716

Via Email: tmann@hollingsworthcos.com 

Re: Hanon Systems Request for Proposal to The Hollingsworth Companies (“The Developer”)
Dear Tom
Set forth below is a request for proposal on behalf of Hanon Systems (“Tenant”) to for a to be constructed standalone manufacturing building at Huntington Park in Loudon, TN.
Hanon Systems has authorized CBRE, Inc., as its representative, to present this request for proposal to lease space at the above referenced property.  So that we may give your site and development full consideration in Tenant’s location analysis, please prepare a proposal that incorporates the following business points and considerations. Please provide a redline response to this RFP by 5:00 PM CST, June 3, 2022.
	
	Tenant Request
	Landlord Response

	Landlord/Developer:
	Please provide the Landlord/Developer (aka “Landlord”) contact information to include type of entity, address and website information, lender information, and other that Tenant should be made aware.    
	Tenn X, LLC a Tennessee Limited Liability Company is property owner and it or its successors or assigns will be the Landlord. Developer is the Hollingsworth Cos. www.hollingsworthcos.com 

The Hollingsworth Cos. Have developed over 18,000,000 square feet of industrial buildings in 15 US states over the last 35 years. Funding is in place.

	
	
	

	Tenant Entity:
	Hanon Systems or Related Entity 
	Agreed.

	
	
	

	Use:
	Tenant shall use and occupy the Premises for manufacturing, warehousing of automotive related parts and for general office purposes. 
	Agreed.

	
	
	

	Site Location and Accessibility: 


	Please clearly state and define exact acreage and location (include master site plan) of the proposed site.  Exact size and positioning within the site and ingress/egress points will be mutually agreed upon and subject to Tenant’s space planning and expansion requirements.

	See attached Site Plan.

	Zoning: 
	The Landlord must warrant that the current zoning for the property will permit both the intended use and type of facility.  Please state the current zoning.  

	The current Light Industrial Zoning is appropriate for Hanon System’s operations.

	Premises of to be Constructed Standalone Building:
	Tenant anticipates the need for an estimated 200,000 square feet, with certain improvements and expansion rights as specified herein.  All space measured is to be consistent with the BOMA standard.  
	This facility will be 215,868 SF.  The site is designed to allow a 172,800 SF building expansion for a total of 388,668 SF. Rentable area will be established in accordance with BOMA standards. This would include the unfinished second floor of the Office area to be constructed.


	Term:
	Please propose a ten (10) year term for Tenant’s consideration.
	Ten (10) year and fifteen (15) year lease terms are offered.


	Lease Commencement:
	The later of substantial completion of Tenant Improvements or September 1, 2023. Please provide earliest occupancy dates (beneficial and substantial).
Additionally, include a detailed timeline defining both the Landlord and Tenant key dates (i.e., delivery of preliminary plan, final plan and construction documents) that must be met to meet schedule.

	Lease commencement to be September 1, 2023.  Early occupancy will be available June 1, 2023.

Lease signing on or before July 15, 2022.

Upfit Plan approval by September 1, 2022.



	Rental Rate/ Concessions:
	Please provide an aggressive, market-sensitive, rental rate with corresponding concessions for the terms described above.  Please indicate the precise structure of the rental rate: net or gross and all costs and services, included or not included, in the rent.  
	10 Year Term Base Rent:

$7.51/SF/YR, NNN, yearly escalation based on CPI with a 3% minimum.
15 Year Term Base Rent:

$7.13/SF/YR, NNN, yearly escalation based on CPI with a 3% minimum.



	Rent Abatement:
	Please state how many months of rental abatement are available to Tenant.
	Rent Abatement is not included in this rate, early occupancy will be available June 1, 2023.



	Operating Expenses and Real Estate Taxes:


	Tenant shall be responsible for property operating expenses and real estate tax expenses.  Given your experience with similar projects and the governmental jurisdictions we are considering, please specify/provide budgeted/estimated operating and tax expense for the first three (3) years.  In addition, please note any factors, specific to the area that could positively or negatively impact real estate tax pass throughs.  
Operating Expenses shall not include any capital replacement items, including but not limited to the roof, parking lot and mechanical / HVAC system(s), which shall be further defined in the lease agreement. 
If Premises is part of an industrial park, please identify any common area expenses that Tenant would be responsible for.  

