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PRICE CAP RATE

$8,900,000 4.10%

SIZE (SF)ANNUAL RENT

13,013$365,306

EXECUTIVE SUMMARY

CVS PHARMACY

LAND AREA

1.69 AC
YEAR BUILT

2005

LEASE TYPE TERM REMAINING

ABSOLUTE 
NNN

14.3 YEARS

EXECUTIVE SUMMARY

CBRE Houston’s Retail Investment Sales Team is pleased to exclusively offer for sale the 13,013 square 
foot freestanding CVS situated on 1.69 acres in the heart of Houston, Texas, the nation’s 4th largest 
city. CVS’ Absolute NNN lease features ±14.3 years of primary term and 5% rent increases every 
five (5) years, as well as in each of the four (4) 5-year renewal options. This CVS location offers flu 
shots, COVID-19 PCR testing, and COVID-19 vaccines along with its standard pharmacy services. With a 
corporate guaranteed lease potentially extending through 2056, and zero landlord responsibilities, the 
Property provides investors with a long-term, passive investment.

Located just 6 miles North of Downtown Houston, CVS is situated on a hard corner at the signalized 
intersection of N Shepherd Drive and W Crosstimbers Street, with exposure to more than 55,000 
vehicles per day. In addition, CVS is one mile North of ingress/egress to the 610 Loop, the primary 
thoroughfare area residents use to commute to all regions of the Houston metro. 

The Property is situated in an established commercial corridor that is undergoing constant 
redevelopment, as evidenced by the new HEB and Block 14 retail developments along Shepherd 
Drive. Other uses in the immediate corridor include an adjacent LA Fitness, along with the Pine Forest 
Business Park, which encompasses 1,090,000 square feet. 
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HEIGHTS
AVG. HOME: $943K

WOODLAND HEIGHTS
AVG. HOME: $625K

BROOK SMITH
AVG. HOME: $421K

SH
EPH

ERD D
R - 

38,3
87 

VPD

CROSSTIMBERS - 17,079 VPD

YALE ST - 15,115 VPD



LARGEST PHARMACY HEALTH CARE PROVIDER
As the leader of a network of more than 66,000 retail pharmacies, CVS Health Corporation (NYSE: 
CVS; S&P: BBB) is the largest pharmacy health care provider in the United States, boasting integrated 
offerings across the entire spectrum of pharmacy care. In 2020, the company was ranked 5th in the 
Fortune 500 and produced annual total revenues of $268.7 billion and total assets of $230.7 billion as of 
December 31, 2020. 

EXCELLENT LEASE FUNDAMENTALS
•	 Absolute NNN lease with zero landlord responsibilities and a corporate guaranty

•	 In 2009, CVS extended their initial lease term by an additional nine (9) years, reinforcing their 
commitment to the site

•	 Contractual rent increases of 5% every five years during initial term, as well as in each option

•	 Four (4) 5-year renewal options, potentially extending the lease through 2056

UNMATCHED LOCATION ON A HARD CORNER AT 
SIGNALIZED INTERSECTION  
•	 Premier frontage on N Shepherd Drive and W Crosstimbers Street

•	 Exposure to more than 55,000 vehicles per day

•	 Located less than 1 mile North of the 610 Loop

•	 Exposure to 1.1 million SF of industrial at neighborhing Pine Forest Business Park 

URBAN INFILL LOCATION, HIGH BARRIERS TO ENTRY
•	 There is more than 5.9 million square feet of retail at 97% occupancy within a 2-mile radius

•	 Insatiable demand and limited inventory have made it difficult to obtain existing improvements or 
developable land

•	 Irreplaceable urban infill location with prime access to some of the nation’s busiest freeways in one 
of the nation’s largest cities

INVESTMENT  HIGHLIGHTS

IDEAL 1031 EXCHANGE  
PROPERTY
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OAK FOREST
AVG. HOME: $602K

GARDEN OAKS
AVG. HOME: $822K

LAZYBROOK/ TIMBERGROVE
AVG. HOME: $623K

HEIGHTS
AVG. HOME: $943K

GREATER HEIGHTS
AVG. HOME: $665K

INDEPENDENCE HEIGHTS 
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EXPLOSIVE DEMOGRAPHICS & RESIDENTIAL 
PROPERTY VALUES
Centrally located on Shepherd Drive, CVS is in close proximity to every major business hub 
in the city, boasting a daytime population of 409,000 within 5 miles. The area has attracted 
attention from both locals and transplants who continue to push home prices and have 
contributed to the 14% surge in population since 2010.

