
REPRESENTATIVE

FAMILY DOLLAR TREE
O F F E R I N G  M E M O R A N D U M

C H E R O K E E ,  I A  



1610 NORTH 2ND STREET, CHEROKEE, IA 51012

PRICE $1,654,000

CAP RATE 7.75%

NOI $128,155

RENTABLE SQ FT. 25,178

YEAR BUILT 2015/2023

LOT SIZE 4.93 AC

TENANT TRADE NAME Family Dollar Tree

LEASE GUARANTOR Corporate

LEASE TYPE NN

ROOF & STRUCTURE Landlord

RENT COMMENCEMENT DATE February 2023

LEASE EXPIRATION DATE February 2033

TERM REMAINING ON LEASE 8.5 Years

INCREASES $0.50/SF Increases During Options

OPTIONS Five, 5-Year Options

BASE RENT Years   1-10 $ 128,155

OPTION RENT

Years 11-15
Years 16-20
Years 21-25
Years 26-30
Years 31-35

(Option 1)
(Option 2)
(Option 3)
(Option 4)
(Option 5) 

$141,101
$154,046
$166,991
$ 1 7 9,9 3 6
$192,881

TENANT RESPONSIBILITIES
 Routine Parking Lot Maintenance, 

Parking Lot Restriping, Landscaping, 
HVAC, Insurance, Taxes, Utilities

LANDLORD RESPONSIBILITIES Parking Lot, Roof & Structure

DEMOGRAPHIC SUMMARY 5-MILE 7-MILE 10-MILE

      POPULATION 6,217 7,042 8,874

      AVG. HOUSEHOLD INCOME $73,984 $74,724 $76,129

CherokeeCherokee

OFFERING SUMMARYOFFERING SUMMARY

Sioux CitySioux City



I N VE ST M E N T  H I G H L I G H T S

 
 

REPRESENTATIVE

INVESTMENT GRADE TENANT (S&P: BBB)
• Dollar Tree/Family Dollar is a publicly traded (NYSE: DLTR) Fortune 500 company with an S&P 

investment grade credit rating of BBB.
• Dollar Tree/Family Dollar operate 16,340+ stores across 48 states and five Canadian provinces.
• Dollar Tree has been in business for 70 years and has a current net worth of over $33 billion.  

9 YEAR CORPORATE LEASE
• Family Dollar Tree renovated a former hardware store and signed a new 10 year lease that 

commenced in February 2023.
• There are approximately 8.5 years left on a 10-year corporate guaranteed NN Lease with Family 

Dollar Tree.
• Tenant is responsible for Routine Parking Lot Maintenance, Parking Lot Restriping, Landscaping, 

HVAC, Insurance, Taxes, and Utilities.
• The Landlord responsibilities include Roof, Structure and Parking Lot.
• The rent increases $0.50/SF in each of the Five, 5-year option periods.

NEAR SIOUX CITY, IA | 4TH LARGEST CITY IN IA
• Cherokee is located 1 hour east of downtown Sioux City, IA. 
• Sioux City is located in the northwestern part of the state and is the fourth largest city in IA with an 

MSA population of 149,940.
• Sioux City is at the navigational head, or the furthest upstream point to which general cargo ships 

can travel, of the Missouri River. 
• There are 6 colleges located in Sioux City and 33 within 100 miles enrolling a total of 105,248 

students. 
• Sioux Gateway Airport serves both domestic and international flights and welcomes over 200,000 

passengers annually. 
• National Retailers in Sioux City include Target, Lowe’s Home Improvement, Home Depot, Hobby 

Lobby, Sam’s Club and more.

CHEROKEE | COUNTY SEAT OF CHEROKEE COUNTY
• This Family Dollar Tree is located on a corner lot at the intersection of Hwy 4 and Hwy 59 in 

Cherokee, IA.
• Cherokke is the county seat of Cherokee county and benefits from government buildings and jobs. 
• This store is directly across the street from Western Iowa Tech College with over 500 students 

enrolled. 
• A 635,000 SF Hy-Vee Distribution center is located in Cherokee and has more than 610 employees. 
• Cherokee Regional Medical Center is less than 1 mile away and has 275 staff members. 
• National retailers within 1 mile of this store include McDonalds, O’Reilly Auto Parts, Dairy Queen and 

more. 