	OPEX is estimated at $.55 SF/YR
(Taxes $.35 SF/YR)

(Insurance $.10 SF/YR)

(Maintenance $.10 SF/YR)

Economic Development Incentives negotiated with the State and County could reduce the property taxes.  We do not charge any management or common area expenses in this Park.
This facility is offered as a single tenant, NNN lease.  The Landlord is responsible for structural components and roof.  All other maintenance items are the responsibility of the Tenant.

None.

	Cap on Controllable Operating Expenses:
	Tenant requests a 3% non-cumulative, non-compounding cap on annual increases in all controllable operating expenses.
	This is a NNN, single tenant lease.  The Landlord does not have control of the expenses. The Tenant will have authority to negotiate Taxes, Insurance, and Maintenance costs.



	Occupancy:


	90 days prior to Rent Commencement, Tenant shall have access to the building, loading area and to the Premises 24 hours per day, 7 days per week, at no extra cost.  Tenant and its contractors, subcontractors, and agents shall be permitted to enter the Premises prior to the Commencement Date with no obligation to pay rent, for the purposes of installing furniture, fixtures, equipment, and leasehold improvements. 


	Agreed, rent will be waived during this period. The Tenant shall pay utilities and triple net expenses during pre-term occupancy.

	Landlord’s Base Building Work and Delivery: 


	As per the attached Building Specifications Exhibit.
	See Attached.

	Tenant Improvements:


	Landlord to build the property “turn-key” to the Tenant provided specifications. 


	Landlord charges rent for requested Tenant Upfits. The formula is based on the size of the building and the Term of the Lease. For this project the formula is:

$0.041/SF/YR rent per $50,000 of construction cost. Or if the Tenant prefers, they may pay for the upfits upon completion (consult your tax professional for advice).
Estimated Upfit Cost:

$6,630,782 = $5.44/SF/YR 
Quoted rates are in the middle of a plus or minus 10% cost range on the current scope.

All process related utility distribution within the building will be a tenant responsibility.


	Electricity: 
	Please clearly describe the maximum allowable building electrical specifications and confirm whether the maximum is included as part of the Landlord’s Base Building Work.  Please also confirm whether installation of applicable metering is included.    

	The base building is designed with 1200 Amp 480/277V 3PH service.  Upfits include upgrading the electrical service to 2500 amps at 480/277V 3PH.  Additional electrical service can be provided when needed. Electrical metering will be included with the electrical service.


	Expansion:
	Please indicate how the Landlord could accommodate Tenant’s potential growth by expanding the subject building.

	See attached Site Plan.

	Option to Purchase:
	Tenant requests the Option to Purchase the subject building; at a predetermined price, both during the initial lease term and its successive renewal option periods. Please provide a price the Tenant could purchase the building during the term of the lease.

	This facility is not available for sale.  The Landlord will provide the Tenant a 10 day Right of First refusal.

	Structural/Roof 

Systems:
	Landlord, at its sole cost and expense, shall be responsible for the maintenance and repair of the roof, wall systems, foundation, floor slab, and structural components, during the term of the lease terms and any option period. 
Landlord shall deliver the Property in working order and in compliance with all applicable codes and regulations. 
Landlord shall also be responsible for repairing any latent defects throughout the term of the lease, at its sole cost and expense.  
Landlord, at its sole cost, shall replace as needed all parking and truck court areas and all structural components of the property, the foundation, the floor slab, and the roof. 
As part of the operating expenses, Landlord shall maintain and repair as needed all subgrade sewer and plumbing lines, the fire safety equipment, all parking and truck court areas, and all common areas.   
	Landlord retains the responsibility and cost for maintaining the Roof and structure throughout the Lease Term. All other maintenance responsibilities are Tenant’s responsibility and expense. 

Agreed.
The Landlord will provide a one (1) year warranty for all systems and structure.

The Landlord shall provide routine maintenance of the structural components of the facility, the roof, and the foundation.  Maintenance of the parking, truck court, and floor slab are the Tenant responsibility.
Maintenance of the subgrade sewer parking, and plumbing lines, the fire safety equipment, all parking and truck court areas are the Tenant responsibility.  There are not common areas with this facility.



	Parking:
	Tenant anticipates the need for up to 180 employee parking spaces and 30 trailer parking spaces at full capacity prior to expansion. Please indicate maximum number of car and trailer spots that can be accommodated on the site. 

	See attached site plan.  The base building includes 59 car spaces.  The Landlord will provide an additional 126 car spaces as part of the facility Upfits. Upfits also include the 30 trailer drop spaces.