1-MILE 3-MILE 5-MILE

2021 Population 16,060 156,425 402,468

2021-2026 Projected Population Growth 10.5% 9.6% 8.9%

2021 Average Household Income $109,748 $103,616 $99,359
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WOODLAND  
HEIGHTS

AVG. HOME:  
$625K

BROOK SMITH
AVG. HOME:  

$421K



TENANT PROFILE

CVS HEALTH CORPORATION
As the leader of a network of more than 66,000 retail pharmacies, CVS Health Corporation 
(NYSE: CVS; S&P: BBB) is the largest pharmacy health care provider in the United States, boasting 
integrated offerings across the entire spectrum of pharmacy care. CVS is a market leader in the 
following sectors: Mail Order Pharmacy, Retail Pharmacy, Specialty Pharmacy, Retail Medical 
Clinics, Medical Part D Prescription Drug Plans and Pharmacy Benefits Manager (PBM). 

CVS has approximately 300,000 employees in 49 states, the District of Columbia, Puerto Rico, 
Brazil and operates more than 9,900 retail stores, 1,100 MinuteClinics, as well as the online retail 
pharmacy websites CVS.com, Navarro.comTM, and Onofre.com.br. The CVS Health Corporation 
umbrella has four segments: Retail/LTC, Pharmacy Services, Health Care Benefits, and Corporate/
Other. In 2020, the company was ranked 5th in the Fortune 500 and produced annual total 
revenues of $268.7 billion and total assets of $230.7 billion as of December 31, 2020. 

The Retail/LTC Segment sells prescription drugs and a wide assortment of general merchandise, 
including over-the-counter drugs, beauty products and cosmetics, personal care products, 
convenience foods, photo finishing, seasonal merchandise and greeting cards. With the recent 
acquisition of Omnicare, the Retail/LTC Segment now includes LTC operations, which entails 
providing the distribution of pharmaceuticals, related pharmacy consulting and other ancillary 
services to chronic care facilities and other care settings as well as commercialization services, 
which are provided under the name RxCrossroads. CVS added approximately 1,670 pharmacies 
in December 2015 through the acquisition of the pharmacies of Target Corporation. The stores 
within Target sell only prescription drugs and over-the-counter drugs (required to remain behind 
the pharmacy counter). The Retail/LTC Segment also operates retail medical clinics under the 
MinuteClinic name (nearly all of which are located within a CVS Pharmacy or Target). MinuteClinics 
utilize nationally-recognized medical protocols to diagnose and treat minor health conditions, 
perform health screenings, monitor chronic conditions and deliver vaccinations. The clinics are 
staffed by board-certified nurse practitioners and physician assistants who provide access to 
affordable care without appointment.

On November 28, 2018, CVS Health acquired Aetna Inc. to enhance the consumer health care 
experience for a combination of cash and CVS Health stock. Including the assumption of Aetna’s 
debt, the total value of the transaction was approximately $78 billion. 

9,900+
U.S. Retail Locations

105 MILLION
Medical Plan Members

1,100+
U.S. Walk-in Clinics

66,000+
Total Retail Locations

4.5 MILLION
CVS Pharmacy 

Customers Daily

42 MILLION
Walk-in Clinic Patients

2.5 BILLION
Prescriptions Managed 

or Filled

75
Major Health  

System Affiliations

n   We have deepened our pharmacy 
penetration into the Health Care 
Benefits segment through increased 
cross-selling of medical and 
pharmacy plans. This is expected to 
result in approximately $350 million 
in incremental revenue in 2021. 

n   We launched new medical benefit 
plans designed with low-copay 
or no-copay at MinuteClinics to 
offer broader access to care. We 
have approximately 6 million Aetna 
Commercial and Medicare members 
enrolled to date.

n   We ended 2020 with just over 650 
HealthHUB® locations nationwide, 
including locations in underserved 
communities. The HealthHUB is 
one of the many channels we have 
to engage with consumers for their 
health, that also improve access to 
quality and holistic care.

n   We continue to expand our virtual 
care capabilities with our E-Clinic 
service in our MinuteClinic footprint 
and our virtual-first primary care 
program where members can 
engage with providers virtually. 

These examples clearly show that 
we are delivering value by creating 
superior health offerings that help 
consumers get quality, affordable, and 
convenient care.

