
OFFERING MEMORANDUM

MOUNTAIN EXPRESS GAS STATION
1026 2ND AVENUE, SIBLEY, IOWA



The information in this package 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
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Executive Summary
1026 2nd Avenue, Sibley, IA 51249

FINANCIAL SUMMARY

Price $1,756,100

Cap Rate 6.15%

Building Size 2,389 SF

Net Cash Flow 6.15% $108,000

Year Built 1991

Lot Size 0.50 Acres

LEASE SUMMARY

Lease Type Absolute Triple-Net (NNN) Lease

Tenant MEX-RE-NW-IA LLC

Guarantor Corporate

Roof & Structure Tenant Responsible

Lease Commencement Date October 31, 2022

Lease Expiration Date October 31, 2042

Lease Term 20 Years

Rental Increases 2% Annually

Renewal Options 4, 5 Year Options

Right of First Refusal None

ANNUALIZED OPERATING DATA

Lease Years Annual Rent Cap Rate

Current - 10/31/2023  $108,000.00 6.15%

11/1/2023 - 10/31/2024  $110,160.00 6.27%

11/1/2024 - 10/31/2025  $112,363.20 6.40%

11/1/2025 - 10/31/2026  $114,610.46 6.53%

11/1/2026 - 10/31/2027  $116,902.67 6.66%

11/1/2027 - 10/31/2028  $119,240.73 6.79%

11/1/2028 - 10/31/2029  $121,625.54 6.93%

11/1/2029 - 10/31/2030  $124,058.05 7.06%

11/1/2030 - 10/31/2031  $126,539.21 7.21%

11/1/2031 - 10/31/2032  $129,070.00 7.35%

11/1/2032 - 10/31/2033  $131,651.40 7.50%

11/1/2033 - 10/31/2034  $134,284.43 7.65%

11/1/2034 - 10/31/2035  $136,970.11 7.80%

11/1/2035 - 10/31/2036  $139,709.52 7.96%

11/1/2036 - 10/31/2037  $142,503.71 8.11%

11/1/2037 - 10/31/2038  $145,353.78 8.28%

11/1/2038 - 10/31/2039  $148,260.86 8.44%

11/1/2039 - 10/31/2040  $151,226.07 8.61%

11/1/2040 - 10/31/2041  $154,250.59 8.78%

11/1/2041 - 10/31/2042  $157,335.61 8.96%

Base Rent $108,000

Net Operating Income $108,000

Total Return 6.15% $108,000
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Bonus & Accelerated Depreciation
Special Tax Advantage Afforded IRS Section 1245 Property (Mountain Express Asset)

BONUS DEPRECIATION - 100% YEAR 1
These investments present a tremendous opportunity for special tax saving privileges. In 2017, the 

Tax Cuts and Jobs Act (TCJA) made a few changes to the bonus depreciation rules, specifically 

modifying Section 168 of the Internal Revenue Code to double the allowable bonus depreciation from 

50% to 100% in the first year for eligible properties between 9/27/2017 and 1/1/2023, with the bonus 

rate phasing down by 20% each year after 2023 until 2027. 

The TCJA sets a limit on the amount of net losses that can be booked in a given tax year, the calculation 

for which aggregates all global profits and losses for the individual or entity filing. IRC§461(l) sets 

these rules, which apply to sole proprietorships, partnerships, limited liability companies (LLCs), S 

corporations, estates, and trusts.

For individuals, the sum of all gross profits/gains and losses generated from all trading and business 

activity cannot result in a loss exceeding $250,000 in a tax year, or $500,000 if filing jointly. Any losses 

that exceed this threshold will be carried forwards indefinitely as an NOL, which can offset up to 80% 

of the tax-payer’s taxable income in subsequent years, per TCJA

For example, suppose an investor filing joint taxes has aggregate gross annual income of $5M and 

incurs aggregate losses of $7M, creating an excess loss of $2M. This investor will be subject to the 

$500,000 loss threshold, and the remaining $1.5M of excess (disallowed) loss will be carried forwards 

to the following tax year. Suppose the next year, this same investor earns a gross $6M and incurs 

aggregate losses of $2M, resulting in taxable income of $4M. The investor may fully utilize their prior-

year NOL to reduce their taxable income by $1.5M.

Suppose this same investor, in year 2, had taxable income of $1M, retaining the same $1.5M of prior 

year NOL. The investor may utilize $800,000 of the NOL (80% of their taxable income) to reduce their 

taxable income to $200,000 and the remaining $700,000 of NOL will be carried forwards (i.e. investor 

can’t use the carry forwards from prior year to incur net loss for a subsequent year).

See below for illustration of additional cash flow.

