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NICHE UNDERWRITING / BORROWER FIELD GUIDE

Veterinary clinics and animal hospitals
What cash remains for property debt after clinical equipment, staffing and expansion obligations?

A veterinary hospital can combine appointment-based medicine, surgery, diagnostics, boarding and retail sales
in one building. Separate the economic contribution of each activity before using total revenue to support real
estate debt. An investment landlord's lease analysis is different from underwriting the operator that earns those
receipts. The following questions and checklist are our preparation framework, not a universal lender checklist.

Service mix changes labor and equipment needs
A general practice expansion is not the same business plan as adding emergency coverage or referral surgery.
Build revenue around available clinicians, technicians, opening hours and actual collection evidence. Identify
services that require a new specialist or expensive diagnostic equipment. A forecast that increases visits while
holding clinical payroll and maintenance flat needs an explicit explanation.

Specialized improvements need qualified assessment
NIOSH describes engineering controls and design considerations for veterinary workplaces; OSHA identifies
potential waste-anesthetic-gas exposure in veterinary settings. Ask qualified practitioners and facility specialists
to assess the proposed operation. Our financing application is to budget confirmed installation, maintenance and
disruption costs, while distinguishing equipment the lender could finance from improvements embedded in the
building.

Boarding and clinical rent are different cash sources
If boarding, grooming or retail is material, show its costs and seasonality independently. For commonly owned
property and practice entities, eliminate intercompany rent in combined analysis while retaining external property
expenses and all debt. If the building is leased to an unrelated operator, use the lease and tenant evidence rather
than treating clinic revenue as landlord income.

Use with the dedicated Excel model for this niche. All numerical scenarios are hypothetical. Research and calculation scope are
separated throughout this guide.
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What lenders want to understand
These are preparation questions. The actual lender determines required evidence, accepted cash flow and approval conditions.

01 / Which services depend on a specific veterinarian or specialist?
Supply a service-line contribution schedule, staffing commitments and a transition plan that distinguishes
established operations from proposed additions.

02 / What facilities and controls does the intended service mix need?
Obtain qualified facility findings and vendor proposals, then allocate cost, ownership and maintenance
responsibility.

03 / How much cash remains after all business and property obligations?
Include equipment leases, recurring capital needs, inventory purchases and necessary compensation; reconcile
related-party rent consistently.

Turn questions into an evidence ledger
For each answer, record the document date, responsible person, unresolved issue and lender response.
Distinguish requested, received, reconciled and accepted. A document upload does not establish acceptance.

Hypothetical: emergency-care expansion
A daytime clinic buys a larger building and forecasts overnight emergency revenue.

The revised case includes clinician coverage, technician staffing, equipment service and the period before the
new schedule is fully staffed. Compare that cash trough with the acquisition-only case instead of assuming more
floor area immediately creates revenue.

A larger facility is support for a documented operating plan; it is not evidence that the new service line can repay debt.
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Document checklist
Use a common financial cutoff date. Record gaps and discrepancies alongside the documents.

Document and purpose Status / owner

Monthly service-line collections and expense bridge - Distinguish medicine, surgery, diagnostics,
boarding, grooming and retail where material.

[ ] Received [ ] Reconciled
Owner: ________

Clinical staffing and service-coverage plan - Expose recruitment, specialist dependence, temporary
coverage and realistic opening hours.

[ ] Received [ ] Reconciled
Owner: ________

Equipment ownership and maintenance register - Identify diagnostic equipment debt, service
agreements, replacement timing and liens.

[ ] Received [ ] Reconciled
Owner: ________

Facility design and hazard-control assessment - Translate qualified recommendations into a priced
scope and timetable; the source guidance does not certify the property.

[ ] Received [ ] Reconciled
Owner: ________

Entity, lease and combined debt schedule - Connect practice and property cash without duplicating
rent or omitting vehicle/equipment obligations.

[ ] Received [ ] Reconciled
Owner: ________

Attach the financing and cash evidence
Include a signed sources-and-uses reconciliation, existing debt and equipment obligations, proposed term sheet,
available equity evidence, and a dated explanation for every material model assumption. Separate restricted
balances from spendable cash.

Keep personal and customer records private
Use aggregate operating evidence in this educational workbook. Share sensitive supporting documents only through the lender or
advisor's appropriate secure process. The workbook contains no upload connection.
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Use your dedicated Excel model
Veterinary Services -> Operations -> Debt and Funding -> Summary

01 / Select a case
Save an untouched copy. In Assumptions D5 select 1 for Base or 2 for Downside. Both cases feed one monthly calculation;
changing the selector recalculates the workbook.

02 / Populate the niche schedule
Replace blue input cells in Veterinary Services!D10:M21 with dated source evidence. Retain formula cells. Source columns are:
Appointment capacity; Requested appointments; Clinical bill / appointment; Surgery cases; Bill / surgery case; Boarding
animal-nights; Boarding rate / night; Clinical/support payroll; Clinical supply/lab fraction; Expansion capital.

03 / Replace scenario assumptions
Replace illustrative scenario drivers, property value, acquisition uses, available equity and financing terms in Assumptions. These
examples are not market benchmarks or lender requirements.

04 / Reconcile cash and financing
Trace monthly Operations into Debt and Funding. The signed funding surplus deducts closing equity and additional operating
cash need; a negative result is an unfunded requirement.

05 / Resolve missing inputs
Inspect the Review checks and every unavailable result. Missing or invalid selected data is n.a.; a valid zero remains zero. Do not
replace missing records with zeros.

06 / Confirm the transaction scope
Reconcile the chosen case to lender definitions and actual documents. The model covers twelve operating months and a
contractual principal calculation at maturity; it does not forecast future refinancing approval.
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Calculation scope and conventions
Read these alongside the visible formulas. The source schedule is dedicated to this niche; contractual and eligibility decisions remain
outside the model.

