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CHILD CARE 2023 REPORT

Demand for child care centers grew exponentially during COVID as government
funding poured into these essential businesses. The increase interest drove cap
rates to historic lows (6%) for many assets with full guarantees on their leases. In
addition, sales volume for national, large scale child care groups with 6,000SF+
buildings dropped from $330M in 2021 to just $70M (Q1
and Q2 sales 2023).

Even before the pandemic, home-based
and small child care centers, which
represent nearly 95% of the total child
care market, were declining — leaving
the market open for large players like
Bright Horizons, KinderCare, The Learning
Experience and Learning Care Group to
capture their market share. COVID sped
up that decline, with nearly 16,000 child
care centers closed during the
pandemic. Savvy investors realized that
child care is irreplaceable and essentially

recession-proof as parents still need this service (even during a pandemic) in
order to return to work, bringing more spotlight to the attractiveness of triple-net
(NNN) opportunity for high-net-worth stakeholders. Most early education
buildings range between 8,000 and 12,000 square feet with 15- and 20-year
leases. Even with cap rates ranging from the upper 5% to low 7%, there is still a lot
of demand depending on the lease structure, guarantor, and term.
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Avg. sale price

6.6%
Avg. Cap Rate

$376
Avg. Price/SF Sales volume

$3.6M $178M
Sale vs asking

price
-5.2%

Avg. SF

9.5K

Months to
sale
7.2
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In the past, investors overlooked child care because it
was unfamiliar. Early education assets typically traded
at a discount compared to other single-tenant stores
like banks, pharmacies, and quick-service restaurants.
What many people did not know was that some of
these companies are actually worth billions of dollars,
and back each lease with a full corporate guaranty.
COVID brought these large scale child care groups in
the limelight, and created a full understanding of the
economies need and governments full support in a
force majeur event.

Although Payroll, construction, and operation expenses are higher than in the past, tuition is
disproportionately higher. Tuition rates are 30% higher than pre-pandemic levels, a historic
increase in just 3 years time. Grant funding as a percentage of revenue has nearly tripled
due to COVID, however the programs during COVID are running out. And naturally rising
interest rates have an inverse relationship with cap rates as the returns naturally have
increased since an all time low in Q1 2022.

In the meantime, the cap rates are holding relatively
steady however the months to sale has increased
substantially, with time on market gradually
increasing from a low of 3 months in 2022 to over 7
months in 2023.

Now is an excellent time to explore your options in
child care centers or renegotiate your lease.

More than 30% of American families are living in a
child care desert.

Since the pandemic, 15,856 providers have
permanently shut their doors.

We've worn every hat in the industry, including developer, tenant/operator, broker, leasor,
and franchisee. No other team has this magnitude of expertise. Purchasing or negotiating
a lease for a child care center requires a unique skill set - It's not like a Dollar Tree, CVS, or
other retail outlet where foot traffic and average unit sales can help determine
investment value.

Investors purchase net leases for stable cash flow and
child care centers deliver.
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Child care center valuation includes subsidies, grants,
low and high payroll costs, growth, guarantees, and
more … which varies state to state and each market
within each state stands on it’s own with unique
tuition rates and draw as a child care center.

To be effective in this market, you need experts in the
child care industry. Little Scholars Real Estate (DBA of
Future In-Site Realty Associates, Inc.), has a proven
track record nationwide:

Over the last 30 years, we have developed 25
schools.

In the past few years alone, we have leased an
additional 48 schools in nearly 20 States.

Since early 2000, we have continuously operated
two Tutor Time Child Care Centers for 18 years with
350 children enrolled.

As a family business, we established a niche in the child care industry. My wife, Debbie, has
operated both schools as the Business Manager and franchisee. With an average enrollment
of 350 students, she knows the ins and outs of successfully running a child care business. We
are experts at negotiating child care sales and working with buyers interested in a 1031 Tax
Exchange or just a strong investment. When you're in the market to buy, sell or renegotiate
your child care facility, we would like the opportunity to earn your business. 

