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DONALSONVILLE, GA OFFERING MEMORANDUM




79% NATIONAL TENANT MIX ANCHORED
BY TRACTOR SUPPLY GO

$1,070,000 6.75% 9.00% $132,737 $182,498 35,800 2.64 1962|1985 | 2024 79% ™o

PRICE CAP RATE PROFORMA YEAR 1 NOI YEAR 5 NOI SQFT ACRES YEAR BUILT OCCUPANCY PARCELID
CAP RATE




TRACTOR SUPPLY CENTER PRICED WELL BELOW REPLACEMENT COST AT $53/PSF

PLEASE CONTACT US FOR MORE INFORMATION
ERIC ABBOTT ZACH TAYLOR

DIRECTOR INVESTMENTS SENIOR MANAGING DIRECTOR INVESTMENTS
RETAIL DIVISION RETAIL DIVISION

(678) 808-2746 (678) 808-2780
ERIC.ABBOTT@MARCUSMILLICHAP.COM ZTAYLOR@IPAUSA.COM
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| OFFERING SUMMARY

TRACTOR SUPPLY CENTER

101 W 3RD ST
DONALSONVILLE, GA 39845

THE OFFERING

CAP RATE PROFORMA
CAP RATE
NOI $132,737
NOI (YEAR 5) $182,498
5-YEAR IRR 21.76%
SQUARE FEET 35,800 SF
CURRENT OCCUPANCY 79%
YEAR BUILT 1962 | 1985 | 2024
LOT SIZE 2.64 AC

PROPOSED FINANCING

INTEREST RATE 6.50%
LOAN-TO-VALUE RATIO (LTV) 65%
AMORTIZATION PERIOD (YRS) 30
ORIGINATION FEE 0.00%

The subject property will be delivered free-and-clear of debt. Financing in
the analysis is an example of new debt for the asset. Contact listing broker for
details.

David Johnson

Managing Director, Capital Markets

O: (678) 808 2739

M: (770) 8519878

E: L.David.Johnson@marcusmillichap.com

MAJOR TENANTS

TRACTOR

GLA (%)

TERM
REMAINING

OCCUPANCY
HISTORY

RENT/SF

1) 21,900 61.17% 8 Years 2 Years $5.71
SUPPLY C?
NAPR: AUTO PARTS 6,400 17.88% 4 Years 10.5 Years $3.59
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DEMOGRAPHIC SUMMARY
POPULATION

A AVG. HOUSEHOLD INCOME

1-MILE
2,430
$53,902

3-MILE
3,693
$56,072




INVESTMENT HIGHLIGHTS

TRACTOR SUPPLY CENTER | DONALSONVILLE, GA TRACTOR SUPPLY | INVESTMENT GRADE TENANT (S&P:BBB)

* The property is a 35,800 SF retail center located in Donalsonville, GA, a southwest * Tractor Supply Co is the largest brick-and-mortar retailer serving recreational
Georgia market ¢ ? ? farmers, ranchers, homeowners, gardeners, and pet enthusiasts nationwide

* The center is made up of 79% national tenant mix and is anchored by Tractor Supply Co * They plan to open 100 new stores in 2026

. Dri * Tractor Supply is a publicly traded (NYSE: TSCO) Fortune 500 company with an S&P
Priced well below replacement cost at $53/PSF investment-grade credit rating of BBB

CREDIT ANCHORS * The company was founded in 1938, has 2,400+ locations in 49 states, 50,000

* The Tractor Supply Co occupies about 61% of the center and is supplemented by a Napa NP, Qe 16 [IEEE CURRIRTEE] I EremEsiemey T
Auto Parts * Tractor Supply continues to achieve strong financial performance, supported by
* Tractor Supply makes up 86% of the current income and signed a new 10-Year lease 22;‘6‘:\?}?2;&':;:;“;1“2 g; %I?Ri"::lmately $6.5M & 2025 Annual Revenue for the

in 2024, which has 8 years remaining :

e Tractor Supply has rent increases in its initial term and options providing income HIGH VALUE-ADD OPPORTUNITY | 7,500 SF VACANCY | 9%

growth over time PROFORMA

* NAPA Auto Parts has operated at the center since 2015, demonstrating proven
performance and long-term commitment

e NAPA Auto Parts ranks #1/10 stores in a 50-mile radius
e Top 5% in GA
e Top 7% nationwide

e The investment features a 7,500 SF vacancy adjacent to the Napa
* Leasing up the vacancy at $5/PSF NNN would increase the NOI by $46,153
e This results in a 34% increase in NOI

