
BUFFALO, NY OFFERING MEMORANDUM



EXECUTIVE SUMMARY

ANNUALIZED OPERATING DATA

Base Rent $48,000*

RENTAL INCREASES

10/25/10- 10/24/20 $24,000

10/25/20- 10/24/25 $48,000

10/25/25- 10/24/30 $52,800

OPTION TERMS

Option 1 (10/25/30- 10/24/35) $58,080

Option 2 (10/25/35- 10/24/40) $63,900

Option 3 (10/25/40- 10/25/45) $70,320

THE OFFERING

Price $960,000

Cap Rate 5.00%

Year Built 1985

Total GLA 3,486 SF

Lot Size 0.39 Acres

Rent Commencement October 25, 1985

Lease Expiration October 24, 2030

Increases See Rent Schedule

Options Three; Five-Year Terms

Debt Free and Clear

MARKET

TERM REMAINING

ADDRESS

LEASE TYPE

NNN

11.08 YEARS

2078 Niagara St,  
Buffalo, NY 14207

Buffalo, NY

CREDIT RATING

$AA-

3,486 SF

TOTAL GLA

*Rent Credit- Seller will credit Buyer the per diem difference between the current
rental rate of $24,000  and the rental rate of $48,000 at the time of closing.

2 • FINANCIAL ANALYSIS



Marcus & Millichap, on behalf of ownership, is pleased to exclusively offer the fee simple interest in this 

7-Eleven Convenience Store located in Buffalo, New York. The Tenant, 7-Eleven, Inc., has new 11 years 

remaining on their absolute NNN lease. This is a long-established 7-Eleven location as the tenant has 

operated here since 1985, and recently exercised a 10-year extension through 2030. The lease features 

attractive rental increases of 10 percent every five years during the base term and three, five-year option 

periods. The fee-simple nature of the lease allows an investor the ability to deprecate the improvements 

which is increasingly rare on small price point deals such as this. The lease is corporately guaranteed by 

7-Eleven, Inc., the world’s leading convenience store with an investment grade credit rating of  “AA-” by 

Standard & Poor’s. 

7-Eleven is situated upon a 0.39-acre parcel at the signaled intersection of Niagara Street and Hertel 

Avenue in the highly dense Black Rock neighborhood in northwest Buffalo. The Property is located just 

one-tenth-of-a-mile from the Interstate-190 exit at Austin Street (59,274 VPD). It is on the opposing 

corner from Watergate II, a 195-unit low income housing apartment community, West Marine boat and 

fishing supply, and the 5-acre Towpath Park. The Tenant is in proximity to notable retailers McDonald’s, 

Family Dollar and Advance Auto Parts, and one-and-one-half-miles from Buffalo State College. The 

College campus, which includes 11,000 students and 1,820 administrative staff, is also home to the 

Richardson Olmstead, one of Buffalo’s most iconic buildings and a National Historic Landmark that 

is being renewed after years of neglect. The 191,000-square-foot project includes 88 hotel rooms, 

conference facilities, a fine dining restaurant, and a grab-and-go café. Located less than five miles 

northwest of downtown Buffalo, this submarket is highly dense. Presently there are more than 11,602 

people within one-mile and more than 114,634 people within three miles of the property. 

INVESTMENT OVERVIEW
•	 11 Year NNN Lease; Depreciation Benefits

•	 Attractive 10% Increases Every 5 Years

•	 Long-Established 7-Eleven C-Store Location Since 1985

•	 Proximity to Buffalo State College with 12,820 Students, 
Faculty & Staff

•	 Highly Dense Black Rock Neighborhood with 114,634 
People Within 3 Miles

•	 0.1-Mile from Interstate-190 Exit with 59,274 VPD

•	 Neighbors 195-Unit Apartment Complex and 500-Slip 
Marina

•	 Proximity to Notable Tenants McDonald’s, Family Dollar 
and Advance Auto Parts 

