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OFFERING MEMORANDUM

Applebee’s
McAllen, TX

This property is listed in conjunction with Texas-licensed real estate broker Delta Commercial.



Michael Maffia
Managing Partner 
415.373.4060
mike@preservewc.com
CA RE License #01340853

Preserve West Capital  (“Broker”) has been retained on an exclusive basis to market the property described herein 
(“Property”). Broker has been authorized by the Seller of the Property (“Seller”) to prepare and distribute the enclosed 
information (“Material”) for the purpose of soliciting offers to purchase from interested parties. More detailed financial, 
title and tenant lease information may be made available upon request following the mutual execution of a letter of intent or 
contract to purchase between the Seller and a prospective purchaser. You are invited to review this opportunity and make an 
offer to purchase based upon your analysis. If your offer results in the Seller choosing to open negotiations with you, you will be 
asked to provide financial references. The eventual purchaser will be chosen based upon an assessment of price, terms, ability 
to close the transaction and such other matters as the Seller deems appropriate.

The Material is intended solely for the purpose of soliciting expressions of interest from qualified investors for the acquisition 
of the Property. The Material is not to be copied and/or used for any other purpose or made available to any other person 
without the express written consent of Broker or Seller. The Material does not purport to be all-inclusive or to contain all of the 
information that a prospective buyer may require. The information contained in the Material has been obtained from the Seller 
and other sources and has not been verified by the Seller or its affiliates. The pro forma is delivered only as an accommodation 
and neither the Seller, Broker, nor any of their respective affiliates, agents, representatives, employees, parents, subsidiaries, 
members, managers, partners, shareholders, directors, or officers, makes any representation or warranty regarding such 
pro forma. Purchaser must make its own investigation of the Property and any existing or available financing, and must 
independently confirm the accuracy of the projections contained in the pro forma. 

Seller reserves the right, for any reason, to withdraw the Property from the market. Seller has no obligation, express or implied, 
to accept any offer. Further, Seller has no obligation to sell the Property unless and until the Seller executes and delivers 
a signed agreement of purchase and sale on terms acceptable to the Seller, in its sole discretion. By submitting an offer, a 
purchaser will be deemed to have acknowledged the foregoing and agreed to release Seller and Broker from any liability with 
respect thereto.

Property walk-throughs are to be conducted by appointment only. Contact Broker for additional information.
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• Recently Extended NNN Lease to Major Applebee’s Franchisee 

 - 10 Years Firm Term Remaining

 - Scheduled Rental Escalation within Primary Term

 - 25-Year Operating History at Site

• Lease Entity is Second-Largest Applebee’s Franchisee with 
More than 140 Locations and $254+ Million in Revenue

 - Sustainable Rent-to-Sales Ratio of 8.7%

• Prominent Retail Location within Established 10th Ave Retail 
Corridor (28,978 AADT)

 - Nearby Anchor Tenants Include Walmart Supercenter, 
H-E-B, Target, Walgreens, Hobby Lobby, & More
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PROPERTY HIGHLIGHTS

• McAllen Serves as Regional Retail & Medical Hub for 
Southeastern Texas, Northern Mexico, and the Rio 
Grande Valley

• Robust Demographics in Surrounding Area

 - Total Daytime Population of 296,373 within 5 Mile 
Radius

 - Average Household Income of $77,791 within 1 Mile 
of Site

• Approximately 5 Miles from I-2 Arterial – 148,372 AADT

• No State Income Tax in Texas
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Annual Rent

PROPERTY OVERVIEW

Location
The property is located at 4601 North 10th Street in McAllen, Texas.

Lot Size
Approximately 1.174 acres or 51,139 square feet.

Improvements
A 5,400 square foot restaurant building for Applebee’s.

Lease
Leased to RMH Franchise Corporation for 10 years and recently extended 
for an additional 8 years from August 15, 2015 through August 31, 2031 at 
a current annual rent of $175,775. There are three (3) remaining options to 
renew the lease. Rent is to increase by 5% in September 2024 and at the 
start of each option period. The lease is net with tenant responsible for all 
taxes, insurance, and maintenance, including roof, structure, and HVAC, but 
excluding parking lot.

Financing
The property will be delivered free and clear of permanent financing.