	Incentive Contingency:
	The Lease Agreement to be executed by the Parties will be contingent on Tenant obtaining tax incentives at the City, County, and State levels that Tenant in its sole discretion finds to be reasonable.  Landlord agrees to accommodate with this process. Landlord shall cooperate in all respects with Tenant’s pursuit of incentives. 
	Agreed, however the Lease Agreement will go hard without contingencies on July 15, 2022.  The Landlord has considerable expense to relocate the facility from Lot 2 to Lot 3 to accommodate the Tenants expansion plans. The Landlord agrees to cooperate with the Tenant’s pursuit of all incentives.



	Redundant Power:

Option to Renew:
	Tenant shall have the right throughout the term of the Lease to install up to two (2) backup generators that serve the premises.  Please indicate on a site plan the acceptable location(s) for this equipment.

Tenant shall have the Option to Renew the lease for three (3) additional five (5)-year terms, each with six (6) months prior written notice. 
	Agreed, see site plan.
Agreed, the Landlord will provide the Option to Renew the lease for three (3) additional five (5)-year terms, each with six (6) months prior written notice at the same terms and conditions.



	ADA and Code Compliance:
	At the time of delivery of the Premises to Tenant, the lease space shall meet all ADA and code regulations.

	Agreed.

	Environmental 

Inquiry:
	Landlord will be responsible for the identification and abatement of any and all items, materials, substances that are deemed as past, current, and possible future environmental hazards as declared by local, state, and/or federal agencies.  These materials include but are not limited to asbestos, PCB’s, petroleum, chemical, contamination.  Abatement and related activities shall be at the sole discretion and expense of the Landlord in a manner approved by appropriate agencies.  To the best of Landlord’s knowledge, neither the land site nor the Building has the potential of housing or having been exposed to hazardous materials. 
Please provide Tenant with a copy of the most recently completed Phase I environmental study. 


	Agreed.
Agreed.

	Relocation:
	Landlord shall not have the right to relocate Tenant from the Premises during the lease term or any extensions thereof.

	Agreed.

	Non-Disturbance:
	Landlord shall deliver to Tenant, concurrently with the execution of the Lease for the Premises, Non-Disturbance Agreements reasonably acceptable to Tenant from any and all ground lessors, mortgage holders or lien holders of landlord then in existence.  Tenant shall be responsible for all reasonable fees charged by such parties to provide a non-disturbance agreement.  Landlord shall inform Tenant of any such fee prior to execution of a Lease.

	Agreed, to the extent Landlord knows amount of fees prior to Lease execution. Permanent financing will be put in place at the completion of the construction and a non-disturbance agreement will be put in place at that time. 

	Signage:
	Tenant, at its option and expense, shall have exclusive rights to install exterior signage on the building and roof.  Tenant shall have exclusive signage rights for the Premises.

	Agreed.

	Publicity:
	Landlord and Tenant expressly agree that there shall be no press release or other publicity originated by the parties hereto, or any representatives thereof, concerning the subject lease transaction without the prior consent of both parties, but in no event prior to the date when the lease documents have been fully executed and exchanged by and between Landlord and Tenant, unless specifically agreed to by both parties to the contrary.

	Agreed.

	Assignment &

Subletting:
	Tenant may assign or sublet the Premises without Landlord’s consent to a subsidiary, affiliate, parent, merger partner, or in connection with an acquisition of substantially all of the stock or assets of Tenant, provided the assignee or subtenant agrees to the Lease terms.  Tenant may be released from liability on the Lease, subject to Landlord’s approval; pursuant to an acquisition of an assignee that has a net worth equal to or greater than that of the Tenant.  Tenant shall have the right to sublet or assign the lease to a third party other than the above with Landlord’s consent, which consent shall not be unreasonably withheld, conditioned, or delayed.

	Agreed, as long as sub-tenant has bankable credit and the business complies with Federal, State, and County requirements, and Park Covenants.

	Security Deposit:
	No security deposit will be required.
	A Security Deposit equal to two months’ rent to be confirmed based on bankable credit of the Tenant.


	Holdover:
	Tenant shall have the Right to Holdover beyond the lease expiration for up to three (3) months at the same terms and conditions as the primary lease or renewal period.  Tenant shall be allowed to vacate the Premises during such period after giving 30 days written notice to Landlord.  After the third (3rd) month, the holdover rate shall be 125% of the Base Rent until Landlord or Tenant provides the other party with 30 days written notice to vacate the Premises.

	No holdover rights will be allowed with this lease.

	Brokerage Fees:
	Landlord shall recognize CBRE, Inc. as the procuring broker and pay a commission as per a separate Commission Agreement.