*Marcus & Millichap and its affiliates do not provide tax, legal or accounting advice. This material 

has been prepared for informational purposes only, and is not intended to provide, and should not be 

relied on for, tax, legal or accounting advice. You should consult your own tax, legal and accounting 

advisors before engaging in any transaction.

*Assumes 20% of purchase price is attributed to the land.

ACCELERATED DEPRECIATION
These investments present a tremendous opportunity for special tax saving privileges. 15-year 

accelerated depreciation schedule may be applied to these properties, under current IRS guidelines.

When looking at the comparison below between a Mountain Express and a representative non-

convenience store, one can see the tremendous tax savings when applying a 15 year accelerated 

method vs. the standard 39 year method utilized in connection with the depreciation of other 

commercial properties. 

See below for illustration of additional cash flow.

*Marcus & Millichap and its affiliates do not provide tax, legal or accounting advice. This material 

has been prepared for informational purposes only, and is not intended to provide, and should not be 

relied on for, tax, legal or accounting advice. You should consult your own tax, legal and accounting 

advisors before engaging in any transaction.

*Assumes 20% of purchase price is attributed to the land.

ACCELERATED DEPRECIATION - MOUNTAIN EXPRESS
Purchase Price  $1,756,100.00 

Cap Rate 6.15%

Cash Flow  $108,000.00 

15 Year Depreciation  $93,658.67 

Taxable Income  $14,341.33 

Income Taxes (37% Tax Bracket)  $5,306.29 

Cash Flow  $108,000.00 

Income Taxes  $5,306.29 

Cash Flow (After Taxes)  $102,693.71

DEPRECIATION - OTHER NNN ASSET
Purchase Price  $1,756,100.00 

Cap Rate 6.15%

Cash Flow  $108,000.00 

39 Year Depreciation  $36,022.56 

Taxable Income  $71,977.44 

Income Taxes (37% Tax Bracket)  $28,071.20 

Cash Flow  $108,000.00 

Income Taxes  $28,071.20 

Cash Flow (After Taxes)  $79,928.80 

BONUS DEPRECIATION - MOUNTAIN EXPRESS
Purchase Price  $1,756,100.00 

Cap Rate 6.15%

Cash Flow  $108,000.00 

100% Bonus Depreciation Year 1 ($1,404,880.00)

Year 1 Aggregate Tax Loss from Asset ($1,296,880.00)
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Population

2027 Projection 2,350 3,105 5,598

2022 Estimate 2,378 3,151 5,646

Households

2027 Projection 1,003 1,306 2,318

2022 Estimate 1,016 1,322 2,329

Income

2022 Est. Average 
Household Income

$76,521 $76,722 $78,410

2022 Est. Median 
Household Income

$65,849 $67,521 $68,134

2022 Est. Per Capita 
Income

$33,104 $32,616 $32,576

DEMOGRAPHICS 1-mile 5-miles 10-miles
INVESTMENT HIGHLIGHTS 

» Brand New 20-Year Absolute Triple-Net (NNN) Lease with Corporate Guaranty

» Tenant Operates Over 200 Gas Stations and Provides Fuel to Over 600 Gas Stations 

in 19 States

» Two Percent Annual Rental Increases 

» Signalized Hard Corner Location

» Down the Road from Downtown Sibley and the Osceola County Fairgrounds

» Average Household Income Exceeds $78,000 within a Five-Mile Radius

» One Mile Off State Highway 60, Providing Direct Access to Minnesota to the North 

and to Sioux City, Iowa to the South

» Located within a Five-Minute Drive of Osceola Regional Health Center, Sibley-

Ocheyedan High School, and Sibley Golf Course & Country Club

Property Description
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Tenant Overview

Founded in 2000 and based in Acworth, Georgia, Mountain Express Oil 

Company operates over 200 gas stations and provides fuel to over 600 

stations across the United States under several major oil and regional fuel 

brands. With a geographic footprint covering 19 states, Mountain Express 

has relationships with major fuel brands including ExxonMobil, BP, Shell, 

Chevron, Texaco, Sunoco, Valero, Marathon, Arco, and Phillips 66. 

Mountain Express offers a variety of services for the supply of wholesale 

petroleum, including financial lending, environmental management, 

expansion opportunities, brand alignment, and equipment financing. 

In 2021, Mountain Express was featured as one of CStore Decisions 

magazine’s 2021 Chains to Watch. Mountain Express was also named as 

a 2021 honoree by ACG for the Higher Middle Market award.

