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Marcus g Millichap

THE DISALVO GROUP

CONFIDENTIALITY & DISCLAIMER

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

©2017 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.

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 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. Any projections, opinions, assumptions or estimates used herein are for example purposes only and do not represent the current or future performance of the property. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus & Millichap Real Estate Investment
Services, Inc. ©2022 Marcus & Millichap ACT ID ZAD0260121

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



STOUT FIELD COLD STORAGE FACILITY e e PRESENTED BY

EXCLUSIVELY LISTED BY:

Joseph DiSalvo

Senior Managing Director Investments
Senior Director - National Office & Industrial
Properties Group, National Healthcare Group
Indianapolis Office

Office: (317) 218-5334

Cell: (317) 410-8788

License: IN: RB14051407
Joseph.DiSalvo@MarcusMillichap.com

Forest Bender

First Vice President Investments

Director - National Office & Industrial Properties Group
Indianapolis Office

Office: (317) 218-5346

Cell: (765) 748-6570

License: IN: 'RB14049223 / IN: AB21405968
Forest.Bender@MarcusMillichap.com

Alexander Nulf

First Vice President Investments

Director - National Office & Industrial Properties Group
Indianapolis Office

Office: (317) 218-5331

Cell: (574) 377-0630

License: IN: RB14052113
Alexander.Nulf@MarcusMillichap.com

BOR: Josh Caruana | Indianapolis, IN | License: RB14034355 ( 4001 W Minnesota St Indianapolis, IN 46241



https://www.google.com/maps/place/4001+W+Minnesota+St+%23210,+Indianapolis,+IN+46241/@39.7409995,-86.2339103,17z/data=!3m1!4b1!4m5!3m4!1s0x886b583c11ddc6c5:0x132ca4e6c2ed21e3!8m2!3d39.7409954!4d-86.2317216
mailto:Joseph.DiSalvo@MarcusMillichap.com
mailto:Alexander.Nulf@MarcusMillichap.com
mailto:Forest.Bender@MarcusMillichap.com

TRBLE OF CONTENTS

PAGE #05
Property Overview
Aerial Map
Local Map
Aerial Map

PAGE #17
Operating Statement
Tenant Summary

PAGE #21
Market Analysis
Demographic Analysis

(© 4001 W Minnesota St Indianapolis. IN 46241


https://www.google.com/maps/place/4001+W+Minnesota+St+%23210,+Indianapolis,+IN+46241/@39.7409995,-86.2339103,17z/data=!3m1!4b1!4m5!3m4!1s0x886b583c11ddc6c5:0x132ca4e6c2ed21e3!8m2!3d39.7409954!4d-86.2317216




PROPERTY SUMMARY

STOUT FIELD COLD STORAGE FACILITY

The DiSalvo Group of Marcus & Millichap is pleased to bring to market the Stout Field Cold Storage
Facility, a 190,819 square foot multi-tenant refrigerated and freezer warehouse building located on the
southwest side of Indianapolis, Indiana. The Subject Property is situated in the Stout Field Industrial Park
on the southwest side of Indianapolis with immediate access to Interstate 70 which goes through
downtown Indianapolis via the Sam Jones Expressway and Interstate 465 which surrounds Indianapolis.
Stout Field is also within immediate proximity to the Indianapolis International Airport to its west and the
Central Business District to the east and is surrounded by other industrial users as well as over 171,000
people within a five-mile radius.

The Subject Property is one of the only properties in the Indianapolis MSA that can accommodate the
rapidly growing needs for refrigerator and freezer spaces for tenants needing less than 50,000 square
feet, creating significant rent growth over the past few years as tenants have come for renewal and/or
expansion. Additionally, over 60 percent of the gross leasable refrigerated and freezer spaces are 10
percent or more below the average rate signed in the past twelve for that use, which creates substantial
upside potential for an Investor owning this Property into the future. When one accounts for the stability
of having one of the only assets in the market that can accommodate this rapidly growing demand at well-
below replacement costs coupled with the upside potential below-market rents on the leased space along
with leasing up the current vacancy, the Stout Field Cold Storage Facility is one of the rare, fundamentally
sound assets that should prove to be an incredibly strong performing investment for the savvy Investor.

