
PORT ARTHUR, TX

OFFERING MEMORANDUM

PORT ARTHUR CORNERS



The information contained in the following Marketing Brochure is proprietary and strictly confidential.  It is intended 

to be reviewed only by the party receiving it from Marcus & Millichap and should not be made available to any other 

person or entity without the written consent of Marcus & Millichap.  This Marketing Brochure has been prepared to 

provide summary, unverified information to prospective purchasers, and to establish only a preliminary level of 

interest in the subject property.   The information contained herein is not a substitute for a thorough due diligence 

investigation. Marcus & Millichap has not made any investigation, and makes no warranty or representation, with 

respect to the income or expenses for the subject property, the future projected financial performance of the property, 

the size and square footage of the property and improvements, the presence or absence of contaminating substances, 

PCB's or asbestos, the compliance with State and Federal regulations, the physical condition of the improvements 

thereon, or the financial condition or business prospects of any tenant, or any tenant’s plans or intentions to continue 

its occupancy of the subject property.  The information contained in this Marketing Brochure has been obtained from 

sources we believe to be reliable; however, Marcus & Millichap has not verified, and will not verify, any of the 

information contained herein, nor has Marcus & Millichap conducted any investigation regarding these matters and 

makes no warranty or representation whatsoever regarding the accuracy or completeness of the information provided.  

All potential buyers must take appropriate measures to verify all of the information set forth herein.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONSULT YOUR MARCUS & MILLICHAP 

AGENT FOR MORE DETAILS. 

PORT ARTHUR CORNERS
PORT ARTHUR, TX

This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or
implied, as to the accuracy of the information. References to square footage or age are approximate. Buyer must verify the
information and bears all risk for any inaccuracies. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus
& Millichap Real Estate Investment Services, Inc. © 2010 Marcus & Millichap R0060009
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SECTION  ONE
...............................................PRICING & FINANCIAL ANALYSIS

SECTION  TWO

..................................................PROPERTY DESCRIPTION

SECTION  THREE
......................................DEMOGRAPHIC ANALYSIS
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Price $2,950,000

Down Payment 100%   $2,950,000

Price per Square Foot (GLA) $105.56

Gross Leasable Area (GLA) 27,946

Year Built 2006

Lot Size 2.76 Acres

Parking Ample

VITAL DATA

CAP Rate - Current 8.33%

Net Operating Income - Current $245,828

Total Return - Current 8.33% $245,828

CAP Rate - Pro Forma 10.58%

Net Operating Income - Pro Forma $312,133

Total Return - Pro Forma 10.58% $312,133

Offering Summary
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JP Morgan Chase Bank: 4.89% Curves for Women: 3.91%
Curves for Women: 3.91%

Dollar Tree: 17.59%

Dollar Tree: 17.59%

JP Morgan Chase Bank: 4.89%
Cato: 6.24%
Cato: 6.24%

Vacant: 7.54%

Vacant: 7.54%

Shoe Show: 9.83%
Shoe Show: 9.83%

COMMENTS
(1) Other includes: Light Bulbs and Power Washing
Taxes are based on 2008 actual numbers.

CURRENT PER SF PRO FORMA PER SF

Real Estate Taxes $67,609 $2.42 $67,609 $2.42
Insurance 44,490 1.59 44,490 1.59
CAM

Fire Safety 1,670 0.06 1,670 0.06
Landscaping 5,265 0.19 5,265 0.19
Irrigation Repairs 275 0.01 275 0.01
Roof Repairs 2,151 0.08 2,151 0.08
Trash Removal 1,200 0.04 1,200 0.04
Parking Lot Sweeping 6,024 0.22 6,024 0.22
R&M Building Repairs 450 0.02 450 0.02
Utilities - Water 3,344 0.12 3,344 0.12
Utilities - Electric 4,075 0.15 4,075 0.15
Other (1) 2,776 0.10 2,776 0.10
TOTAL CAM $27,230 $0.97 $27,230 $0.97

