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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 Value Net Lease and
ParaSell, Inc. and it should not be made available to any other person or entity without the written consent of Value Net Lease and ParaSell, Inc. 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 Value Net Lease and ParaSell; Inc. 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. Value Net Lease and ParaSell, Inc. 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, Value Net Lease and ParaSell, Inc. has not verified, and will not verify, any of the information contained herein,
nor has Value Net Lease and ParaSell, Inc. 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. Value Net Lease and ParaSell, Inc. hereby advises all prospective purchasers of Net Leased property as follows: The information contained in this Marketing
Brochure has been obtained from sources we believe to be reliable. However, Value Net Lease and ParaSell, Inc. has not and will not verify any of this information, nor has Value Net Lease and
ParaSell, Inc. conducted any investigation regarding these matters. Value Net Lease and ParaSell, Inc. 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. Value Net Lease and ParaSell, Inc.
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 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. By accepting this Marketing Brochure you agree to release Value Net Lease and ParaSell, Inc. Real
Estate Investment Services and hold it harmless from any kind of claim, cost, expense, or liability arising out of your investigation and/or purchase of this net leased property. ALL PROPERTY
SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONTACT THE VALUE NET LEASE AND PARASELL, INC. AGENT FOR MORE DETAILS.

SHALA BROWN NEIL NARAN SCOTT REID
value. value. (PARAS

(949) 946-5790 (949) 332-2068 (949) 942-6578
Sbrown@valuereis.com Neil@valuereis.com Broker@parasellinc.com
CA License # 02224658 CA License # 02025512 MO License # 2019024102
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INVESTMENT HIGHLIGHTS

Strategically Loocated St. L.ouis MSA Asset
with Strong Long-Term Real Estate
Fundamentals and Tenant Appeal

°]

CORPORATE-BACKED O’REILLY AUTO PARTS TENANCY

» Corporate-backed National Tenant | Lease is backed by O'Reilly Automotive Stores, