
Cheddar’s Ground Lease
M O R R I S TO W N  ( K N OX V I L L E  M S A ) ,  T N
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B C A  F I R M  T E N N E S S E E

R E A L  E S TAT E  L I C E N S E  N O. :  0 0 2 6 1 8 8 7

Contacts
C A R L  B R E N D E S

704.714.2363 
brendes@berkeleycap.com

R A N S O M E  F O O S E
704.379.1985 

foose@berkeleycap.com

A L  D I C K E N S
704.714.2368 

dickens@berkeleycap.com

JA K E  Z A PATA
704.943.3160

zapata@berkeleycap.com

R A D  V O N  W E R S S O W E T Z
704.714.2367

rad@berkeleycap.com

C H A R LOT T E  |  N C
1228 East Morehead St., Suite 200

Charlotte, NC 28204
704.379.1980

O R A N G E  C O U N T Y  |  C A
19800 MacArthur Blvd., Suite 850

Irvine, CA 92612
949.506.2500

N A S H V I L L E  |  T N
10 Burton Hills Blvd., Suite 220

Nashville, TN 37215
615.727.8818

A S H E V I L L E  |  N C
1 Page Ave., Suite 202
Asheville, NC 28801

704.714.2365

R I C H M O N D  |  VA
1309 West Main St.

Richmond, VA 23220
804.239.7890

 C H A R L E S TO N  |  S C
1049 Morrison Dr., Suite 201

Charleston, SC 29412
704.943.3159
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Location Map

3

3 0  M I L E S  TO 
D O W N TO W N
K N OX V I L L E

4204 Roberts Lane 
Morristown, TN 37814 
Knoxville MSA
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Investment Overview

Note: All lease provisions to be independently verified by Buyer during the Due Diligence Period. 
The information contained herein has been obtained from sources we deem reliable.

P R O P E R T Y  D E TA I L S

Square Feet
8,745

Year Built
2023

Parking Spaces
±135

Acres
2.25

Asking Price (5.20% Cap Rate)

$2,779,000
R E N T  S C H E D U L E

LEASE  
YEAR START END ANNUAL 

RENT
% 

INCREASE

Years 1-5 7/3/2023 7/31/2028 $145,000 -

Years 6-10 8/1/2028 7/31/2033 $159,500 10.00%

Option 1 8/1/2033 7/31/2038 $175,450 10.00%

Option 2 8/1/2038 7/31/2043 $192,995 10.00%

Option 3 8/1/2043 7/31/2048 $212,295 10.00%

Option 4 8/1/2048 7/31/2053 $233,524 10.00%

P R O P E R T Y Cheddar’s Ground Lease
A D D R E S S 4204 Roberts Lane 

Morristown, TN 37814 
Knoxville MSA

T E N A N T  E N T I T Y Cheddar’s Casual Cafe, Inc. (Corporate Lease)

R E N T  C O M M E N C E M E N T July 3, 2023

L E A S E  E X P I R AT I O N July 31, 2033

O R I G I N A L  L E A S E  T E R M 10 Years

L E A S E  T E R M  R E M A I N I N G 10 Years

O P T I O N S  R E M A I N I N G Four, 5-Year

L E A S E  T Y P E Absolute Net Ground Lease

N O I $145,000

R E N T  I N C R E A S E S 10% Every 5 Years

RIGHT OF F IRST REFUSAL None
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Property Highlights 
P R O P E R T Y  H I G H L I G H T S 

• Corporate lease | Cheddar’s Casual Café, Inc. | 188+ locations across the 
US | Owned by Darden Restaurants which also operates brands such as 
Olive Garden, Longhorn, Ruth’s Chris, The Capital Grille, and Eddie V’s 
amongst others | 1,900 total locations operated by Darden

• Outparcel to Bellwood Farms | Future grocery-anchored shopping center 
development | See site plan on Page 9

• Significant tenant investment into real property | Well below replacement 
rent

