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Disclaimer

This document and the information herein (the “Offering Memorandum”) have been prepared by CP Partners, CP Partners Commercial Real Estate, Inc., and ParaSell, Inc. (collectively “CPP”) to provide summary, unverified information to 
prospective purchasers and their representatives (the “Recipients”) strictly for purposes of evaluating the subject property’s initial suitability for purchase. This information has been obtained from sources believed to be reliable, however, 
CPP makes no warranty, representation, or guarantee whatsoever regarding the accuracy or completeness of the information provided. As examples, but not limited to the following, references to square footage or age may be approximate, 
references to terms and conditions of any lease agreement(s) may be paraphrased or inaccurate, and photographs and renderings may be enhanced and not fully representative of the subject property in its actual current condition. Any financial 
projections or analyses are provided strictly for evaluation purposes, could be in error, and are based on assumptions, factors, and conditions that may or may not exist now or in the future. All Recipients must take appropriate measures to 
understand the subject property independently from this Offering Memorandum and simultaneously recognize that there is an inherent level of risk and unpredictability that comes with owning assets such as the subject property. CPP does not 
intend for Recipients to make any decision to purchase based on the information contained herein and along with its employees, agents, officers, and owners explicitly disclaim any responsibility for inaccuracies or differences of opinion. CPP 
strongly encourages all Recipients to seek advice from real estate, tax, financial, and legal advisors before making any offers, entering a binding contract, or consummating a transaction of any kind. By accepting this Offering Memorandum you 
agree to release CPP and hold it harmless from any kind of claim, cost, expense, or liability arising out of your investigation, purchase, and ownership of the subject property.
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Corporate guaranty from publicly traded 
company – FY 2024 revenues totaled $2.66B, 
a 5.9% increase over the previous year 
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A brand-new absolute net  KinderCare lease featur ing a 10% rental  increase 
in Year 6 and 2% annual  increases thereafter  throughout the base term and 
options.  The subject  proper ty is  located in Inver Grove Heights – an aff luent 
suburb in the Minneapolis-St.  Paul  MSA  boast ing average household incomes 
of  $181,000 within a 1-mile radius. 

KinderCare

$8,486,000
PRICE

7.00%
C A P R AT E

NOI $594,000

LEASE TYPE Absolute NNN

LEASE TERM 17+ Years

BUILDING SIZE 12,081 SF

LAND AREA 1.84 AC

7761 A M A N A T R A I L ,  I N V E R G R O V E H E I G HT S, M N 55077

https://www.google.com/maps/place/7761+Amana+Trail,+Inver+Grove+Heights,+MN+55077/@44.8360373,-93.0923785,323m/data=!3m2!1e3!4b1!4m6!3m5!1s0x87f7d2ce3dd157a9:0xc9df06d86d376b37!8m2!3d44.8360871!4d-93.0913587!16s%2Fg%2F11zk92dc4h!5m1!1e2?entry=ttu&g_ep=EgoyMDI1MTExOC4wIKXMDSoASAFQAw%3D%3D
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The Offering 
•	 Brand-new absolute net  corporate net  lease with 17+ years remaining

•	 10% rental  increase in Year 6 then 2% annual  increases thereafter 

•	 Three,  5-year opt ions to extend the lease at  the expirat ion of  the base 
term 

•	 Lease is  guaranteed by KinderCare Learning Companies,  Inc.  (S&P:  KLC) , 
a  publ ic ly  t raded corporate school  operator  with signif icant f inancial 
backing (see below)

•	 Competit ive recourse and non-recourse f inancing opt ions (see Page 7)

Financial Strength of the Guarantor  
•	 KinderCare completed i ts  IPO in October 2024,  raising approximately 

$616M in proceeds and receiving a credit  rat ing upgrade as a result  (per 
Moody’s)

•	 FY 2024 revenues of  $2.66B,  a 5.9% increase over the previous year 
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•	 2025 bui ld-to-suit  construct ion bui lding that  serves as an outparcel  to 
Target 

•	 Extremely aff luent residential  demographics – $181,000 average 
household incomes within a 1-mile radius of  the subject  proper ty