 If a buyer purchased this at the list price of $1,970,000, this increase would yield a
cap rate of 9%



INVESTMENT HIGHLIGHTS

REGIONAL DRAW

e Tractor Supply is the largest rural lifestyle retailer in the US, which is the reason Tractor Supply
specifically targeted a market like Donalsonville & surrounding agriculture-driven markets

¢ Donalsonville serves as the county seat of Seminole County and benefits from its tri-state regional
draw (Alabama, Florida, & Georgia)

e This tractor supply pulls from a 40-mile trade area, with customers driving in from surrounding towns
such as Blakely, Dothan, and Bainbridge

DONALSONVILLE | MIDPOINT FROM TALLAHASSEE TO DOTHAN

¢ Donalsonville is located in the Southwest corner of GA located at the midpoint between Dothan, AL
and Tallahassee, FL

e Dothan is known as “The Peanut Capital of the World” because approximately one-fourth of the U.S.
peanut crop is produced there

e Major industries in Dothan include agriculture, aviation, fabricated metals, injection molding,
machinery, and distribution

e The Tractor Supply Center is located in the heart of Donalsonville, near Donalsonville Hospital, a 140-
bed hospital with over 300 employees



TRAGCTOR SUPPLY

DONALSONVILLE, GA

THE LARGEST BRICK-AND-MORTAR
RETAILER SERVING RECREATIONAL
FARMERS, RANCHERS, HOMEOWNERS,
GARDENERS, AND PET ENTHUSIASTS
NATIONWIDE

PUBLICLY TRADED (NYSE: TSCO)
FORTUNE 500 COMPANY WITH AN
S&P INVESTMENT-GRADE CREDIT
RATING OF BBB

CONTINUE TO ACHIEVE STRONG
FINANCIAL PERFORMANCE,
SUPPORTED BY AN AVERAGE UNIT
VOLUME OF APPROXIMATELY $6.5M
& 2025 ANNUAL REVENUE FOR THE
COMPANY EXCEEDED $14.88 BILLION

2,400+ LOCATIONS IN 49 STATES,
50,000 EMPLOYEES, AND ARE
HEADQUARTERED IN BRENTWOOD, TN
THEY PLAN TO OPEN

100 NEW STORES IN 2026
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NAPA AUTO HAS BEEN SUGCESSFULLY OPERATING AT THIS CENTER SINCE 2015

NAPA AUTO PARTS RANKS #1/10 STORES IN A 50-MILE RADIUS | TOP 5% IN GA | TOP 7% IN US



$45M REVENUE $150M REVENUE
150+ EMPLOYEES 200+ EMPLOYEES
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VALUE-ADD POTENTIAL

TRACTOR SUPPLY CENTER

BUYER

A 7,500 SF VACANCY PROVIDES
VACANCYJ LEI,\SE-UP UPSIDE FOR THE
L

LEASING UP THE VACANCY AT
$5/PSF WOULD INCREASE
THE NOI BY $46,153 - A 34%
INCREASE IN NOI

IF A BUYER PURCHASED THIS AT
THE LIST PRICE OF $1,970,000,
THIS INCREASE WOULD YIELD

A CAP RATE OF 9%




Isc TRACTOR BBB 2400+  $15.52 BILLION  PUBLIC
SUPPLY C2

Tractor Supply Co. (NASDAQ: TSCO) is the largest rural lifestyle retailer in the United States, operating over 2,400 stores across
49 states. Founded in 1938 as a mail-order tractor parts business, the company has evolved into a retail powerhouse with annual
revenues reaching $14.6 billion. Tractor Supply distinguishes itself by catering to the unique needs of recreational farmers,
ranchers, and all those who enjoy the “Life Out Here” lifestyle.

The company’s product mix includes everything from equine and livestock supplies to power tools, workwear, and pet products.
Under the leadership of CEO Hal Lawton, Tractor Supply has aggressively expanded its digital footprint and loyalty programs,
such as Neighbor’s Club, which now boasts over 30 million members. With a focus on strategic growth, the company continues
to open approximately 80 new stores annually while enhancing its supply chain through highly automated distribution centers.
Currently, the brand maintains a dominant market share in the rural retail sector, supported by a workforce of over 50,000
dedicated team members.

