CAFE ZUPAS

2025 CONSTRUCTION | NNN CORPORATE LEASE | 88+ UNIT OPERATOR
3771 S 25TH E, IDAHO FALLS [AMMON), ID 83406

OFFERING MEMORANDUM
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MARCUS & MILLICHAP

The information in this package has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or implied, as to the accuracy of the information. References to square footage or age are
approximate. Buyer must verify the information and bears all risk for any inaccuracies. Any projections, opinions, assumptions or estimates used herein are for example purposes only and do not represent the current or future performance of the
property. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus & Millichap Real Estate Investment Services, Inc. © 2026 Marcus Millichap
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Executive Summary

3771 S 25th E, Idaho Falls (Ammon], ID 83406

FINANCIAL SUMMARY

Price $3,454,500
Cap Rate 5.50%
Building Size 3,208 SF
Net Cash Flow 5.50% $190,000
Year Built 2025
Lot Size 1.25 Acres
LEASE SUMMARY

Lease Type Triple-Net (NNN) Lease
Tenant Café Zupas, L.C.
Guarantor Corporate
Original Lease Term 15 Years
Lease Commencement Date Q4 2025
Lease Expiration Date Q4 2040

Rental Increases
Renewal Options
Right of First Refusal

MARCUS & MILLICHAP

10% Every 5 Years
3, 5 Year Options

None

ANNUALIZED OPERATING DATA

Lease Years

Years 1 -5

Years 6 - 10

Years 11 - 15

Renewal Options

Option 1
Option 2
Option 3

Annual Rent

$190,000.00
$228,000.00
$273,600.00
Annual Rent

$328,320.00
$393,984.00
$472,780.80

Cap Rate
5.50%
6.60%
7.92%

Cap Rate
9.50%
11.40%
13.69%

$190,000

' Base Rent
' Net Operating Income

Total Return

$190,000

5.50% $190,000
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. DEMOGRAPHICS ~ 1-mile  3-miles
“+ INVESTMENT HIGHLIGHTS @
» Triple-Net (NNN) Corporate Lease with +14 Years Remaining on Lease Term _Poputaton.
» Visible to Over 21,200 Cars Per Day via S Hitt Rd 2030 Projection 12% 67,307 114,375
2025 Estimate 6,750 64,169 108,924
0 . .
» 10% Rental Increases Every 5 Years and Multiple Renewal Options Growth 2025 - 2030 8.08% 1.89% 5 559
» 108,900+ Residents within a Five-Mile Radius Households
» Average Household Income is over $100,000 in the Surrounding Area 2030 Projections 2,763 24481 41,299
2025 Estimat 2,506 23,234 38,960
» Households and Population Projected to Increase +8% in 5 Years Within a 1-Mile Radius SHmee
Growth 2025 - 2030 10.27% 5.36% 6.00%
» Located in a Major Retail Center Surrounded by National Tenants including Bass Pro Income

Shops, Petco, KHOL'S, TJMaxx, Hobby Lobby, and More 2025 Est. Average

Household Income $102,695 $101,466  $97,077

» Less Than 2 Miles From Grand Tenton Mall, College of Eastern Idaho (4,560+ Students),
2025 Est. Median

and Eastern Idaho Regional Medical Center (304 Beds) Household Income

MARCUS & MILLICHAP 6 // Café Zupas

$82,988  $81,174  $79,305



-Tenant Overview

ZUPAS In 2004, two friends with a passion for exploring and eating opened the first Café Zupas in Provo, Utah.

Today, more than 88 restaurants across nine states follow the same recipe for success: real meals, crafted

from scratch. Cafe Zupas relies on thousands of employees to help carry out their vision.

B SANDY, UTAH

Headquarters Cafe Zupas' recipes use over 200 premium ingredients that make up their menu in their transparent kitchens.
They pride themselves on using the freshest fruits and vegetables to all-natural chicken to imported Belgian
WWW.CAFEZUPAS.COM chocolate. From house-made soups, salads, and sandwiches, prepared daily with high-quality ingredients
Website and flavors from around the world, Cafe Zupas strives to give their guests a variety of choices for the whole
family.
2004 88+ | -
Founded Locations The restaurant serves food that's always real, whole, and healthy, prepared with care and consideration. In

other words, it's slow food served fast.
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- Property Photos
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Idaho Falls is the largest city in eastern Idaho, with a population of approximately
70,000residents, and serves asthe economic, healthcare, retail, and cultural center
for a much larger regional population of well over 200,000 people. Its influence
extendsacross much of eastern Idaho, western Wyoming, and parts of southwestern
Montana. Numerous nearby towns rely on Idaho Falls for major shopping,
specialized healthcare, professional services, and transportation connections.

