@

bluegreenvacations;

RENAISSANCE

St. Johns
Orthodontics =

‘b.)~

* Advanced Air Home Services

« Amy Anderson Realty

e Williams Hearing Clinic

* Two Men and A Truck

* Terminix Commercial

* Minorcan Datil Pepper Products
e Duck Duck Rooter Plumbing

* Shinsei Martial Arts

R & R Maintenance

OFFERING MEMORANDUM

Guidepost Montessori

210 Commerce Lake Dr, St. Augustine (Jacksonville), FL 32095

ot o

Parklan Preserve
Lodging

Lennar at
Bannon Lakes,

Bannon Lakes Apartments

g'ﬁ The 215-unit Bannon Lakes Apartments will be
the only residential apartment community in
World Golf Village.
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Markland
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SECTION 1
About the Investment




THE OFFERING

This Property features a brand new corporate Offe Fl ng Prl Ce

20-year NNN lease (LL responsible for structure) with 2% annual rental increases and a full corporate $8,471’429
guaranty from Guidepost's parent company Higher Ground Education. Guidepost Montessori is the largest
Montessori in the United States and currently has 95+ schools open with schools coming soon throughout
the United States and in Honduras, Canada, China, and Hong Kong. Guidepost paid rent in full for all their
schools throughout the Pandemic and had a $250 million valuation in 2021.

Cap Rate:

The Property is located near the intersection of International Golf Parkway and North Francis Road (13k VPD) 7-00%
and is just two blocks from Interstate-95 (84k VPD). International Golf Parkway intersects with U.S. Highway
1(25k VPD) just 4.5 miles west of the property. The property is adjacent to a 78k square foot business park
and is conveniently located between three new housing developments that will eventually combine for over 1,500+ residences. Within a 5-mile radius of the
property, construction has begun on several additional single-family home developments. The property is located 0.1 miles from both CubeSmart Self Storage
and Wendy's. Costco Wholesale is 1.0 Mile southeast and Publix is 3.0 miles southeast of the property. Tocoi Creek High School opened its newly constructed
$70+ million campus in 2021. Average household income is exceptional at $149k+ in a 5-mile radius, and population counts are projected to rise 29% by 2027 in
a 1-mile radius.
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SECTION 2
Property Overview




PROPERTY SUMMARY

Lease Abstract

Rent Schedule

Address

Building Area (SF)
Land Area (AC)

Year Built | Renovated
Ownership

Tenant

Guarantor

Rent Commencement
Lease Expiration
Base Lease Term
Remaining Lease Term
NOI

Rental Increases
Option Periods
Expenses

Taxes

Maintenance
Insurance

Estoppel

Financial Reporting
ROFR/ROFO

Security Deposit

n PROPIEDADES-US.COM

210 Commerce Lake Drive, St. Augustine,
Florida 32095

12,728

214

2006 | 2023

Fee Simple (Land & Building)

HGE FIC M LLC (Higher Ground Education)
Higher Ground Education, Inc

12/7/2022

12/6/2042

20

20

$593,000

2% annually

4, 5-Year

NNN

Tenant

Landlord is only responsible for structure
Tenant

10 days

Annually

15 days

$71,991

& mgallo@propiedades-us.com
© (+56 9) 9885 6750
O +56 9 4422 8937

Period Year Monthly Rent Annual Rent Increases

Year 1 $49,417 $593,000

Year 2 $50,405 $604,860 2.00%

Year 3 $51,413 $616,957 2.00%

Year 4 $52,441 $629,296 2.00%

Year 5 $53,490 $641,882 2.00%

Year 6 $54,560 $654,720 2.00%

Year 7 $55,651 $667,814 2.00%

Year 8 $56,764 $681,171 2.00%

Year 9 $57,900 $694,794 2.00%

Base Year 10 $59,057 $708,690 2.00%

Years 1-20 Year 11 $60,239 $722,864 2.00%

Year 12 $61,443 $737,321 2.00%

Year 13 $62,672 $752,067 2.00%

Year 14 $63,926 $767,109 2.00%

Year 15 $65,204 $782,451 2.00%

Year 16 $66,508 $798,100 2.00%

Year 17 $67,838 $814,062 2.00%

Year 18 $69,195 $830,343 2.00%

Year 19 $70,579 $846,950 2.00%

Year 20 $71,991 $863,889 2.00%

Subject Property

Guidepost Montessori ¢ St. Augustine (Jacksonville), FL
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m The Preserve at Bannon Lakes