Below you will find a list of comps sales nationwide for large facilities averaging over 6000SF.
If you have any questions or would like a tailored broker price opinion for the property you're
selling or thinking about buying, please reach out. 

As an example, in our last KinderCare transaction, we first renegotiated a 25% increase in rent
with a 10 year lease extension, and sold the school within 3 months for a $1M premium. We
may be able to do the same for you.

Sincerely,
Alan Stahl
818-917-7723
Alan@LittleScholarsRE.com
www.LittleScholarsRE.com



FOR SALE PRESCHOOLS
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FOR SALE PRESCHOOLS

 www.LittleScholarsRE.com818-917-7723 Alan@LittleScholarsRE.com 



SALE COMPS MAP & LIST REPORT

SALE COMPARABLES SUMMARY STATISTICS
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SOLD  DAY CARE COMPS
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*All Comps are of schools that are 6000SF+ and are from Costar



Number of properties: 7 

Highest price: $5,968,000

Lowest  price: $4,000,000

Average cap rate: 6.9%

HISTORICAL DATA

Number of properties: 12

Highest price: $7,475,000

Lowest  price: $1,660,000

Average cap rate: 5.8%

HISTORICAL DATA

NATIONAL TENANT AVERAGES
SOLD LISTINGS

Number of properties: 2

Highest price: $6,136,000

Lowest  price: $4,000,000

Average cap rate: 6.5%

HISTORICAL DATA



WE HAVE BEEN A CHILD CARE OPERATOR, LANDLORD, DEVELOPER AND TENANT

Child Care is a unique business that requires a specialist that understands not
just the real estate, but the operations and how to communicate that
effectively to the next Buyer, Seller, Tenant, Landlord, or even lender. Since 1992,
we have operated 2 schools for 18 years and developed and leased countless
in the past 3 decades, we are the Child Care experts that other brokers go to
for advice. 

WE HAVE NATIONAL BROKER RELATIONSHIPS IN NEARLY EVERY STATE

Whether your property is on the West Coast, East Coast, Midwest, or otherwise
we are able to effectively represent you through local Brokers in any market.
We have done Child Care transactions in nearly 20 States.

IN THE CHILD CARE BUSINESS SINCE 1992, WE HAVE  THE RIGHT CONNECTIONS

We have connections with some of the top operators, developers and
landlords in the Child Care industry. When selling, re-leasing, or developing
your property with a Child Care tenant in mind, we are able to leverage these
connections. This includes off-market opportunities with brand new leases
with national child care brands to ease a 1031 tax exchange transaction, or
interested Child Care Tenants, Buyers, and Sellers.

WHY CHOOSE US TO
REPRESENT YOU
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LITTLE SCHOLARS REAL ESTATE
BROKERS HAVE DONE 70+ CHILD
CARE TRANSACTIONS IN 18+ STATES



1031 TAX EXCHANGE/SELL OR
PURCHASE REAL ESTATE WITH A

CHILD CARE TENANT IN PLACE

We've developed a deep understanding
of the child care space through personally

developing, operating, and representing
countless preschools. Needless to say, we

leverage that knowledge to best
represent you in selling or purchasing

your child care building.



Being so involved in the child care
industry, we know when a newly

developed child care center will be sold,
for how much, and when. If you want to

purchase an operating high-performing
child care asset, please let us know!








We've developed a deep understanding

of the child care space through
personally developing, operating, and

representing countless preschools.
Needless to say, we leverage that

knowledge to best represent you in
selling your child care building








Do you have a site that you believe would

work for a child care center? With our
relationship with The Learning Experience,
we are able to write a Letter of Intent and

enter into leases within weeks of
receiving a site submittal nationwide.






HOW CAN WE HELP

PURCHASE OPERATING
PRESCHOOLS

RENEGOTIATE YOUR CHILD
CARE LEASE

DEVELOP CHILD CARE
CENTERS
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Managing Director
Alan Stahl has worked in the investment world for more than
50 years. He started his career running one of the most
successful municipal and government bond firms over the
course of 30 years, after which, in 1992, he founded Future In-
Site Realty Associates, Inc. This company became a
cornerstone for developing more than 40 preschools, as well
as nearly 2,500 multi family units, and senior-housing projects.