Management Fee 16,536 0.59 16,536 0.59
TOTAL EXPENSES $155,865 $5.58 $155,865 $5.58

Expenses

TENANTS (% OF GLA)
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CURRENT PER SF PRO FORMA PER SF

Base Rent

Occupied Space $283,690 $10.15 $283,690 $11.78

Vacant Space at Market Rents (3,857 SF) 69,426 18.00
GROSS POTENTIAL RENT $283,690 $10.15 $353,116 $12.64

Expense Reimbursements
Real Estate Taxes 56,938 2.04 66,269 2.37

Insurance 34,062 1.22 40,202 1.44

CAM 22,412 0.80 26,170 0.94

Management Fee 4,591 0.16 6,873 0.25

Total Expense Reimbursements $118,003 $4.22 $139,514 $4.99

GROSS POTENTIAL INCOME $401,693 $14.37 $492,630 $17.63

Vacancy/Collection Allowance (% of GPI) (5.0%) 24,632 0.88

EFFECTIVE GROSS INCOME $401,693 $14.37 $467,998 $16.75

Total Expenses $155,865 5.58 $155,865 5.58

NET OPERATING INCOME $245,828 $8.80 $312,133 $11.17

Income & Expenses

Gross Leasable Area (GLA) 27,946 SF

(1) JP Morgan Bank CAM reimbursement cannot increase more than five percent from previous year.
(2) Dollar Tree CAM reimbursement cannot increase more than five percent from previous year and does not 
reimburse for management.
(3) Shoe Show CAM reimbursement cannot increase more than five percent from previous year.
(4) CATO Taxes are capped at $2.00 per square foot. Insurance is capped at $0.25 per square foot and CAM is capped 
at $1.00 per square foot and does not reimburse for management or administrative expenses.
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COMMENTS
(1) JP Morgan Bank CAM reimbursement cannot increase more than five percent from previous year.
(2) Dollar Tree CAM reimbursement cannot increase more than five percent from previous year and does not reimburse for
management.
(3) Shoe Show CAM reimbursement cannot increase more than five percent from previous year.
(4) CATO Taxes are capped at $2.00 per square foot. Insurance is capped at $0.25 per square foot and CAM is capped at $1.00 per square
foot and does not reimburse for management or administrative expenses.

Tenant Summary
Suite Tenant GLA % of

GLA
Lease

Commence
Lease
Expire

Annual
Rent

Rent/
SF

Changes
On

Changes
To

Expense
Reimbs.

Other:
Options/ %

Lease
Type

A JP Morgan Chase Bank 2,500 8.95% 11/01/2008 10/31/2018 $42,500.00 $17.00 Month 61 $46,750.00 (1) Three - 5YR NNN
Option 1 $51,425.00
Option 2 $56,567.76
Option 3 $62,224.32

B Dollar Tree 9,000 32.20% 05/13/2006 05/31/2011 $72,000.00 $8.00 Option 1 $76,500.00 (2) Three - 5YR NNN
Option 2 $81,000.00
Option 3 $85,500.00

C Shoe Show 5,028 17.99% 06/16/2006 06/30/2011 $60,000.00 $11.93 Option 1 $65,000.00 (3) Three - 5YR NNN
Option 2 $70,000.00
Option 3 $75,000.00

D Cato 3,195 11.43% 05/02/2006 01/31/2011 $25,560.00 $8.00 Option 1 $27,157.56 (4) Three - 5YR NNN
Option 2 $28,755.00
Option 3 $30,352.56

E Curves for Women 2,000 7.16% 04/29/2007 06/30/2012 $38,000.00 $19.00 Option 1 $42,560.00 Two - 5YR NNN
Option 2 $47,667.24

F Check 'n Go 1,400 5.01% 06/29/2006 06/30/2012 $28,000.00 $20.00 Option 1 $30,800.00 One - 5YR NNN