	A 4% commission on the base rent to be provided for the first 5 years of the lease only. No commissions are payable for renewals.


	Conditions:
	This request for proposal is non-binding and is subject to the execution of transaction documents by both parties.  All terms and conditions are further subject to approval by Tenant.

	· Landlord agrees and all offers made herein are subject to market conditions and supply chain contingencies not under the control of the Developer.
· Proposed building site is subject to availability and Developer’s construction capacity.

· Upfit estimate to be considered an allowance figure until the scope of improvements are approved by Tenant. Prices will become fixed at that time.

· Lease Commencement date assumed to be September 1, 2023.

· Suitable guarantor(s) will be required to guarantee financial obligations of the Lease.

· Pricing quoted herein will be honored through July 15, 2022.


	Confidentiality:
	This Request for Proposal and all discussion related thereto shall be held in confidence by Landlord and Tenant and shall not be discussed with third parties, except on an “as-needed” basis (i.e. attorneys).

	Agreed, these and subsequent lease documents may be provided to Landlord’s Banks.


I welcome the opportunity to discuss the above with you at your earliest convenience.  Please contact me at 865-719-5703 or via email at brian.tapp@cbre.com .  I look forward to your timely response no later than June 3, 2022.
Sincerely,

CBRE, Inc.
Brian Tapp CCIM, SIOR
First Vice President
Cc: 
Mark Collins, CBRE

Amanda Gates, CBRE

EXHIBIT 1: STANDALONE BUILDING SPECIFICATIONS

1. Total Constructed Area: +/- 202,500 SF
a. Ideal Dimensions: 450 x 450 Feet with Exterior Office 360‘ x 540‘ with exterior office 33.3‘ x 280‘ x 2 floors
b. Potential future expansion: 200,000 SF Future epansion on Lot 3 is 172,800SF (360‘ x 480‘).
c. Breakdown of areas: 

i. Manufacturing: 202,500 SF 194,400SF
1. Minimum Clear Height: 32‘ Clear Yes.
2. Floor Thickness/Sealant/Concrete Specifications

a. 8 inch floor in crane bay with double stack rebar Yes, area 60‘ x 300‘
b. 6 inch mesh concrete with polished surface Yes in the remainder of the production hall.
c. 4 inch in office area Agreed for both floors. Quality Lab to have 8“ reinforced isolated floor to accomodate specialty testing equipment.
3. Column Spacing: 50 x 50 feet, or larger Column spacing is 60‘ x 60‘
ii. Office: 20,000 SF (2 Floors, Elevator required) 33.3‘ x 280‘ x 2 floors = 18,648 sf 
1. 1st Floor: 
a. Human Resources (Sound Proof)

i. (1) Office: 12x10 Yes.
ii. (2) Cubes: 7x7 Yes.
iii. (1) Conference Room: 10x10 Yes.
iv. (1) Training Room: 500 SF Yes.
v. (1) Unisex Bathroom Yes.
b. Cafe: 5,000 SF 3,200 SF seats 208
c. Locker Rooms (2 total – 1 Men & 1 Women)
i. (2) 1,000 SF w/ 100 Lockers Each 100 lockers for each,total = 416 SF
ii. Adjoining Bathrooms Yes.
d. IT (Separate A/C)

i. (1) 15x20 22‘ x 10‘
e. Quality Control Department located next to IMM bay for equipment setting access via a roll-up door. 
f. Additional 2 production offices shown on the first floor with an open office area accomodating up to ten (10) additonal cubicles.
2. 2nd Floor: 9,192 SF 33.3‘ x 280‘ = 9,324 SF
a. Please see excel breakdown Second floor is shell only for future office expansion.
b. (2) exit stairs Two exit stairs and an elevator have been included with the shell.
2. Docks/Ramps:

a. Number of Dock Doors: 16 (8 Receiving, 8 Shipping) Yes.
b. Dock Equipment: 16 Levelers (8 Receiving, 8 Shipping) Yes.
c. Number of Drive Ins: 2 (1 Receiving, 1 Shipping) Yes. On opposite sides of the building.
3. Parking: 

a. Automobile: 180 total spaces expandable to 360 spaces. 185 spaces are provided.
i. TBD – Handicap to code Yes.
ii. 10 visitor

iii. 25 employee – office

iv. remainder employee – factory

b. Trailer: 30 trailer parking spaces Yes.
4. Infrastructure:

a. Power: 2,000 KVA expandable to 7,000 KVA 2500 amps at 480/277V 3PH main service panel is provided.
b. Ceiling: White (insulated) Yes.
c. A/C: IT/Office/Manufacturing

