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| Property Overview

FAMILY D

s A
$1,661,471 +8 Years NN+
List Price Lease Term Remaining Lease Type
+10,500 SF +2.17 AC 2024
GLA Lot Size Year Built
N J
Investment Highlights
Lease & Location Highlights Tenant Highlights
e  Extremely attractive 8.50% return for a stabilized deal e In 2025, Family Dollar was acquired by private equity investors (Brigade Capital
_ _ _ _ Management, Macellum Capital Management, and partners) in a ~$1.0B transaction to
e New 2024 build-to-suit construction for Family Dollar reposition the brand as a standalone retailer, separate from Dollar Tree. The new ownership

e 8 Years remaining on the base term of an original

is focused on operational turnaround, brand reinvestment, and portfolio optimization.

10-Year lease e Now operating independently, Family Dollar benefits from fresh capital and experienced

e  Corporate guarantee from Family Dollar

e  Average household income exceeds $91,955 annually growth potential.
within a 5 mile radius

° 50,981 residents within a 10-mile radius

retail leadership, supporting store upgrades and improved execution. Its value-oriented
model and strong community presence position it as a resilient tenant with long-term

e  With 8,000+ U.S. locations, Family Dollar offers broad access to essential grocery and
household goods. Its neighborhood-focused footprint supports convenient, quick-trip

shopping for budget-conscious consumers.

e  Fort Gibson is located 10-miles East of Muskogee


#listing.list_price
#listing.lot_size

| Aerial Map

ﬁl Down'rown Tulsa
R +54 Miles Away | £53 Minutes Away

LEGENDARY .
PSRRI
FITNESS

‘ L PRI 3 o "«.”: ey \ L 3
UNITEDSTATES | iy RS o
@ B rosTaL service. B e | Al }
r . <\ - { < P 2 e 3 A s

E-Poplar-St
Y

Fort Gibson Middle

ARMSTRONG [& - ! 1304 Students
BANK : T 7 )

’l Forf Gibson High
+539 Students

7 (ONPANY

Downtown Muskogee
+9.4 Miles Away | +18 Minutes Away

‘




| Aerial Map

e
=~ o e T s

‘ 3 : Subjec'r Properfy
HARBOR FREIGHT . :

w ﬁ , L ot T +a'|9 500AVPDW@—
WHV@ ﬁ ’ Q7 ks’ At = ~— Forf Gibson Middle

= +394 Student
Goodwill vaents

[ ek ; e Fort Gibson High
AUTO PARTS 5 e K | £ | ' < .

] X oy, by : ! +530 Students
;!.E:WEE : O 4 | . ’1 Muskogee High | e L TN
P A COST PLUS FOOD OUTLET 3 ' E -Ab\ ‘ -yt 0 Y P ’ . L - I - o '.* 3 :

+1,026 Students

+ Salni Francis Hospltal Muskogee o
+320 Beds

= HT6

2% Officel
25| DEPOT Jif

Cherokee Nation Three Rivers Health Center
+60 Beds

«qyl =

’l Hilldale High School
+580 Students

Muskogee-Davis Regional Airport

+15.2 Miles Away




| Site Plan

E{Poplar:St




Financial Overview FAMILY®
306 E Poplar Street Fort Gibson, OK 74434
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| Financial Summary

$1,661,471

List Price

8.50%

Cap Rate

2024

Year Built

+19,500 VPD

Street Name

+2.17 AC

Lot Size

Property Details

FAMILY D

Tenant Trade Name Family Dollar
Type of Ownership Fee Simple
Lease Guarantor Corporate
Lease Type NN+
Landlord Responsibilities Roof & Structure
Original Lease Term 10 Years
Rent Commencement Date 3/7/2024
Lease Expiration Date 3/31/2034
Term Remaining on Lease +8 Years

Increase

$5,250 in Options ($0.50/PSF)

Options

Four, 5-Year Options

Annualized Operating Data

Monthly Rent Annual Rent Cap Rate
Year 1-10 (Current) $11,768.75 $141,225.00 8.25%
Option 1 $12,206.25 $146,475.00 8.56%
Option 2 $12,643.75 $151,725.00 8.86%
Option 3 $13,081.25 $156,975.00 9.17%
Option 4 $13,518.75 $162,225.00 9.48%
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| Tenant Overview

Year Founded

1959

FAMILYD

8,000+ Stores Across 48 States Tenant Overview

Headquarters

Chesapeake, VA

Lease Guarantor
Corporate

Family Dollar Stores, Inc. is a nationally recognized discount
retailer serving value-oriented consumers through a broad
assortment of consumables, household goods, and
essential merchandise at accessible price points. With a
long-standing presence in neighborhood-centric locations,
the brand has built strong recognition as a convenient,
quick-trip destination for budget-conscious shoppers.

Why Invest in Family Dollar?

Employees

+100,000

Locations

8,000+ ‘

Annual Revenue .