•	 Nearby nat ional  retai lers dr iv ing traff ic  to the direct  t rade area include 
Costco,  Walmar t ,  Sam’s Club,  and Tractor  Supply

Strong Real Estate Fundamentals 
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Residential Developments 
in Inver Grove Heights
Peltier Res erve Apartments

Lo cation: 70th Street  W & Argenta Trai l ,  Inver  Grove Heights ,  MN

Overview: Pelt ier  Reserve Apar tments is  a new mult i - family  residential 
development expected to open in September 2026.  This 4-story 
apar tment complex consists of  217 units ranging from studios to 
3-bedrooms and the amenit ies include a pool ,  dog spa,  f i tness center, 
yoga-meditat ion center,  work-from-home spaces,  community lounge, 
game room, pat io ,  roof deck,  pet  run,  indoor parking and indoor bike 
storage. 
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Peltier Reserve Apts 
Rendering

Argenta Townhomes 
RenderingWebsite

Argenta Townhomes

Lo cation: 7500 Argenta Cour t ,  Inver  Grove Heights ,  MN

Overview: Argenta Townhomes is a townhome community in Inver 
Grove Heights slated to open in Apri l  2026.  The development features 
119 units consist ing of  1 ,  2 ,  and 3-bedroom spaces with amenit ies that 
include a f i tness center,  pool ,  gr i l l ing stat ions,  landscaping and snow 
removal ,  t rash and recycl ing pickup,  guest parking,  and planned social 
act iv i t ies.  Residents also have easy access to neighborhood amenit ies , 
t rai ls ,  parks,  and local  dining — with direct  posit ioning near regional 
recreat ional  areas and outdoor pathways.

Website

https://yellowtreecorp.com/project/32230/
https://www.argentatownhomes.com/mapsanddirections
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Price $8,486,000

Capitalization Rate 7.00%

Building Size (SF) 12,081

Lot Size (AC) 1.84

Stabilized Income

Scheduled Rent $594,000 

Less $/SF

CAM NNN $0.00 

Taxes NNN $0.00 

Insurance NNN $0.00 

Total Operating Expenses NNN $0.00 

Net Operating Income $594,000 

LEASE ABSTRACT
Premise & Term

Tenant KinderCare

Lease Guaranty Corporate 

Lease Type Absolute NNN

Lease Term Remaining 17+ Years

Rent Increases 10% In Year 6; 2% Annually Thereafter

Rent Commencement 12/17/2025

Options 3, 5-Year

Year Built 2025

Expenses

CAM Tenant's Responsibility

Property Taxes Tenant's Responsibility

Insurance Tenant's Responsibility

Utilities Tenant's Responsibility

HVAC Tenant's Responsibility

Repairs & Maintenance Tenant's Responsibility

Roof & Structure Tenant's Responsibility

Disclaimer
The details contained within the Lease Abstract are provided as a courtesy to the recipient for 
purposes of evaluating the subject property’s initial suitability. While every effort is made to 
accurately reflect the terms of the lease document(s), many of the items represented herein have 
been paraphrased, may have changed since the time of publication, or are potentially in error. CPP 
and its employees explicitly disclaim any responsibility for inaccuracies and it is the duty of the 
recipient to exercise an independent due diligence investigation in verifying all such information, 
including, but not limited to, the actual lease document(s). 
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SCENARIO 1: NON-RECOURSE SCENARIO 2: RECOURSE

   Proposed Loan Amount $4,667,300    Proposed Loan Amount $6,194,780

   Loan To Value 55%    Loan To Value 73%

Interest Rate 6.15% Interest Rate 6.15%

Amortization (Years) 25 Amortization (Years) 30

Term (Years) 5 Term (Years) 5

Net Operating Income $594,000 Net Operating Income $594,000

Debt Service ($366,011) Debt Service ($452,884)

Pre-Tax Cash Flow $227,989 Pre-Tax Cash Flow $141,116

Debt Coverage Ratio 1.62 Debt Coverage Ratio 1.31

Cash-on-cash Return 5.97% Cash-on-cash Return 6.16%

Principal Pay down (Year 1) $81,236 Principal Pay down (Year 1) $73,967 

Total Return $309,226 Total Return $215,083 

Yield 8.10% Yield 9.39%

Note: Proposed loan terms may fluctuate with market conditions and are for evaluation 
purposes only. CP Partners is not a lender or mortgage broker.
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TENANT NAME SQ. FT. TERM YEARS CURRENT 
RENT