• Large parcel | 2.25 acres

• 10-year Absolute Net Ground Lease | Zero landlord responsibilities 

• Great visibility & access from W Andrew Johnson Hwy | 32,760 VPD 
being served by two traffic signals on Andrew Johnson Hwy

• 2023 new construction

• Morristown is an established regional economic hub | City and county 
seat of Hamblen County

• Located inside of dense retail corridor | 1.4M SF within a 2-mile radius | 
Substantial new development in surrounding area

• 3 miles from large industrial pocket | 2.5M SF of space | Iconex, MAHLE 
Engine Components, Orbit Industries, Lear Siegler, Clayton Homes, & 
others

• 10 minutes from Morristown-Hamblen Healthcare System | 167 beds

• Less than 10 minutes from Cherokee Lake | 2.5M visitors annually

• 12 minutes from both Morristown-Hamblen East & West High Schools | 
3,105 students combined

• Less than 5 minutes from Morristown Regional Airport

• Nearby destination retailers | Walmart Supercenter, Lowe’s, Home Depot, 
Tractor Supply, Harbor Freight Tools, ALDI, Ingles, Texas Roadhouse, 
Chili’s, Buffalo Wild Wings, Freddy’s, Starbucks, Wendy’s, Dunkin, 
AutoZone and others

• 30 miles to Downtown Knoxville 

D E M O G R A P H I C  S N A P S H OT

2 0 2 3  P O P U L AT I O N  W I T H I N  
F I V E  M I L E S42,198
2 0 2 3  AV G .  H O U S E H O L D  I N C O M E 
W I T H I N  T H R E E  M I L E S$76,562
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Future Grocery-Anchored 
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Future Retail 
Development

CHEROKEE LAKE

Morristown 
Regional 
Airport

Colgate-Palmolive 
Manufacturing 

Morristown Public 
Works Department

Future Grocery-Anchored 
Master Plan Development

Industrial Area
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Colgate-Palmolive 
Manufacturing 

Morristown Landing 
Sports Complex Morristown Public 

Works Department

S

Future Retail 
Development

W  A N D R E W  J O H N S O N  H W Y  -  3 2 , 7 6 0  V P D

H W Y  1 6 0  -  2 0 , 5 4 5  V P D

M E R C H A N T S  G R E E N E  B L V D  -  1 2 , 0 0 0  V P D

West View 
Middle School 
564 students

Morristown 
Regional 
Airport

Future Grocery-Anchored 
Master Plan Development
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Proposed Master Plan

PROPOSED
TRAFFIC SIGNAL

LOT 3
REST

1.10 AC.

LOT 1
REST

1.17 AC.

LOT 2
RESTAURANT

2.25 AC.

LOT 6
0.73 AC.

241'

19
1'

GROCERY
48,387 SF

SHOPS
10,010 SF

143'

70
'

358 PARKING SPACES (6.1/1)
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OP

STOP

STOP

LOT 4
1.74 AC.

REST.
3,450 SF

RETAIL
1,565 SF

REST.
4,000 SF

PATIO
50'

22.4'20'

80
'79
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'

46.75'

70
'
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36
.6

'
42
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'

6.1'
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50'

LOT 7
15.58 AC.

RETAIL
52,000 SF

225 PARKING SPACES (4.3/1)

LOT 9
5.20 AC.

RESTAURANT
5,486 SF

92 SPACES (16.7/1)

LOT 5
1.70 AC.

PATIO

RETAIL
9,486 SF

62'

15
3'

RETAIL
16,000 SF

SHOPS
8,820 SF

126'

70
'

EXISTING
TRAFFIC SIGNAL

238 PARKING SPACES (6.9/1)

LOT 8
10.06 AC.
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Additional Property Photos
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Tenant Overview

A B O U T  C H E D DA R ’ S

Cheddar’s Scratch Kitchen, formerly known as Cheddar’s Casual Café, 
is an American restaurant chain based in Irving, Texas. Founded in 
1979 by Aubrey Good and Doug Rogers, the company has more than 
188 locations. 