e et

“_,_m Bannon Lakes
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Bannon Lakes Apartments

The 215-unit Bannon Lakes Apartments will be
the only residential apartment community in
World Golf ViIIage.

Markland
355 Single Family Residences
: e,

9 Mile Rd
(7,060 VPD)

* Advanced Air Home Services

« Amy Anderson Realty

« Williams Hearing Clinic

* Two Men and A Truck

* Terminix Commercial

¢ Minorcan Datil Pepper Products
¢ Duck Duck Rooter Plumbing

* Shinsei Martial Arts

B L.
& mgallo@propiedades-us.com
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SECTION 3
Tenant & Industry Overview




TENANT OVERVIEW

Guidepost Montessori is the largest Montessori school in the United States. They currently have 95 schools
open and 16 coming soon that are located throughout the United States and in Honduras, Canada, China, MISSION
and Hong Kong. The founders of Guidepost, including the former CEO, COO, and head of strategy, all

We exist to guide,

have 20+ years of experience in education and have been operating as executives in this space for the last
empower, and nurture

decade. independence in children
What separates Guidepost from many private and public schools is that they are open for in-school learning and also have from early childhood,
a remote learning program that is one of the most sophisticated and easy to use in the industry. With many public and preschool through to the
private schools doing only remote learning, Guidepost has been able to absorb students and daycare children from their elementary years.

competition in the high income areas they serve.

Higher Ground Education, Inc. is the parent company of Guidepost Montessori, and the guarantor of this lease. They are
based in Lake Forest, California and have significant backing from Learn Capital, the largest venture capital group in the
educational space, and the Walton Foundation (Wal-Mart Founder).

Higher Ground Education has a large 8-figure balance sheet and was valued at $250M in February 2021, which is up from
$140M in 2020.

During COVID, Higher Ground Education had a huge increase in distance learning revenue. They already had infrastructure
of their online learning programs for both students and teachers, providing further revenue and retention. Because of this,
there has been an enormous opportunity for them to continue to grow enroliments and have, in fact, opened schools 5
months earlier than planned to accommodate demand and are continuing to sign new leases to leverage their strong cash
position and learning infrastructure.

U.S. LOCATIONS

Source: guidepostmontessori.com

-1

90% - ~ 20+
Enroliment up since ‘ Years of Experience
Pre-Covid =]

Plans to Grow to 500+
Locations by 2026

& mgallo@propiedades-us.com
PROPIEDADES-US.COM © (+56 9) 9885 6750 Guidepost Montessori » St. Augustine (Jacksonville), FL
© +56 9 4422 8937




TENANT MEDIA /

THE FUTURE OF EDUCATION

CLICK TO VIEW

INTERVIEW WITH FOUNDER RAY GIRN

CLICK TO VIEW

GUIDEPOST SCHOOL SETUP

CLICK TO VIEW

& mgallo@propiedades-us.com
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ACADEMY OF THOUGHT & INDUSTRY

N V2
CLICK TO VIEW 7\

Guidepost

YouTube
Channel
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CHILD CARE INDUSTRY OVERVIEW ////

Competitive Landscape

The U.S. child care services industry includes about 54,000 commercial facilities with combined annual revenue of $54 billion, plus about 21,000 facilities
run by nonprofit organizations with combined annual revenue of about $12 billion. The industry has experienced tremendous growth as more mothers
enter the workforce, necessitating daily child care. In 2014, 64% of mothers with children under the age of 6 participated in the workforce in the U.S.,
according to the Bureau of Labor Statistics.