MONTHLY 
RENT

YEARLY 
RENT CAP RATE

KinderCare 12,081 12/17/2025 2/28/2031 $594,000 $49,500 $594,000 7.00%

10% Increase 3/1/2031 2/29/2032 $54,450 $653,400 7.70%

2% Increase 3/1/2032 2/28/2033 $55,539 $666,468 7.85%

2% Increase 3/1/2033 2/28/2034 $56,650 $679,797 8.01%

2% Increase 3/1/2034 2/28/2035 $57,783 $693,393 8.17%

2% Increase 3/1/2035 2/29/2036 $58,938 $707,261 8.33%

2% Increase 3/1/2036 2/28/2037 $60,117 $721,406 8.50%

2% Increase 3/1/2037 2/28/2038 $61,320 $735,835 8.67%

2% Increase 3/1/2038 2/28/2039 $62,546 $750,551 8.84%

2% Increase 3/1/2039 2/29/2040 $63,797 $765,562 9.02%

2% Increase 3/1/2040 2/28/2041 $65,073 $780,873 9.20%

2% Increase 3/1/2041 2/28/2042 $66,374 $796,491 9.39%

2% Increase 3/1/2042 2/28/2043 $67,702 $812,421 9.57%

2% Increase 3/1/2043 2/29/2044 $69,056 $828,669 9.77%

Option 1 3/1/2041 2/28/2046 $70,437 $845,243 9.96%

Option 2 3/1/2046 2/28/2051 $77,768 $933,216 11.00%

Option 3 3/1/2051 2/29/2056 $85,862 $1,030,346 12.14%

TOTALS: 12,081 $594,000 $49,500 $594,000 7.00%
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Boundary

1.84
Acres

LEGEND

Egress
RETAINING WALL

ENTRANCE FOR 
TARGET

NOT 
A PART

NOT 
A PART

NOT 
A PART

55

OLSON MEMORIAL HIGHWAY

COURTHOUSE BOULEVARD W
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Largest Private Early 
Childhood Education Provider 
in the U.S. by Center Capacity

Ab out KinderCare

•	 Founded in 1969 and headquar tered in Por t land,  Oregon, 
KinderCare is  the largest  pr ivate ear ly  chi ldhood education 
provider  in the U.S. ,  serving 200,000+ chi ldren across 1,500+ 
centers ,  600+ school  programs,  and 100+ employer si tes.

•	 The company completed i ts  IPO in October 2024 (NYSE:  KLC) , 
raising $616M with a market  cap of  $2.8B;  2024 revenue totaled 
$2.663B

Key Differentiators
•	 Proprietary Ear ly  Foundations® curr iculum suppor ts whole-chi ld 

development across six domains—cognit ive ,  language & l i teracy, 
executive funct ion,  physical  wel lness,  creat ive expression,  and 
social -emotional  learning

•	 KinderCare centers are nat ional ly  accredited and consistent ly 
show above-average outcomes in third-par ty assessments of 
school  readiness

Tenant Website

Corp orate Growth
•	 Expanded rapidly  through 115+ greenfield openings and 264 

acquisit ions from 2018-2024,  including premium market  entry 
v ia Crème

•	 Employer services now include 900+ par tners and tuit ion benefit 
programs generat ing $500M+ in annual  revenue

1,500+ 
EARLY EDUCATION CENTERS 
ACROSS THE U.S.

$2.663 Billion
TOTAL REVENUES 
(FY 2024)

SUBJECT PROPERTY
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https://www.kindercare.com/
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22,694

11.4 miles

14.5 miles

VEHICLES PER DAY ALONG 
HIGHWAY 55

TO DOWNTOWN MINNEAPOLIS 

TO DOWNTOWN  
ST. PAUL

Located in  
a thriving  
Minneapolis-
St. Paul 
submarket 

ENTRANCE TO

22,694 VPD22,694 VPD

55

MINNEAPOLIS

SUBJECT PROPERTY

MINNEAPOLIS–
SAINT PAUL 

INTERNATIONAL 
AIRPORT

AMANA TRAIL

AMANA TRAIL

200-acre Minnesota Vikings 
Headquarters: Practice Facility and 

Vikings Lakes Developments

ST PAUL 
11.4 MILES
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MINNEAPOLIS 
SAINT PAUL 