Deepening our commitment to 
Corporate Social Responsibility
In addition to spearheading initiatives 
related to COVID-19, we furthered 
our leadership in sustainability and 
corporate social responsibility. For the 
second straight year, CVS Health was 
named in the prestigious Dow Jones  

Sustainability World Index. We 
renewed and strengthened our 
commitment to addressing the racial 
health disparities and social injustices 
that weaken our nation and affect 
health. Over the next five years, we 
are investing nearly $600 million to 
advance employee, community, and 
public policy initiatives that address 
inequality faced by Black Americans 
and other underserved communities. 
In 2020 we also made great strides in 
advancing a holistic strategic diversity 
management strategy that supports 
our business objectives and creates 
new opportunities for our colleagues. 
Diversity powers our ability to support 
patients and customers with empathy, 
respect, and cultural sensitivity,  
helping to build healthier communities. 
Our workforce development programs 
support our efforts to cultivate and 
recruit the best health care talent  
in the country. 

We took steps to address diversity 
among our senior leadership and 
worked to develop benchmarks 
and measure outcomes in diverse 
representation at all levels of our 
organization. For the first time, we’ve 
tied performance in this area to 
executive compensation.

You can read about our activities 
on pages 7–8. For a comprehensive 
overview, read the CVS Health 2020 
Corporate Social Responsibility Report 
on our corporate website. 

Strong momentum for 2021  
and beyond
In summary, we are starting 2021 with 
strong momentum. We are accelerat-
ing our pace of progress to drive our 
consumer-centric strategy – a strategy 
built upon the fundamental belief that 
solving consumer health needs will 
create value for our customers, our 
communities, and our stockholders.

I want to thank Larry Merlo and the 
Board of Directors for setting a bold 
path for CVS Health to change health 
care in this country. Larry did an 
incredible job of bringing together our 
unique assets and establishing the 
foundation for our future. You can read 
more about Larry’s achievements on 
page 9, where he also shares a few 
parting thoughts.

I am confident in our future and in our 
ability to help people on their path to 
better health. On behalf of the Board 
and our colleagues, thank you for 
investing in CVS Health.

Sincerely,  

Karen S. Lynch 
President and Chief Executive Officer

April 2, 2021

Total  
revenues
in billions of 
dollars

Cash flow 
from  
operations
in billions of 
dollars

194.6 256.8 268.7184.8177.5

  16 17 18 19 20

8.9 12.8 15.98.010.1

  16 17 18 19 20

Diluted EPS 
from  
continuing 
operations  
in dollars

(0.57) 5.08 5.476.454.91

  16 17 18 19 20

Adjusted EPS*
in dollars per  
common share

  16 17 18 19 20

5.90 7.08 7.08 7.505.84

22020 Annual Report

* Adjusted EPS is a non-GAAP financial measure. A reconciliation of GAAP diluted EPS from continuing 
operations to Adjusted EPS is provided under the heading “Reconciliation” in the back pages of this 
Annual Report.

** Not applicable to HSA plans
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LEASE ABSTRACT

RENT SCHEDULE

YEARS TERM ANNUAL RENT

YEARS 16 - 20 (11/13/20-11/12/25) $365,306 

YEARS 21 - 25 (11/13/25-11/12/30) $383,571 

YEARS 26 - 30 (11/13/30-1/31/36) $402,750 

OPTION 1 (2/1/36-1/31/41) $422,888 

OPTION 2 (2/1/41-1/31/46) $444,032 

OPTION 3 (2/1/46-1/31/51) $466,234 

OPTION 4 (2/1/51-1/31/56) $489,545 

      

Address 4150 N Shepherd Dr, Houston, TX 77018

Square Feet 13,013

Lease Type Absolute NNN

Lease Commencement November 13, 2005

Lease Expiration January 31, 2036

Lease Term Remaining 14.3 Years

Annual Rent $365,306

Rent Escalations
5% every five years, as well as in each re-

newal option

Renewal Options Four (4) 5-year options

Right of First Offer
Tenant shall have the right of first offer to 
purchase the Premises within (30) days of 

Landlord notice to Tenant of the offer price

      

*Representative Photo
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SIZE (SF)

PARKING RATIO

LEASED

TRAFFIC COUNTSPARKING SPACES

13,013

3.5 / 1,000 SF

100%

55,466 VPD45

YEAR BUILT

2005
LAND AREA

1.69 AC

PROPERTY 
SUMMARY

IMPROVEMENTS

The Property is comprised of one single-tenant retail 
buidling, which is 100% leased to CVS. 

INGRESS / EGRESS

The Property is accessible via two (2) primary and 
one secondary access points. One primary point is 
located West along Shepherd Dr., while other is North 
along Crosstimbers St. The secondary point is along 
the Property’s southern border at easements with the 
neighboring retail. 

