TAKE 5 OIL CHANGE

2075 EAST MARKET STREET, HARRISONBURG, VA 22801

Absolute NNN Ground Lease with Zero Landlord
Responsibility.

High-Visibility Location on East Market Street
One of Virginia's Fastest-Growing Metros

Proven Operator with National Franchise Backing.
Price: $2,016,667 | Cap: 6.00%
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Address

Tenant Lease Entity

2075 East Market Street
Harrisonburg, VA 22801

Quick Lube of Carolina Harrisonburg, LLC

Lease Guarantor Quick Lube of Carolina, LLC
Lot Size 0.63 Acres (27,625 SF)
Building Size 2,940 SF
$2,016,667 $121,000
ANNUAL BASE RENT Year Built / Renovated 1989 / 2022
Parking Spaces 16

Lease Type

Original Lease Term
Lease Term Remaining
Rent Commencement
Lease Expiration
Renewal Options

Rent Increases

Next Rent Escalation

Absolute NNN (Ground Lease)

15 Years

£11 Years (Initial Term);
+31 Years with Options

April 13,2022

April 12, 2037

Four (4) x Five (5) Year Options

10% Every 5 Years (Including Options)

April 13,2027 — $121,000

Right of First Refusal Yes — 15 Days
Current In-Place NOI $110,000
Year 6 NOI (Pricing Basis) $121,000
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PROPERTY HIGHLIGHTS

Bl  Absolute NNN Ground Lease with Zero Landlord Responsibility — The tenant operates
under an absolute triple-net ground lease, assuming full responsibility for real
estate taxes, property insurance, utilities, maintenance, and all common area
obligations. The lease features 10% rent escalations every five years through
the initial term and all four renewal options, delivering predictable income
growth over a potential 35-year total occupancy.

B Near-Term Rent Escalation to $121,000 — The lease enters Year 5 in April 2026, with
the first contractual rent increase taking effect on April 13, 2027 — lifting the
annual base rent from $110,000 to $121,000, a10% increase.

B  High-Visibility Location on East Market Street — The property sits on East Market
Street (Route 33), the primary commercial corridor in the market area, with
traffic counts of 29,000 vehicles per day. As an outparcel to Skyline Village
Shopping Center the subject property benefits from daily traffic generators in
most of the most visited centers in Harrisonburg.

Bl One of Virginia's Fastest-Growing Metros — The Harrisonburg metropolitan area
ranks among the fastest-growing in the Commonwealth of Virginia and was
recognized as one of the top twenty emerging metros in the United States.
The trade area population exceeds 261,000, and ESRI projects a five-mile
population growth rate of 2.54% from 2025 to 2030. Four colleges and
universities, led by James Madison University (22,000 students), contribute
to a stable and resilient local economy.

B Proven Operator with National Franchise Backing — Take 5 Oil Change, founded in
1984, operates more than 900 locations across the United States and Canada,
making it one of the largest and fastest-growing quick-lube franchises in North
America. The local operator, Quick Lube of Carolina, LLC, is the largest Take 5
franchisee by store count and was named Take 5 Franchise of the Year. The
guarantor's multi-unit operating history and the franchisor’'s national brand

recognition provide a strong credit backstory for this investment.
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BASE RENT

The following schedule reflects the full rent structure for the initial fifteen-
year term and all four five-year renewal options. Rent escalates 10% at the start
of each five-year period. The current lease year and the upcoming escalation
period (pricing basis) are highlighted.
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Term

Initial Term

Lease
years

1-56

Start

4/13/2022

End

4/12/2027

Annual
Base Rent

$110,000

Monthly
Base Rent

$9,166.67

% Increase
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i g = =
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Initial Term
Initial Term
Option1
Option 2
Option 3

Option 4

6-10

1n-15

16 -20

21-25

26-30

31-35

4/13/2021

4/13/2032

4/13/20837

4/13/2042

4/13/2047

4/13/2052

4/12/2032

4/12/20837

4/12/2042

4/12/2047

4/12/2052

4/12/2057

$121,000
$133,100
$146,410
$161,051
$177,156

$194,872

$10,083.33
$11,091.67
$12,200.83
$13,420.92
$14,763.00

$16,239.33

10.0%

10.0%

10.0%

10.0%

10.0%

10.0%

Yellow = Current In-Place Rent (Years 1-5, $110,000). The lease enters Year
5 on April 13, 2026. Green = Upcoming Escalation Period (Year 6, $121,000
— pricing basis). Rent Commencement Date: April 13, 2022. On the first day
of each Extended Term, if exercised, Base Rent increases by 10% over the
immediately preceding year's Base Rent.
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VALLEY MALL
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www.takeb.com

Take 6 Oil Change was founded in 1984 in Metairie, Louisiana, with a single
objective: deliver fast, affordable oil changes without requiring customers to
leave their vehicles. The brand pioneered the drive-thru oil change concept and
built a loyal following by completing most services in under ten minutes. Since
its founding, Take 6 has grown into one of the largest quick-lube networks in
North America, operating more than 900 locations across the United States
and Canada.

In 2016, Driven Brands Holdings, Inc. acquired Take 6 Oil Change, accelerating
the brand'’s expansion trajectory. Driven Brands (NASDAQ: DRVN) is the largest
automotive services company in North America, operating a portfolio of franchise
and company-owned brands that includes Maaco, Meineke, CARSTAR, and
1-800-Radiator & A/C. The backing of a publicly traded parent company with
more than 5,000 total locations across 13 countries provides Take & franchisees
with national procurement leverage, marketing infrastructure, and operational
support at a scale that independent operators cannot match.