G Nail Salon 966 3.46% 05/29/2007 05/31/2012 $17,630.00 $18.25 Option 1 $21,053.28 Two - 5YR NNN
Option 2 $23,579.64

H Vacant 3,857 13.80% $0.00

TOTAL VACANT 7,714 13.80%
TOTAL OCCUPIED 48,178 86.20% $567,380.00 $1,843,784.72
TOTAL 55,892 100.00% $567,380.00 $1,843,784.72
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For The Year Beginning Year 1
Jan 2008

Year 2
Jan 2009

Year 3
Jan 2010

Year 4
Jan 2011

Year 5
Jan 2012

Year 6
Jan 2013

Year 7
Jan 2014

Year 8
Jan 2015

Year 9
Jan 2016

Year 10
Jan 2017

Tenant(s) Name Dollar Tree
Shoe Show

Cato
Dollar Tree
Shoe Show

Cato

Curves for
Women

Check 'n Go
Nail Salon
Curves for

Women
Check 'n Go
Nail Salon

Total Number of Tenants 6 6

Total Square Feet 34,446 8,732

Total Percentage 123.2% 31.3%

Cumulative Percentage 123.2% 154.5%

Lease Expiration Summary

Percentage of SF Expiring Number of Tenants Expiring Cumulative % of SF Expiring
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Jan 2012
31%

Jan 2013
0%

Jan 2014
0%

Jan 2015
0%

Jan 2016
0%

Jan 2017
0%

Any projections, opinions, assumptions or estimates used here within are for example purposes only and do not represent the current or future performance of the property.
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Tenant Name: CATO Fashions

Lease Commencement: 05/02/2006

Lease Expiration: 01/31/2011

Gross Leasable Area 3,195

Original Term: Five Years

Option Term: Three; 5-Year

Pro Rata Share of Project: 11%

Headquartered: Charlotte, NC

No. of Locations: 1300+

Web Site: www.catocorp.com

The Cato Corporation caters to fashion-minded southerners on a budget.
The retailer operates more than 1,300 women's apparel specialty stores
under the names Cato, Cato Fashions, Cato Plus, It's Fashion!, and It's
Fashion Metro. Their mostly private-label merchandise includes misses,
juniors, and plus-sized sportswear, career wear, coats, hosiery, shoes,
and accessories priced for low- to middle-income female customers
between the ages 18 to 50 (the company also offers clothing for girls ages
seven to 16 in some stores). Cato's stores are currently located mainly in
small-town strip centers in approximately 30 states, primarily in the
southeast. Founded in 1946, the company is run by John Derham Cato,
the third generation of Catos in the family business.

LEASE SUMMARY

PORT ARTHUR CORNERS
PORT ARTHUR, TX

Lease Years Annual Rent Monthly Rent Monthly Rent/SF

1-5 $25,560.00 $2,130 $0.67

This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or
implied, as to the accuracy of the information. References to square footage or age are approximate. Buyer must verify the
information and bears all risk for any inaccuracies. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus
& Millichap Real Estate Investment Services, Inc. © 2010 Marcus & Millichap R0060009
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OPTION RENT

Lease Years Annual Rent Monthly Rent Monthly Rent/SF

Option 1 $27,157.56 $2,263.13 $0.71
Option 2 $28,755.00 $2,396.25 $0.75
Option 3 $30,352.56 $2,529.38 $0.79

Tenant & Lease Summary
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Tenant Name: D ollar Tree

Lease Commencement: 05/13/2006

Lease Expiration: 05/31/2011

Gross Leasable Area 9,000

Original Term: Five Years

Option Term: Three; 5-Year

Pro Rata Share of Project: 32%

Headquartered: Chesapeake, VA

No. of Locations: 3,400+

Web Site: www.dollartree.com

Dollars may not grow on trees, but outlets of Dollar Tree stores seem to.
The company operates more than 3,400 Dollar Tree, Deal$, and Dollar
Bills discount stores in 48 states, that sell a changing mix of housewares,
toys, seasonal items, food, health and beauty aids, gifts, and books, most
priced at $1 or less. Approximately 40 percent of its merchandise is
imported, primarily from China. The stores are located in high-traffic
strip centers anchored by mass merchandisers and supermarkets, malls,
and in small towns. Dollar Tree bought the Deal$ chain in 2006 and the
Greenbacks chain in 2003. Founded in 1986 as Dollar Tree Stores, the
company reorganized and changed its name to Dollar Tree, Inc. in 2008.