ZONING

Harris County has not adopted zoning ordinances.

4150 N Shepherd Drive,  

Houston, TX 77018

PARCEL # LEGAL DESCRIPTION ACREAGE

1318740010001
RES A BLK 1

CVS GARDEN OAKS
1.6892

Total 1.69
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PLACE OF WORK 1-MILE 3-MILE 5-MILE

2021 Businesses 701 7,410 18,034

2021 Employees 6,427 72,204 177,662

POPULATION 1-MILE 3-MILE 5-MILE

2021 Population - Current Year Estimate 16,060 156,425 402,468

2026 Population -  Five Year Projection 17,810 172,066 439,469

2010-2021 Population Growth 22.4% 14.1% 14.1%

2021-2026 Population Growth 10.5% 9.6% 8.9%

HOUSEHOLDS 1-MILE 3-MILE 5-MILE

2021 Households - Current Year Estimate 5,969 60,222 151,023

2026 Households -  Five Year Projection 6,637 66,365 166,354

2010-2021 Household Growth 23.3% 14.9% 16.0%

2021-2026 Household Growth 10.7% 9.8% 9.8%

HOUSEHOLD INCOME 1-MILE 3-MILE 5-MILE

2021 Average Household Income $109,748 $103,616 $99,359

2026 Average Household Income $120,514 $114,766 $111,006

HOME VALUE 1-MILE 3-MILE 5-MILE

2021 Average Value of Owner Occ. Housing Units $453,863 $429,432 $387,022

CONSUMER EXPENDITURE 1-MILE 3-MILE 5-MILE

Total Annual Budget $559,757,829 $5,382,172,635 $12,948,845,775

156K
Residents

$104K
Avg. Household Income

$429K
Avg. Home Value

$5.4 BILLION
 Annual Consumer 

Expenditures

14%
Population Growth 2010-2021

DEMOGRAPHIC PROFILE
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AN INCREASE OVER 19.1% (1.1 M) SINCE 2010

Houston’s population has increase over 19.1% (1.1 M) since 2010. Of the top 20 most populated markets in the U.S., Houston has 
seen the highest percent population growth in the past decade.

19%
POPULATION GROWTH

2.3%
AVG. ANNUAL GROWTH

124,800+
NEW RESIDENTS A YEAR

342+
NEW RESIDENTS A DAY

Source:  Oxford Economics, US Census Bureau of Labor Statistics, 2020.
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#2
2ND FASTEST GROWING 
MSA

#4
LARGEST CITY  
IN THE U.S.

760+
EXPANSION & 
RELOCATION PROJ-
ECTS IN LAST 2 
YEARS

Houston is firmly established as a premier global city and is a leading destination for investment by all capital sources due to 
its unique combination of stability and dynamic growth. Houston combines its position as the “Energy Capital of the World” with 
a significant depth in the healthcare, technology and distribution industries to create an economic composition that serves as a 
buffer to national economic trends and provides stability and continued growth.

Houston is internationally known as home to NASA Johnson Space Center and Texas Medical Center, the world’s largest medical 
complex. Also, the Port of Houston is ranked first in the U.S. for foreign tonnage and is the largest Gulf Coast container port. The 
Gross Area Product in the Houston region is expected to grow at an average annual rate of 3.1% from 2020 to 2045, according to 
The Perryman Group. If Houston were a country, it would rank as the 27th largest economy in the world—exceeding Austria’s and 
Iran’s GDP.

$490B 
REGIONAL GDP

HOUSTON 
BY THE 
NUMBERS

A GLOBAL MARKETPLACE
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The Houston metro and the State of Texas are consistently recognized by Site Selection Magazine among the top destinations 
for corporate location, relocation and expansion. Corporate executives scouting new locations most frequently cite taxes, 
regulations, the legal environment, and a skilled workforce as their top criteria. Widely regarded as a business-friendly 
destination for Corporate America, the Houston metro is home to 20 Fortune 500 company headquarters.