INT’L 
AIRPORT

HIGH SCHOOL

GOLF COURSE

ELEMENTARY/ 
MIDDLE SCHOOL

GOVERNMENT OFFICE 

SPORTS COMPLEX

DOWNTOWN
MINNEAPOLIS

(17.5 MILES FROM  
SUBJECT PROPERTY)

FORT 
SNELLING
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Ring Radius Population Data

1-MILE 3-MILES 5-MILES

2024 2,873 45,602 128,521

Ring Radius Income Data

1-MILE 3-MILES 5-MILES

Average $181,917 $149,635 $130,189

Median $169,395 $116,425 $102,601

717.4k individuals have v is i ted the 
adjacent  Target  at least  4 t imes  in  the 
last  12 months,  drawing consistent  foot 
t raff ic  near  the subject  proper ty

INVER GROVE INVER GROVE 
HEIGHTSHEIGHTS

The shading on the map above shows the home 
location of  people who visited the adjacent 
Target over the past 12 months.  Orange shading 
represents the highest  concentrat ion of  v is i ts .

*Map and data on this page provided by Placer.ai. Placer.ai uses location data collected from mobile 
devices of consumers nationwide to model visitation and demographic trends at any physical location.

Visitation Heatmap

5-MILE RADIUS5-MILE RADIUS

ST. PAULST. PAUL

907.4K Visits 
OVER PAST 12 MONTHS AT 
THE ADJACENT TARGET 

28 Minutes 
AVERAGE DWELL TIME 
AT THE ADJACENT TARGET

MINNEAPOLISMINNEAPOLIS
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Minnesota
•	 Inver  Grove Heights is  a v ibrant 

community in Dakota County with 
approximately 35,772 residents

•	 The suburb is  known for  i ts  mix 
of  residential  neighborhoods, 
commercial  corr idors ,  and a highly 
ranked school  distr ict  that  serves 
roughly 3 ,600 students through Inver 
Grove Heights Schools ( IGHS)

•	 I t  serves as a regional  t ranspor tat ion 
hub with convenient  access to 
Interstate 494 and U.S.  Highway 
52 and sits ~20 minutes from the 
Minneapol is Saint  Paul  Internat ional 
Airpor t  and the Twin Cit ies

•	 The community also offers world-
class healthcare,  shopping,  cultural 
and spor t ing events,  and abundant 
outdoor recreat ion

Ab out Inver Grove Heights
•	 Minneapol is is  a 57-square-mile ci ty 

along the Mississippi  River,  anchoring 
Hennepin County and the Twin Cit ies 
metro

•	 I ts  central  locat ion in the Twin 
Cit ies metro provides direct  access 
to regional  cultural ,  business,  and 
educational  hubs,  including the 
University  of  Minnesota

•	 Minneapol is is  a major  transpor tat ion 
hub with connections via Interstate 
94,  I -35W, and I -394,  plus the 
Minneapol is–St.  Paul  Int ’ l  Airpor t 
(MSP)

•	 As the core of  the Twin Cit ies 
economic region,  Minneapol is hosts 
headquar ters of  major  corporat ions, 
including Target ,  U.S.  Bancorp,  and 
3M, and is  a center  for  f inance, 
healthcare,  and technology

•	 Minneapol is ranks among the top f ive 
U.S.  c i t ies for  park systems,  with 99% 
of residents l iv ing within a 10-minute 
walk to a park

One of the Twin Cities

3.7 Million 
MINNEAPOLIS MSA 
ESTIMATED POPULATION 
$286.7 B 
MINNEAPOLIS MSA GDP

Regional Map

MAPLE GROVE

 MINNEAPOLIS
(14.5 MILES)

INVER GROVE 
HEIGHTS

SHAKOPEE

MINNEAPOLIS–
ST PAUL INT’L 

AIRPORT

ST. PAUL
(11.4 MILES)

BLAINE

MAHTOMEDI
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