SUBJECT PROPERTY

BRENTWOOD, TN 50,000

2,400+ LOGATIONS
IN 49 STATES
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TRACTOR SUPPLY

(39)
TRACTOR
SUPPLY C?
K WALGREENS
BURGER KING DAIRY QUEEN
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TRAGTOR SUPPLY IS THE LARGEST RURAL LIFESTYLE RETAILER IN THE US -
A GREAT FIT FOR THE DONALSONVILLE & SURROUNDING AGRICULTURE-DRIVEN MARKETS



| DEMOGRAPHIC SUMMARY

POPULATION 1 Miles 3 Miles 5 Miles HOUSEHOLDS BY INCOME 1 Miles 3 Miles 5 Miles
2030 Projection 2,408 3,662 5,097 2025 Estimate
2025 Estimate 2 430 3693 5132 $200,000 or More 1.42% 1.79% 2.30%
. $150,000 - $199,999 1.61% 2.32% 3.96%
2020 Census Population 2,478 3,768 5,224
$100,000 - $149,999 12.79% 12.97% 13.17%
2010 Census Population 2,363 3,609 5,110
$75,000 - $99,999 8.77% 9.07% 9.76%
- [} [o) o)
DAYTIME POPULATION 1 Miles 3 Miles 5 Miles $50,000 - $74,999 15.21% 15.00% 14.57%
$35,000 - $49,999 14.63% 14.08% 13.82%
2025 Estimate 3,566 4,507 5,201
$25,000 - $34,999 13.34% 12.43% 11.30%
$15,000 - $24,999 15.66% 14.30% 13.01%
HOUSEHOLDS 1 Miles 3 Miles 5 Miles $10,000 - $14,999 7.08% 8.24% 8.63%
2030 Projections 971 1,500 2,109 Under $9,999 9.48% 9.79% 9.48%
2025 Estimate 969 1,495 2,100
Growth 0.23% 0.34% 0.45% OCCUPIED HOUSING UNITS 1 Miles 3 Miles 5 Miles
2020 Census Households 9265 1,485 2,083 2030 Projected
O O ied H i Unit: 47.54% 49.84% 54.75%
2010 Census Households 874 1,354 1,942 wherbecdpied Housing Units ° ° °
Renter Occupied Housing Units 36.37% 34.31% 30.10%
Vacant 16.09% 15.85% 15.15%
HOUSEHOLD INCOME 1 Miles 3 Miles 5 Miles 2025 Estimate
2025 Est. Average HH Income $53,902 $56,072 $60,706 Owner Occupied Housing Units 47.59% 49.87% 54.72%
2025 Est. Median HH Income $39,609 $41,118 $43,598 Renter Occupied Housing Units 36.35% 34.30% 30.13%
Vacant 16.06% 15.83% 15.15%
2020 Estimate
Owner Occupied Housing Units 47.75% 49.98% 54.65%
Renter Occupied Housing Units 36.19% 34.20% 30.21%
Marcus &Ml”lChap Vacant 16.06% 15.82% 1514%

Source: © 2025 Experian



9,100+ 200 1-84 150
RESIDENTS EMPLOYEES HIGHWAY MILLION

TRADE AREA DONALSONVILLE LOGISTICS AMERICAN PEANUT
POPULATION HOSPITAL CORRIDOR REVENUE

MAJOR ECONOMIC DRIVERS

DONALSONVILLE GA: STRATEGIC TRI-STATE TRANSPORTATION
& AGRICULTURAL CORRIDOR INJSTHE HEARTLOFE.DONALSONVILLE

Donalsonville, Georgia, acts as the primary county seat of Seminole County,
occupying a highly strategic geographic position in the southwestern corner of the
state. Positioned directly along the heavily traveled US-Highway 84 (S.R. 38) corridor,
Donalsonville serves as the exact geographic midpoint between two dominant
regional submarkets: Tallahassee, Florida (the state capital) and Dothan, Alabama.
This unique tri-state positioning makes the city a vital transit, logistical, and retail
center, capturing consistent cross-border commercial traffic and freight movement
moving throughout the Southeast. The city’s economy is deeply anchored by industrial
manufacturing, heavy logistics, and a massive regional agricultural processing
base. Donalsonville is home to critical sector employers, including the world-class
machinery provider LMC Manufacturing and American Peanut Growers Group (APGG),
which operates comprehensive processing facilities within the immediate trade area.
This manufacturing density is heavily reinforced by a strong healthcare infrastructure
led by Donalsonville Hospital, which stands as one of the primary regional institutional
anchors and employment drivers for the entire county workforce. In addition to its
logistical and manufacturing strength, Donalsonville serves as a dedicated regional
commercial trade zone, pulling consumers from surrounding rural communities and
cross-border commuters. The immediate highway corridors host an established
footprint of national retail, grocery, and quick-service restaurant brands that support
the area’s daytime population density. With its exceptional transit connectivity, stable
industrial job market, and critical position linking major Florida and Alabama economic
hubs, Donalsonville provides an exceptionally resilient and high-demand foundation
for prime commercial real estate and retail net-lease investments.

