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N O N - E N D O R S E M E N T  A N D  D I S C L A I M E R  N O T I C E

Confidentiality and Disclaimer
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. Marcus & Millichap is a service mark of Marcus & Millichap Real Estate Investment Services, Inc. © 2018 Marcus & Millichap. All rights reserved.

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.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY.
PLEASE CONSULT YOUR MARCUS & MILLICHAP AGENT FOR MORE DETAILS.

IMPERIAL PLAZA | STATE OF ILLINOIS ANCHORED RETAIL CENTER
Chicago, IL
ACT ID ZAA0370812
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#

EXECUTIVE SUMMARY
OFFERING SUMMARY

MAJOR EMPLOYERS

EMPLOYER # OF EMPLOYEES

Little Company Mary Hospital 3,900

Prestige Maintenance USA 2,391

Little Co of Marys Hospital 2,000

Pactiv LLC 1,613

US Post Office 1,539

Ford 1,518

Holy Cross Hospital 1,380

Walgreens 1,091

McDonalds 1,075

Walmart 1,015

JT Company Inc 1,000

Tootsie Roll Company  Inc 1,000

DEMOGRAPHICS

1-Miles 3-Miles 5-Miles

2018 Estimate Pop 26,670 213,790 627,156

2010 Census Pop 26,449 212,075 623,200

2018 Estimate HH 8,831 71,275 208,459

2010 Census HH 8,715 70,407 206,499

Median HH Income $62,703 $62,328 $51,214

Per Capita Income $24,392 $25,888 $22,426

Average HH Income $73,494 $77,170 $67,150

VITAL DATA
YEAR 1 YEAR 2

Price $3,777,000 CAP Rate 9.25% 10.16%

Down Payment 30% / $1,133,100 Net Operating 
Income $349,361 $383,909

Loan Amount $2,643,900 Net Cash Flow 
After Debt Service 15.66% / $177,485 18.71% / $212,033

Loan Type Proposed New Total Return 21.02% / $238,169 24.30% / $275,346

Interest Rate / Amortization 4.25% / 25 Years

Gross Leasable Area (GLA) 29,336 SF

Price/SF $128.75

Current Occupancy 96.76%

Year Built / Renovated 1988

Lot Size 1.32 acre(s)

5

MAJOR TENANTS
TENANT GLA LEASE EXPIRATION LEASE TYPE
State of Illinois - Dept of Human 
Services 7,150 11/30/2021 Gross

State of Illinois 4,602 11/30/2021 Gross

State of Illinois 1,991 11/30/2021 Gross

Brian J French DPM 2,000 3/31/2021 Gross

Chicago Bone & Joint 4,000 12/31/2024 Gross

Midwest Kidney Center 1,000 10/31/2023 Gross

Total Indulgence Day Spa 2,660 6/30/2022 Gross
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OFFERING SUMMARY

 In place cap rate of 9.25%, with an initial cash on cash return of over 
15%

 Well-sighted | Exposure to 60,000+ vehicles per day
 Located at the intersection of three major thoroughfares
 Long-term occupancy by the State of Illinois Department of Human 

Services
 96% occupied with the most attractive and leasable endcap space 

currently available
 Over 210,000 people reside within a 3 mile radius

INVESTMENT HIGHLIGHTS

Marcus & Millichap is pleased to present an opportunity to purchase the fee simple interest in Imperial Plaza, a multi-tenant retail
center located at the intersection of Pulaski, Columbus, and 87th Street in Chicago's Ashburn neighborhood. The property's anchor
tenant is the State of Illinois Department of Human Services (IDHS) and their long history of occupancy in Imperial Plaza
demonstrates the mission critical nature of this location to the state. IDHS currently leases three large suites, indicating that their
footprint has expanded over their tenancy. The balance of the tenants are either medical or service oriented, making the tenancy
e-commerce resistant. The property is currently 96.3% leased, with one vacant endcap unit that has better exposure to the 62,800
cars that pass by the plaza daily than any other suite located in the property.

There are strong synergies between the tenants and the surrounding Ashburn neighborhood. The family who originally developed
the plaza has operated and cash-flowed the property for about 30 years. The building is well maintained, and there is no known
deferred maintenance.

This is an opportunity to purchase a well occupied, strategically positioned retail center with abundant cash flow in place. The
ability to lease up the endcap unit will move the in-place cap rate from a 9.25% cap to a 10.16% cap rate. The going in cash-on-
cash return is over 15%, and you have the ability to push your cash on cash return to about 19%.

Please contact Marcus & Millichap if you have further interest in Imperial Plaza.

INVESTMENT OVERVIEW
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LOCATION OVERVIEW
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8600-8634 S Pulaski Avenue, Chicago, IL 60652
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LOCAL MAP
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Marcus & Millichap closes 

more transactions than any other 

brokerage firm.
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MARCUS & MILLICHAP CAPITAL CORPORATION 
CAPABILITIES
MMCC—our fully integrated, dedicated financing arm—is committed to 
providing superior capital market expertise, precisely managed execution, and 
unparalleled access to capital sources providing the most competitive rates and 
terms.

We leverage our prominent capital market relationships with commercial banks, 
life insurance companies, CMBS, private and public debt/equity funds, Fannie 
Mae, Freddie Mac and HUD to provide our clients with the greatest range of 
financing options.

Our dedicated, knowledgeable experts understand the challenges of financing
and work tirelessly to resolve all potential issues to the benefit of our clients.

National platform  
operating

within the firm’s  
brokerage offices

6.24 billion 
billion total 

national  
volume in 2018

Access to  more 
capital  sources 
than  any other 

firm  in the 
industry

Optimum financing solutions  to 
enhance value

Our ability to enhance buyer 
pool by expanding finance 
options

Our ability to enhance 
seller control

• Through buyer 
qualification support

• Our ability to manage buyers 
finance expectations

• Ability to monitor and 
manage buyer/lender progress, 
insuring timely, 
predictable closings

• By relying on a world class 
set of debt/equity sources 
and presenting a tightly 
underwritten credit file

WHY MMCC?

Closed 1,678 
debt and equity 

financings 
in 2018

ACQUISITION FINANCING

IMPERIAL PLAZA | STATE OF ILLINOIS ANCHORED RETAIL CENTER
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MARKET OVERVIEW

OVERVIEW
CHICAGO

1

Chicago-Naperville-Elgin is one of the largest metros in the nation. Also
known as the Greater Chicagoland area, it is bounded to the east by
Lake Michigan, expands over a 5,000-square-mile region in
northeastern Illinois and extends into Wisconsin and Indiana. The metro
houses 9.6 million people and comprises 14 counties. The city of
Chicago contains 2.7 million residents. The greatest growth during the
past 20 years occurred in the western portion of the region. In recent
years, however, businesses are relocating back into the city to attract
young workers, supporting the development of high-rise residential
towers in the downtown Chicago.

MARKET OVERVIEW

METRO HIGHLIGHTS

THIRD-LARGEST METROPOLITAN AREA
The metro population trails only New York City and 
Los Angeles in size. It will expand to nearly 9.9 
million residents by 2023.

WEALTH OF INTELLECTUAL CAPITAL
The number of corporate headquarters in Chicago is 
second only to New York City. There are 34 Fortune 
500 companies based locally.

LARGE, DIVERSE EMPLOYMENT BASE
The Chicago metro employs nearly 4.8 million 
workers in an array of industries, including a growing 
tech sector.

IMPERIAL PLAZA | STATE OF ILLINOIS ANCHORED RETAIL CENTER



MARKET OVERVIEWMARKET OVERVIEW
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TRANSPORTATION

 The region’s transit network ranks among the largest and most 
efficient in the world.

 The vast network of freeways, centralized location, a large rail-truck 
intermodal facility, and the Port of Chicago contribute to the metro’s 
position as a major distribution and logistics hub.

 Chicago is the nation’s premier freight rail hub, with four carriers —
BNSF, Union Pacific, CSX, and Norfolk Southern — that service the 
region. 

 Amtrak routes originate from Union Station, while the Metra 
commuter rail and the Chicago L provide passenger service 
throughout the metro area and beyond. 

 International airports include O’Hare, Midway and Gary/Chicago. 
Seven smaller airports also provide air service for the region. 

Roughly OF ILLINOIS RESIDENTS LIVE IN 
THE SUBURBS OF CHICAGO, 
MANY OF WHOM COMMUTE INTO 
THE CITY FOR WORK40%

16.4
Million TEU’s

MOVED THROUGH METRO
IN 2018

3
CHICAGO HAS

INTERNATIONAL
AIRPORTS

7
FOR FREIGHT, PASSENGER 

AND COMMUTER

RAIL LINES
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MARKET OVERVIEW

ECONOMY
 The metro has one of the biggest economies in the nation and 

is buoyed by its distribution, finance, manufacturing operations 
and growing high-tech sectors. 

 Fortune 500 companies headquartered in the metro include 
Boeing, Walgreens, Allstate and McDonald’s.

 The area is a major global tourist and convention destination. 
Last year, a record 57.6 million people visited the metro, 
supporting 150,600 jobs.  

 Large tech firms such as Amazon, Groupon and Google 
attract startup companies.

 The workforce is considered one of the most diverse and well 
trained among major U.S. metros.

MAJOR AREA EMPLOYERS

Amazon.com, Inc.

Advocate Aurora Health

Walmart

Northwestern University

United Continental Holdings Inc.

Allstate Corp.

Walgreens Boots Alliance, Inc.

Abbott Labs

JPMorgan Chase

AT&T

SHARE OF 2018 TOTAL EMPLOYMENT

3

MANUFACTURING GOVERNMENT

HEALTH SERVICES
EDUCATION AND

+

LEISURE AND HOSPITALITY FINANCIAL ACTIVITIES

CONSTRUCTION

PROFESSIONAL AND
BUSINESS SERVICES

OTHER SERVICES 
AND UTILITIES

TRADE, TRANSPORTATION INFORMATION

* Forecast 

IMPERIAL PLAZA | STATE OF ILLINOIS ANCHORED RETAIL CENTER

9% 18% 7%12% 10%

4%20% 2%4% 15%



20

Retailers targeting Chicago for their flagship stores. Rising household incomes
supported by corporate expansions are giving consumers increased discretionary
income and attracting retailers to the Chicago metro. New York & Co. opened its
largest flagship store on State Street earlier this year. Additionally, Amazon opened
one of its convenience stores in the metro at the end of September. Several other
retailers are considering opening flagship stores within the market, including Google
and Funko, a company that manufactures pop culture items. Expansions like these will
continue to bode well for vacancy improvement. Presently, the rate fell for a fourth
consecutive year during the past 12 months ending in June amid strong net
absorption.

Demand outpaces supply in the suburbs. Construction of retail space is beginning
to moderate after several years of elevated development. The bulk of completions
remain in the suburbs. Despite heightened deliveries here, strong net absorption
continues to sustain demand for retail space, dropping vacancy at a faster pace than
the metro average and supporting healthy rent growth. Moving forward, completions
will remain concentrated in outlying areas, though supply additions will likely have a
minimal impact on vacancy as much of the space is pre-leased or built-to-suit.

• Buyers in the $1 million to $10 million price tranche are leading transaction
velocity in Chicago, with both out-of-state and local investors bidding for
available assets. Buyers from California are particularly active targeting
properties upward of 200 basis points higher than their home markets. First-
year yields for retail assets overall averaged in the low-7 percent band during
the past 12 months.

• Demand picked up considerably in the Northwest City submarket with the
number of sales rising 20 percent in the area during the past 12 months.
Heightened demand in the submarket lifted the average price 4 percent to
$380 per square foot. Here, cap rates averaged in the low-7 to mid-7 percent
range based on property type and location.

• Buyers remain interested in multi-tenant assets as these buildings change
hands with first-year returns in the mid-7 to low-8 percent band.

Retail 2018 Outlook
Retailers Increasingly Consider Chicago
For New Concept Launches

CHICAGO METRO AREA

2.0 million sq. ft.

will be completed

3.4% increase in 

asking rents

40 basis point

decrease in vacancy

Construction:

The average asking rent picks up from the
0.9 percent increase recorded in the prior
year, reaching $17.60 per square foot in
2018.

Net absorption of 3.5 million square feet will
tick vacancy down 40 basis points in 2018 to
6.2 percent. Last year, the rate also fell 40
basis points.

* Cap rates trailing 12 months through 2Q18; 10-Year Treasury up to June 29.
Sources: CoStar Group, Inc.; Real Capital Analytics

Development slows moderately from the 2.3
million square feet completed in 2017. More
than half of this year’s deliveries are single-
tenant properties.

Vacancy:

Rents:

InvestmentTrends
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MARKETING TEAM
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DEMOGRAPHICS

Source: © 2018 Experian

Created on August 2019

POPULATION 1 Miles 3 Miles 5 Miles
 2023 Projection

Total Population 26,273 210,572 612,331
 2018 Estimate

Total Population 26,670 213,790 627,156
 2010 Census

Total Population 26,449 212,075 623,200
 2000 Census

Total Population 24,899 211,230 648,777
 Current Daytime Population

2018 Estimate 22,185 172,943 483,665
HOUSEHOLDS 1 Miles 3 Miles 5 Miles
 2023 Projection

Total Households 8,841 71,365 208,182
 2018 Estimate

Total Households 8,831 71,275 208,459
Average (Mean) Household Size 3.02 2.95 2.97

 2010 Census
Total Households 8,715 70,407 206,499

 2000 Census
Total Households 8,821 72,247 215,648

 Occupied Units
2023 Projection 8,841 71,365 208,182
2018 Estimate 9,154 74,982 227,393

HOUSEHOLDS BY INCOME 1 Miles 3 Miles 5 Miles
 2018 Estimate

$150,000 or More 6.99% 8.82% 6.50%
$100,000 - $149,000 16.89% 16.03% 12.89%
$75,000 - $99,999 17.78% 15.61% 13.16%
$50,000 - $74,999 18.17% 18.86% 18.39%
$35,000 - $49,999 11.29% 12.30% 13.82%
Under $35,000 28.88% 28.38% 35.24%

Average Household Income $73,494 $77,170 $67,150
Median Household Income $62,703 $62,328 $51,214
Per Capita Income $24,392 $25,888 $22,426

HOUSEHOLDS BY EXPENDITURE 1 Miles 3 Miles 5 Miles
Total Average Household Retail 
Expenditure $73,517 $72,846 $64,952
 Consumer Expenditure Top 10 
Categories

Housing $20,657 $20,443 $18,462
Shelter $12,637 $12,497 $11,314
Transportation $11,756 $11,823 $10,397
Food $8,012 $7,904 $7,047
Personal Insurance and Pensions $6,522 $6,423 $5,437
Health Care $4,967 $4,983 $4,438
Utilities $4,116 $4,108 $3,765
Entertainment $3,641 $3,695 $3,099
Apparel $2,119 $2,100 $1,834
Household Furnishings and 
Equipment $1,745 $1,715 $1,493

POPULATION PROFILE 1 Miles 3 Miles 5 Miles
 Population By Age

2018 Estimate Total Population 26,670 213,790 627,156
Under 20 28.42% 27.22% 28.16%
20 to 34 Years 20.28% 19.92% 20.95%
35 to 39 Years 6.46% 6.33% 6.47%
40 to 49 Years 13.52% 12.91% 12.57%
50 to 64 Years 18.80% 19.88% 18.61%
Age 65+ 12.53% 13.74% 13.24%
Median Age 36.01 37.26 35.68

 Population 25+ by Education Level
2018 Estimate Population Age 25+ 17,309 141,182 406,981
Elementary (0-8) 5.42% 6.51% 7.65%
Some High School (9-11) 5.93% 7.58% 9.98%
High School Graduate (12) 31.97% 30.46% 32.34%
Some College (13-15) 25.25% 22.84% 22.55%
Associate Degree Only 9.35% 7.32% 7.09%
Bachelors Degree Only 14.15% 15.34% 12.16%
Graduate Degree 6.82% 8.61% 6.46%
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Income
In 2018, the median household income for your selected geography is
$62,703, compare this to the US average which is currently $58,754.
The median household income for your area has changed by 28.43%
since 2000. It is estimated that the median household income in your
area will be $74,351 five years from now, which represents a change
of 18.58% from the current year.

The current year per capita income in your area is $24,392, compare
this to the US average, which is $32,356. The current year average
household income in your area is $73,494, compare this to the US
average which is $84,609.

Population
In 2018, the population in your selected geography is 26,670. The
population has changed by 7.11% since 2000. It is estimated that the
population in your area will be 26,273.00 five years from now, which
represents a change of -1.49% from the current year. The current
population is 48.16% male and 51.84% female. The median age of the
population in your area is 36.01, compare this to the US average
which is 37.95. The population density in your area is 8,473.40 people
per square mile.

Households
There are currently 8,831 households in your selected geography. The
number of households has changed by 0.11% since 2000. It is
estimated that the number of households in your area will be 8,841
five years from now, which represents a change of 0.11% from the
current year. The average household size in your area is 3.02
persons.

Employment
In 2018, there are 5,422 employees in your selected area, this is also
known as the daytime population. The 2000 Census revealed that
58.23% of employees are employed in white-collar occupations in this
geography, and 41.91% are employed in blue-collar occupations. In
2018, unemployment in this area is 5.47%. In 2000, the average time
traveled to work was 40.00 minutes.

Race and Ethnicity
The current year racial makeup of your selected area is as follows:
56.02% White, 22.20% Black, 0.01% Native American and 1.13%
Asian/Pacific Islander. Compare these to US averages which are:
70.20% White, 12.89% Black, 0.19% Native American and 5.59%
Asian/Pacific Islander. People of Hispanic origin are counted
independently of race.

People of Hispanic origin make up 41.24% of the current year
population in your selected area. Compare this to the US average of
18.01%.

PROPERTY NAME

MARKETING TEAM
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Housing
The median housing value in your area was $170,714 in 2018,
compare this to the US average of $201,842. In 2000, there were
7,836 owner occupied housing units in your area and there were 986
renter occupied housing units in your area. The median rent at the
time was $537.

Source: © 2018 Experian

DEMOGRAPHICS
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www.MarcusMillichap.com

Mitchell Kiven

Senior Associate
Member - National Retail Group
Chicago Downtown Office
Tel: (312) 624-7006
Fax: (312) 327-5410
mitchell.kiven@marcusmillichap.com
License: IL 475.164486

E X C L U S I V E L Y  L I S T E D  B Y
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