PRICE

$3,047,000
5.75% Return

Year Annual Rent Rent PSF Return

1-5  $163,000  $30.19 n/a

6-10 9/2019-8/2024 Current  $175,225  $32.45 5.75%

10-18 9/2024-8/2031  $183,986  $34.07 6.04%

19-23 9/2031-8/2036 Option 1  $193,185  $35.78 6.34%

24-28 9/2036-8/2041 Option 2  $202,845  $37.56 6.66%

29-33 9/2041-8/2046 Option 3  $212,987  $39.44 6.99%
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Applebee’s is an American casual dining chain 
specializing in classic American dishes such 
as chicken, pasta, salads, burgers, and “riblets” 
as well as classic and specialty alcoholic 
beverages in a festive casual environment. The 
brand is the largest casual dining franchised 
chain in the world, with annual sales of 
approximately $4.7 billion. 

RMH Franchise Corporation, the lease 
entity, is the second-largest Applebee’s 
franchisee, operating 131 locations across 
14 states, with locations in Alabama, Arizona, 
Florida, Illinois, Indiana, Kansas, Kentucky, 
Missouri, Mississippi, Nebraska, Ohio, 
Oklahoma, Pennsylvania, and Texas. The 
company is a portfolio holding company of 
ACON Investments, a Washington, DC based 
international private equity firm. 

TENANT INFORMATION
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SITE PLAN



N
 1

0
th

 S
t (

28
,9

78
 A

A
D

T
)

W Nolana Ave

McAllen

Milam
Elementary

McAllen
High School

UPTOWN PLAZA

NORTHCROSS SHOPPING CENTER

AERIAL SOUTH VIEW



N
 10

th St (28
,9

78
 A

A
D

T
)

Medplex
Medical Center North

Northtowne
Business Centre

UPTOWN PLAZA

TOWN & COUNTRY SHOPPING CENTER

COURTYARD SHOPPING MALL

TRENTON CROSSING

AERIAL NORTH VIEW



General Overview
McAllen (population 141,968) is the largest city in 
Hidalgo County and the 21st largest city in Texas. 
The city is located at the southern tip of the state 
in the Rio Grande Valley, and benefits from robust 
trade with the neighboring Mexican city of Reynosa. 
Hidalgo County is one of the fastest-growing 
counties in the United States and the eighth-
most-populous county in Texas. Major industries 
in McAllen include automobile manufacturing, 
aerospace, advanced manufacturing, healthcare, 
medical research, cold storage, food processing, 
data centers, and more. Major companies operating 
in the region include TI Automotive, Delphi Teck, 
Panasonic, GE Aviation, SpaceX, Stanley Black and 

Decker, and more.

ABOUT THE AREA

SITE



Site Information
The subject property is prominently located with 
excellent access and visibility within an established 
retail corridor along North 10th Street (28,978 AADT). 
The site benefits from robust demographics with a 
total daytime population of 296,373 within a 5 mile 
radius. Average household income within 1 mile of the 
site is $77,791.

The subject property benefits from a prominent 
retail location in close proximity to shopping centers, 
major retail tenants, and employers. Nearby retail 
centers include Trenton Crossing Shopping Center, 
anchored by Target; Colonial Village, anchored by 
Harbor Freight Tools; Town and Country, anchored by 
Office Depot; Las Fuentes, featuring Sprouts Farmer’s 
Market and Lowe’s; Nolana Plaza, anchored by 99 
Cents Only; Market at Nolana, anchored by Walmart 
Supercenter, and more. Other major retail tenants in 
the surrounding area include H-E-B, Walgreens, CVS, 
Walmart Neighborhood Market, and more. 

In addition, the property is located approximately 6 
miles from the University of Texas Rio Grande Valley, 
with more than 29,000 students enrolled and a staff 
of more than 3,500, and approximately 4 miles from 
South Texas College, McAllen’s 3rd-largest employer 
with a staff of more than 2,320. The property is 
located approximately 2 miles from DHR Health 
Medical Center, a 519-bed hospital employing more 
than 5,200; 5 miles from South Texas Health System 
McAllen, a 542-bed hospital with a staff of more than 
1,200; and 5 miles from Rio Grande Regional Hospital, 
a 320-bed hospital with staff of approximately 1,150. 

ABOUT THE AREA

SITE
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Top Employers
in McAllen

# of
Employees

McAllen Independent School 
District

3,258

City of McAllen 2,497

South Texas College 2,321

BBVA Compass Bank 1,500

IBC Bank 1,200

McAllen Medical Center -  South 
Texas Health System

1,200

Rio Grande Regional Hospital 1,150

Idea Public School 1,100

Wal-Mart/Sam’s Club 1,000

H-E-B 1,000

DEMOGRAPHICS
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4601 N 10th St  |  McAllen, TX 78504

