-ELEVEN.

2020 New Construction 7-Eleven | Deep Ellum - Dallas, TX
Single Tenant Retail Investment Opportunity
3435 Commerce Street, Dallas, TX 75226

Confidential Offering Memorandum



Wi

>

-
E
= o
S =
n O
c 2
T
E o
o O
er
WD:
— oJ




SUBJECT PROPERTY

RARE ORIGINAL 20-YEAR LEASE
WITH 19 YEARS TERM
REMAINING

ZERO LANDLORD
RESPONSIBILITIES

INVESTMENT GRADE TENANCY
FROM THE GLOBAL C-STORE
LEADER

BRAND NEW CONSTRUCTION
WITH HARD CORNER
POSITIONING

CENTRALLY LOCATED IN A
DENSE DEEP ELLUM TRADE

MARKET
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0!/ v ﬁ
JLL is pleased to offer for sale the fee-simple interest in a freestanding 7-Eleven (the “Property” or “Asset”) located in Dallas’ rapidly-growing Deep Ellum
neighborhood. With construction completed in March 2020, the tenant has 19 years remaining on their rare original 20-year absolute NNN lease, providing a
secure stream of cash flow backed by 7-Eleven’s investment-grade credit (S&P: ‘A’).
Deep Ellum, a concentrated cultural epicenter within a booming greater Dallas market, continues to emerge as one of the city’s hottest neighborhoods. The
Asset’s unrivaled location will allow investors the rare opportunity to capitalize on the area’s strong real estate momentum coupled with an elite credit profile,
brand new construction, and ideal net lease fundamentals.

Pricin g $8 500.000 19 YEARS TERM REMAINING WITH ZERO LANDLORD RESPONSIBILITIES

4 4 » Subject to a triple net lease structure with zero landlord responsibilities
» 20-year term featuring a 10% rental increase after year 10 and a 10% rental increase every
Cap Rate five years thereafter, providing a hedge against inflation

INVESTMENT GRADE TENANCY FROM THE GLOBAL C- STORE LEADER

» T-Eleven carries an investment-grade rating from both Moody’s and S&P (Baa2 / A) with a
“stable” outlook. They are the largest player in the convenience store industry with
increasing Revenue and EBITDA over the last four years

BRAND NEW CONSTRUCTION WITH HARD CORNER POSITIONING

» Strong location within the market, conveniently situated at the hard corner of Commerce
and Exposition Ave

» The property is located in close proximity to downtown Dallas and less than a half of a mile from
the on and off ramp of Route 30 Points of ingress/egress from both thoroughfares

* The Property is being conveyed by metes and bounds, which is allowed in Dallas, TX

CENTRALLY LOCATED IN ADENSE DEEP ELLUM TRADE MARKET

* Deep Ellum is home to a densely populated, highly coveted entertainment district and a
consortium of loft style apartment communities with strong demographics with over 183,000
people and an above average household income of $103,622 within a 3-mile radius

* The submarket represents an enclosed 174-acre area that cannot be replicated due to its
unique cultural and arts fabric as well as its proximity to Dallas’ CBD, resulting in a high
barriers-to-entry market

e 20,000 residential units within a 2-mile radius with an additional 1,500 under construction
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PROPERTY & LEASE OVERVIEW SITE PLAN

Tenant (Credit) 7-Eleven, Inc (S&P: ‘AA-’)

3435 Commerce Street
Dallas (Deep Ellum), TX

Address

L

Building Size 3,010 SF

%) s

0.54 (23,518 SF)

:
Year Built ey
OPRDCT.

ExlTING 13 AL

H
Rent Commencement 3/19/2020 E
Lease Term Remaining 19 Years wam;:f;;m;?m
Lease Structure Absolute NNN S
COMMERCE STREET Efﬁﬁ'@ngm_ B
Landlord Responsibilities
Year 1 NOI | PSF $340,000 START END ANNUAL PSF
PRIMARY TERM
: 10% after year 10 and 3/19/2020 2/28/2030 $340,000 $113
SE— every 5 years thereafter 3/1/2030 2/28/2035 $374,000 $124
3/1/2035 2/28/2040 $411,400 $137
Renewal Options Four (4) Five (5) Year Options e FERIODS
- . 3/1/2040 2/28/2045 $452,540 $150
*The northern part of the tax parcel is leased to a third party, 7-Eleven’s lease ST 2/28]2050 3497,794 3165
allows for this. 3/1/2050 2/28/2055 $547,573 $182

3/1/2055 2/28/2060 $602,331 $200
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Local Demographic Snapshot
2 (.
|

» Next to and east of the Dallas Central Business District, Deep Ellum is often
referred to as Dallas’ arts and cultural epicenter as well as one of the
city’s premier dining destinations.