LMCIMANUFACTURINGIIDONALSONVILLEIGA



FINANCIAL ANALYSIS

TRACTOR SUPPLY CENTER

Marcus & Millichap

TAYLOR MCMINN
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| FINANCIAL SUMMARY & ASSUMPTIONS

ANNUALIZED OPERATING DATA

POTENTIAL GROSS REVENUE

NET OPERATING INCOME $132,737

BASE RENTAL REVENUE $185,451
ABSORPTION & TURNOVER VACANCY ($37,500)
SCHEDULED BASE RENTAL REVENUE $147,951
EXPENSE REIMBURSEMENT REVENUE
COMMON AREA MAINTENANCE $2,837
INSURANCE $8,468
REAL ESTATE TAXES $14,785
MANAGEMENT FEE $0
TOTAL REIMBURSEMENT REVENUE $26,090
TOTAL POTENTIAL GROSS REVENUE $174,041
EFFECTIVE GROSS REVENUE $174,041
OPERATING EXPENSES
COMMON AREA MAINTENANCE $3,293
INSURANCE $13,842
REAL ESTATE TAXES $24,169
MANAGEMENT FEES $0
TOTAL OPERATING EXPENSES $41,304

GENERAL

. The analysis was assumed to start on January 1, 2027.
Inflation was assumed to be 3% annually on a calendar year basis.
No vacancy loss was underwritten.

LEASING
- All renewal options were assumed to renew. Thereafter, renewal probability was assumed to be as shown below.
- All tenants expiring within the first year of the analysis were held over to the end of year 1 at flat rent.

EXPENSES
No Management Fee was underwritten.
- All other expenses were modeled as per 2025 actual expenses.

EXPENSE REIMBURSEMENTS

Expense reimbursements were modeled as per lease language.

CAPITAL EXPENDITURES

- Capital reserves were assumed to be $0.20 PSF, growing annually by inflation.



| CASH FLOW

FOR THE YEARS ENDING

YEAR 1
DEC-2027

YEAR 2
DEC-2028

YEAR 3
DEC-2029

YEAR 4
DEC-2030

YEAR 5
DEC-2031

YEAR 6
DEC-2032

YEAR 7
DEC-2033

YEAR 8
DEC-2034

YEAR 9
DEC-2035

YEAR 10
DEC-2036

YEAR 11
DEC-2037

POTENTIAL GROSS REVENUE

BASE RENTAL REVENUE

$185,451

$185,451 $192,743 $198,322 $200,932 $200,932 $204,682 $21,557 $218,432 $222,217 $222,562

ABSORPTION & TURNOVER VACANCY (37,500) (4,196) (2161) (7,515)

SCHEDULED BASE RENTAL REVENUE 147,951 185,451 192,743 194,126 198,771 200,932 204,682 211,557 218,432 214,702 222,562
EXPENSE REIMBURSEMENT REVENUE

COMMON AREA MAINTENANCE 2,837 3771 3,883 3,851 4,043 4243 4371 4502 4638 4508 4919

INSURANCE 8,468 8,722 8,983 9,253 9,530 9,816 10M 10,414 10,726 1,048 1,380

REAL ESTATE TAXES 14,785 15,228 15,685 16,156 16,641 17140 17,654 18,184 18,729 19,291 19,870

MANAGEMENT FEE - - - - - - - - - - -
TOTAL REIMBURSEMENT REVENUE 26,090 27,721 28,551 29,260 30,214 31,199 32,136 33,100 34,093 34,847 36,169
TOTAL POTENTIAL GROSS REVENUE 174,041 213,172 221,294 223,386 228,985 232,131 236,818 244,657 252,525 249,549 258,731
EFFECTIVE GROSS REVENUE 174,041 213,172 221,294 223,386 228,985 232,131 236,818 244,657 252,525 249,549 258,731
OPERATING EXPENSES

COMMON AREA MAINTENANCE 3,293 3,392 3,494 3,598 3,706 3,817 3,932 4,050 4171 4297 4426
INSURANCE 13,842 14,257 14,685 15126 15,579 16,047 16,528 17,024 17,535 18,061 18,602
REAL ESTATE TAXES 24,169 24,894 25,641 26,410 27,202 28,018 28,859 29,725 30,617 31,535 32,481

MANAGEMENT FEE - - - - - - - - - - -
TOTAL OPERATING EXPENSES 41,304 42,543 43,820 45,134 46,487 47,882 49,319 50,799 52,323 53,893 55,509

