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EXCELLENT 
 VISIBILITY & 

SIGNALIZED ACCESS

ADDRESS
3980 NORTH GLOSTER ST, TUPELO, MS 38804

SQUARE FEET
116,952 SF

YEAR BUILT
2007

KEY TENANTS

AS-IS NOI / 10-YR CAGR
$1,883,000 / 2.7%+97%OCCUPANCY

97%

SHADOW

INVESTMENT HIGHLIGHTS

PROPERT Y OVERVIEW

MULTI-ANCHOR 
DRAWING 

POWER

NATIONAL / 
REGIONAL
TENANCY

EXTENDED TRADE AREA
OF 50+ MILES

SUPER-REGIONAL 
RETAIL DESTINATION

DIVERSIFIED & SYNERGISTIC 
TENANT MIX

STRONG PROPERTY 
FUNDAMENTALS

PROPERTY DEMOGRAPHICS
5 MI. 10 MI. 15 MI.

Population
2020 Estimate 36,500 74,000 101,525
Average Household Income
2020 Estimate $79,871 $77,671 $74,286

KING’S
CROSSING



#1 SHOPPING DESTINATION IN NORTHERN MISSISSIPPI
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Market Center at Barnes Crossing

The Mall at Barnes Crossing

The Shops at 
Barnes Crossing

Barnes Crossing Plaza

Thompson Square

Big Oaks Crossing

17+
MILLION

ANNUAL VISITORS TO 
King's Crossing 
5-MILE TRADE AREA

6+
MILLION
RETAIL SF WITHIN 5 MILES OF 

King's Crossing

97% 
OCCUPANCY

RATIO WITHIN 5 MILES OF 
King's Crossing

King's Crossing's
TRADE AREA EXTENDS

50+ 
MILES

33rdrd Most Visited Retail Property  Most Visited Retail Property 
in Mississippiin Mississippi

1111thth Most Visited Retail Property in Mississippi Most Visited Retail Property in Mississippi

Most Visited Ashley Most Visited Ashley 
Furniture in MississippiFurniture in Mississippi

44thth Most Visited  Most Visited 
Lowe's in MississippiLowe's in Mississippi

22ndnd Most Visited Hobby Lobby  in  Most Visited Hobby Lobby  in 
MississippiMississippi

22ndnd Most Visited TJ Max  Most Visited TJ Max 
in Mississippiin Mississippi

Most Visited AcademyMost Visited Academy
Sports in MississippiSports in Mississippi
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Memphis, TN

70+ Miles
80+ Miles

Oxford, MS

Tupelo, MS

45
+

 M
ile

s

45+ Miles

Decatur, AL

45+MILES 
AWAY 80+MILES 

AWAY

70+ MILES 
AWAY 45+MILES 

AWAY

45+MILES 
AWAY 80+MILES 

AWAY

70+ MILES 
AWAY 70+ MILES 

AWAY

King's Crossing draws from a super-regional extended trade area, with the  closest 
competing locations for its 8 largest tenants being at least 45+ miles away from King’s 
Crossing. 

SUPER-REGIONAL CONNECTIVITY
The property is strategically located less than one 
mile from two major interstates (I-22 & I-45). I-22 is 
the dominant interstate system that passes through 
Tupelo, connecting directly to Birmingham, AL and 
Memphis, TN. 

45

EX TENDED TRADE AREA WITH SUPER REGIONAL CONNECTIVIT Y

70,000+ AADT
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DURABLE, SECURE INCOME STREAM

13
TENANTS HAVE 

RENEWED AT 
LEAST ONCE

65%
OF INCOME HAS

RENEWED AT 
LEAST ONCE

9
YEARS

WTD. AVG. 
TENURE

LOYAL, TENURED TENANT LINE UP

67% OF INCOME HAS BEEN 
OPERATING AT THE PROPERTY 
FOR MORE THAN 5 YRS.

ALL TENANTS ARE CURRENT ON 
RENT COLLECTIONS

MULTI-ANCHOR DRAWING POWER

KEY TENANT SCORECARD

60% 
of Occupied GLA

46% 
of Overall Income

100%  
National / Regional

8.4+ Years
wtd. avg. tenure

HIGH HISTORICAL OCCUPANCY WITH 
PROVEN TRACK RECORD TO QUICKLY BACKFILL 

VACANCIES AND UPGRADE TENANCY
SHADOW
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STRONG PROPERT Y FUNDAMENTALS

NATIONAL & REGIONAL TENANCY

DIVERSIFIED, SYNERGISTIC TENANCY MIX

94%
of the occupied GLA 

represents a National or 
Regional Brand

LIMITED NEAR-TERM DEFERRED MAINTENANCE
King's Crossing is institutionally-owned and has been well-maintained, 
resulting in minimal near-term deferred maintenance for the next 
Owner.

New tenant
lease up

Expand
existing tenants

Relocate
existing tenants

DISCOUNT TO REPLACEMENT COST
King's Crossing offers the next Owner the opportunity to acquire the Property at significant 
discount to replacement cost, providing a very attractive basis.

VALUE-CREATION OPPORTUNITY
King's Crossing offers a multi-pronged value creation opportunity providing the next 
Owner with optionality and flexibility for repositioning opportunities that will generate 
and support long-term NOI Growth.

SPACE AVAILABLE FOR IMMEDIATE LEASE UP
There is currently 4,000 SF of space available for immediate lease up.