* Deep Ellum has transformed itself from a largely industrial area of
abandoned warehouses and shuttered factories, into an innovative,
pedestrian-friendly, mixed-use urban hub.

* The area is increasingly attracting investors seeking to capitalize on its
growth and benefit from Deep Ellum’s future upside potential.

* Deep Ellum benefits from its close proximity to Downtown Dallas.
Downtown Dallas has repositioned itself in recent years as the largest
employment center in North Texas with 135,000 employees.

* In the last decade, more than $3 billion has been invested inside the uPTOWN
downtown freeway loop, including the $500-million Omni Dallas |
Convention Center Hotel, the $350-million AT&T Center for the Performing > \
Arts, a $125-million expansion of the Dallas Convention Center, and a $50- X {75}

million renovation of the Hyatt Regency Dallas.
!’*3 BAYLOR

* Formerly abandoned buildings have been refurbished or completely VICTORY -

Al

redeveloped, drawing new retail, multifamily, and office tenants i ' PR

i R ®
downtown. / \ B —l

e The $420-million American Airlines Center, home of the NHL’s Dallas Stars & S, DEEPELLUM

WEST.END o
and NBA’s Dallas Mavericks, was completed in fall of 2001 and provided the 8.5 755
e MAINISTREET

area with immediate access to a sports and concert venue. ois DISTRICT : o

* Today, more than 8,500 people reside within the Downtown Dallas loop L
and the City of Dallas is targeting 13,000 Downtown Dallas residents in \E y

the next five years. T DALLAS CIVIC
CENTER

FAIR PARK

o w
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14.69% Projected
1-Mile Population
Growth

ANGRY

HEALTH

1,057 physicians 300,000 patients 2,200 Registered

il Nurses
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LIVE

* Deep Ellum benefits from a high-density urban location that is home to an aggregate of
approximately 2,300 apartment units.

* The majority of residents living in Deep Ellum are educated, affluent millennials who are attracted to
the neighborhood’s authentic loft style apartments and close proximity to major employment
centers such as Baylor Medical Center and Dallas’ CBD.

» Apartment communities in Deep Ellum include Broadstone Ambrose (325 units), Elan City Lights (424
units), The Case Building (335 units) Marquis on Gaston (478 units), Adam Hats Lofts (90 units), The
Mitchell Lofts (79 units), and Futura Lofts (88 units).

CEEERE \/ORK

Deep Ellum has emerged as Dallas’ leading provider of creative office space largely due to the
industrial facade of the neighborhood’s century-old buildings as well as the neighborhood’s
unmatched, walkable amenities.

* Among the prominent creative office spaces in Deep Ellum are Reel FX, an award-winning advertising
film production company that occupies a 75,000-square-foot building as its headquarters, and
Common Desk, a coworking space that provides office space for over 300 companies in its 6
conference rooms and 84 desks.

PLAY

» Residents and visitors to the area enjoy an eclectic mix of highly reviewed restaurants and bars,
including Pecan Lodge, Braindead Brewing, Stirr, Serious Pizza, Cane Rosa, Dot’s Hop House & Cocktail
Courtyard, Vidorra, Twilite Lounge, Armoury, Café Brazil, Deep Sushi, Angry Dog, and BuzzBrews.

* Deep Ellum also benefits from a wildly robust music scene, including a number of popular music
venues such as Dada Dallas, Trees, The Prophet Bar, All Good Café, Black Swan Saloon, Adair’s Saloon,
Curtain Club, and The Free Man Cajun Café.

* On March 26th, 2015, The Bomb Factory, a 50,000-square-foot music venue with the capacity to
accommodate 4,300 fans, reopened in Deep Ellum.
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EAST DOWNTOWN

» Developers are amidst reinvigorating a historic neighborhood on the east
side of the Central Business District known as the East Quarter. East Quarter
borders Deep Ellum to the east and the CBD to the west along Cesar Chavez
Boulevard and Commerce and Jackson streets.

» The redevelopment includes a makeover of more than two dozen 1920s and
1930s historic buildings. In an area of town formerly known for automotive
facilities, private and public interests will create a walkable, mixed-use,
urban neighborhood with wide sidewalks, restaurants, creative office

space, and narrower traffic lanes. B e W“’ =11
e  une wunt L
SRR R 7

N [
—— g . £

* A $2 million improvement to the surrounding streets that will include
widening sidewalks, adding landscaping, and narrowing Cesar Chavez from
five lanes to three. The bike lanes on Jackson Street will be extended to
connect the Santa Fe Trail to the West End.

BAYLOR SCOTT & WHITE MED. CENTER

* Located less than one mile east of the Property is Baylor Scott & White
Medical Center, a nationally-recognized hospital that cares for more than
300,000 people each year.

* In 1903, the hospital opened with 25 beds; today it is a major patient care,
teaching and research center for the Southwest and is ranked #1 Best
Hospital in the Dallas metro area by US News & World Report.

* The medical center has 1,062 licensed beds and serves as the flagship
hospital of Baylor Scott & White Health, a faith based not-for-profit health
care system - the largest in Texas - that employs over 35,000 employees,
comprises 46 hospitals and more than 800 patient care sites, and
accounts for over 5.3 million patient encounters annually.




: e ) »
B Tx ] ' _

DALLAS-FORT WORTH METROPLEX

With a population of nearly 7.5 million residents, the Dallas/Fort Worth (DFW) Metroplex ranks as the 4th largest metro area in the country. A perennial
national leader in population and employment growth, Dallas has become a sought-after city for all ages given its centralized location, growing job
market, high-quality of life and low cost of living. As one of the nation’s top economic performers, DFW is a thriving city with a young, highly-educated and
vibrant population that attracts businesses and visitors alike - so much so that the area’s population growth rate is projected to be a total of 45% increase
between now and 2045, which has only accelerated through the COVID pandemic. The continued influx of corporate relocations and impressive rate of in-
migration is a testament to its selection as the #1 Real Estate Market for 2019 by Urban Land Institute and Pricewaterhouse Coopers.
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CORPORATE HQ RELOCATION

/
/

1
CALIFORNIA
Acacia Research Group LLC
Accentcare of Washington, Inc.
Active Network, LLC
Ameriflight, LLC

C&SPropeller LLC
iber Bodyworks Psa of Texas, Inc.

c

Channell Commercial Corp
Ciao Telecom, Inc.

complexity Gaming
Consolidated Electrical Distributors,

Inc.
Copart, Inc.
Core-Mark International, Inc.,
Daegis Inc.
Dealersacket, Inc,
Djo Global, Inc.
Farmer Bros, Co.
Fonality, Inc.
Glenmount Global Solutions, Inc.
Ironclad Performance Wear

@ \oon

WASHINGTON

Blucora

CoreSpace

Corparation
Jacobs Engineering Group Inc
Jetsuite, Inc.
Kubota Tractor Corp.
Loandepot.com, LLC
McKesson Corporation
MedeAnalytics
Maonkeysports, Inc.
Maotorsport Aftermarket Group, Inc
My Transpaortation, Inc
Omnitracs, LLC
Pacific Dental Services, Inc,
Pacific Union Financial, LLC
Primoris Services Corporation
Raytheon Company

COLORADO

agney Global Logistics

MINNESOTA ”"‘.

MoneyGram
Speed Commerce (Navarre)

NEBRASKA

Heartland

Automotive Services

Group Inc™
Hilti

AUSTIN

Greenstream

Seven Hills
Commercial

Rixi Recavery Service Inc.
Solera Holdings, Inc.
Solid Gear, Inc.
Swh Mimi's Cafe, LLC
learlab Corporation
Toyota Industries Commercial
Finance, Inc.
United Scientifi ¢ Group LLC
Vendor Resource Management, Inc

( HOUSTON
At Home Group Inc.

Addus HomeCare Corporation
Bl Restaurant Operations, LLC
Boeing Global Services
Ferris Manufacturing Co.
Neovia Logistics Services, LLC
Ohptic Gaming LLC
Top Goll USA Inc.

Wa

MISSOURI

GKN
Aerostructures”

MICHIGAN

ARKANSAS

Golden Living

Imagine Communications Corp.
L3 Technologies, Inc.
Signature Systems Group
Six Flags Entertainment
Taleris
Wewark Companies Inc.