Cheddar’s Scratch Kitchen serves a variety of made-from-scratch 
dishes. They are a dining establishment with traditional and modern 
American fare including hand-breaded Chicken Tenders, Homemade 
Chicken Pot Pie, and House Smoked Baby Back Ribs that are smoked 
for a minimum of four hours.

A B O U T  DA R D E N  R E S TAU R A N T S

Headquartered in Orlando, FL, Darden Restaurants owns and operates 
more than 1,900 restaurants through nine unique brands, consisting of 
Olive Garden, LongHorn Steakhouse, Cheddar’s Scratch Kitchen, Yard 
House, The Capital Grille, Seasons 52, Bahama Breeze, Eddie V’s, & 
Ruth’s Chris. 

Darden is currently listed on the NYSE (DRI) and reported total revenue 
of $9.63B in 2022 across all brands. Their 190,000 employees serve 
more than 410M customers annually.

Locations

188
Year Founded

1979
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Market Overview – Knoxville, TN

C O N T R I B U T E D  A N N UA L LY  BY  TO U R I S M  
TO  K N OX V I L L E ’ S  E C O N O M Y$1B

B E D S  AT  U N I V E R S I T Y  O F  T E N N E S S E E  
M E D I C A L  C E N T E R 685

3 1 ,7 0 1  S T U D E N T S  AT T E N D  T H E  U N I V E R S I T Y 
O F  T E N N E S S E E31K+

Knox County Public  
School System Serves  

60,500 Students.

60K+
Best Places to Live  

in the United States
-Livibility.com

#8

Visitors to the Great  
Smoky Mountains  

National Park in 2021

14.1M
Most Recession-Proof  

City in the United States
-Livibility.com

#5



1 3

B
E

R
K

E
L

E
Y

C
A

P
.C

O
M

   |  7
0

4
.3

7
9

.19
8

0

Demographics 
Radius

Drive Times

Radius
P O P U L AT I O N 1 - M I L E 3 - M I L E 5 - M I L E

2028 Population 2,907 15,369 42,228
2023 Population 2,980 15,531 42,198
2020 Population 3,016 15,595 41,636
2010 Population 2,721 14,774 40,135
2023-2028 Annual Rate -0.49% -0.21% 0.01%
2020-2023 Annual Rate -0.37% -0.13% 0.41%
2010-2020 Annual Rate 1.03% 0.54% 0.37%

H O U S E H O L D S
2028 Households 1,136 5,935 16,415
2023 Households 1,157 5,963 16,320
2020 Households 1,174 5,941 16,065
2010 Households 1,084 5,670 15,633
2023-2028 Annual Rate -0.37% -0.09% 0.12%
2020-2023 Annual Rate -0.45% 0.11% 0.49%
2010-2020 Annual Rate 0.80% 0.47% 0.27%

2 0 2 3  AV G .  H H  I N C O M E $ 7 2 , 9 6 6 $ 7 6 , 5 6 2 $ 6 4 , 8 8 2

Drive Times
P O P U L AT I O N 5 - M I N U T E 1 0 - M I N U T E 1 5 - M I N U T E

2028 Population 7,462 31,499 59,983
2023 Population 7,543 31,682 59,572
2020 Population 7,599 31,549 58,564
2010 Population 7,204 30,299 56,917
2023-2028 Annual Rate -0.22% -0.12% 0.14%
2020-2023 Annual Rate -0.23% 0.13% 0.53%
2010-2020 Annual Rate 0.54% 0.41% 0.29%

H O U S E H O L D S
2028 Households 2,826 12,097 23,328
2023 Households 2,841 12,106 23,051
2020 Households 2,823 11,988 22,528
2010 Households 2,677 11,585 21,946
2023-2028 Annual Rate -0.11% -0.01% 0.24%
2020-2023 Annual Rate 0.20% 0.30% 0.71%
2010-2020 Annual Rate 0.53% 0.34% 0.26%

2 0 2 3  AV G .  H H  I N C O M E $ 7 5 , 0 2 7 $ 6 7, 0 0 7 $ 6 3 , 3 6 3
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Berkeley Capital Advisors, LLC (“BCA”) has been authorized by the 
owner of the subject property (the “Seller”) to present you with this 
marketing package. This is a confidential package intended solely 
for your own limited use and benefit, as a principal, in considering 
whether you desire to pursue negotiations to acquire the subject 
property.

Your receipt and acceptance of this package serves to 
acknowledge your agreement to: (1) hold the information and 
materials contained herein,and the offering they represent, in the 
strictest of confidence; (2) not disclose, directly or indirectly, the 
information and materials contained herein,or the offering they 
represent, to any other person, firm or entity without prior written 
authorization from BCA or the Seller; (3) not use the information and 
materials contained herein in any fashion or manner detrimental 
to the interest of BCA or the Seller; (4) not disturb any tenants in 
possession of the subject property nor reveal to them the offering 
this package represents.

This marketing package was prepared by BCA and it has been 
reviewed by representatives of the Seller. The information and 
materials contained herein are selective and limited in nature, 
and neither BCA nor the Seller purports this to be an all-inclusive 
report on the subject property. Within this package, certain leases, 
documents and other materials are described in summary form. 
These summaries do not purport to be complete nor necessarily 
accurate descriptions of the full agreements involved, nor do they 
purport to constitute a legal analysis of the provisions of those 
documents. Interested and qualified prospective purchasers will 
be afforded an opportunity to review additional information and to 
inspect the subject property, and all such prospective purchasers 
should conduct their own independent due diligence.

This package is based in part upon information supplied by the 
Seller and in part upon information obtained by BCA from sources 
believed to be reliable. All income, expense and/or investment 
projections contained herein are provided for general reference 
purposes only, in that they are based on assumptions relating to the 
general economy, competition and other factors beyond the control 
of BCA and the Seller, and all such projections are therefore subject 
to variation. This package shall not be deemed an indication of the 
state of affairs of the subject property, nor constitute an indication 
that there has been no change in the business or affairs of the 
subject property since the date of preparation of this package.

Neither BCA, the Seller, nor any of their respective officers, 
employees or agents, has made or does make any representation 
or warranty, expressed or implied, as to the accuracy or 
completeness of this package or any of its contents, and no legal 
commitments or obligations shall arise by reason of this package or 
its contents.

BCA and the Seller expressly reserve the right, at their sole 
discretion, to alter or amend the terms of this offering, to reject 
any or all expressions of interest or offers to acquire the subject 
property and/ or to terminate discussions with any entity at any time 
with or without notice. The Seller shall have no legal commitment 
or obligation to any entity reviewing this package or making an 
offer to acquire the subject property unless and until a written 
agreement for such acquisition has been fully executed, delivered 
and approved by the Seller and any conditions to the Seller’s 
obligations thereunder have been satisfied or waived.

Parties seeking to act in a third-party brokerage capacity must 
register their client(s) with BCA prior to receiving or dispersing 
any marketing information. BCA will not recognize any third-party 
brokerage relationships without first receiving and approving such 
written client registration, nor will BCA or the Seller be obligated for 
any brokerage claims which may result, regardless of such broker’s 
involvement in procuring a purchaser for the subject property.

This package is the property of BCA. Photocopying, re-typing 
or other duplication of the information and materials contained 
herein is expressly prohibited. The information contained within 
this package and the offering of the subject property may not 
be announced, posted or otherwise publicized in any electronic 
media (such as, by way of example only, any Internet or “broadcast 
facsimile” communications).