SPIN OFF THE OUTPARCELS
While the entire Property is currently combined on one tax parcel, the next Owner 
could separately parcel each outparcel pad, and then individually spin off various 
outparcels allowing the next Owner to lower their basis.

KING’S
C R O S S I N G

Apparel, 8%

Health & 
Beauty, 8%

Home 
Furnishings, 

12%

Medical, 6%

Off-Price, 7%
Pet Supplies, 

10%

Restaurant, 
27%

Shoes & 
Accessories, 

2%

Soft Goods, 
19%
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OWNER CONTACT
220 East 42nd St, New York, NY 10017
212.697.4740
www.draadvisors.com

LEASING CONTACT 
RCG Ventures: Lee Zimmerman
leez@rcgventures.com
404.816.5454

DEMOGRAPHICS
5 Mile Radius Highlights:
Population: 33,752
Average HH Income: $55,387

  OCCUPANCY 
 Total SF: 116,952
 Vacant SF: 4,102
 % Occupied: 96.4%

LAST UPDATED: 1/6/2020

Not a part

LEASE EXPIRATION COLOR CODE

2024+ MTM2022 20232020 2021

King’s Crossing
3980 North Gloster Street, Tupelo, MS 38804
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25,000 SF
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893-7 Available 2,002
837-12 Don Julio’s 4,500
837-6 Extreme Yogurt 1,693
837-8 ExtremeHeat Tanning 2,000
837-10 Eyemart Express 4,700
3978B Men’s Wearhouse 3,890
3978C Available 1,400
3982A SportsClips 1,360
3982B Taziki’s 3,346
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116,295 SF
PROPERTY GLA 

97% 
OCCUPANCY

94% Occupied GLA
NATIONAL / REGIONAL

9.0 Yrs.
WTD. AVG. TENURE

2.7%+
10-YR NOI 

GROWTH CAGR

High-Performing Anchor
Ross is a Top 3 store in their district of 15 
stores (anecdotally), and is an investment-
grade credit.

SUITE TENANT SF
939 Ross Dress for Less 25,000
921 Rainbow Apparel 7,500

893-1 Five Below 8,253
893-2 Available 4,000
893-3 Skechers 4,800
893-4 Lane Bryant 4,867
894-5 Kirkland's 7,500

SUITE TENANT SF
893-6 Petco 14,105
893-7 City Nails & Spa 2,002

837-12 Don Julio Mexican Restaurant 4,500
837-10 Eyemart Express 4,700
837-8 Extreme Heat Tanning 2,000
837-6 Extreme Yogurt 1,693
837-1 Mt Fuji Japanese Steakhouse 5,426

SUITE TENANT SF
3974 Newk's Café 4,000

3978-A Mattress Firm 4,110
3978-B Tenant Prospect * 3,890
3978-C REV Vapes 1,400
3982-A SportsClips 1,360
3982-B Taziki's Café 3,346
3982-C Five Guys 2,500
Total 116,952

* Landlord is actively in negotiations with a Tenant 
Prospect for Suite 3978-B.

EXCELLENT VISIBILITY 
& SIGNALIZED ACCESS

The Property boasts superior 
visibility from Tupelo's busiest 
road and provides ease of access 
via a dedicated traffic signal.

TENANT ROSTER & SITE PL AN

KING’S
C R O S S I N G

Positive Company 
Fundamentals

$1 B Debt repaid in 
Q3’20

$646 MFree cash flow 
generated in 

2020

$3.44 B Total
Liquidity

NO Debt maturities 
until 2023 ($350MM)



INVESTMENT SALES ADVISORS
JIM HAMILTON
Sr. Managing Director
404.942.2212
jim.hamilton@am.jll.com

BRAD BUCHANAN
Senior Director
404.942.3192
brad.buchanan@am.jll.com

BARRY BROWN
Sr. Managing Director
Broker of Record
469.232.1968
barry.brown@am.jll.com

ANDREW KAHN
Associate
404.942.2220
andrew.kahn@am.jll.com

TAYLOR CALLAWAY
Associate
404.942.3193
taylor.callaway@am.jll.com 

ANDREW MICHOLS
Associate
404.942.2223
andrew.michols@am.jll.com

FINANCING ADVISOR
GREG GAUGHAN
Director
404.456.8780
greg.gaughan@am.jll.com

Copyright @ Jones Lang LaSalle IP, Inc. 2021.  This presentation has been prepared solely for informational purposes. The presentation is confidential and may not be reproduced. 
The contents of this presentation are not to be construed as legal, accounting, business or tax advice.
The information contained herein is proprietary and confidential and may contain commercial or financial information, trade secrets and/or intellectual property of JLL and/or its affiliates.  Although the 
information used in this presentation was taken from sources believed to be reliable, there is no representation, warranty or endorsement (expressed or implied) made as to the accuracy, reliability, adequacy 
or completeness of any information or analysis contained herein.  JLL expressly disclaims any and all liability that may be based on such information, errors therein or omissions there from.  
Certain information in this presentation constitutes forward-looking statements.  Due to various risks, uncertainties and assumptions made in our analysis, actual events or results or the actual performance 
of the types of financing and values covered by this presentation may differ materially from those described.  The information herein reflects our current views only, are subject to change, and are not intended 
to be promissory or relied upon.
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