PENNSYLVANIA

SunRoco

OHIO
Paycor, Inc.

Thetlowa

Ughes Corporation

Federal Aviation Administrati

WASHINGTON D(J

MASSACHUSETTS

Steward Health Care
System LLC
VCE

NEW HAMPSHIRE

“ weyuis Health

e

CONNECTICUT

Accudyne Industries
iCall Ing

Powersecure, Inc.
Revere Capital LLC

NEW JERSEY

~ognizant Technology
Solutions Corporation
CVE Technology Group

Pigility Inc.

TENNESSEE

Dynamic Energy
Alliance

o

QUISIANA
smoothie King

Inx Inc.,

L5, Concrete

SAN ANTONIO

Christus Health

ALABAMA

fodsKitchen

Advam Pty Ltd.
Baicells Techno

pies Co., Ltd,

Basis Technology Corp,

BRP Inc
Cinepaolis Luxury Cinemas
Comparex USA Inc
ezyVetlid,
F-Wave Compancy Ltd. GuestLogixInc
Hilti, Inc.
Motors Carp, ULS.A
. L cled
actor Corporation

NORTH CAROLINA

Team Envy (Dallas Fuel)

GEORGIA

United Mobile Solutions

FLORIDA

CCSMedical
Fiesta Restaurant Group
Emerald Transformer

PGA Inc

OTHER NEW HQ ESTABLISHMENTS (INTERNATIONAL)

Magnum Hunter Resources

Labkcraft Products Limited

whe SA
Real Estate Technologies Ing

1arie Infrastructure Corporation
Renawables, LLC

Nutribiotech Co., Ltd

Oki Data Americas, Inc.
Smith & Nephew Trading Group Ltd.
Toyota Moter North America, Inc.
Micro lncory

Trer
Triathlon Battery

Zinwave Ltd.

144

CORPORATE HEADQUARTER
RELOCATIONS TO DFW

SINCE 2010

24

Fortune 500 Companies

44

Fortune 1000 Companies

THE ONLY REGION IN
THE U.S. TO HOST
THREE FORTUNE 10

COMPANIES

Exclusive Offering Memorandum
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COST OF LIVING INDEX

U.S. AVERAGE = 100

DALLAS CHICAGO LOS ANGELES BOSTON SEATTLE SAN FRANCISCO NEW YORK
102 123 148 150 154 196 249
INDUSTRY DIVERSIFICATION EMPLOYMENT GROWTH
3.3% 2',,].'%,,_ (2018 — 2019)
0 830 o T 16,79
& CONSTRUCTION PROFESSIONAL BUSINESS
DALLAS/FORT WORTH - 127,600
1 1 . 70/0 NEW YORK 97,500
S OBl LOSANGELES _ -932000
2
i
19 20 215% | g
g
VA 8_30/0 MIAMI * 44,900,
Els :~E,]H-«Q:\ﬂo\(0 B 0 20,000 40,000 60,000 80,000 100,000 120,000

Exclusive Offering Memorandum
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DALLAS-FORT WORTH ECONOMY

s

M\IC\A/J
LI VYV

Dallas is equidistant from New York, DFW Airport allows Dallas to be
Los Angeles, Chicago & Mexico city reached non-stop by more than 205
destinations worldwide

DFW Airport is the 11th busiest Central Time Zone provides easy
airport in the world in terms of business connections to all points
passenger traffic across the country & internationally

DFW added approximately 935,000 new jobs from 1990-2000 and there
was a net positive of 101,400 jobs added between 2000 and 2017 despite
the worst economic recession since the Great Depression

Highly diversified economy mitigates risk against potential downturns in
a given economic sector - no sector constitutes greater than 22%
of the economy

4t 43 21

Largest Metro Fortune 1,000 Fortune 500
Headgquarters Headquarters

8th 6" 155

Richest Metro by Largest Economy Headquarters that
Median Income in the U.S. employ at least 1,000
employees

Exclusive Offering Memorandum
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7-ELEVEN CORPORATE OVERVIEW

(0}

(0]

7-Eleven is the world’s largest convenience store chain with over 77,000 stores in 23 countries.

Founded in 1927, 7-Eleven pioneered the convenience store concept and today offers busy shoppers 24/7 convenience and an extensive range of merchandise and services, including over
2,500 products, gasoline, and an online partnership with Amazon to position itself as an e-commerce player.