TOP 10 METROS WITH MOST PROJECTED NEW JOBS 2020-2025

NEW YORK-NEWARK-JERSEY CITY, NY-NJ-PA - TOTAL

LOS ANGELES-LONG BEACH-ANAHEIM, CA - TOTAL

BOSTON-CAMBRIDGE-NEWTON, MA-NH - TOTAL

DALLAS-FORT WORTH-ARLINGTON, TX - TOTAL

CHICAGO-NAPERVILLE-ELGIN, IL-IN-WI - TOTAL

SAN FRANCISCO-OAKLAND-HAYWARD, CA - TOTAL

HOUSTON-THE WOODLANDS-SUGAR LAND, TX

PHILADELPHIA-CAMDEN-WILMINGTON, PA-NJ-DE-MD - TOTAL

WASHINGTON-ARLINGTON-ALEXANDRIA, DC-VA-MD-WV - TOTAL

DETROIT-WARREN-DEARBORN, MI - TOTAL

 1,102,060 

 569,660 

 307,310 

 306,730 

 286,450 

 267,160 

 257,740 

 240,450 

 239,650 

 233,480 

80,500
JOBS ADDED 

FEB 2019  TO FEB 
2020

257,740
JOBS  
FORECASTED 
BY 2025

Source: Bureau of Labor Statistics, EIA, NBER, July 2020
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AFFILIATED BUSINESS DISCLOSURE

CBRE, Inc. operates within a global family of companies with many subsidiaries and 
related entities (each an “Affiliate”) engaging in a broad range of commercial real 
estate businesses including, but not limited to, brokerage services, property and 
facilities management, valuation, investment fund management and development. 
At times different Affiliates, including CBRE Global Investors, Inc. or Trammell Crow 
Company, may have or represent clients who have competing interests in the same 
transaction. For example, Affiliates or their clients may have or express an interest 
in the property described in this Memorandum (the “Property”), and may be the 
successful bidder for the Property. Your receipt of this Memorandum constitutes 
your acknowledgement of that possibility and your agreement that neither CBRE, 
Inc. nor any Affiliate has an obligation to disclose to you such Affiliates’ interest or 
involvement in the sale or purchase of the Property. In all instances, however, CBRE, 
Inc. and its Affiliates will act in the best interest of their respective client(s), at arms’ 
length, not in concert, or in a manner detrimental to any third party. CBRE, Inc. and 
its Affiliates will conduct their respective businesses in a manner consistent with the 
law and all fiduciary duties owed to their respective client(s).

CONFIDENTIALITY AGREEMENT

Your receipt of this Memorandum constitutes your acknowledgement that (i) it is 
a confidential Memorandum solely for your limited use and benefit in determining 
whether you desire to express further interest in the acquisition of the Property, (ii) 
you will hold it in the strictest confidence, (iii) you will not disclose it or its contents 
to any third party without the prior written authorization of the owner of the Property 
(“Owner”) or CBRE, Inc., and (iv) you will not use any part of this Memorandum in any 
manner detrimental to the Owner or CBRE, Inc.

If after reviewing this Memorandum, you have no further interest in purchasing the 
Property, kindly return it to CBRE, Inc. 

DISCLAIMER

This Memorandum contains select information pertaining to the Property and 
the Owner, and does not purport to be all-inclusive or contain all or part of the 
information which prospective investors may require to evaluate a purchase of  
the Property. The information contained in this Memorandum has been obtained  
from sources believed to be reliable, but has not been verified for accuracy, 
completeness, or fitness for any particular purpose. All information is presented 
“as is” without representation or warranty of any kind. Such information includes 
estimates based on forward-looking assumptions relating to the general economy, 
market conditions, competition and other factors which are subject to uncertainty  
and may not represent the current or future performance of the Property. 
All references to acreages, square footages, and other measurements are 
approximations. This Memorandum describes certain documents, including leases 
and other materials, in summary form. These summaries may not be complete nor 
accurate descriptions of the full agreements referenced. Additional information 
and an opportunity to inspect the Property may be made available to qualified 
prospective purchasers. You are advised to independently verify the accuracy and 
completeness of all summaries and information contained herein, to consult with 
independent legal and financial advisors, and carefully investigate the economics 
of this transaction and Property’s suitability for your needs. ANY RELIANCE ON THE 
CONTENT OF THIS MEMORANDUM IS SOLELY AT YOUR OWN RISK.

The Owner expressly reserves the right, at its sole discretion, to reject any or all 
expressions of interest or offers to purchase the Property, and/or to terminate 
discussions at any time with or without notice to you. All offers, counteroffers, and 
negotiations shall be non-binding and neither CBRE, Inc. nor the Owner shall have 
any legal commitment or obligation except as set forth in a fully executed, definitive 
purchase and sale agreement delivered by the Owner.

© 2021 CBRE, Inc. All rights reserved. This information has been obtained from sources 
believed reliable, but has not been verified for accuracy or completeness. You should 
conduct a careful, independent investigation of the property and verify all information. 
Any reliance on this information is solely at your own risk.
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