INVESTMENT HIGHLIGHTSINVESTMENT HIGHLIGHTS



Dollar Tree, a discount variety-store chain founded in 1959, has 
over 16,340+ locations within the United States. Family Dollar 
was acquired by Dollar Tree in 2015 for $8.5 Billion. Together, 
they operate thousands of stores across 48 contiguous U.S. 
states and five Canadian provinces, supported by a solid and 
scalable logistics network. The combined market capitalization 
of Family Dollar and Dollar Tree is over $33 billion, with a credit 
rating of BBB (S&P).
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Cherokee Regional Cherokee Regional 
Medical CenterMedical Center

Cherokee Golf &Cherokee Golf &
Country ClubCountry Club

Koser Spring Koser Spring 
Lake ParkLake Park

DEMOGRAPHIC SUMMARY 5-MILE 7-MILE 10-MILE

      POPULATION 6,217 7,042 8,874

      AVG. HOUSEHOLD INCOME $73,984 $74,724 $76,129

Cherokee County Cherokee County 
Regional AirportRegional Airport
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SITE PLANSITE PLANSITE PLANSITE PLAN



Sioux City, nestled in the northwestern part of Iowa, 
stands as the state’s fourth-largest city, boasting an 
impressive MSA population of 149,940. This vibrant city 
holds a unique geographical distinction: it’s positioned 
at the navigational head of the Missouri River, marking 
the furthest point upstream where general cargo ships 
can travel. As a hub of education, Sioux City is home to 
six colleges, and remarkably, within a 100-mile radius, 
there are 33 colleges enrolling a total of over 105,000 
students.

Adding to the city’s connectivity, the Sioux Gateway 
Airport plays a pivotal role, accommodating both 
domestic and international flights. With over 200,000 
passengers gracing its terminals annually, the airport 
significantly enhances the city’s accessibility. On the 
retail front, Sioux City is a shopper’s haven, hosting a 
plethora of national retailers. Notable names such as 
Target, Lowe’s Home Improvement, Home Depot, Hobby 
Lobby, and Sam’s Club underline the city’s thriving 
retail landscape.

Institutions like Morningside College and Briar Cliff 
University offer diverse academic programs and 
contribute to the city’s intellectual milieu. Beyond 
academia, Sioux City is a bastion of arts and culture. 
The Orpheum Theatre, a beautifully restored venue, 
regularly hosts musical performances, plays, and other 
live events, while the Sioux City Art Center showcases 
both regional and national artists. 

SIOUX CITY
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CONFIDENTIALITY & DISCLAIMER NOTICE
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.

NON-ENDORSEMENT NOTICE
Marcus & Millichap is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee identified in this marketing package. The presence of any 
corporation’s logo or name is not intended to indicate or imply affiliation with, or sponsorship or endorsement by, said corporation of Marcus & Millichap, its affiliates 
or subsidiaries, or any agent, product, service, or commercial listing of Marcus & Millichap, and is solely included for the purpose of providing tenant lessee information 

about this listing to prospective customers.

SPECIAL COVID-19 NOTICE
All potential buyers are strongly advised to take advantage of their opportunities and obligations to conduct thorough due diligence and seek expert opinions 
as they may deem necessary, especially given the unpredictable changes resulting from the continuing COVID-19 pandemic. Marcus & Millichap has not been 

retained to perform, and cannot conduct, due diligence on behalf of any prospective purchaser. Marcus & Millichap’s principal expertise is in marketing investment 
properties and acting as intermediaries between buyers and sellers. Marcus & Millichap and its investment professionals cannot and will not act as lawyers, 

accountants, contractors, or engineers. All potential buyers are admonished and advised to engage other professionals on legal issues, tax, regulatory, financial, 
and accounting matters, and for questions involving the property’s physical condition or financial outlook. Projections and pro forma financial statements are not 

guarantees and, given the potential volatility created by COVID-19, all potential buyers should be comfortable with and rely solely on their own projections, analyses, 
and decision-making.)

THIS IS A OFFERING MEMORANDUM OR COMPARATIVE MARKET ANALYSIS AND SHOULD NOT BE CONSIDERED AN APPRAISAL.
ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY.  PLEASE CONSULT YOUR MARCUS & MILLICHAP AGENT FOR MORE DETAILS.

 
This information in this package has been secured from sources we believe to be reliable, but we make no representations or warranties, express 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 is a service mark of Marcus & Millichap Real Estate Investment Services, Inc. 

© 2023 Marcus & Millichap. All rights reserved.
MARCUS & MILLICHAP REAL ESTATE INVESTMENT SERVICES, INC.

BROKER OF RECORD | JON RUZICKA | REGIONAL MANAGER, IOWA
1601 UTICA AVENUE SOUTH, SUITE 301MINNEAPOLIS, MN 55416

P: (952) 852-9700 | LIC #:  B63379000

REPRESENTATIVE



Purchaser’s Initials ______     Seller’s Initials ______ 

 
 

Dated:  
Don McMinn 
Marcus & Millichap 
1100 Abernathy Road, NE, Suite 600 
Atlanta, GA 30328 

Phone: (678) 808-2762 
Fax: (815) 550-1286 

don.mcminn@marcusmillichap.com 

 
Re:  
 
Dear: 
 
Please accept this offer to purchase the above referenced Property. This letter expresses Purchaser’s 
interest in purchasing the Property under the following terms and conditions: 
 

Purchaser ____________________________________________________ 
 

Purchaser’s 
Address 

 
____________________________________________________ 

 
Purchaser’s  
Phone/Fax 

 

 
____________________________________________________ 

Purchaser’s 
Email Address 

 
____________________________________________________ 

 
Offer Price ____________________________________________________ 

 
 

Earnest Money $50,000 earnest money deposit due within forty-eight (48) hours of 
the Effective Date of the Contract with an additional $50,000 
deposited at the expiration of the Inspection Period ($100,000 
Total). The Earnest Money shall become non-refundable 
barring any other listed contingencies  at the expiration of 
the Inspection Period. 
 