NET OPERATING INCOME

132,737

170,629

177,474

178,252

182,498

184,249

187,499

193,858

200,202

195,656

203,222




| RENT ROLL

LEASE TERM RENTAL RATES
EXPENSE RECOVERY
BEGIN PSF ANNUAL
TENANT ¢ s v CALCULATION METHOD
Tractor Supply Co. 21,900 61.17% Jun-2024 Jun-2034 Current $5.71 $ 125,049 CAM: PRS
Jun-2029 $6.28 $137,532 INS: PRS
TMCTOE Option 1 $6.91 $ 151,250 TAX: PRS
Option 2 $7.60 $ 166,375 Mgmt Fee: None
SUPPLYCQ Option 3 $8.36 $ 183,013
Option 4 $9.19 $ 201,314
HVAC: Tenant’s responsibility.
Cotenancy: None
Options: Four 5-year options to renew.
Napa Auto Parts 6,400 17.88% Dec-2015 Oct-2030 Current $3.59 $22,976 CAM: PRS
INS: None
TAX: None
Mgmt Fee: None
HVAC: Tenant's responsibility.
Cotenancy: None
Vacant 7,500 20.95% Jan-2028 Dec-2037 Current $ 5.00 $ 37,500 CAM: PRS
Jan-2033 $ 5.50 $ 41,250 INS: PRS
TAX: PRS
Mgmt Fee: None

TOTAL OCCUPIED 28,300
TOTAL VACANT 7,500

TOTAL 35,800




The information contained in the following Marketing Brochure is proprietary and strictly confidential. It is intended to be reviewed only by the party receiving it from
Institutional Property Advisors, a Division of Marcus & Millichap (“IPA”) and should not be made available to any other person or entity without the written consent of IPA. This
Marketing Brochure has been prepared to provide summary, unverified information to prospective purchasers, and to establish only a preliminary level of interest in the subject
property. The information contained herein is not a substitute for a thorough due diligence investigation. IPA and Marcus & Millichap have not made any investigation, and make
no warranty or representation, with respect to the income or expenses for the subject property, the future projected financial performance of the property, the size and square
footage of the property and improvements, the presence or absence of contaminating substances, PCB’s or asbestos, the compliance with State and Federal regulations, the
physical condition of the improvements thereon, or the financial condition or business prospects of any tenant, or any tenant’s plans or intentions to continue its occupancy
of the subject property. The information contained in this Marketing Brochure has been obtained from sources we believe to be reliable; however, IPA and Marcus & Millichap
have not verified, and will not verify, any of the information contained herein, nor has IPA or Marcus & Millichap conducted any investigation regarding these matters and they
make no warranty or representation whatsoever regarding the accuracy or completeness of the information provided. All potential buyers must take appropriate measures to
verify all of the information set forth herein.

Seller retains all rights and discretion to determine the offer and acceptance process including but not limited to the right to accept or reject any offer in its sole and absolute

discretion. Seller shall only be bound by duly executed and enforceable agreements entered into, if any. ALL MATTERS PRIVILEGED AND CONFIDENTIAL.

Institutional Property Advisors, a Division of Marcus & Millichap (“IPA”) is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee identified in this
marketing package. The presence of any corporation’s logo or name is not intended to indicate or imply affiliation with, or sponsorship or endorsement by, said corporation of
IPA or Marcus & Millichap, its affiliates or subsidiaries, or any agent, product, service, or commercial listing of IPA or Marcus & Millichap, and is solely included for the purpose
of providing tenant lessee information about this listing to prospective customers.
ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONSULT YOUR IPA ADVISOR FOR MORE DETAILS.

Marcus g Millichap

TAYLOR MCMINN
RETAIL GROUP

© 2026 Marcus & Millichap - All rights reserved.
Broker of Record
John Leonard - 1100 Abernathy Rd., N.E. Bldg. 500, Ste. 600 Atlanta, GA 30328
P: (678) 808-2700 - Lic #: 252904 - John.Leonard@marcusmillichap.com
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TRACTOR SUPPLY GENTER

DONALSONVILLE, GA

PLEASE CONTACT US FOR MORE DETAILS

ERIC ABBOTT ZACH TAYLOR

DIRECTOR INVESTMENTS SENIOR MANAGING DIRECTOR INVESTMENTS
RETAIL DIVISION RETAIL DIVISION

(678) 808-2746 (678) 808-2780

ERIC.ABBOTT@MARCUSMILLICHAP.COM ZTAYLOR@IPAUSA.COM


mailto:ZTAYLOR%40IPAUSA.cOM?subject=