The city sits along Interstate 15 at the junction of several major highways, making
it a gateway to many of the Intermountain West's most popular destinations.
Idaho Falls is approximately 30 miles from Rexburg, 55 miles from Blackfoot,
50 miles from Jackson, Wyoming, about 110 miles from Pocatello, roughly 170
miles from Twin Falls, around 210 miles from Salt Lake City, and about 285 miles

MARCUS & MILLICHAP

from Boise. It is also less than two hours from Yellowstone National Park and
Grand Teton National Park, making it an important stop for both tourists and

commercial travelers.

Idaho Falls has one of the most diverse economies in Idaho. While agriculture
remains important in the surrounding region, the city is also a national center
for nuclear research and engineering due to its close relationship with the Idaho
National Laboratory (INL), one of the country's leading energy research facilities.
Other major sectors include healthcare, education, manufacturing, construction,
logistics, government, technology, and professional services. The city has
attracted a growing number of engineering firms, defense contractors, and
advanced manufacturers that support INL and the broader regional economy.
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exclusively listed by

Adam Lewis
Broker of Record
1144 14th St., Suite 2150
Denver, CO 80202
303 328 2000
License #: 20250136

NET LEASED DISCLAIMER

Marcus & Millichap hereby advises all prospective purchasers of Net Leased property as follows:

By accepting this Marketing Brochure, you agree to treat the information contained herein regarding the lease terms as
confidential and proprietary and to only use such information to evaluate a potential purchase of this net leased property.

The information contained in this Marketing Brochure has been obtained from sources we believe to be reliable. However,
Marcus & Millichap has not and will not verify any of this information, nor has Marcus & Millichap conducted any
investigation regarding these matters. Marcus & Millichap makes no guarantee, warranty or representation whatsoever
about the accuracy or completeness of any information provided.

As the Buyer of a net leased property, it is the Buyer's responsibility to independently confirm the accuracy and completeness
of all material information before completing any purchase. This Marketing Brochure is not a substitute for your thorough
due diligence investigation of this investment opportunity. Marcus & Millichap expressly denies any obligation to conduct a
due diligence examination of this Property for Buyer.

Any projections, opinions, assumptions or estimates used in this Marketing Brochure are for example only and do not
represent the current or future performance of this property. The value of a net leased property to you depends on factors
that should be evaluated by you and your tax, financial and legal advisors.

Buyer and Buyer's tax, financial, legal, and construction advisors should conduct a careful, independent investigation
of any net leased property to determine to your satisfaction with the suitability of the property for your needs. Like all
real estate investments, this investment carries significant risks. Buyer and Buyer’s legal and financial advisors must
request and carefully review all legal and financial documents related to the property and tenant. While the tenant’s past
performance at this or other locations is an important consideration, it is not a guarantee of future success. Similarly,
the lease rate for some properties, including newly-constructed facilities or newly-acquired locations, may be set based
on a tenant’s projected sales with little or no record of actual performance, or comparable rents for the area. Returns are
not guaranteed; the tenant and any guarantors may fail to pay the lease rent or property taxes, or may fail to comply with
other material terms of the lease; cash flow may be interrupted in part or in whole due to market, economic, environmental
or other conditions. Regardless of tenant history and lease guarantees, Buyer is responsible for conducting his her own

Marcus g Millichap

investigation of all matters affecting the intrinsic value of the property and the value of any long-term lease, including
the likelihood of locating a replacement tenant if the current tenant should default or abandon the property, and the lease
terms that Buyer may be able to negotiate with a potential replacement tenant considering the location of the property, and
Buyer’s legal ability to make alternate use of the property.

CONFIDENTIALITY AGREEMENT

The information contained in the following offering memorandum is proprietary and strictly confidential. It is intended to be
reviewed only by the party receiving it from Marcus & Millichap and it should not be made available to any other person or
entity without the written consent of Marcus & Millichap. By taking possession of and reviewing the information contained
herein the recipient agrees to hold and treat all such information in the strictest confidence. The recipient further agrees
that recipient will not photocopy or duplicate any part of the offering memorandum. If you have no interest in the subject
property at this time, please return this offering memorandum to Marcus & Millichap.

This offering memorandum has been prepared to provide summary, unverified financial and physical 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. Marcus & Millichap has not made any
investigation, and makes 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, PCBs or asbestos, the compliance with local, 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 offering memorandum has been obtained from sources we believe to be reliable; however, Marcus & Millichap has not
verified, and will not verify, any of the information contained herein, nor has Marcus & Millichap conducted any investigation
regarding these matters and makes 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. Prospective buyers shall be responsible for their costs and expenses of investigating the subject property.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONTACT THE MARCUS & MILLICHAP AGENT FOR MORE
DETAILS.

Offices Nationwide
www.marcusmillichap.com