Appointment, surgery and boarding revenue are mutually exclusive billings. Remove surgery fees from average appointment fees
to avoid duplication. Surgery and boarding quantities require independently supported staffing/capacity.

Realization is a same-month cash proxy; there is no receivables rollforward. Enter additional collections timing in a separate cash
schedule where material. Payroll includes clinical providers and support staff.

Combined cash is an operating-business and property measure, not property NOI. Other business debt, taxes/distributions and
maintenance capital are deducted once before the residual property-debt proxy.

Value and acquisition price refer only to the real estate. LTV never applies to enterprise value, goodwill, inventory or equipment.
The modeled loan is property debt supported by residual combined cash, not a business-acquisition valuation or program
eligibility test.

Business purchases, equipment purchases at closing and goodwill are excluded from the example acquisition uses. Reconcile
their separate funding and resulting debt obligations before relying on the property-only equity gap. Include additional post-closing
equipment or expansion cash in the capital schedule once.

Related-party rent is shown and eliminated. External property costs exclude mortgage debt and must not also appear in business
operating inputs. No intercompany transfer permission is established.

Maintenance capital is deducted before sizing. Additional expansion/property capital is deducted below residual cash. Do not
enter the same cost in both places.

All amounts are fictional. Residual coverage, value and cash tests do not establish bank DSCR, program eligibility, business value
or a loan commitment.

Sizing cash equals modeled annual cash NCF plus the entered lender adjustment. The adjustment does not create spendable
cash.

Coverage size uses amortizing annual service. The loan is the minimum of coverage, LTV, debt yield and the requested ceiling.

The three sizing thresholds are illustrative editable inputs. Negative NCF produces zero income-supported capacity, never a
negative loan.

Monthly payments use annual rate/12; IO principal is unchanged. After IO the original principal amortizes over the entered period.

Closing cash and later operating shortfalls are reconciled without counting the same cash reserve twice.

All numerical values are illustrative; no market facts or lender approval are asserted.

The twelve-month operating model omits taxes on investor returns and future refinancing costs except expressly entered items.

Author verification uses Artifact Tool recalculation, saved-XLSX reimport and separate JS arithmetic; independent application
verification is recorded separately.

Legal, licensing, environmental, engineering and lender-specific recognition require actual diligence.

Property debt versus business cash
The model starts from the operating business and deducts the listed external costs and obligations. Its remaining cash is a
conservative proxy for supporting proposed property debt. This is not a standalone landlord NOI, a lender-defined global DSCR or
an SBA eligibility test. Do not add intercompany rent as a second revenue stream.
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A reconciled hypothetical example
Base and Downside are separate recalculations of the same model. Displayed dollars are rounded; Excel retains unrounded values.

Illustrative result Base Downside

Business cash collections $1,806,924 $1,567,877

Residual combined cash $477,204 $137,469

Residual cash used for sizing $477,204 $137,469

Modeled loan $1,690,000 $1,141,740

Binding sizing constraint LTV DSCR

First-year debt service $123,391 $98,542

Required closing equity $980,000 $1,528,260

Equity left / (closing gap) $220,000 -$328,260

Additional operating cash need $0 $0

Equity left / (combined gap) $220,000 -$328,260

Principal at modeled maturity $1,548,875 $1,064,014

Base operating cash used for sizing is $477,204. The modeled loan is $1,690,000, with LTV binding. Closing uses of $2,670,000
less that loan require $980,000 of equity. Available equity is $1,200,000; the signed combined surplus/gap is $220,000 after any
additional operating cash need. Downside changes the loan to $1,141,740 and the combined result to -$328,260.

Illustrative Base / Downside inputs: Real estate collateral value $2,600,000 / $2,200,000; Annual note rate 6.50% / 8.00%; Maximum
LTV 65.00% / 60.00%; Minimum sizing DSCR 1.25 / 1.3; Minimum debt yield 9.00% / 10.00%; Amortization after IO (years) 25 / 25;
Initial interest-only months 6 / 6.

Change the case and trace the result
Compare the binding sizing constraint, closing equity, monthly cash low point and maturity principal. A smaller modeled loan can
increase the sponsor funding need even if the property remains cash-positive. The lender may use different income adjustments,
payment conventions or collateral limits.
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Sources, limits and next steps
Sources below support identified research claims. They do not validate the fictional numerical inputs or represent a financing
commitment.

CDC/NIOSH: Veterinary Safety and Health Hazard Prevention and Control
Hierarchy of Controls; Prevention through Design

Supports the relevance of facility design and hazard controls in veterinary operations. Our staffing, service-mix and financing analyses
are separate analytical suggestions.

https://www.cdc.gov/niosh/veterinary/prevention/

Source checked: 2026-10-21

OSHA: Waste Anesthetic Gases
Overview; Standards

Identifies exposure concerns in veterinary and other healthcare settings and notes the absence of a specific OSHA standard for waste
anesthetic gases. It does not establish a facility's compliance or prescribe its renovation budget.

https://www.osha.gov/waste-anesthetic-gases

Source checked: 2026-10-21

About this educational model
Prepared with AI assistance and independently checked against the published example. Artifact Tool recalculation and saved-file
checks are recorded in the release evidence. Native Microsoft Excel recalculation has not been independently verified. Verify your
edited scenario in your spreadsheet application before using its results.

Discuss your financing with Jaken Finance Group
833-264-7776 | info@jakenfinancegroup.com

Start a commercial financing request

Online niche guide, matching downloads and related research

Published by Jaken Finance Group. Version 1.0.0. Preparation date: October 21, 2026. Correct errors through the publication's
corrections page.
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