( 4001 W Minnesota St Indianapolis, IN 46241
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STOUT FIELD COLD STORAGE FACILITY

$23,400,000

OFFERING PRICE

% OFFERING HIGHLIGHTS

Stabilized 190,819 Square Foot Freezer/Refrigerator Building
with Diverse Rent Roll

20$122.63

Incredibly Rare Product Type Benefiting from Tremendous
Growing Demand

31 451 634 9 Well Below Replacement Costs at Only $122 Per Square Foot
’ y

Upside Potential in Below Market Rents and Vacancy Lease-Up

Well Located in Established Industrial Park Less Than 8 Miles
From Airport and Immediately Accessible to I-70 and |-465

/_/ 96.98%

190819 [

(© 4001 W Minnesota St Indianapolis, IN 46241

New Roofing System Installed from 2019-2022 | All Mechanicals
Replaced / Updated Since 2018

HEEOO®
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PROPERTY SUMMARY

PARKING SURFACE
PARKING

APN

LONING

HIGHWAY ACCESS
TYPE OF OWNERSHIP
PROPERTY TYPE
TOPOGRAPHY
FOUNDATION
EXTERIOR
FRAMING

ROOF

ELECTRIC

FIRE PROTECTION
DOCK DOORS
LEVELERS

DRIVE IN DOORS

Asphalt

200 Free Surface Spaces Available | Ratio of 1.06/1,000 SF

49-11-17-102-013.000-900

Commercial

I-70 | I-465 | 15 Minutes Indianapolis Int'l Airport
Fee Simple

Industrial

Flat

Concrete Slab

Masonry

Metal Frame

Flat | New Roofing System Installed from 2019-2022
400a/480v 3p

Sprinkler System

26 ext.

24 ext.

1 tot.

STOUT FIELD COLD STORAGE FACILITY

1967 1983

01
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STOUT FIELD COLD STORAGE FACILITY

REF IR

EEFi

MECHANICAL
2,437 SF

FIRST FLOOR PLAN

sy

SECOND FLOOR PLAN

*Individual unit floorplans available upon request
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STOUT FIELD COLD STORAGE FACILITY

JM* 4’; Ru 1ONS 9
ﬁ D>

e BnghtVlew
e L " Swueruin-Wictiams. (M

-2 muenssnfbm TE] "nmm

Rock MOLLY, \um

: 'monon

. o= (Fhopuom
Y it

(© 4001 W Minnesota St Indianapolis, IN 46241



https://www.google.com/maps/place/4001+W+Minnesota+St+%23210,+Indianapolis,+IN+46241/@39.7409995,-86.2339103,17z/data=!3m1!4b1!4m5!3m4!1s0x886b583c11ddc6c5:0x132ca4e6c2ed21e3!8m2!3d39.7409954!4d-86.2317216

STOUT FIELD COLD STORAGE FACILITY COLD STORAGE FACILITY

—— T — T — T ——

SQ. FT.: 190,819 SF | +/-9.70 ACRES (© 4001 W Minnesota St Indianapolis, IN 46241



https://www.google.com/maps/place/4001+W+Minnesota+St+%23210,+Indianapolis,+IN+46241/@39.7409995,-86.2339103,17z/data=!3m1!4b1!4m5!3m4!1s0x886b583c11ddc6c5:0x132ca4e6c2ed21e3!8m2!3d39.7409954!4d-86.2317216

POPULATION S MILES 10 MILES

R D
Frankfort Tipton W _ :
. : Elwood Alexandria {
yent
(421) i
X (13) oI
— Tis (9)
Thomtown
Al e Anderson
m ) @ -—
— Crawfordsville 32 Lebanon Noblesville D
} (32) ;
- Pendleton 3
Carmel 469, 3
.‘\23 1 j Zionsville I
1] h1654 (s)
arshall Roachdale Brownsburg h165;
{.'.A SUBJECT /\
' (z31] 4001TW Minnesota St, Knighte
ville {36} Bainbridge {36 Avon Indianapolis, IN' 46241
, Beech Grove
Plainfield z S
465
Greencastle Vi )
(67) /| Greenwaod =/
. He Monrovia (37)
; {40 170/ Whiteland :
:,,T»j Brazil Cloverdale (39) Shelbyville
. (69) Franklin
J T
(59) (231} fartinsville
(67) Morgantown
\67) g o Edinburgh
Gre
(231
Clay City Spencer m (9)
Eliettsville Lnionviile 'ri | (3)
Nashville Columbus N
il i Westpor
onville Bloomington (25) P
Solsberry (135)

N
x)
d

2026 Projection 173,293 747,324
2021 Estimate 171,179 734,794
2010 Census 159,424 680,113
2000 Census 156,301 645,551
20onzpazﬁgr:e 314839 847413
HOUSEHOLDS S MILES 10 MILES
2026 Projection 68,951 297,584
2021 Estimate 67,560 291,110
2010 Census 62,578 270,124
2000 Census 62,688 259,937
B ncom  SMILES  10MILES
Average Income $56,789 $69,065
Median Income $42,056 $50,730
Per Capita Income ~ $22,745 $27,637
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POPULATION

2021 Estimate
2010 Census
2000 Census

2022 Daytime
Population

2021 Estimate
2010 Census

2000 Census

HOUSEHOLDS
BY INCOME

Average Income

Median Income

Per Capita Income

3 MILES

62,183
58,591

59,396

76,304

23,242
22,041

23,656

1 @
MILE  MILES

$42,892  $46,909
$36,080  $37,565

$15,331  $17,598

OCAL MAP

——
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SUMMARY PROPOSED FINANCING UNDERWRITING ASSUMPTIONS

Price: $ 23,400,000
Down Payment (1st): 100.00% $ 23,400,000 (1) Proposed Financingis based on an all cash offer.
Current CAP: 6.20%
Pro Forma CAP: 6.89%
Approx. Gross Square Feet: 190,819 (2) Expenses calculated using an average of the 2020-2021 income
Cost per Gross Square Foot: S 122.63 statements.
Zoning: Commercial
Site Area (Acres): 9.70 Acres (3) Management fees calculated ata projected market value at 4% of EGI.
Year Built: 1967
(4) REtaxes calculated directly from Marion County Treasurer's Office.

UL 5 A0 O I TS DA e (5) Other income includes budgeted CAM and parking income. Tenants

operate on base year leases with tenants reimbursing expense

For the 12 Months Starting: December 2022 December 2027 UTILITIES overages.

Electricity S 361,034
Gross Potential Rent: S 2,533,807 S 2,788,371 Gas S 2,902
CAM Recapture: S - S - Trash S 1,258
Tax Recapture: S - S - Water/Sewer S 32,428 S 397,621
Insurance Recapture: S - S -
Mgmt. Recapture: S - S - COMMON AREA MAINTENANCE
Base Stop Recapture: S - S - Snow Removal S 6,062
Other Income (5): S 8,504 S 9,106 Lawn $ 3,537

Engine Room $ 205,896
Scheduled Gross Income: S 2,542,311 $ 2,797,477 Association Dues $ 11,839
Vacancy $ 126,690 5.00% S 139,419 5.00% R&M S 93,518

$ ,
Effective Gross Income: $ 2,415,620 $ 2,658,058 S >
Less Expenses: S 963,987 S 1,045,182 S -
$ - $ 320852

Net Operating Income: S 1,451,634 6.20% S 1,612,876 6.89%
Capital Reserves: S 38,164 $0.20/SF S 38,164 $0.20/SF Total CAM / Utilities $3.77 S 718,473
Loan Payments: S - S - Real Estate Taxes (4) $0.55 S 105,361
Pre Tax Cash Flow: S 1,413,470 {6.04% S 1,574,712 i{6.73% Insurance $0.23 $ 43,527
Plus Principal Reduction: S - |{CashonCash|g - i{Cashon Cash | [Management Fees (3) 4.0% S 96,625

Total Expenses: $ 963,987
Total Return Before Taxes: S 1,413,470 6.04% S 1,574,712 6.73% Per Rentable Square Foot: S 5.05

( 4001 W Minnesota St Indianapolis, IN 46241
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Approx.

% of Ctr

Rentable vs Total

Current
Term

Lease

Expiration

Approx.
Annual

Increase
Effective

Increase

Annual

Tenant

Office  Vacant

Office  Allen Protection Services

Office  Vacant

1 Sunshine Bouquet Company

*Warehouse Space.*

1&2 Sunshine Bouquet Company

4 Citrimex Produce

5 Eby-Brown Company, LLC

6 Hanzo Logistics

7A,3 Arctic Glaciers USA, Inc.

8A,8B Creation Gardens

8 South Mill Champs
*Rent to commence Nov-2022.*

Sq.Ft.

6,126

198

400

17,620

49,984

12,788

18,702

16,721

23,748

21,177

23,355

190.819

184,293
6,526

Space

3.21%

0.10%

0.21%

9.23%

26.19%

6.70%

9.80%

8.76%

12.45%

11.10%

12.24%

100.00%

96.58%
3.42%

Start

Oct-03

Dec-20

Dec-20

Jul-22

Jan-13

Aug-19

Mar-21

Sep-19

Sep-22

End

MT™M

Aug-30

Aug-30

Aug-27

Jul-25

Jul-25

Mar-26

Aug-27

Oct-30

Current Current

Monthly Annual

Rent Rent ($)
$ 4084 $ 49,008
$ 165 $ 1,980
$ 267 $ 3,200
$ 6,740 $ 80,876
$ 58315 $ 699,776
$ 16518 $ 198,214
$ 24157 $ 289,881
$ 21598 $ 259,175
$ 27418 $ 329,019
$ 21641 $ 259,696
$ 28221 $ 338,648
$ 209123 $ 2509473

97.92%
2.08%

$2,457,265

$

52,208

Rent/SF

$ 10.00

$ 14.00

$ 1550

$ 1550

$ 1550

$ 1385

$ 1226

$ 1450

Date

Mar-23
Mar-24
Mar-25
Mar-23
Mar-24
Mar-25
Sep-23
Sep-24
Sep-25
Aug-23
Aug-24

Aug-23
Aug-24

Apr-23
Apr-24
Apr-25
Sep-23
Sep-24
Sep-25
Nov-23
Nov-24
Nov-25

Rent/SF

R A R R

® o

LR - e

4.68

4.78

4.87
14.25
14.50
14.75
11587
16.44
16.94
1597
16.44

15.81
16.13

14.20
14.56
14.92
12.54
15.60
15.85
14.86
15.23
15.61

Gross

Base - 2021

Base - 2021

Base - 2022

Base - 2022

Base - 2022

Base - 2021

Base - 2019

Base - 2022

Two (5) Year Options

Two (5) Year Options

Two (5) Year Options

One (3) Year Option

One (5) Year Option

One (5) Year Option

Two (5) Year Options

(
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Copyright Marcus & Millichap, 1998

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 responsible. Buyer must verify the information and bears all risk for any inaccuracies.
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INDIANAPOLIS
Around 50 percent of the U.S. population lies within a one- . . . . .
day drive of Indianapolis, making it a center for the Known for the Indianapolis 500, the Indianapolis metro houses the state capitol and
transportation of goods. is a growing tech hub. Situated in central Indiana, the market consists of 11

. . , counties: Marion, Johnson, Hamilton, Boone, Hendricks, Morgan, Hancock,
#1 in pass-through highways (11,000 total miles) Shebv. B Pt d Madison. Th o lacks formidable devel ¢
1 day drive of 60% of US population elby, Brown, Putnam and Madison. The metro lacks formidable developmen
1/2 day drive of more than 20 major metro markets barriers, except for the several rivers and creeks that traverse the region. Marion
75% of all businesses in US within a 1% day drive County is home to the city of Indianapolis, which contains a population of
#9 in total rail miles (4,700 total miles) approximately 863,200 people. Fishers and Carmel in Hamilton County are the
#2 largest FedEx hub in the world next two largest population hubs in the metro with roughly 93,000 residents each.
Indlap el Internat|onlal urell . Most of the surrounding counties are rural, offering builders ample land for
consistently ranked #1 in North America o i ) , o

residential and commercial ~ development. Population growth is primarily

Indianapolis International Airport 8th in US
in total air cargo concentrated to the northern suburbs and west of the city.

Indianapolis offers residents many big-city amenities in an
affordable, small-town atmosphere. The city is home to several

Eli Lilly & Co., Roche Diagnostics Corp. and high-profile auto races, including the Indianapolis 500 and
Covance Inc. maintain operations in the region,

B Mior offier thalk heal RN totere Brickyard 400. Races are hosted at the Indianapolis Motor

Speedway and the Lucas Oil Raceway at Indianapolis.

Indianapolis’ costs are far below national averages, IUPUI % . % /I\
attracting businesses and residents to the area. SYM I‘ HONY
A0
MUSEUM BUTLER Eiteljorg
STATE PARK UNIVERSITY
o EliLilly & Co.
o Indiana University Health The metro has two major league sports teams: the Indianapolis
o Ascension/ St. Vincent Health Colts (NFL) and the Indiana Pacers (NBA). The area also has a
o Rolls-Royce Corp. vibrant cultural and arts scene, with more than 200 art galleries
o Community Health and dealers, the Indianapolis Symphony Orchestra and a variety
o IUPUI of museums, including the Eiteljorg Museum of American
o FedEx . Indians and Western Art. Additionally, the Children’s Museum
o Roche Diagnostics of Indianapolis is one of the largest children’s museums in the
o Finish Line world.
o Wellpoint Inc.

MARKET OVERVIEW



ECONOMIC OUTLOOK

#1BEST AIRPORT IN NORTH AMERICA 9% 22%

Airport Council Intl, 2012-2021
MANUFACTURING TRADE, TRANSPORTATION
& UTILITIES
#3 BEST CITIES FOR JOBS

Glassdoor, 2020 16% 5%

#4 BEST STARTUP CITY :ﬁgf;ggg::b&s CONSTRUCTION
Midwest Startups, 2019

Economic Growth
—— U.S. GDP

Indianapolis’ economy has diversified from manufacturing into a variety of other —— Metro GMP
industries, including a growing tech sector underpinned by Salesforce.com and

the 16 Tech Innovation District downtown.
The metro is one of the key health-sciences centers in the nation, anchored by ) \;0’ 7= i 7c \./
several pharmaceutical and life-sciences companies, including Eli Lily and ¥

Annual Change

Roche Diagnostics.

Awell-developed interstate network and accessibility to a large portion of the nation in
one day by ground or air make the region a burgeoning logistics and distribution hub. N

Indianapolis hosts three Fortune 500 firms: Anthem, Eli Lilly and Simon Property Group.

12%

GOVERNMENT EDUCATION &
TOP 10 MARKETS FOR TECH GROWTH A SERvicES

Zillow, 2020 1 0 % 1 %

TOP 10 STATES TO START A BUSINESS
LEISURE & HOSPITALITY INFORMATION

PaymentSense, 2019

TOP 10 MOST UNDERRATED CITIES 1% 4%

Travel + Leisure, 2017
FINANCIAL ACTIVITIES OTHER SERVICES
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STOUT FIELD COLD STORAGE FACILITY COLD STORAGE FACILITY

SQ. FT.: 190,819 SF | +/-9.70 ACRES (© 4001 W Minnesota St Indianapolis, IN 46241

78 e



https://www.google.com/maps/place/4001+W+Minnesota+St+%23210,+Indianapolis,+IN+46241/@39.7409995,-86.2339103,17z/data=!3m1!4b1!4m5!3m4!1s0x886b583c11ddc6c5:0x132ca4e6c2ed21e3!8m2!3d39.7409954!4d-86.2317216

| Milliche
STOUT FIELD COLD STORAGE FACILITY iy liiy PRESENTED BY

EXCLUSIVELY LISTED BY:

Joseph DiSalvo

Senior Managing Director Investments
Senior Director - National Office & Industrial
Properties Group, National Healthcare Group
Indianapolis Office

Office: (317) 218-5334

Cell: (317) 410-8788

License: IN: RB14051407
Joseph.DiSalvo@MarcusMillichap.com

Forest Bender

First Vice President Investments

Director - National Office & Industrial Properties Group
Indianapolis Office

Office: (317) 218-5346

Cell:(765) 748-6570

License: IN: RB14049223 /IN: AB21405968
Forest.Bender@MarcusMillichap.com

Alexander Nulf

First Vice President Investments

Director - National Office & Industrial Properties Group
Indianapolis Office

Office: (317) 218-5331

Cell: (574) 377-0630

License: IN: RB14052113
Alexander.Nulf@MarcusMillichap.com

BOR: Josh Caruana | Indianapolis, IN | License: RB14034355


mailto:Joseph.DiSalvo@MarcusMillichap.com
mailto:Alexander.Nulf@MarcusMillichap.com
mailto:Forest.Bender@MarcusMillichap.com