Acworth, Georgia Private 200+ 2000 www.mountainexpressoil.com

Headquarters Company Type Locations Founded Website
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Property Photos
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37 Miles
to Arnolds Park 

Amusement Park

50 Miles
to Iowa Lakes 

Community College

59 Miles
to Sioux Falls Regional 

Airport

77 Miles
to Sioux City, Iowa

Location Overview

Sibley is a city in, and the county seat of, Osceola County in Northern Iowa. The 

city is situated near Hawkeye Point, the highest point in the state of Iowa with 

an elevation of 1,670 feet. Sibley’s Main Street has been carefully restored with 

historical authenticity and features cobblestone streets, old-fashioned lampposts, 

and decorative flags. The city is home to a public golf course, two public tennis 

courts, three public parks, a country club, an outdoor aquatic center, and a 

movie theater.

Sibley has a strong agricultural base augmented by its healthy retail community, 

a thriving industrial base, excellent schools, exceptional medical community and 

numerous churches. The city’s major employers include Hood Packaging, D&H 

Poultry, Osceola Regional Health Center, and Sibley-Ocheyedan School District. 

Osceola Regional Health Center is located in the northern part of the city and 

serves Osceola County and the surrounding area. The hospital is partnered with 

Avera Health in Sioux Falls, South Dakota which allows access to a broader range 

of health care services. The campus is home to a number of facilities including a 

wellness center, an early childhood education center, and a thrift store.
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NET LEASED DISCLAIMER
Marcus & Millichap hereby advises all prospective purchasers of Net Leased property as follows:
By accepting this Marketing Brochure, you agree to treat the information contained herein regarding the lease terms as 
confidential and proprietary and to only use such information to evaluate a potential purchase of this net leased property. 

The information contained in this Marketing Brochure has been obtained from sources we believe to be reliable. However, 
Marcus & Millichap has not and will not verify any of this information, nor has Marcus & Millichap conducted any 
investigation regarding these matters. Marcus & Millichap makes no guarantee, warranty or representation whatsoever 
about the accuracy or completeness of any information provided.

As the Buyer of a net leased property, it is the Buyer’s responsibility to independently confirm the accuracy and completeness 
of all material information before completing any purchase. This Marketing Brochure is not a substitute for your thorough 
due diligence investigation of this investment opportunity. Marcus & Millichap expressly denies any obligation to conduct a 
due diligence examination of this Property for Buyer.

Any projections, opinions, assumptions or estimates used in this Marketing Brochure are for example only and do not 
represent the current or future performance of this property. The value of a net leased property to you depends on factors 
that should be evaluated by you and your tax, financial and legal advisors. 

Buyer and Buyer’s tax, financial, legal, and construction advisors should conduct a careful, independent investigation 
of any net leased property to determine to your satisfaction with the suitability of the property for your needs. Like all 
real estate investments, this investment carries significant risks. Buyer and Buyer’s legal and financial advisors must 
request and carefully review all legal and financial documents related to the property and tenant. While the tenant’s past 
performance at this or other locations is an important consideration, it is not a guarantee of future success. Similarly, 
the lease rate for some properties, including newly-constructed facilities or newly-acquired locations, may be set based 
on a tenant’s projected sales with little or no record of actual performance, or comparable rents for the area. Returns are 
not guaranteed; the tenant and any guarantors may fail to pay the lease rent or property taxes, or may fail to comply with 
other material terms of the lease; cash flow may be interrupted in part or in whole due to market, economic, environmental 
or other conditions. Regardless of tenant history and lease guarantees, Buyer is responsible for conducting his her own 
investigation of all matters affecting the intrinsic value of the property and the value of any long-term lease, including 
the likelihood of locating a replacement tenant if the current tenant should default or abandon the property, and the lease 
terms that Buyer may be able to negotiate with a potential replacement tenant considering the location of the property, and 
Buyer’s legal ability to make alternate use of the property. 

CONFIDENTIALITY AGREEMENT
The information contained in the following offering memorandum is proprietary and strictly confidential. It is intended to be 
reviewed only by the party receiving it from Marcus & Millichap and it should not be made available to any other person or 

entity without the written consent of Marcus & Millichap. By taking possession of and reviewing the information contained 
herein the recipient agrees to hold and treat all such information in the strictest confidence. The recipient further agrees 
that recipient will not photocopy or duplicate any part of the offering memorandum. If you have no interest in the subject 
property at this time, please return this offering memorandum to Marcus & Millichap. 

This offering memorandum has been prepared to provide summary, unverified financial and physical 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, PCBs or asbestos, the compliance with local, 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 offering memorandum 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. Prospective buyers shall be responsible for their costs and expenses of investigating the subject property. 

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

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.

[ exclusively listed by ]

Offices Nationwide
www.marcusmillichap.com

Jon Ruzicka
Broker of Record
952 852 9700

License #: B63379000