LEASE SUMMARY

Lease Years Annual Rent Monthly Rent Monthly Rent/SF

1-5 $72,000.00 $6,000 $0.67

PORT ARTHUR CORNERS
PORT ARTHUR, TX

This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or
implied, as to the accuracy of the information. References to square footage or age are approximate. Buyer must verify the
information and bears all risk for any inaccuracies. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus
& Millichap Real Estate Investment Services, Inc. © 2010 Marcus & Millichap R0060009
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Lease Years Annual Rent Monthly Rent Monthly Rent/SF

Option 1 $76,500.00 $6,375.00 $0.71
Option 2 $81,000.00 $6,750.00 $0.75
Option 3 $85,500.00 $7,125.00 $0.79

Tenant & Lease Summary

*Co-tenancy: If Wal-Mart vacates their space, tenant has the right pay the lesser of: (1) three percent of gross sales for 
rent, or (2)  one-half of all rents due. If Wal-Mart is vacant for more than six months, tenant has the right to terminate 
with 30 days notice.
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Tenant Name: Shoe Show

Lease Commencement: 06/16/2006

Lease Expiration: 06/30/2011

Gross Leasable Area 5,028

Original Term: Five Years

Option Term: Three; 5-Year

Pro Rata Share of Project: 18%

Headquartered: Kannapolis, NC

No. of Locations: 1,118+
Web Site: www.shoeshow.com

Founded in 1960 in Kannapolis, North Carolina, Shoe Show's success
has been based on a simple formula of providing quality products,
service and value. Over the past forty-five years Shoe Show has
continued to grow with stores named Shoe Show, the Shoe Dept. and
Burlington Shoes. Currently Shoe Show has 1,118 locations in 36 states.
Shoe Show has maintained its formula of success through technological
advances and operating efficiencies such as standard store design, an
efficient distribution center and computer links with stores and vendors.

LEASE SUMMARY

Lease Years Annual Rent Monthly Rent Monthly Rent/SF

1-5 $60,000.00 $5,000 $0.99

BASE RENT

PORT ARTHUR CORNERS
PORT ARTHUR, TX

This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or
implied, as to the accuracy of the information. References to square footage or age are approximate. Buyer must verify the
information and bears all risk for any inaccuracies. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus
& Millichap Real Estate Investment Services, Inc. © 2010 Marcus & Millichap R0060009
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Lease Years Annual Rent Monthly Rent Monthly Rent/SF

Option 1 $65,000.00 $5,416.67 $1.08
Option 2 $70,000.00 $5,833.33 $1.16
Option 3 $75,000.00 $6,250.00 $1.24

Tenant & Lease Summary

*Co-tenancy: If Wal-Mart vacates their space, tenant has the right pay five percent of gross sales for rent until the 
earlier of either: (1) a new anchor tenant is found, or, (2) nine months has passed, they may terminate their lease. If 
Dollar Tree or CATO vacates, tenant has the right to pay five percent of gross sales. If five months should pass with no 
re-lease, tenant may terminate their lease with 30 days notice. If for anytime during the tenant's lease the shopping 
center is less than 60 percent leased to retail tenants for six months or longer, tenant may terminate their lease.
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Tenant Name: Check 'n Go

Lease Commencement: 06/29/2006

Lease Expiration: 06/30/2011

Gross Leasable Area 1,400

Original Term: Five Years

Option Term: One; 5-Year

Pro Rata Share of Project: 5%

Headquartered: Cincinnati, OH

No. of Locations: 1,300+

Web Site: www.checkngo.com

Check 'n Go is a leader in providing innovative solutions to America's
financial needs. For more than 13 years, the stores have offered
personalized and convenient money solutions such as cash advances
(payday loans) and friendly, knowledgeable service. Since the first store
opening in 1994, they have served millions of customers. They also
partner with other best-in-class financial service providers such as First
Bank of Delaware, to provide access to additional products and services.