Demand is driven primarily by growth in the youth population, and secondarily by employment and income. Recognition of the importance of early
education is also driving demand for high-quality care. The profitability of individual child care facilities depends on good marketing, reputation, and
efficient operations, as well as how saturated the local market is. Large companies have economies of scale in advertising and administration. Smaller
companies can compete effectively in local markets by owning convenient locations.

Source: http://www.hoovers.com

* Recession Resistant | Industry-wide sales grew by over 6% between 2008 and * Growing | Changing demographics, namely an increase in working mothers, is
2012, in contrast to a national dip of 5% during 2009. fueling fast, necessity-based growth in the industry.

* Fragmented | The top 50 companies generate less than 20% of the income, e Secure | An increasing emphasis on early education, trends towards
with many small companies competing in the marketplace. companies paying for their employees’ child care, and increasing numbers of
working mothers are causing the child care industry to flourish.

& mgallo@propiedades-us.com
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SECTION 4
Market Overview




LOCATION OVERVIEW - ST. AUGUSTINE, FL | ST. JOHN'S COUNTY

St. Augustine is a city on the Atlantic coast of northeastern Florida. Founded Top-Ranked I 40 Miles
in 1565 by Spanish explorers, it is the oldest continuously inhabited European- Florida Public School BT of Scenic Coastline
established settlement within the borders of the continental United States. System
The county seat of St. Johns County, St. Augustine is part of Florida’s First 9 . . . ’ Growing
Coast region and the Jacksonville metropolitan area. The United States Census O Amenity Rich Location > Population
Bureau’s 2019 estimate of the city’s population was 14,515. St. Augustine is in
the Jacksonville MSA, which has a population of about 1.56 million. Beautiful
Recreational and Wildlife , ?/'N'It““mz I
St. Johns County, in northeast Florida, is bordered by the scenic Atlantic Viewing Opportunties s Isitors Annuatly

Ocean and St. Johns River. St. Johns County embraces its historic heritage and

uniquely diverse communities, capitalizing on its global appeal. Economic Growth
through location, climate,

Just minutes from the historic district of downtown St. Augustine residents and community

and visitors can park off-beach and walk, sunbathe, fish along endless miles of \u‘ o st-johns fl.us

pristine coastline.

ST. JOHNS COUNTY COMPANIES

As one of the first two Florida counties, St. Johns
PN 297,339

embraces its historic heritage and uniquely . Tk
Population 2022 3
diverse communities, including the City of St. P #
Augustine - the nation’s oldest city, Ponte Vedra, /(7% D>
Hastings, St. Johns, Nocatee, Vilano Beach, West 141,901 RESORT Pcnfi Vqtﬂm ]m&@ﬁ

Augustine and more. Labor Force 2021 A\arrott.

St. Johns County is the 4th fastest growing county ’ 3_8% Annual

in the United States. In addition to its growing Pop. Growth . D I
population, the county is poised for economic NORTHROP_l ﬂBHl]ﬂ“W | eo
growth through its strategic location and competitive business climate. St. GRUMMAN Aumericaz Buitcter ,,m

Johns is also home to an enviable K-12 public school district in Florida and has
been recognized as the healthiest county in the state.

The quality of life in St. Johns County is unmatched - with old-world charm and [ ] ) Flagler Health+ Ring Power: A I
u

unique attractions, acclaimed coastal communities that are home to the PGA
TOUR and ATP Tour headquarters, thriving agricultural areas, and world-class
suburban neighborhoods offering richly diverse lifestyles.

& mgallo@propiedades-us.com
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ECONOMIC DEVELOPMENT OVERVIEW - ST. AUGUSTINE, FL | ST. JOHN'S COUNTY

Durbin Creek Crossing

Durbin Creek Crossing is a 30+ acre | Fort Wade Office Park in Nocatee is comprised
mixed-use development located in the K3 | of three class “A” office buildings. Two of the
northern part of St. Johns County. v 3 buildings are 62,751 square feet each and the

Durbin Park o N\ —

third building is 77,223 square feet.