Population Summary 1 Mile 1 3 Miles 5 Miles

2010 Total Population 13,776 99,068 219,907

2020 Total Population 14,200 110,997 253,442

2025 Total Population 14,723 117,113 269,575

2020-2025 Annual Rate 0.73% 1.08% 1.24%

2020 Total Daytime Population 18,308 134,962 296,373

Average Household Income

2020 $77,791 $70,253 $69,136

2025 $87,451 $78,015 $76,647

Average Home Value

2020 $224,486 $173,393 $172,744

2025 $246,446 $190,852 $193,045

2020 TOTAL POPULATION

253,442
AVERAGE HOME VALUE 

$224,486
AVG. HOUSEHOLD  INCOME 

$77,791



EQUAL HOUSING
OPPO RTU N ITY

Approved by the Texas Real Estate Commission for Voluntary Use

efore working with a real estate broker, you shouldBknow that the duties of a broker depend on whom
the broker represents.  If you are a prospective
seller or landlord (owner) or a prospective buyer or

tenant (buyer), you should know that the broker who lists
the property for sale or lease is the owner’s agent. A
broker who acts as a subagent represents the owner in
cooperation with the listing broker.  A broker who acts as
a buyer’s agent represents the buyer.  A broker may act as
an  intermediary  between  the  parties  if the parties
consent in writing. A broker can assist you in locating a
property, preparing a contract or lease, or obtaining
financing without representing you.  A broker is obligated
by law to treat you honestly.

IF THE BROKER REPRESENTS THE OWNER:
The broker becomes the owner’s agent by entering into an
agreement with  the owner, usually through a written -
listing agreement, or by agreeing to act as a subagent by
accepting an offer of subagency from the listing broker. A
subagent may work in a different real estate office. A
listing broker or subagent can  assist the buyer but does
not   represent the buyer and must place the interests of
the  owner first.  The buyer should not tell the owner’s
agent  anything the buyer would not want the owner to
know because an owner’s agent must disclose to the
owner any material information known to the agent.

IF THE BROKER REPRESENTS THE BUYER:
The broker becomes the buyer’s agent by entering into an
agreement  to  represent the buyer, usually through a
written buyer representation agreement. A buyer’s agent
can assist  the   owner but does not represent the owner
and must place the interests of the buyer first. The owner
should not tell a buyer’s agent anything the owner would
not want the buyer to know because a buyer’s agent must
disclose to the buyer any material information known to the
agent.

IF THE BROKER ACTS AS AN INTERMEDIARY:
A broker may act as an intermediary between the parties
if the broker complies with The Texas Real Estate License

Act. The broker must obtain the written consent of each
party to the transaction to act as an intermediary. The
written consent must state who will pay the broker and, in
conspicuous bold or underlined print, set forth the broker’s
obligations as an intermediary. The broker is required to
treat each party  honestly  and fairly and to comply with
The Texas  Real Estate License  Act.   A broker who acts
as an intermediary in a transaction:

(1)  shall treat all parties honestly; 
(2)  may  not disclose that the owner will accept a
price less than the asking price unless authorized in
writing to do so by the owner; 
(3)  may not disclose that the buyer will pay a price
greater than the price submitted in a written offer
unless authorized in writing to do so by the buyer; and
(4)  may not disclose any confidential information or
any information that a party specifically instructs the
broker in writing not to disclose unless authorized in
writing to disclose the information or required to do so
by  The  Texas Real Estate License Act or a court
order or if the information materially relates to the
condition of the property. 

With the parties’ consent, a broker acting as an
intermediary between the parties may appoint a person who
is licensed under  The  Texas  Real Estate License Act
and associated with the broker to communicate with and
carry out instructions of one party and another person who
is licensed under that Act and associated with the broker
to communicate with and  carry  out instructions of the
other party.

If you choose to have a broker represent you, 
you should enter into a written agreement with the broker
that clearly establishes the broker’s obligations and your
obligations.  The  agreement should state how and by
whom the broker will  be  paid. You have the right to
choose the type of representation, if any, you wish to
receive. Your payment of a fee to a broker does not
necessarily establish that the broker represents you. If you
have any questions regarding the duties and
responsibilities of the broker, you should resolve those
questions before proceeding.

Texas Real Estate Brokers and Salespersons are licensed and regulated by the Texas Real Estate Commission (TREC). If you have a question
or complaint regarding a real estate licensee, you should contact TREC at P.O. Box 12188, Austin, Texas 78711-2188 or 512-465-3960.

Texas law requires all real estate licensees to give the following information 
about brokerage services to prospective buyers, tenants, sellers and landlords.

Information About Brokerage Services

Real estate licensee asks that you acknowledge receipt of this information about brokerage services for the licensee’s records.

Buyer, Seller, Landlord or Tenant Date

01A          TREC No. OP-K
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