
As you know, the University of North Florida has been approached to purchase the 
ADT property which abuts the campus off of Kernan Boulevard. The current owner, 
EIRE Jacksonville, LLC, bought the property from the Duval County Research and 
Development Authority (RDA). Upon purchase of the land, EIRE constructed the ADT 
building and leased it to ADT, a subsidiary of TYCO International.   

Background 

The RDA was established 15 years ago to hold 288 acres of land donated by the Skinner 
family with the expressed desire that the net proceeds of the land go to the UNF 
Foundation as an unrestricted gift. The opportunity to gain control of this piece of 
property would make the 288 acres whole again and contiguous with the eastern edge of 
campus.  (Like ADT, the Auchter building and AOL were also part of the original parcel. 
Both of these properties have been repurchased by UNF.)   

The administration is requesting Board of Trustees’ approval to move forward with the 
purchase of the land and building.     

 
Purchase of ADT 

EIRE Jacksonville, LLC developed and owns the land and building that ADT currently 
leases.  ADT’s 20-year lease with the owner is a credit-type one that gives ADT no right 
to terminate the Lease, except for loss of the property to condemnation.  ADT is 
responsible for all maintenance, taxes, insurance and all other obligations for which 
either a tenant or landlord would normally be responsible.  The lease expires in 2021.  
 
There is an outstanding debt secured by a mortgage from the owner to a private lender.  
As of January 2010, the outstanding principal balance on the mortgage is $12.7 million.  
The mortgage is non-recourse.  The buyer would acquire the land and building, and 
assume the mortgage and lease through the balance of the lease/mortgage term. 
 
ADT’s rent payment is equal to the owner’s mortgage payment, so that the rent fully 
amortizes the mortgage over its term.  Each rent installment is paid to a trustee who 
transfers it directly to the lender as a mortgage installment.  On payment of the last 
installments of rent and mortgage, the buyer would own the land and building free and 
clear of the lease and mortgage.  
 
TYCO, parent company to ADT, guarantees the rental payment.  TYCO is currently 
rated as a BBB+ company.  In the event of ADT’s and TYCO’s default under the lease, 
TSI could either (1) continue to fund the mortgage by paying rent directly to the Trustee 
or (2) elect not to pay the rent and abandon the property to foreclosure.  Because the 
purchaser would be a limited liability company controlled by TSI and because the 
mortgage is non-recourse, if TSI elected to abandon, TSI’s exposure would be the funds 
invested to purchase the property. 
 
The asking price for the property was $6.4 million.  UNF paid for a real estate appraisal 
and an independent investment evaluation of the sales price.  The real estate appraiser 



valued the property at $10.25 million.  Using the income capitalization approach, the 
evaluator indicated a price of $4.2 million.  This formula used a discount rate of 9.5%.  
Changing the discount rate or cap rate slightly brought the range of purchase from $4.7 
million to $5.5 million.  Typically, the price of $4.2 million would include a range of +/- 
10%. 
 
After multiple discussions, we tentatively agreed with the owner on a purchase price of 
$4.75 million.  As part of the transaction, the owner would hold a second mortgage with 
a 5-year term equal to $1.75 million, bearing interest at a rate of 4.7%. Accordingly, the 
buyer would fund the transaction with $3 million of its own money and a second 
mortgage indebtedness of $1.75 million.   
 

 
Proposal: 

TSI would create a separate LLC to act as the buyer of the property.  The Foundation 
would advance the $4.75 million plus closing costs up to $4.8 million to TSI at 4.5% 
interest: $3.0 million at closing and $1.75 million as needed to fund TSI’s payment of the 
second mortgage.  The Foundation’s advance would be paid down as TSI had available 
balance.  TSI would agree not to fund any additional capital improvements for the 
University until the advance was paid in full. 
 

 
Building statistics: 

• 54,922 square feet 
• Development rights to 17,600 square feet 
• 7.7 acres 
• 500 parking spaces 
• Estimated 70% call center space, 15% office space, and 15% building support 

space (electrical, HVAC, mailroom, etc.) 
• 10 years old 
• Parcel has an access easement to Betty Holzendorf Drive and direct access to 

Kernan Boulevard 
• Offsite drainage 

 
 