$31 Billion

Private Equity Sponsorship with Turnaround Upside - Family Dollar is now backed by Brigade Capital
Management, Macellum Capital Management, and institutional partners, providing fresh capital and experienced
retail-focused leadership. This ownership structure is actively pursuing operational improvements and portfolio
optimization, creating meaningful upside potential through a disciplined turnaround strategy.

Scaled National Footprint with Infill Market Penetration - With approximately 8,000+ locations across 48
states, Family Dollar benefits from a dense, neighborhood-oriented footprint in underserved urban and rural
markets. This scale provides strong last-mile accessibility and consistent foot traffic, supporting stable
store-level performance and long-term real estate relevance.

Necessity-Based Retail Model Driving Resilient Demand - The company’s focus on consumables, household
essentials, and low-price-point merchandise positions it as a non-discretionary retailer. This model historically
performs well across economic cycles, benefiting from increased demand during periods of inflation and
consumer trade-down.

Operational Repositioning and Store Investment Initiatives - Under new ownership, Family Dollar is
executing a comprehensive strategy focused on store upgrades, merchandising refinement, and closure of
underperforming locations. These initiatives are expected to enhance store productivity, improve margins, and
strengthen the overall brand positioning in the competitive discount retail sector.
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| Fort Gibson, OK

Market Demographics

50,981 $91,955

10-Mile Population Average HH Income (5-Mile Radius)

fit

Limited Retail Competition

Serving as a Primary Destination for Everyday Needs

Regional Connectivity via US-62

Linking Residents to Tulsa’s Expansive Job Base

Local Market Overview

Fort Gibson, Oklahoma is positioned within the Muskogee Micropolitan Statistical
Area, with convenient access to the Tulsa Metropolitan Statistical Area Population 5-Mile 10-Mile
approximately 54 miles to the northwest. This location allows the community to
benefit from regional connectivity and employment access while maintaining the

Property Demographics

advantages of a smaller, more cost-efficient setting. Muskogee serves as the primary Current Year Estimate 5,615 10,832 50,981
hub for day-to-day employment, services, and commerce, supporting the local

population and reinforcing stable demand patterns. Households 3-Mile 5-Mile 10-Mile
The area’s demographic profile reflects a mix of workforce households, retirees, and o Vear Esti 5050 4166 19.863
families, contributing to consistent occupancy across residential and commercial asset urrent Year Estimate ’ ’ ’
types. Fort Gibson Lake and surrounding recreational amenities enhance quality of life

and support both resident retention and visitor activity. Connectivity via U.S. Highway 62 Income 3-Mile 5-Mile 10-Mile
provides efficient access to surrounding communities and regional job centers,

positioning Fort Gibson as a stable, accessible market with limited supply and Average Household Income $93.833 $91.955 $75.992

dependable long-term fundamentals.
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Tulsa-Muskogee-Fort Gibson Regional Overview
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Northeast Oklahoma Regional Overview

Tulsa, Muskogee, and Fort Gibson form a connected regional network across
northeast Oklahoma, combining metropolitan scale with localized economic
stability. Tulsa functions as the primary economic center, supported by a diverse
mix of industries including energy, aerospace, and financial services, while
Muskogee operates as a key secondary hub with strengths in healthcare,
manufacturing, and logistics. Fort Gibson fits within this framework as a smaller
community that benefits from access to both employment centers while
maintaining a more accessible cost structure.

Regional connectivity is reinforced by established transportation corridors,
including U.S. Highway 62 and Interstate 44, which link population centers,
employment nodes, and distribution networks. This alignment supports efficient
commuting patterns and facilitates the movement of goods across the region. The
broader area sustains steady demand fundamentals through a combination of
institutional employment, industrial activity, and regional service providers, creating
a dependable environment for long-term real estate investment across
multiple asset classes.

Regional Economic & Commercial Corridor

Economic activity across the Tulsa—-Muskogee-Fort Gibson corridor is concentrated along
key transportation routes, including U.S. Highway 62 and Interstate 44, which facilitate
efficient movement of goods and labor throughout the region. Tulsa anchors the corridor
with a diverse employment base spanning energy, aerospace engineering, finance, and
corporate headquarters operations. Muskogee complements this with strong logistics
infrastructure, industrial employers, and healthcare institutions, while Fort Gibson provides
accessible housing options and local retail support.

This regional alignment supports daily commuter flows between residential communities
and employment centers, reinforcing consistent demand across commercial and residential
asset types. The presence of Tulsa International Airport, the Port of Muskogee, and
established rail and highway systems enhances regional accessibility and economic
competitiveness. Continued investment in infrastructure, workforce development, and
industrial expansion further strengthens long-term growth prospects, while smaller
communities like Fort Gibson benefit from limited new supply and stable occupancy
fundamentals driven by their connection to larger economic centers.




(U.S. News & World Report)

lllllll:: |
(U.S. News & World Report) =======...
HENEEENENN
NEEENEESEE
‘AEEEEIEENN
Illlllllll

-----L.