•	 Proximity to Richardson Olmstead, 191,000 SF 
Redevelopment Project

INVESTMENT HIGHLIGHTS
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TENANT INFORMATION
7-Eleven is the world’s largest convenience store chain 
operating, franchising and licensing more than 60,000 
stores in 18 countries, of which nearly 10,700 are in 
North America. 7-Eleven also is one of the nation’s largest 
independent gasoline retailers. Its company’s name was 
changed from The Southland Corporation to 7-Eleven, 
Inc. after approval by shareholders on April 28, 1999. 
Founded in 1927 in Dallas, Texas, 7-Eleven pioneered 
the convenience store concept during its first years of 
operation as an ice company when its retail outlets began 
selling milk, bread and eggs as a convenience to guests. 
The name 7-Eleven originated in 1946 when the stores 
were open from 7 a.m. to 11 p.m. Today, offering busy 
shoppers 24-hour convenience, seven days a week is the 
cornerstone of 7-Eleven’s business. 7-Eleven focuses on 
meeting the needs of convenience-oriented guests by 
providing a broad selection of fresh, high-quality products 
and services at everyday fair prices, speedy transactions 
and a clean, friendly shopping environment. Each store’s 
selection of about 2,500 different products and services is 
tailored to meet the needs and preferences of local guests. 
Stores typically vary in size from 2,400 to 3,000 square feet 
and are most often located on corners for great visibility 
and easy access. Well known for the Big Gulp® fountain soft 
drink, Big Bite® grill items, the Slurpee® beverage and its 
fresh-brewed coffee, 7-Eleven’s food service offerings bring 
guests a proprietary line of prepared-fresh-daily and daily 
delivered deli sandwiches, wraps, breakfast sandwiches 
and a wide assortment fruits, salads and baked goods.

HEADQUARTERS 
Dallas, TX

 
NO. OF EMPLOYEES 
45,000+

 
NO. OF LOCATIONS 
65,000+

 
YEAR FOUNDED 
1927

 
STOCK SYMBOL
/CREDIT RATING 
SVNDY : AA-
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Niagara Falls Riverside Institute 
of Technology

McDonald’s

NIAGARA ST -  12,922 VPD

HARTEL AVE -  6,327 VPD
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Watergate II 
195 units

One-Mile  
Population: 

11,602 People

0.2 Miles Away

0.1 Miles Away 
From I-190 Ramp
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Downtown Buffalo, NYBuffalo State College 
11,000 Students

59,274 VPD

Rich Marine Sales 
& Marina
500 Slips

One-Mile  
Population: 

11,602 People

0.1 Miles Away 
From I-190 Ramp



Guarantor 7-Eleven, Inc.

Lease Commencement Date October 25, 1985

Expiration Date October 24, 2030

Notification Period for Tenant to 
Exercise Options

90 Days

Landlords Obligations None

Tenant’s Obligations Tenant shall maintain demised premises

Assignment & Subletting
At any time and from time to time during the term of this Lease or any renewal or extension thereof, the Lessee shall have the unrestricted right to assign, 
transfer, sublet, encumber, or otherwise dispose of all or part of its interest in and to the leased premises; but any such assignment or subletting shall not in any 
way release Lessee from any of its liabilities or obligations under the terms of this Lease.

LEASE ABSTRACT
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DEMOGRAPHIC HIGHLIGHTS

5-MILE POPULATION

5-MILE AVERAGE HOUSEHOLD INCOME

5-MILE ESTIMATED HOUSEHOLDS

264,026

$58,168

114,988
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DEMOGRAPHIC SUMMARY

INCOME 1 MILE 3 MILES 5 MILES

2018 Housing Income
$150,000 or More 1.40% 6.68% 5.40%

$100,000 - $149,000 5.06% 8.53% 9.20%
$75,000 - $99,999 6.89% 9.78% 10.30%
$50,000 - $74,999 12.19% 16.74% 16.37%
$35,000 - $49,999 13.46% 13.10% 12.93%

