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OFFERING MEMORANDUM

Food 4 Less
Stockton, CA



MGM Capital Corp dba 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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PROPERTY HIGHLIGHTS

• Long Term Net Lease to Food 4 Less with Approximately 6 
Years Primary Term Remaining

 - 17 Year Operating History at Site

 - Lease Entity Operates 21 Food 4 Less & Rancho San Miguel 
Market Stores throughout Central and Northern CA

• Robust Sales with Sustainable Rent to Sales Ratio of 2.69%

 - Annual Sales PSF of $555.57

• Prominent Retail Location Along East March Lane Retail 
Corridor

 - 37,000 AADT

• Close Proximity to Major Arterials Linking Stockton to 
Sacramento, Fresno, Bakersfield, and Los Angeles

 - Approximately 3 Miles from CA-99 – 105,000 AADT

 - 2.5 Miles from Interstate 5 – 111,000 AADT

• Robust Demographics within 5 Mile Radius 

 - Population of 314,816

 - Average Household Income of $75,815

• Prominent Retail Location within Dense Retail Corridor

 - Nearby Anchor Tenants Include Costco, Walmart 
Supercenter, Target, Trader Joe’s, CVS, Walgreens, 
& More

• Less than Half a Mile from San Joaquin Delta College

 - 23,500+ Students Enrolled

 - Staff of 1,007

• Approximately 3 Miles from University of the Pacific

 - Student Body of 6,200+

 - Employs 1,029
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Location
The property is located at 225 East March Lane in Stockton, California.

Lot Size
Approximately 4.73 acres or 206,038 square feet.

Improvements
A 43,420 square foot retail building for Food 4 Less. 

Parking
There is ample parking available on site.

Lease
Leased to PAQ, Inc. for 23 years from October 9, 2004 through October 31, 2027 at 
a current annual rent of $648,000. There are two (2) remaining five-year options to 
renew the lease. Rent is to increase by $1.39 per square foot at the start of each option 
period. The lease is net with tenant responsible for taxes, insurance, maintenance, and 
proportionate share of common area maintenance, excluding roof and structure and 
management fees in excess of 10% of CAM costs.

PROPERTY OVERVIEW

Annual Rent

Financing

This property will be delivered free and clear of permanent financing.

PRICE

$12,960,000
5.00% CAP Rate

Years Annual Rent Return

Years 16-23 (Current)  $648,000 5.00%

Years 24-28 (Option 1)  $708,000 5.46%

Years 29-33 (Option 2)  $768,000 5.93%
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ABOUT THE TENANT

PAQ, Inc. dba Food 4 Less operates 21 Food 4 
Less and Rancho San Miguel Market grocery 
stores throughout central and northern California, 
with locations in Stockton, Sacramento, Arroyo 
Grande, Livingston, Greenfield, Ceres, Pasa Robles, 
Atascadero, San Luis Obispo, Salinas, Manteca, 
and Lodi. The stores seek to provide the best value 
groceries with everyday low prices on fresh produce, 
quality meats, and national and specialty grocery 
brands. 

At this location, Food 4 Less boasts a sustainable 
rent-to-sales ratio of 2.69%, with annual sales per 
square foot of $555.57.
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ABOUT THE AREA

General Overview
Stockton (population 307,072) is the seat of San Joaquin County 
in California’s Central Valley approximately 50 miles south of 
Sacramento, 75 miles east of Oakland, and 82 miles from San 
Francisco. The city is home to one of only two inland sea ports in 
California, moving more than $1 billion of cargo annually, as well 
as University of the Pacific, the state’s oldest college. Though the 
city struggled substantially during the 2008 financial crisis, it has 
recovered substantially, boasting the state’s largest employment 
growth rate in 2016. In 2015, the city established an economic 
development plan emphasizing downtown growth, business 
incentives, and the region’s strong agricultural and industrial 
economic base. The region benefits a central location with excellent 
access to major California market, incentives for new and expanding 
businesses, and its location in one of the most seismically stable 
locations in California. 