The franchisee at this location, Quick Lube of Carolina Harrisonburg, LLC,
is managed by Quick Lube of Carolina, LLC, which in turn is managed by EB
Partners, LLC. EB Partners was founded by TC Ewing and Wood Breeden in 2018
and has since become the largest franchisee in the Take 5 system by location
count. The operator was named Take 5 Franchise of the Year, reflecting strong
unit-level economics and operational execution across its growing portfolio.

For a passive NNN investor, the tenant profile combines several favorable
characteristics: a nationally recognized brand with strong consumer demand, a
franchisor backed by a publicly traded parent company, and a local operator with
a demonstrated track record of growth and performance. The absolute net lease
structure eliminates management obligations for the landlord, while the 10%
rent escalations every five years protect purchasing power over the full lease
term and renewal periods.
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HARRISONBURG OVERVIEW

Harrisonburg is the commercialand cultural hub of the central Shenandoah Valley
inwestern Virginia. The city sits at the intersection of Interstate 8land U.S. Route
33 (East Market Street), providing direct access to Staunton, Charlottesville,
Richmond, and the Washington, D.C. metropolitan area. Interstate 81 serves as
the primary north-south freight and commuter corridor linking the mid-Atlantic
to the Southeast, carrying 48,000 vehicles per day through the Harrisonburg
interchange. This connectivity positions the city as a regional gateway for both
commerce and consumer spending.

The Harrisonburg metropolitan area ranks as the second-fastest-growing metro
in Virginia and was recognized as one of the top twenty emerging metros in the
United States. Job creation, wage growth, real retail sales, and building permit
activity continue to outpace most of the Commonwealth on a percentage basis.
The metro area population exceeds 140,000, with an estimated market-served — = ,
population of 261,000 driven by Harrisonburg's status as a regional shopping == & =1k &si
and services destination that attracts consumers from 20 or more miles away. . 3
Four colleges and universities anchor the local economy: James Madison

University (22,000 students), Blue Ridge Community College (7315 students),
Eastern Mennonite University (1,870 students), and Bridgewater College (1,800
students]. This concentration of higher-education institutions contributes a
stable year-round population base and a steady pipeline of consumer demand.

Healthcare is another major economic driver. Sentara RMH Medical Center,
a 288-bed regional hospital located less than three miles from the subject
property, is one of the largest employers in the metro area. The combination of
education, healthcare, agriculture, and a growing technology sector produces
a diversified employment base that insulates the market from single-industry
risk. Within the immediate retail corridor along East Market Street, more than
3 million square feet of retail space serves the city and the surrounding region,
anchored by national tenants such as Walmart, Target, Costco, Home Depot,
Lowe's, and Kroger. This density of destination retail reinforces the subject
property’s location as a high-frequency, high-visibility service site.
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CONFIDENTIALITY AND DISCLAIMER NOTICE

This Offering Memorandum (“OM"]) has been prepared by Cottonwood Commercial (“Broker") exclusively for informational purposes
and is being furnished solely to prospective purchasers who have expressed an interest in evaluating the property described herein. By
accepting this OM, the recipient agrees to treat the information contained herein as confidential and to use it solely for the purpose of
evaluating a potential acquisition. This OM may not be reproduced, distributed, or disclosed to any third party, in whole or in part, without
the prior written consent of Cottonwood Commercial.

No Representation or Warranty

The information contained in this OM has been obtained from sources believed to be reliable, including the seller, tenants, public records,
and other third parties. Neither Cottonwood Commercial, the seller, nor any of their respective affiliates, officers, employees, or agents
makes any representation or warranty, express or implied, as to the accuracy, completeness, or reasonableness of the information contained
herein. Recipients should not rely on any information in this OM as a statement of fact.

Independent Verification Required

All information, including but not limited to lease terms, rent schedules, tenant sales data, financial statements, property condition,
environmental status, zoning classifications, and projected returns, has been provided by the seller, tenants, or third parties and has
not been independently verified by Cottonwood Commercial. Prospective purchasers are solely responsible for conducting their own
independent due diligence and are strongly encouraged to engage qualified legal, financial, tax, and technical advisors prior to making any
investment decision.

Projections and Forward-Looking Statements

Any financial projections, pro forma statements, cash flow analyses, or other forward-looking information included in this OM are provided
for illustrative purposes only and are based on assumptions that may not prove to be accurate. They do not represent a guarantee of future
performance. Actual results may differ materially from those projected, and no representation is made that the projected results will be
achieved.

Not an Offer

This OM does not constitute an offer to sell or a solicitation of an offer to buy any interest in the property described herein. The seller
reserves the right to withdraw the property from consideration at any time without notice and to negotiate with any party at its sole
discretion. No binding obligation shall arise from the distribution or review of this OM. Any transaction will be consummated only upon
execution of a definitive, fully negotiated purchase and sale agreement acceptable to the seller in its sole discretion.

Broker Representation

Cottonwood Commercial represents the seller in this transaction. Prospective purchasers are not represented by Cottonwood Commercial
unless a separate written agreement to that effect has been executed. All prospective purchasers are advised to retain independent legal
counsel and financial advisors in connection with their evaluation of this opportunity.

Changes and Updates

The information contained in this OM is subject to change without notice. Cottonwood Commercial has no obligation to update any
recipient regarding changes to the property, the seller’s circumstances, or any information contained herein following distribution of this
oM.

No Tax, Legal, or Investment Advice

Nothing contained in this OM constitutes legal, tax, or investment advice. Recipients should consult with their own advisors regarding the
legal, tax, and financial implications of any potential acquisition.
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