Durbin Park is a new, 700,000-square-foot ran  Beachwalk (Twin Creeks)
shopping center located in northern St. Johns Twin Creeks is a master-planned 3,000+ acre
County and is anchored by a Cinemark Theater, development featuring 3 million square feet
Wal-Mart and Home Depot. Q of retail, office and commercial mixed-use

L . entitlements in a beachfront lagoon environment.

it The Shops at World Golf Village
oie The Shops at World Golf Village is an 80,000
S square foot retail mixed-use shopping center
located in World Golf Village.

Fountains at St. Johns

The Fountains at St. Johns includes
23 acres of mixed-use development,
including retail, medical and office space. R

Flm fooiy oD The International Golf Parkway Commerce
o reen Cave o Center offers pad-ready industrial sites as part
o 3 of this industrial park with quick access to US 1.

an approximately 69-acre site located on International Golf

Parkway in northwest St. Johns County and accommodates \

approximately 2,100 students. This school was designed Golfway Place is a class “A” office building for
by ShenkelShultz by utilizing a reuse of a middle/high lease with easy access to [-95.

school from another school district that was adapted to the

best practices of the St. Johns County School District. It is

comprised of five separate buildings surrounding a secure

courtyard. These five buildings comprise the following

Tocoi Creek High School
Tocoi Creek High School serves grades 9-12 and is located on

Administration/Media Center; Auditorium, Gymnasium, ' o Mixed-Use
Cafeteria and a Classroom Building. The construction of World Commerce Center

the school was funded through Certificates of Participation World Commerce Center is a +996-acre development

(COPs) at a cost of $60.8M. This high school opened for the of regional impact located at the intersection of 1-95 .

2021-2022 school year. and International Golf Parkway in St. Johns County. St Augustine Office

It is home to corporate headquarters Ring Power

and Rulon International and is an opportunity to

house office, medical, retail, warehouse and hotel Anastauia

developments 1 o Q School

Industrial

o Subject Property

& mgallo@propiedades-us.com
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METRO OVERVIEW - JACKSONVILLE, FL

Located atop America's third-largest state and central to the booming

Southeast, the Jacksonville region is naturally situated for growth.

Home to Fortune 500 headquarters, thriving businesses and startups,

Jacksonville is growing twice as fast as the rest of the nation and is
ranked #7 Best City for Job Seekers by Money.

= #1

SCHOOL DISTRICT IN FLORIDA

(9 Years in a row)

5 837K+

WORKING ADULTS

“r 15% Lower

CONSTRUCTION COSTS

™ $16.86

COST PER SQUARE FOOT

TOP EMPLOYERS

Employers

Amazon

Baptist Health

Bank of America

Mayo Clinic
Southeastern Grocers
Florida Blue

Ascension St. Vincent’s

UF Health

Fleet Readiness Center
Southeast

Citi

Employee
Count

16,000
12,400
7,700
6,400
5,700
5,700
5,400
4,200
4,200

4,000

n PROPIEDADES-US.COM

Industry

Advanced Transportation & Logistics
Health & Biomedical

Financial Services, IT & Innovation

Health & Biomedical

Advanced Transportation &
Logistics, Headquarters, Other

Financial Services, Headquarters, IT & Innovation
Health & Biomedical

Health & Biomedical

Advanced Manufacturing, Aviation & Aerospace

Financial Services, IT & Innovation

& mgallo@propiedades-us.com
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Advanced Manufacturing
One of the largest manufacturing
regions in Florida with two certified
megasites and a skilled, talented
workforce.

Learn More >>

No Tax

ON MANUF. EQUIPMENT
4

MILITARY INSTALLATIONS
850K+

AVAILABLE WORKFORCE

Advanced Transportation &

Logistics

Jacksonville is America's Logistics
Center providing companies with

same-day access to more than 98
million consumers.

