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We have addressed any applicable 12+ month concessions in the reconciliation of market rent and the vacancy and 
collection loss should reflect only physical occupancy and slight collection loss. We project a vacancy loss for the 
subject property of 6.0%. In addition to physical vacancy loss and losses attributable to concessions, the subject will 
also suffer losses due to bad debt. An analysis of similar properties within the subject market indicates a range of 
0.0% to 3.0% of total income. In light of such, we have estimated collection loss at 1.0% resulting in a total vacancy 
and collection loss factor of 9.0%.  

RENTA L INC OME – COM ME RCIA L SPACE

The subject project features 9,089 SF of leasable commercial office space located on the ground floor of the 
multifamily units. The commercial space appears to be configured in such a way as to take full advantage of the 
property’s positive locational attributes and is developed in such a manner as to enhance the overall appeal of the 
subject’s mixed-use design.  

OFF ICE  SP ACE  INC OME

Well located office space in the immediate area indicates actual rental rates that range from $14 to $37 on a triple 
net basis. The interior retail space will be new and of good quality and residents of the buildings will enhance traffic. 
The following retail rents were utilized for this report. 

Vacancy for the overall Pharr Office submarket decreased to 4.06% in the second quarter 2025. That compares to 
6.77% in the first quarter 2025, 7.15% in the fourth quarter 2024, and 7.31% in the third quarter 2024. 

Class A (4 & 5 Star) projects reported a vacancy rate of 0.00% at the end of the second quarter 2025, 0.00% at the 
end of the first quarter 2025, 0.00% at the end of the fourth quarter 2024, and 0.00% at the end of the third quarter 
2024.  

The average asking rental rate for available Office space, all classes, was $20.26 psf at the end of the second quarter 
2025 in the Pharr submarket area. This represented a 0.1% increase in quoted rental rates from the end of the first 
quarter 2025, when rents were reported at $20.23. 

The subject will be brand new space and should command a rental rate similar to the submarket average and within 
the comparable data. Further, the proposed office space will directly benefit from the multi-family components.  

As the residential rent comparables were analyzed on the 92273 form, a similar adjustment process was considered 
for the office rent comparables. After review, only location, size, age/condition, occupancy, and quality would 
require adjustments.  

824 E Hackberry Ave (McAllen Business Center, 89% occupied) reflects the rental rate for office space on the first 
floor with a similar location. The 1,300 SF space was signed in August 2025 NNN at $13.20/SF. This space was built 
in 2010 and is in average condition. Overall, this comparable was adjusted downward for superior size and upward 
for location and inferior age/quality.  

Type NRA (SF)
Office 9,089
Total Commercial Space 9,089

COMMERCIAL SPACE SUMMARY

No. Name Location YOC Occupancy Unit SF Rental Rate Lease Terms Lease Terms Lease Date
1 McAl len Bus ines s  Center 824 E Hackberry Ave 2010 89% 1,300 $13.20 NNN 24 - 48 months Aug-25
2 Monaco Plaza 600 N McCol l  Rd 1992 92% 2,070 $21.60 NNN 24 - 60  months N/A
3 America  Plaza 1313 W Polk St 2005 57% 1,400 $16.20 NNN 36 - 60 months Aug-25
4 495 Cros s ing 1618 N Veterans Blvd 2005 89% 1,250 $15.00 NNN 12 - 36 months N/A

QUOTED OFFICE COMPARABLES
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600 N McColl Rd (Monaco Plaza - 92% occupied) reflects the rental rate for office space on the first floor with a 
similar location. The 2,070 SF space is available for lease NNN at $21.60/SF. This space was built in 1992 and is in 
average condition. Overall, this comparable was adjusted downward for superior size and upward for location and 
inferior age/quality. 

1313 W Polk St (America Plaza - 57% occupied) reflects the rental rate for office space on the first floor with a similar 
location. The 1,400 SF space was signed in August 2025 NNN at $16.20/SF. This space was built in 2005 and is in 
average condition. Overall, this comparable was adjusted downward for superior size and upward for location and 
inferior age/quality. 

1618 N Veterans Plaza (495 Crossing - 89% occupied) reflects the rental rate for office space on the first floor with a 
generally similar location. This 1,250 SF space is available for lease NNN at $15.00/SF. This space was built in 2005 
and in average condition. Overall, this comparable was adjusted downward for superior size and upward for location 
and inferior age/quality. 

A summary of the comparable adjustments is provided in the table below. 

Overall, the subject is considered superior to the comparables and warrants a rental rate at the upper end of the 
comparable range. 

As previously mentioned, the subject’s office space will directly benefit from the multi-family components. Based on 
our previous analysis of the office market and considering the subject's competitive position within the market, the 
subject’s office rental income is estimated as follows. 

Commercial leases in the immediate area are typically of the “triple net” lease type. The practice of “triple net” 
leases in which the tenant reimburses the landlord for taxes, insurance, and common area maintenance expenses is 
well supported in the local market and will be employed in this analysis.  

EXPENSE  RE IM BUR SEME NT INC OME

The developer plans to lease the retail on a “triple net” basis in which tenants will reimburse the landlord for taxes, 
insurance, and CAM charges with the utilities being billed directly to the tenant as is common in the local market. 

Subject Comp 1 Comp 2 Comp 3 Comp 4
Lease Date —  Aug-25 N/A Aug-25 N/A
Rent Rate per SF $13.20 $21.60 $16.20 $15.00
Physical Characteristics

Location 5.0% 5.0% 5.0% 5.0%
Size -5.0% -5.0% -5.0% -5.0%
Age/Qual i ty 5.0% 5.0% 5.0% 5.0%
Occupancy 0.0% 0.0% 5.0% 0.0%

Subtotal Net Adjustments 5.0% 5.0% 10.0% 5.0%
Adjusted Price per SF $13.86 $22.68 $17.82 $15.75

OFFICE RENT ADJUSTMENT GRID – per Square Foot

Description Size (SF)
Monthly 

Rent
Annual 
Rent/SF

Total 
Rental 

Income
Office Space 9,089 $16,360 $21.60 $196,322
Total Office Income 9,089 $16,360 $196,322

RECONCILED SUBJECT OFFICE RENTAL INCOME

Total Office Income 9,089 $16,360 $196,322










