Alan Stahl is recognized as one of the most knowledgeable
brokers in child care, having worn every hat in the industry. For
30 years, Little Scholars Real Estate (a division of Future In-Site
Realty Associates) has developed and sold 25 Tutor Time
Child Care Learning Centers, leased over 45 local & national
centers, and operated 2 Tutor Time Child Care Learning
Centers with an average enrollment of 350 students for 18
years.

CFO
Debbie was both the franchisee and day to day
Business Manager of two child care centers with an
average enrollment of 350 students. Her intimate
knowledge of the inner workings of a school, from the
financials, to dealing with payroll, allows our team to
better analyze a prospective child care center better
than others. We are able to gauge which center
seems healthy and would be a worthwhile purchase,
or gives us leverage in re-negotiating your lease with
your Tenant, or give you the confidence that another
Tenant will pay you more.

ALAN STAHL

DEBBIE STAHL

MEET THE TEAM
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SOME PAST TRANSACTIONS
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KEVIN PARKER
President of Armstrong Properties, Inc.
"It has been a pleasure working with Alan and their team on our discussions with The
Learning Experience on bringing them to several of Armstrong's properties in California and
nationwide. We couldn't be more excited about adding the TLE concept to our project in
Roseville, and continue to be impressed with Alan's knowledge of the child care industry
and expediency with which we were able to work through the transaction. We look forward
to working with them on many more TLE deals throughout California and the US."

BILL HADDAD
President of American Fruit (Monster Energy) Former Tutor
Time Franchisee
"Alan developed and sold us the franchise for two Tutor Time child care centers in Santa
Clarita and Canyon Country, which we successfully ran for nearly 18 years. There is no
broker that is more knowledgeable of the child care business and the real estate
associated with it than Alan. Whether you want to sell your real estate, develop for a pre-
school Tenant, or sell your pre-school business, Alan should be your go-to person."

RICHARD WEISSMAN
Founder and CEO of The Learning Experience
"When I first co-founded Tutor Time, Alan was the highest producing developers in
California. Later on when electing to expand in CA again with The Learning Experience, we
tapped Alan as a real estate broker, who has been integral to our site expansion in CA."

PRESCHOOL TESTIMONIALS
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PERCY VAZ
Founder and CEO of Amcal Housing Former Tutor Time
Landlord
"Alan is the most knowledgeable person that I know on all aspects of child
care. He has been an owner, an operator, a developer and a broker with
numerous transactions in the child care business for over 3 decades."

WADE WU
President of PID Holdings Former Kindercare Landlord

"I am very pleased with Future In-Site Realty Associates, Inc. as our leasing
broker for our former Kindercare in Temecula, CA. Alan Stahl is a
professional problem solver, with all the capabilities needed to effectively
negotiate with prospective Tenants. Alan provided the highest level of
service and knowledge in the industry, and do so with the utmost honesty
and integrity. They go above and beyond to make sure all details were
cared for - highly recommended!"

ADRIENNE RUBIN
Tutor Time Landlord

If you're interested in buying or selling a pre-school, Alan is the most
knowledgeable person you can find. He owned and operated his own
school, and as such his experience is invaluable. As a real estate developer
for himself and for others, he is a true authority in the marketplace. I was
fortunate to be able to invest with Alan in real estate several years ago. He
became my teacher and my friend. Alan is honest and forthright. He's a
great mentor and a guide, and most certainly an advisor you can trust."

PRESCHOOL TESTIMONIALS
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If you have any questions, please reach out to us via email or phone.
We are happy to give you a Broker Pricing Opinion on your property

or a general consultation call.

818-917-7723

ALAN STAHL

CONTACT US !

Managing Broker of Future In-Site
Realty Associates,Inc.

Alan@LittleScholarsRE.com 

DRE# 01299139
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