Under $35,000 61.01% 45.18% 45.81%
Average Household Income $38,916 $61,485 $58,168 
Median Household Income $26,085 $40,034 $39,416 
Per Capita Income $15,731 $27,645 $25,794 

POPULATION 1 MILE 3 MILES 5 MILES

2023 Projection 11,430 112,008 255,603
2018 Estimate 11,602 114,634 264,026
2010 Census 11,776 115,288 264,864
2000 Census 11,533 120,456 289,908
Current Daytime Population 8,047 121,728 315,514

HOUSEHOLDS 1 MILE 3 MILES 5 MILES

2023 Projection 4,624 50,031 112,756
2018 Estimate 4,663 50,573 114,988
2010 Census 4,771 50,912 115,275
2000 Census 4,973 52,363 122,461

POPULATION PROFILE 1 MILE 3 MILES 5 MILES

Population By Age
2018 Estimate Total Population 11,602 114,634 264,026

Under 20 31.43% 24.58% 24.68%
20 to 34 Years 24.01% 28.86% 25.84%
35 to 39 Years 6.18% 6.66% 6.04%
40 to 49 Years 10.86% 10.40% 10.50%
50 to 64 Years 17.04% 17.37% 19.00%

Age 65+ 10.48% 12.12% 13.95%
Median Age 31.26 32.96 34.63

Population 25+ by Education Level    
2018 Estimate Population Age 25+ 7,083 76,450 176,662

Elementary (0-8) 5.64% 3.87% 3.22%
Some High School (9-11) 18.18% 9.29% 9.13%

High School Graduate (12) 35.41% 23.84% 25.99%
Some College (13-15) 17.60% 17.57% 19.61%

Associate Degree Only 7.12% 8.62% 9.74%
Bachelors Degree Only 9.67% 19.63% 17.36%

Graduate Degree 3.70% 15.02% 13.25%
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DEMOGRAPHIC SUMMARY
Geography: 5 Miles

Source: © 2018 Experian

POPULATION

In 2018, the population is 264,026. The population has changed by 

-8.93% since 2000. It is estimated that the population  will be 255,603 five 

years from now, which represents a change of -3.19% from the current 

year.  The current population is 47.95% male and 52.05% female. The 

median age of the population  is 34.63, compared to the US average which 

is 37.95. The population density  is 3,354.40 people per square mile.

HOUSEHOLDS 
There are currently 114,988 households in your selected geography. The 

number of households has changed by -6.10% since 2000. It is estimated 

that the number of households will be 112,756 five years from now, 

which represents a change of -1.94% from the current year. The average 

household size  is 2.22 persons.

INCOME 
In 2018, the median household income is $39,416, compared to 

the US average which is currently $58,754. The median household 

income has changed by 41.88% since 2000. It is estimated that 

the median household income will be $45,469 five years from 

now, which represents a change of 15.36% from the current year. 

  

The current year per capita income is $25,794, compared to the US 

average, which is $32,356. The current year average household income  is 

$58,168, compared to the US average which is $84,609.

RACE AND ETHNICITY 
The current year racial makeup is as follows: 55.32% White, 31.06% Black, 

0.07% Native American and 4.84% Asian/Pacific Islander. Compare these 

to US averages which are: 70.20% White, 12.89% Black, 0.19% Native 

American and 5.59% Asian/Pacific Islander. People of Hispanic origin 

are counted independently of race and make up 11.41% of the current 

year population. Compare this  to the US average of 18.01%.

HOUSING 
The median housing value was $107,966 in 2018, compared to the US 

average of $201,842. In 2000, there were 60,054 owner occupied housing 

units  and there were 62,408 renter occupied housing units. The median 

rent at the time was $380.

EMPLOYMENT 

In 2018, there are 170,530 employees, this is also known as the daytime 

population. The 2000 Census revealed that 60.85% of employees are 

employed in white-collar occupations, and 39.11% are employed in blue-

collar occupations. In 2018, unemployment is 7.59%. In 2000, the average 

time traveled to work was 22.00 minutes.

JOBS
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BUFFALO OVERVIEW
Containing the popular tourist attraction Niagara Falls and located less than 100 miles from Toronto, the 

Buffalo metro consists of Erie and Niagara counties, with the city of Buffalo representing the county seat of 

Erie County. The metro generates a significant portion of revenue through tourism, while the economy also 

specializes in financial services, healthcare and retailing. The market lies within 500 miles of 40 percent of the 

U.S. population and a large portion of the Canadian market.

METRO HIGHLIGHTS

CENTRALIZED LOCATION
Three certified Foreign Trade Zones and a centralized location near major 
metropolitan areas provide a base of operations for manufacturing and logistics.

ADVANCED MANUFACTURING BASE
There is no state income tax for manufacturing companies, supporting a growing 
advanced manufacturing base, with over 63,000 skilled workers in the metro.

WORLD-CLASS LIFE-SCIENCES RESEARCH
Roughly 15 percent of local graduates receive degrees in life sciences, making it the 
fourth-ranked metro on a per capita basis in the nation.

THE BUFFALO ECONOMY
Comprehensive healthcare systems companies Kaleida Health and Catholic 

Health employ nearly 20,000 people combined, underscoring the vast 

healthcare diagnostics and research employment base.

M&T Bank, one of the largest commercial banks in the nation, is 

headquartered in Buffalo. The firm employs more than 7,500 workers 

locally.

The Buffalo Niagara Medical Campus, a 120-plus acre collaborative 

research park in downtown Buffalo, provides space for research and 

development for more than 75 companies in biotech and life sciences.

The metro is the leading dairy producer in the state, while New York is the 

third largest dairy-producing state in the nation.

2018 POPULATION

1.1M
GROWTH 2018-2023

0.1%

2018 HOUSEHOLDS

476K
GROWTH 2018-2023

1.1%

2018 MEDIAN AGE

40.8
US MEDIAN:

38.0

2018 MEDIAN 
HOUSEHOLD INCOME

$54.2K
US MEDIAN:

$58.8K

BUFFALO DEMOGRAPHICS
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THE BUFFALO ECONOMY

The information contained in the following Marketing Brochure is proprietary and strictly 
confidential. It is 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. © 2016 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.

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

CONFIDENTIALITY AGREEMENT
Marcus & Millichap hereby advises all prospective purchasers of Net Leased property as 
follows:
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 mat-
ters.  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 con-
duct 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 docu-
ments 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 af-
fecting 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 re-
placement tenant considering the location of the property, and Buyer’s legal ability to make 
alternate use of the property.
By accepting this Marketing Brochure you agree to release Marcus & Millichap Real Estate 
Investment Services and hold it harmless from any kind of claim, cost, expense, or liability 
arising out of your investigation and/or purchase of this net leased property.

NET LEASED DISCLAIMER



NY BOR: John Krueger - 10311205789
Activity ID: 

EXCLUSIVELY LISTED BY:

DEAN ZANG
EXECUTIVE MANAGING DIRECTOR
NATIONAL RETAIL GROUP 
WASHINGTON, D.C.

Tel: 	 (202) 536-3754
Fax: 	 (202) 536-3710
dean.zang@marcusmillichap.com 
Licenses: MD 665335 
	  VA 0225239201

JOSH EIN
FIRST VICE PRESIDENT
NATIONAL RETAIL GROUP 
WASHINGTON, D.C.

Tel: 	 (202) 536-3726
Fax: 	 (202) 536-3710
josh.ein@marcusmillichap.com 
Licenses: MD 643676
                     DC SP98371724
	   VA 0225242141
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