i. 200 Ton/100k ft2 without furnace. Target: 80 F 400 tons of cooling for the warehouse is included in the upfit costs.
d. Back-up Generator: Switch Gear Capable Backup generation and transfer switch to be provided by Tenant.
e. Crane: 35 ton with 15 ton secondary hook, 53 foot span Crane, runway and supports to be provided by Tenant. Landlord will provide 2 electrical connections to the runway. 
f. Gas: Natural / Helium / N2 Pad provided for N2 and He.
g. Water: City

i. 1,500 gpm Yes.
h. Compressed Air: Yes, Manufacturing

i. 2 – 75 HP – Oil Less (screw) AL Pipe (50% duty cycle)Room with ventilation provided by Landlord.
i. Lighting: LED High Bay (motion sensors)

i. Quantity/bay: 2 Landlord standard is 4 fixtures per 60‘ x 60‘ bay.
j. Green Options: Solar Roof Top / Other please specify Clerestory daylighting provided.
k. Ceiling Fans: 24‘ dia 8 HVLS fans have been included.
l. Air Exchange: to standard for occupancy Included with Air Conditioning.
m. Fire Suppression: NFPA / ESFR Standard Yes.
n. Security System: Details forthcoming from Hanon I.T. Tenant provides all Security Systems.
o. Fencing: 200‘ around perimeter No fencing has been included at this time.
p. Pump Room: TBD specifications based upon fire suppression system (exterior access) Yes.
q. Shipping/Receiving: (2) 10x10 offices Yes.
5. Building Support (outside):
a. Substation: cable, transformers, etc. Yes.
b. Electrical power distribution Yes, from transformer to main switchgear. All Landlord provided items requiring electricity will be connected by Landlord. All proccess equipment installed by Tenant will be connected by Tenant. 
c. N2 central & distribution Pad provided.
d. Pump Room (exterior door only)Fire Pump room provided.
e. Chillers (closed system) Separate rooms for Chillers and compressed air are provided.
f. Resin Silo(s) Pad provided for up to 4 silos.
g. He Storage Pad provided.
h. Server Room (ceiling access required for armored fiber optic and low voltage cabeling (i.e. Cat6e) IT room provided on first floor of office.
i. IT Storage: 7‘ high, 2‘ deep storage racks

i. Raised floor Not included at this time.
ii. Fire Suppression: Halon system Not included at this time.
iii. Note: IT storage early on in build is critical and should be badge access along with server room

6. Sustainability & Environmental Stewardship:

a. Suppliers will be expected to propose carbon-neutral solutions with their facilities to ensure a positive environmental impact through-out the value chain. During design and engineering of supplier buildings, explore options that potentially create a positive ecosystem impact (use of carbon cure concrete, green walls and roofs, native landscaping, stormwater management, etc.) The structure, siding and roofing are fully recycleable. 
Crane Information: Crane and runway provided by tenant. Building has sufficient clearances inside to accomodate the size crane shown.
[image: image1.png]— T T T T f T T T T
4]
=N i
| e snsre i s
B [ s esuw ot
bl - |
5 o 4
g o H N A
g — 5 g
g sscem 50 H
H - H
sose o5
o o
A Ve
3 B NoTES:
B 3 -y N TR radio i WG o
H o z pd o [ 3. 350n RUMAY CoNDUCTOR o H
B g g 3 B0I7 6\"HbGE UL’ GUAKD To PROTECT RUNWAY CONDUCTOR BAR
+ B
of £ % z o
& ¥ 8
] [T [ isom
we o 1o
Bl LIFTING HEIGHT (W) 211516 M, 1G] 1226 316", o, H:538°|
S5 E oG EED 2002 b Zigwt 12002 ok 25
g TRNERSHG FEED 5 s s 5t s g
VGG b s
iosTGRur s e
H e SR AT OF R H
o5 R0GECo0R oo i
s o sr i iz
pr———— preey e o o o
! il o s i
. i 7 | s 10 ok sl
| [vesrorcne s
L - - o | enorsense i P — L
i | cmecussromon ko o oAb e
i Hl | Gveomecop . somac
J i 5| [Hvonnee o R
=R i comRocvounce isvpn N
BEEE Il s o e
s et
1 It 8
Y T = T e I= H
I T T Carra = ==
I RV T SR =
1N = ot VARG INOUSTRIES EReH
i roemcwE
1 301281 i

T T T T 3 T T £ T T i —





1
6