Over  the  last  30  years,  as  growth  in  the  Bay  Area  has  
skyrocketed,  Stockton  has  experienced  significant  growth as 
a “bedroom community” located approximately 80 miles from 
the Bay Area proper. Located approximately an hour’s drive from 
Oakland and an hour and a half from San Francisco, Stockton has 
become an appealing location for many commuters to the Bay Area 
as cost of living and housing costs in the region have skyrocketed, 
spurring increased  development  and  employment  activity  in  
the  city, especially as the phenomenon of “supercommuters” 
commuting three or more hours to the Bay Area has become 
increasingly common.  The  pace  of  development  in  Stockton  has  
driven  increased  activity  for  financial  and  insurance  institutions,  
contractors,  schools,  hospitals,  and  local  businesses and helped 
spur economic growth in recent years.
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SITE



ABOUT THE AREA

Site Information
The subject property is centrally located with excellent visibility 
within a heavily-trafficked retail corridor near the signalized 
intersection of East March Lane (37,000 AADT) and North El Dorado 
Street (25,700 AADT). The site benefits from a central location with 
excellent access between two major arterials, approximately 3 miles 
from CA-99/Golden State Highway (105,000 AADT) and 2.5 miles 
from Interstate 5 (111,000 AADT), which link the city to Sacramento, 
Fresno, Bakersfield, and Los Angeles. The property benefits from 
robust demographics with a population of 314,816 and average 
household income of $75,815 within a 5 mile radius. 

The site neighbors numerous major shopping centers and retail 
tenants. Nearby retail centers include Calaveras Square Shoppign 
Center, featuring Walmart Neighborhood Market, Dollar Tree, & 
Crunch Fitness; The Village at Weber Ranch, anchored by CVS; 
Robinhood Plaza, anchored by Ross and Men’s Wearhouse; Lincoln 
Shopping Center, anchored by Safeway and Rite Aid; Hammer Ranch 
Center, anchored by Save Mart and Dollar Tree; and Pacific Town 
Center, anchored by TJ Maxx. In addition, the site is located less than 
one mile from Webertown Mall & Sherwood Mall, adjacent indoor 
shopping malls comprising 1,384,287 square feet, with tenants 
including Dick’s Sporting Goods, Best Buy, Homegoods, Petco, Ulta,  
Panera Bread, Bath & Body Works, Forever 21, H&M, Blaze Pizza, and 
more. Other major retail tenants neighboring the site include Super 
Target, Trader Joes, Costco, Walmart Supercenter, CVS, Walgreens, 
Safeway, WinCo Foods, Rite Aid, Men’s Wearhouse, Office Depot, Big 
5, Hobby Lobby, Planet Fitness, Office Max, Ross Dress for Less, Big 
Lots, BevMo!, The Home Depot,  O’Reilly Auto Parts, DaVita Kidney 
Care, Satellite Healthcare, and more.

The property is located 2 miles from Kaiser Permanente’s Stockton 
medical offices, one of the city’s largest employers. In addition, the 
site is located approximately 2.7 miles from University of the Pacific, 
with total student enrollment of approximately 6,200 and less than 
half of a mile from San Joaquin Delta College, a community college 
offering a wide variety of degree and certificate programs with more 
than 23,500 students enrolled. 
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SITE
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Population Summary 1 Mile 1 3 Miles 5 Miles

2010 Total Population 20,128 165,257 291,154

2020 Total Population 22,079 177,750 314,816

2025 Total Population 23,236 185,261 328,600

2020-2025 Annual Rate 1.03% 0.83% 0.86%

Average Household Income

2020 $57,455 $69,496 $75,815

2025 $62,244 $75,944 $83,717

Average Home Value

2020 $242,126 $316,590 $348,134

2025 $291,144 394,399 $422,866

Major Employers
in Stockton

# of
Employees

St. Joseph’s Medical Center 4,600

Stockton Unified School District 3,897

Amazon 2,000

City of Stockton 2,099

Kaiser Permanente 1,065

University of the Pacific 1,029

San Joaquin Delta College 1,007

Lincoln Unified School District 857

Dameron Hospital 800

O’Reilly Auto Parts 600

DEMOGRAPHICS
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255 E March Ln  |  Stockton, CA 95207

TOTAL POPULATION

314,816
AVG. HOME VALUE 

$348,134
AVG. HOUSEHOLD  INCOME 

$75,815
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