Inspection Period 21 Calendar Days from the Effective Date, which shall mean the 
date on which the latter of the parties executes a Contract. All 
available Due Diligence Documents (“Documents”) will be 
forwarded immediately upon the Effective Date of the Contract. 
 
 
 

Re: 1610 North 2nd Street, Cherokee, IA 51012 (Family Dollar Tree)



Purchaser’s Initials ______     Seller’s Initials ______ 

Financing Period 
(Please Check One) 

☐ All Cash (No Financing Period) 
 
☐ Financing: Purchaser shall have ten (10) days from the Effective 
Date of the Contract to apply for and obtain a financing 
commitment. In addition, Purchaser shall have 30 days from the 
effective date of the contract to complete loan processing. 
Purchaser shall use its best efforts to secure and obtain   a   new   
first   mortgage   loan   in   the   amount   of $______________ 
on terms which are acceptable to Purchaser. 
 

Closing Date 
 

Within 10 Calendar Days after the expiration of the Inspection 
Period (or Financing Period if applicable). 

 
Closing Costs Seller shall pay for the transfer tax. Buyer shall pay for Title. 

Purchaser and Seller shall each bear its own attorneys expenses. All 
other Closing Costs shall be split 50-50 between Buyer and Seller. 

 
Property Condition Property is being sold “AS IS” with Seller making representations 

or warranties concerning the property. 

 
Contract within 
10 days: 

Within Ten (10) Calendar Days of the Effective Date of this Letter 
of Intent, Purchaser and Seller shall enter into a binding Contract 
(the “Contract”). Seller will Draft the Contract and Failure to 
reach an agreement will allow the Seller to consider this agreement 
void and accept offers from other parties. 

 
Broker Commission Purchaser acknowledges that Purchaser has employed 

________________________, (“Purchaser’s Brokers”) to 
represent them in this transaction. Any commissions due the 
Purchaser’s broker (if applicable) shall be paid by the Seller directly. 

 
1031 Exchange Purchaser ☐ is / ☐ is not (check one) completing an IRS 1031 

Tax Deferred Exchange, to which the Seller agrees to cooperate 
providing there is no cost or expense to Seller. Purchaser has 
$_____________ in an exchange account from a transaction which 
closed escrow on _____________. Purchaser will provide Seller, 
upon request, proof of such funds. 
 

Confidentiality Purchaser and Purchaser’s agents and representatives hereby 
covenant with Seller that Purchaser and Purchaser’s agents and 
representatives shall not, without the prior written consent of Seller 
(which consent may be withheld in Seller’s sole and absolute 
discretion), disclose to any other person (other than Purchaser’s 
accountants and attorneys) or entity by any means whatsoever: (i) 
any information pertaining to the Documents; (ii) any information 
pertaining to the Contract; or (iii) any information or documentation 



Purchaser’s Initials ______     Seller’s Initials ______ 

(written or oral) provided by Seller or Seller’s agents and 
representatives concerning Seller, Seller’s business, Tenant, 
Tenant’s business or the Property. 

 
 
This Letter of Intent is contingent upon the prospective Purchaser’s willingness to execute Seller’s 
standard Purchase Agreement as well as review and approval of the details of the transaction 
proposed above by the appropriate principal parties of the Seller. 

 

It is understood and agreed that the foregoing constitutes a Letter of Intent setting forth the major 
business points from our discussions. It is further understood that neither party intends to create any 
contractual rights or obligations as a result of entering into this Letter of Intent. No binding 
agreement or rights or obligations shall arise as the result of executing this letter or with respect to 
the proposed transactions, unless and until we execute definitive documentation incorporating the 
above provisions and other appropriate terms. 

 
If the foregoing accurately reflects our discussions, please acknowledge same by returning a signed 
copy of this letter. Execution of this Letter of Intent by the undersigned agent in no way binds or 
obligates the Seller or any of its principals. 

 
 
Agreed and Accepted | Purchaser 
 
By: _______________________________ 
 
 
Printed: ___________________________ 
 
 
Dated:  ____________________________ 
 

Agreed and Accepted | Seller 
 
By: _______________________________ 
 
 
Printed: ___________________________ 
 
 
Dated: ____________________________ 
 

 