The Property’s lease is guaranteed by 7-Eleven, Inc., the U.S.-based franchisor and licensor of 7-Eleven convenience stores throughout North America. In North America, 7-Eleven, Inc.
strives for market dominance and has aggressively expanded its presence to encompass more than 14,000 stores in the United States.

Currently the largest player in the convenience store industry, 7-Eleven Inc. holds over 20.3% of the total market share in the U.S., and is the 14t biggest retailer by market cap (as of
June 2021)

7-Eleven, Inc. carries an investment grade credit rating from both Moody’s and S&P (Baa2 / A) with a “stable” outlook. The company’s investment grade rating is attributed to its large scale,
strong brand recognition, popular in-store offerings, and the strength of its parent company, Seven & | Holdings Co., Ltd., (“Seven &I Holdings”).

Since 2005, 7-Eleven Inc., has operated as a wholly-owned subsidiary of Seven-Eleven Japan Co., Ltd., which is a unit of Seven & | Holdings, a Japan-based diversified retail group and
one of the world’s largest retailers. Seven & | Holdings store network comprises convenience stores, superstores, department stores, specialty stores, and etc.

. Store Network
7-Eleven Overview .
TG Number of stores 500~ [ 200~499 ' 100~199 Growing Revenue and EBITDA

~99 (excluding regions without local stores)
Founded 1927 (As of December 31, 2018) $70 $6.5
. . $5.9
Credit Rating A/ Baa2 (S&P /Moody’s) $5.6 $6.0
Parent Seven & | Holdings Co. (Japan) ¢ ! 0 $60 $5.3 $5.5
0 o
Global Store Locations 77,000+ =
m $5.0
; £ $50
Countries 23 T v $ sa5
U.S. Store Locations 14,000+ oAz §
Rl 19 &) $40
Headquarters Irving, TX CT 43 $40
nd c ) . NJ 380 $3.5
ndustr onvenience Stores
’
2020 Operating Revenue ~ $59.9B sl $30 $3.0
e 2017 2018 2019
Market Capitalization $41.4B VA 800 m— ReVEnUe EBITDA

NC Be *Seven & | Holdings, through FY 2019 (February)

EBITDA ($Billions)
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7-ELEVEN, INC =NORTH AMERICA

0 United States convenience stores make up 41.5% of total revenues from operations. Gasoline sales account for over 50% of the total sales in the U.S., while other merchandise like
processed food and daily food are becoming increasingly popular among customers. New premium, private-label product offerings and expanded food options helped drive sales higher.

0 In aretail environment where convenience is key, 7-Eleven Inc. continually appeals to consumers and with initiatives like growing their fresh produce & organic items, and
growing digitally through their Rewards App with delivery service. 7-Eleven is poised for continued profitable growth with an elite credit-backing for the retail space.

U.S. Stores Sales Breakdown FY 2018

- : Daily Food
/ ‘{’S s . Fast Food 3%
7 HUMMUS &PRETZELS W 7% ’I
mGas
m Processed Food
Nonfood = Nonfood
19% 5204
o To appeal to the health-conscious consumer, 7-Eleven has introduced fresh produce and organic ‘ m Fast Food
items to its product mix. Processed m Daily Food
Food

_ - 0
— \ - W 19% J

@ Revenue vs. Operating Income
$30 $1.2
TREWARDS $1.0 2
$25 $1.0 2
S — $0.8 =
e g $0.7 $0.8 &
s $20 $0.6 ' Y
& $15 06 &
() [
o T-Eleven’s mobile application, 7TRewardssM, instills loyalty in its users by offering incentives for each 2 $10 $04 o
purchase and access to exclusive discounts. s %
© $5 $0.2 ©
0 TNOW, 7-Eleven’s delivery service, is redefining convenience by allowing customers in 27 major $15 $18 o
metropolitan areas to order 7-Eleven products through a mobile application for delivery $0 $0.0
2015 2106 2017 2018

mmmm Revenue === QOperating Income



Commission

1.5% of Gross Proceeds to Buyside Broker
[ R ‘
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CONTACTS

@JLL

INVESTMENT SALES

CAROLINE BINNING
DIRECTOR

+12145387111
caroline.binning@am.jll.com

FINANCING

WILL MOGK
DIRECTOR

+1 2144386549
will.mogk@am.jll.com
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