If, after reviewing this package, you have no further interest in 
acquiring the subject property at this time, please return this 
package in its entirety to BCA. Likewise, if the terms contained in 
this Confidentiality & Disclaimer section are not acceptable to you, 
please immediately return this package to BCA.

AG E N T ’ S  D U T I E S 
When you contract with a real estate firm to act as your agent in 
a real estate transaction, the agent must help you obtain the best 
price and terms possible, whether you are the buyer or seller. The 
agent also owes you the duty to:

•  Safeguard and account for any money handled for you 
•  Act with reasonable skill, care and diligence 
•  Be loyal and follow reasonable and lawful instructions 
•   Disclose to you any information which might influence your 

decision to buy or sell

Even if the agent does not represent you, the agent must still be fair 
and honest and disclose to you all “material facts” which the agent 
knows or reasonably should know. A fact is “material” if it relates 
to defects or other conditions affecting the property, or if it may 
influence your decision to buy or sell. 

AG E N T S  W O R K I N G  W I T H  S E L L E R S 
A seller can enter into a “listing agreement” with a real estate firm 
authorizing the firm and its agent(s) to represent the seller in finding 
a buyer for his property. The listing agreement should state what 
the seller will pay the firm no matter who finds the buyer.

The listing firm may belong to a listing service to expose the seller’s 
property to other agents who are members of the service. Some 
of those agents may be working with buyers as buyers’ agents; 
others will be working with buyers but still representing the sellers’ 
interests as an agent or “subagent”. When the buyer’s agents and 
seller’s subagents desire to share in the commission the seller pays 
to the listing firm, the listing agent may share the commission with 
the seller’s permission.

AG E N T S  W O R K I N G  W I T H  B U Y E R S 
A buyer may contract with an agent or firm to represent him (as a 
buyer’s agent), or may work with an agent or firm that represents 
the seller (as a seller’s agent or subagent). All parties in the 
transaction should find out at the beginning who the agent working 
with the buyer represents.

If a buyer wants a buyer’s agent to represent him in purchasing a 
property, the buyer should enter into a “buyer agency agreement” 
with the agent. The buyer agency agreement should state how the 
buyer’s agent will be paid. Unless some other arrangement is made 
which is satisfactory to the parties, the buyer’s agent will be paid 
by the buyer. Many buyer agency agreements will also obligate the 
buyer to pay the buyer’s agent no matter who finds the property 
that the buyer purchases.

A buyer may decide to work with a firm that is acting as agent 
for the seller (a seller’s agent or subagent). If a buyer does not 
enter into a buyer agency agreement with the firm that shows him 
properties, that firm and its agents will show the buyer properties 
as an agent or subagent working on the seller’s behalf. Such a firm 
represents the seller (not the buyer) and must disclose that fact to 
the buyer.

The terms and conditions stated in this Confidentiality & Disclaimer 
section apply and relate to all of the sections of this package as if 
stated independently therein. Prospective purchasers of the subject 
property are hereby notified that Berkeley Capital Advisors, and 
its agents, are acting in the capacity of a “Seller’s Agent” during 
the course of this offering, and as such are solely representing the 
interests of the Seller

Confidentiality Disclaimer

B C A  F I R M  T E N N E S S E E

R E A L  E S TAT E  L I C E N S E  N O. :  0 0 2 6 1 8 8 7

P L E A S E  C L I C K  H E R E  TO  V I E W  W O R K I N G 

W I T H  R E A L  E S TAT E  AG E N T S  B R O C H U R E



C A R L  B R E N D E S
704.714.2363 

brendes@berkeleycap.com

R A N S O M E  F O O S E
704.379.1985 

foose@berkeleycap.com

A L  D I C K E N S
704.714.2368 

dickens@berkeleycap.com

JA K E  Z A PATA
704.943.3160

zapata@berkeleycap.com

R A D  V O N  W E R S S O W E T Z
704.714.2367

rad@berkeleycap.com
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