LEASE SUMMARY

Lease Years Annual Rent Monthly Rent Monthly Rent/SF

1-5 $27,996.00 $2,333 $1.67

BASE RENT

PORT ARTHUR CORNERS
PORT ARTHUR, TX

This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or
implied, as to the accuracy of the information. References to square footage or age are approximate. Buyer must verify the
information and bears all risk for any inaccuracies. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus
& Millichap Real Estate Investment Services, Inc. © 2010 Marcus & Millichap R0060009
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Lease Years Annual Rent Monthly Rent Monthly Rent/SF

Option 1 $30,800.04 $2,566.67 $1.83

Tenant & Lease Summary

* Tenant may terminate lease for any reason after three years with 90 days notice and a $5,000 fee.
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Financial Overview

PORT ARTHUR CORNERS
PORT ARTHUR, TX
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4997 North Twin City Highway
Port Arthur, TX 77642

Price $2,950,000

Down Payment 100%   $2,950,000

Gross Leasable Area (GLA) 27,946

Price/SF $105.56

CAP Rate - Current 8.33%

CAP Rate - Pro Forma 10.58%
Year Built 2006
Lot Size 2.76 Acres
Type of Ownership Fee Simple

EXPENSES
Real Estate Taxes $67,609 $67,609
Insurance 44,490 44,490
CAM

Fire Safety 1,670 1,670
Landscaping 5,265 5,265
Irrigation Repairs 275 275
Roof Repairs 2,151 2,151
Trash Removal 1,200 1,200
Parking Lot Sweeping 6,024 6,024
R&M Building Repairs 450 450
Utilities - Water 3,344 3,344
Utilities - Electric 4,075 4,075
Other (1) 2,776 2,776

TOTAL CAM $27,230 $27,230
Management Fee (% of EGI) 4.1%  16,536 3.5%  16,536
TOTAL EXPENSES $155,865 $155,865
EXPENSES/SF $5.58 $5.58

LOCATION
INCOME CURRENT PRO FORMA

Base Rent
Occupied Space $283,690 $283,690
Vacant Space at Market Rents 69,426

Gross Potential Rent $283,690 $353,116
Expense Reimbursements 118,003 139,514
Gross Potential Income $401,693 $492,630
Vacancy/Collection Allowance 5.0% 24,632
Effective Gross Income $401,693 $467,998
Total Expenses 155,865 155,865
Net Operating Income $245,828 $312,133
Total Return 8.33% $245,828 10.58% $312,133

ANNUALIZED OPERATING DATA
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COMMENTS
(1) JP Morgan Bank CAM reimbursement cannot increase more than five percent from previous year.
(2) Dollar Tree CAM reimbursement cannot increase more than five percent from previous year and does not reimburse for
management.
(3) Shoe Show CAM reimbursement cannot increase more than five percent from previous year.
(4) CATO Taxes are capped at $2.00 per square foot. Insurance is capped at $0.25 per square foot and CAM is capped at $1.00 per square
foot and does not reimburse for management or administrative expenses.

Tenant Summary
Suite Tenant GLA % of

GLA
Lease

Commence
Lease
Expire

Annual
Rent

Rent/
SF

Changes
On

Changes
To

Expense
Reimbs.