1

it » : ’ 1 | I-Illll-.ll-l-llll [T
~ QeI i ¥ A Y R R |
BN TR Y Y (O I ) T O e

# W e Yy o [ e T QY A g
-I!Ngwamwm ="
T ‘4-! l!lg .0
2 BTN W L]

CLULE TR 10F g T T
Wi
Local Market Overview
Tulsa, Oklahoma is a dynamic midsize city in northeastern Oklahoma with a
2025 population estimated at just over 410,722 residents, and more than one
million across the metropolitan area. Known for its affordability, cultural
richness, and diverse economic base, Tulsa attracts families, professionals, and
retirees seeking both opportunity and quality of life. The city’s median
household income is around $58,407, and while property values remain modest
compared to national averages, a homeownership rate above 65% highlights
residential stability and long-term appeal.

Tulsa’s economy benefits from a wide range of industries, including healthcare,
aerospace, energy, manufacturing, and logistics, supported by strong higher
education institutions and a central location that makes it a regional hub. Many
residents work in the city’s major employment centers, while others take
advantage of short commutes across the metro. Residential and commercial
development continues steadily, with downtown revitalization, suburban
growth, and new industrial projects helping to meet demand.
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This Offering Memorandum contains select information pertaining to the business and affairs of the property owner and its tenant for real property located at 306 E Poplar Street Fort Gibson, OK 74434 (“Property”). The Offering Memorandum may not be
all-inclusive or contain all of the information a prospective purchaser may desire. The information contained in this Offering Memorandum is confidential and furnished solely for the purpose of a review by a prospective purchaser of the Property. It is not
to be used for any other purpose or made available to any other person without the written consent of Seller or Matthews™. The material and information in the Offering Memorandum is unverified. Matthews™. has not made any investigation, and
makes no warranty or representation, with respect to square footage, income and expenses, the future financial performance of the property, future rent, and real estate value market conditions, the condition or financial prospects of any tenant, or the
tenants’ plans or intentions to continue to occupy space at the property. All prospective purchasers should conduct their own thorough due diligence investigation of each of these areas with the assistance of their accounting, construction, and legal
professionals, and seek expert opinions regarding volatile market conditions given the unpredictable changes resulting from the continuing COVID-19 pandemic. The information is based in part upon information supplied by the Owner and in part upon
financial information obtained from sources the Owner deems reliable. Neither owner, nor their officers, employees, or real estate agents make any representation or warranty, express or implied, as to the accuracy or completeness of this Offering
Memorandum, or any of its content, and no legal liability is assumed or shall be implied with respect thereto. Prospective purchasers should make their own projections and form their own conclusions without reliance upon the material contained herein.

By acknowledging your receipt of this Offering Memorandum for the Property, you agree:

1. The Offering Memorandum and its contents are confidential;
2. You will hold it and treat it in the strictest of confidence; and
3. You will not, directly or indirectly, disclose or permit anyone else to disclose this Offering Memorandum or its contents in any fashion or manner.

Matthews™. is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee in the Offering Memorandum. The presence of any entity’s name or logo, including any commercial tenant’s name or logo, is informational only and does
not indicate or suggest any affiliation and/or endorsement of Matthews™., the property, or the seller by such entity.

Owner and Matthews™. expressly reserve the right, at their sole discretion, to reject any and all expressions of interest or offers to purchase the Property and to terminate discussions with any person or entity reviewing this Offering Memorandum or
making an offer to purchase the Property unless and until a written agreement for the purchase and sale of the Property has been fully executed and delivered.

If you wish not to pursue negotiations leading to the acquisition of the Property or in the future you discontinue such negotiations, then you agree to purge all materials relating to this Property including this Offering Memorandum.

A prospective purchaser’s sole and exclusive rights with respect to this prospective transaction, the Property, or information provided herein or in connection with the sale of the Property shall be limited to those expressly provided in an executed
Purchase Agreement and shall be subject to the terms thereof. In no event shall a prospective purchaser have any other claims against Owner or Matthews™. or any of their affiliates or any of their respective officers, directors, shareholders, owners,
employees, or agents for any damages, liability, or causes of action relating to this solicitation process or the marketing or sale of the Property.

This Offering Memorandum shall not be deemed to represent the state of affairs of the Property or constitute an indication that there has been no change in the state of affairs of the Property since the date of this Offering Memorandum.

Net Lease Disclaimer — There are many different types of leases, including gross, net, single net (“N”), double net (“NN”), and triple net (“NNN”) leases. The distinctions between different types of leases or within the same type of leases, such as
“Bondable NNN,” “Absolute NNN,” “True NNN,” or other NNN leases, are not always clear. Labels given to different leases may mean different things to different people and are not defined legal terms. Buyers cannot rely on the labels or marketing
descriptions given to any lease when making their purchasing decisions. Buyers must closely review all lease terms and are advised to seek legal counsel to determine the landlord and tenant’s respective rights and duties under the lease to ensure the
lease, regardless of how labeled or described, meets the buyers’ particular needs.
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