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CONFIDENTIALITY &

DISCLAIMER
At the request of recipient, Ellsbury Group has prepared this Offering Memorandum “OM” as May, 2026, estimating the sale or 
transaction value for the fee simple, leasehold, partial interest, debt security, or other interest concerning the property identified as 
197 Alder Dr, North Aurora, IL 60542.


This OM does not constitute a certified appraisal of the property’s market value, nor does it conform to the Uniform Standards of 
Professional Appraisal Practice (USPAP). USPAP requires valuers to maintain impartiality, objectivity, and independence, without 
consideration of personal interests or any relevant appraisal regulations. It is not a substitute for an appraisal, and should an 
appraisal be necessary, a licensed appraiser must be engaged. This OM was prepared by a licensed real estate broker and is not 
intended for legal purposes, including mortgage approval, loan modification, dispute resolution, or any other legal matter requiring 
real estate valuation. Its use is strictly governed by state and federal laws, and if used otherwise, legal advice should be sought. 
This OM was created for a potential engagement with Recipient to facilitate the sale or capitalization of the interest in the Property 
and is not intended for further use beyond Recipient.


The assessment within this OM is based on Ellsbury Group’s preliminary review of information provided by Recipient, including the 
Property’s current use, leases, zoning restrictions, financing, and ownership structure. Data, documentation, and assumptions are 
derived from information supplied by Recipient, published sources, Ellsbury Group’s business records, and industry sources and 
have not been independently verified by Ellsbury Group. Ellsbury Group is not liable for the accuracy of this information or any 
assumptions made. The assessment also considers the surrounding neighborhood, current economic and real estate market 
conditions, and comparable property sales.


This OM is subject to change due to fluctuations in local and national real estate markets, credit and money markets, relevant laws 
and regulations, and other factors affecting the Property. Ellsbury Group has not conducted a survey to assess compliance with 
laws such as the Americans with Disabilities Act or evaluations of mineral or subsurface rights. Therefore, no opinion regarding 
compliance or rights is provided. This OM should not be used in public documents or references without prior written consent from 
Ellsbury Group.


References to specific marketing timeframes are for illustrative purposes only and do not bind Ellsbury Group to sell or capitalize the 
Property within said timeframe or guarantee a sale.


Ellsbury Group disclaims liability for any reliance on this OM unless otherwise stated in a separate written agreement. In the 
absence of such an agreement, Ellsbury Group shall not be liable for any indirect, incidental, consequential, punitive, or exemplary 
damages arising from the use of this OM, including lost revenue or profits. Recipient is responsible for reimbursing Ellsbury Group 
for any legal fees or costs resulting from legal actions or subpoenas related to this OM. Ellsbury Group confirms coverage by E&O 
insurance as required by state law, and its liability to Recipient under this OM shall not exceed the fee paid, if any, to Ellsbury 
Group.
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THE OFFERING

197 ALDER DR,
NORTH AURORA, IL 60542

We are pleased to present this premier 20,146 SF warehouse, 
ideally situated in a prime location with direct and easy access 
to major highways. Just 8 miles from North Aurora Airport, the 
property offers an expansive 2.68-acre lot with significant 
potential for expansion or development. The roof was fully 
replaced in 2017, and the building has benefited from multiple 
recent capital expenditure (CapEx) upgrades, resulting in low 
ongoing maintenance. Additional key features include climate-
controlled rooms and robust 800-amp electrical service.

PROPERTY HIGHLIGHTS
• New roof – 2017

• Direct Highway Access & 8 miles from North Aurora airport

• 2.68 Acre Lot

• Increased incoming power from 400 Amps to 800 Amps – 2015

• Built 2 Mezzanines adding 1,500 SF – 2017

• Built 2 Climate Controlled Rooms – 2017

• Separation wall built in factory – 2017

• Installed 5 new space heaters – 2018

• Redid front office (carpets, paint, false ceilings)

• Installed new lighting plant wide
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LOCATION INFORMATION
PROPERTY ADDRESS 197 ALDER DR, NORTH AURORA, IL 60542

COUNTY KANE COUNTY

SUB-MARKET CENTRAL KANE / DUPAGE

NEAREST HIGHWAY I-88 (RONALD REAGAN MEMORIAL TOLLWAY)

NEAREST AIRPORT(S) AURORA MUNICIPAL AIRPORT (8.4 MI) | O'HARE 
INTERNATIONAL AIRPORT (35 MI)

BUILDING INFORMATION
YEAR BUILT 1994

BUILDING CLASS B

BUILDING SIZE 20,146 SF

OFFICE SPACE 1,850

OCCUPANCY % 100%

TENANCY SINGLE-TENANT

NUMBER OF DRIVE-IN BAYS 2

OVERHEAD DOORS (1) 14 X 14 | (2) 12 X 12

CLEAR HEIGHT 22'