Learn More >>

47 Foot
HARBOR DEPTHS

17
GLOBAL SHIPPING LINES

1st

LNG-Powered Container ships

Financial Services
Jacksonville is known as a global
finance and fintech powerhouse
with more than 62K employees in
the industry.

62K+
FINANCIAL SERVICE WORKERS

85+ Nonstop
DAILY FLIGHTS

$22.86
CLASS A LEASE RATES

Health & Biomedical
Home to one of three Mayo
Clinics and one of five baptist
MD Anderson Cancer Center
partnerships.

1in 8 Jobs
N HEALTHCARE INDUSTRY

99K+
SKILLED WORKFORCE TALENT

1.8M
RESIDENTS & GROWING

IT & Innovation

Skilled talent and subsea fiber
connectivity to more than 40
countries put the region on global
digital map.

40 Countries
CONNECTED VIA JAX NAP

$22.86
CLASS A OFFICE SPACE

8,400+

AREA IT GRADUATES ANNUALLY

Guidepost Montessori ¢ St. Augustine (Jacksonville), FL
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9 Mile Rd

Arbor Millat . " : - (7,060 VPD)
Mill Creek o o . ) Northeast Florida

/ Regional Airport
Lennar at : ; : - / 9 Mi from Subject
Silver Landing B 2D Property

Westminister '

b

Elm Creek at

Silverleaf Ret!rment

YRS Bannon Lakes Apartments
Senior L|V|ng The 215-unit Bannon Lakes Apartments will be
at the Greens /= \ the only residential apartment community in

Interstate 95 World Golf Vi”age.

(57,819 VPD)
State Hwy 16
(23,331 VPD) \
43 4 : N "’ : &m num\(

OUTOOOR LIVING

S
T - -Mobile ap . j \ . B < E .
SvySear ... . ~

S verizon’ ¥ ~ VARE &
.,\_\ Y ’cvs g \ AMERICAN EAGLE lrmavr‘rru':! k\ﬁ}?l!ﬁ,\
- » pharmacy” *= ¢ $Columbia @ (mcnsusey

FACTORY STORE

. = —
\.x- * @ AEROPOSTALE
Publlx DUNKIN’ \ \ [Epy Acrorosaie claire’s
P Grand Oaks \ oy RACKROOM SHOES ~fo)7201
i MNHNAS!UM McDonald’s ﬁ’ \ ,
Nl @ {— SONNY'S D
BBQiy .

@ Prazathi- PAPAJOHNs ' : SKECHERS

s \ St. Augustine Premium Outlets
wHIT's roricalCAFE , \\

FROZEN CUSTARD
Lennar at
Shoppes at Murabella ﬁ Windward Ranch

L%

G EHKON (g mcose @ uin MR

. i ’ L RubyTuesday
( 11e
Vgt HOMEF] [B=g Fairficld ZAXBY'S

v o -

& mgallo@propiedades-us.com
PROPIEDADES-US.COM © (+56 9) 9885 6750 Guidepost Montessori » St. Augustine (Jacksonville), FL
© +56 9 4422 8937




DEMOGRAPHICS /

HNS

210 Commerce Lake Dr, Saint Augustine, FL 32095

Population 1 mile 3 miles 5 miles Ponte Vedra ;
2022 Population 2,092 8,338 35,840

GTM
2027 Population 2,706 10,156 41,882 o ULl F':P':'P'
% Change 29.3% 21.8% 16.9%
Households 1 mile 3 miles 5 miles {
2022 Households 747 3,259 12,569 ‘
2027 Households 967 3,950 14,670 2
% Change 16.9% 18.9% 15.6% .:;;
Household Income 1 mile 3 miles 5 miles
2022 Median Household Income $71,491  $105,745 $111,483
2022 Average Household Income $95.661  $139,018  $149,057

8 miles
\

St Augustine

95k Y \ "
projected pop. . N
growth avg. HH inc.

(1 mile)

(1 mile)
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