Other:
Options/ %

Lease
Type

A JP Morgan Chase Bank 2,500 8.95% 11/01/2008 10/31/2018 $42,500.00 $17.00 Month 61 $46,750.00 (1) Three - 5YR NNN
Option 1 $51,425.00
Option 2 $56,567.76
Option 3 $62,224.32

B Dollar Tree 9,000 32.20% 05/13/2006 05/31/2011 $72,000.00 $8.00 Option 1 $76,500.00 (2) Three - 5YR NNN
Option 2 $81,000.00
Option 3 $85,500.00

C Shoe Show 5,028 17.99% 06/16/2006 06/30/2011 $60,000.00 $11.93 Option 1 $65,000.00 (3) Three - 5YR NNN
Option 2 $70,000.00
Option 3 $75,000.00

D Cato 3,195 11.43% 05/02/2006 01/31/2011 $25,560.00 $8.00 Option 1 $27,157.56 (4) Three - 5YR NNN
Option 2 $28,755.00
Option 3 $30,352.56

E Curves for Women 2,000 7.16% 04/29/2007 06/30/2012 $38,000.00 $19.00 Option 1 $42,560.00 Two - 5YR NNN
Option 2 $47,667.24

F Check 'n Go 1,400 5.01% 06/29/2006 06/30/2012 $28,000.00 $20.00 Option 1 $30,800.00 One - 5YR NNN

G Nail Salon 966 3.46% 05/29/2007 05/31/2012 $17,630.00 $18.25 Option 1 $21,053.28 Two - 5YR NNN
Option 2 $23,579.64

H Vacant 3,857 13.80% $0.00

TOTAL VACANT 7,714 13.80%
TOTAL OCCUPIED 48,178 86.20% $567,380.00 $1,843,784.72
TOTAL 55,892 100.00% $567,380.00 $1,843,784.72
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Port Arthur Corners is a 27,946 square foot shopping center built in 

2006 and located in Port Arthur, Texas. Adjacent to a Wal-Mart Super 

Center, Port Arthur Corners has a prime location along North Twin 

City Highway (Highway 341), a major north/south thoroughfare. The 

shopping center is just southeast of the Highway 347 split leading into a 

major retail corridor with excellent visibility.

Tenants for Port Arthur Corners include CATO, Curves for Women, 

Check ‘N Go, Dollar Tree, JP Morgan Chase Bank, Nail Salon, and Shoe 

Show. Other major national retailers in the area include Family Dollar, 

McDonald's, Wendy’s, Taco Bell and Whataburger.

Port Arthur is located along the southern Texas-Louisiana border near 

the coastline.  Part of the Beaumont-Port Arthur MSA, Port Arthur’s 

convenience and ease of travel to other cities has made it an attractive 

community for thousands of commuters and families alike.  Only an 

hour and a half to Houston, an hour to Lake Charles, and twenty 

minutes to Beaumont, Port Arthur has drawn great interest from 

various industries. An economic boom  is looming for the port city as 

home to the 12th largest shipping port and the second largest refining 

port in the country. It is no surprise that Port Arthur is home to three 

major refineries.  

Overall, Port Arthur Corners offers  a new investor the opportunity to 

purchase a fully-occupied shopping center with a strong tenant base, 

adjacent to a Wal-Mart SuperCenter, with excellent visibility in a 

growing south Texas community.

PORT ARTHUR CORNERS
PORT ARTHUR, TX

This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or
implied, as to the accuracy of the information. References to square footage or age are approximate. Buyer must verify the
information and bears all risk for any inaccuracies. Marcus & Millic hap Real Estate Investment Services is a service mark of Marcus
& Millichap Real Estate Investment Services, Inc. © 2010 Marcus & Millichap R0060009
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INVESTMENT 
HIGHLIGHTS 

Investment Overview

Shadow Anchored by a Wal-Mart
Super Center

Currently 86 Percent Occupied
with Upside Potential in Leasing
Vacant Space

Located on a Major Thoroughfare
in Port Arthur

27,946 Leasable Square Foot
Center on 2.76 Acres Built in 2006

Large Tenants Include Chase
Bank, Curves, CATO and More

Port Arthur is Well Located
Between Major Cities in Both
Texas and Louisiana

The Center has Excellent Visibility
in a Busy Retail Corridor


