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INVESTMENT HIGHLIGHTS 4

Property Highlights
° Early Exercise of 10-Year Renewal Option — Tenant Demonstrated Strong Commitment Well Ahead of Lease Expiration

° Substantially Below-Market Rents Offer Significant Long-Term Value Creation Through Mark-to-Market Upside and Future Escalations. Asking Rents are $24 at Visalia
Marketplace for Comparable Space (Per CoStar)

° Rare Central Valley Dollar Tree — One of the Few Investment-Grade Single-Tenant Opportunities Available Under $2 Million in a Supply-Constrained Market
° Attractive 6.75% Going-In Cap Rate on a Credit Tenant with Immediate Cash Flow

° Investment-Grade Credit Tenant — S&P: BBB,

° Prominent Anchor Tenant at Visalia Marketplace, a Well-Established Grocery-Anchored Shopping Center in the Growing Central Valley Region

° Other Tenants: Save Mart, Burger King, Starbucks, Great Clips and Popeye’s

° Shopping Center Consistently has Low Vacancies

° Freeway Visibility And Prominent Signage. Located at a Busy Signalized Intersection, with Dedicated Turn Lane
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3529 West Noble Avenue
Visalia, CA 93277
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Cap Rate

+10 Year Base

Lease Term

NN+

Lease Type

+10,500 SF
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FINANCIAL SUMMARY

~
$1,929,629 6.75% $130,249.96 +0.27 AC
List Price Cap Rate NOI Lot Size
J
Property Details Annualized Operating Data
Lease Type NN
Current - September 30, 2026 $139,125.00
Tenant Dollar Tree October 1, 2026 - September 30, 2031 $152,250.00
Lease Guarantor Dollar Tree October 1, 2031 — September, 2036 $157,500.00

Tenant Responsibilities

Real Estate Taxes, Insurance, Utilities
Repairs, and Maintenance

Rent Commencement Date

October 1, 2026

Lease Expiration Date

September 30, 2036

Lease Term

10 years

Rental Increases

Every 5-years

Renewal Options

Four 5-year options

The Property Is Priced Off the Rent Increase, and Buyer Will Receive Credit for Difference in Rent.

Option 1 (5 years)

October 1, 2036 - September 30, 2041 $168,000.00

Option 2 (5 years)

October 1, 2041 - September 30, 2046 $178,500.00

Option 3 (5 years)

October 1, 2046 - September 30, 2051 $189,000.00

Option 4 (5 years)

October 1, 2051 - September 30, 2056 $199,500.00
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TENANT SUMMARY

Year Founded

1986

Headquarters

Chesapeake, VA

Ownership Status

Publicly Traded

Employees

150,000+

Locations

16,000+

Credit Rating
BBB

Annual Revenue

$17.58B
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NDOLLAR TREE

Tenant Overview

Dollar Tree, Inc. (NASDAQ: DLTR), headquartered in Chesapeake, Virginia, is one of North America’s most
prominent value retailers—renowned for its compelling “thrill-of-the-hunt” shopping experience and everyday
low pricing. A member of the S&P 500, Dollar Tree delivers consistent accessibility and convenience to a
broad demographic base, especially in suburban markets. Founded in 1986 (originating from the “Only $1.00”
concept), the company has solidified its brand strength through disciplined expansion, strategic acquisitions,
and a reputation for operational reliability.

Why Invest in Dollar Tree?
° Public, Investment-Grade Tenant: S&P 500 company with a BBB credit rating and strong financial
transparency.

° Massive Retail Footprint: Operates over 16,000 stores with deep market penetration across North
America.

° Economic Resilience: Value-driven model performs well in all economic cycles.
° Growth Through Store Modernization: “3.0” format rollout expands appeal and drives higher sales.

° Consistent Revenue Growth: FY 2025 revenue up 4.75% to $17.58 billion.
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Local Market Overview

Visalia’s real estate market continues to demonstrate steady growth, driven by its
affordability relative to larger California metros and its strong agricultural economy.
As a central hub in Tulare County, Visalia benefits from consistent demand among
both first-time homebuyers and families seeking more space at a lower cost than
nearby urban centers.

New construction has helped ease some supply constraints, though it has not fully
met demand. As a result, sellers continue to benefit from favorable market
conditions, while buyers are becoming more strategic and price-conscious.

Visalia functions as the primary retail center for the surrounding Central Valley
communities, attracting shoppers from across Tulare County and neighboring
areas. Its central location and limited nearby competition position the city as a key
destination for both daily needs and regional shopping.

Property Demographics

Population 1-Mile 3-Mile

Current Year Estimate 14,333 114,693 153,568

Households 1-Mile 3-Mile

Current Year Estimate 5,228 38,209 50,790

Income 1-Mile 3-Mile

Average Household Income $104,804 $112,006 $111,099

10
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| FRESNO, CA MSA

Fresno, California has a population of approximately 420,000 residents as of 2026,
with the broader metro area totaling around 1.17 million. The city’s average
household income is estimated to be around $70,000, and the median age remains
in the low 30s, reflecting a relatively young and growing population. Founded in
1872 as a railway station and incorporated in 1885, Fresno experienced rapid
growth due to its central role in the Central Valley’s agricultural economy. While
agriculture remains a key industry, the city has diversified over time and now offers
a mix of cultural and recreational attractions, including the Aztec Theater, Fresno
Chaffee Zoo, the Japanese Garden at Woodward Park, and the Big Fresno Fair,
which continues to draw hundreds of thousands of visitors annually.

Significant new developments are expected to bring increased traffic and
long-term growth to the area. In downtown Fresno, the redevelopment of the
historic Hotel Fresno is delivering residential units alongside ground-floor retail,
contributing to the area’s revitalization. Additional mixed-use and multifamily
housing projects are also underway or planned, including large-scale
developments on previously underutilized commercial sites.

Downtown revitalization efforts have attracted hundreds of millions of dollars in
investment, including storefront improvements, expanded parking, and new retail
and dining venues that continue to open through 2025 and beyond. Additionally,
the Southeast Development Area (SEDA)—a planned 9,000-acre expansion—is
expected to accommodate tens of thousands of new housing units and support
significant population growth over time.

2.67 Million

ANNUAL VISITORS

$1.52 Billion

2025 TOURISM REVENUE
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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 3529 West Noble Avenue, Visalia, CA, 93277 (“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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