STORIES 1-STORY

ELECTRICAL POWER 800 AMPS

PROPERTY INFORMATION
PROPERTY TYPE INDUSTRIAL/WAREHOUSE

ZONING I-2 GENERAL INDUSTRIAL DISTRICT

LOT SIZE 2.68 AC

NUMBER OF PARKING SPACES 17 SURFACE SPACES

ANNUAL TAXES $40,684 – 2025 (PAYABLE 2026)

INSURANCE $4,000

APN # 15-05-477-001



TENANT & LEASE SUMMARY

RENT ROLL
TENANT SUITE SF LEASE START LEASE END MONTHLY RENT $/SF LEASE TYPE INCREASES

ABRAXAS WEST 10,000 06/2024 06/2029 $7,429.29 $8.91 MG 2.5%

BARBELO SE 5,000 06/2024 06/2029 $3,714.64 $8.91 MG 2.5%

CHNOUBIS NE 5,000 06/2024 06/2029 $3,714.64 $8.91 MG 2.5%

TENANT PROFILE / NOTES

CAM CHARGES $1,639 annually for tax increase

RENEWAL OPTIONS None

LEASE/TENANT NOTES Long term tenants and have been paying on time and keep the building very clean 

VALUE-ADD OPPORTUNITY:  Tenants are below market rent based on recent leases in the area. Room for significant income growth.
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FINANCIAL ANALYSIS

OPERATING PROFORMA

LINE ITEM IN-PLACE YEAR 1 PROFORMA

INCOME

    Base Rental Income $176,664 $181,081 $241,752

    Expense Reimbursements (CAM/Tax) $1,639 $2,157 $0

    Other Income $0 $0 $0

    Less: Vacancy / Credit Loss (5%) $0 $0 ($12,087)

EFFECTIVE GROSS INCOME $178,303 $183,238 $229,665

OPERATING EXPENSES

    Real Estate Taxes $40,684 $41,090 $41,501

    Insurance $4,000 $4,120 $4,240

    CAM / Common Area Maintenance N/A N/A N/A

    Utilities Tenant Tenant Tenant

    Repairs & Maintenance Tenant Tenant Tenant

    Management Fee (3% of EGI) $0 $0 $0

    Reserves ($0.10 / SF) $0 $0 $0

TOTAL OPERATING EXPENSES $44,684 $45,210 $45,741

NET OPERATING INCOME (NOI) $133,619 $138,028 $183,924

VALUATION SUMMARY
OFFERING PRICE

$2,390,000
PROFORMA CAP RATE

7.7%
PRICE PER SF

$118.63
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SALES COMPARABLES

ADDRESS SIZE LOT SIZE YEAR BUILT DATE PRICE CAP RATE PRICE/SF

901 RIDGEWAY AVE, AURORA, IL 60506 23,820 SF 2.94 AC 1990 6/10/2024 $2,000,000 6.37% $83.96/SF

197 POPLAR PL, NORTH AURORA, IL 22,000 SF 1.34 AC 1990 2/5/2026 $2,380,000 8.00% $107.95/SF

1981 BUCKTAIL LN, SUGAR GROVE, IL 10,500 SF .99 AC 1997 UNDER CONTRACT 
3/23/2026 $1,280,000 5.74% $121.90/SF

RENT COMPARABLES

ADDRESS SIZE DATE SIGNED RATE LEASE TYPE

910 INDUSTRIAL DR, AURORA, IL 11,000 SF JULY 2024 $11.00/SF MODIFIED GROSS (MG)

1425 NAGEL BLVD, BATAVIA, IL 28,500 SF JANUARY 2026 $8.75/SF NNN

483 HEARTLAND DR, SUGAR GROVE, IL 11,032 SF OCTOBER 2025 $9.00/SF NNN
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PROPERTY PHOTOS
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AREA HIGHLIGHTS — NORTH AURORA, IL
Strong Transportation Network: Easy connectivity via Interstate 
88 and proximity to major regional arterials supports efficient 
logistics and commuting.

Business-Friendly Environment: Supportive local governance 
and ongoing economic development initiatives encourage 
investment and growth.

Strategic Location: Positioned along the I-88 corridor, providing 
direct access to Chicago and the greater Chicagoland area.

Retail & Amenities: Close proximity to national retailers, 
restaurants, and daily conveniences along major corridors such 
as Randall Road.

Proximity to Major Employment Hubs: Near key economic 
centers including Aurora, Naperville, and Batavia.

Growing Industrial & Commercial Base: The area continues to 
attract industrial, flex, and distribution users due to competitive 
pricing and accessibility.

Population Growth: Continued residential development in 
surrounding communities supports long-term economic stability.
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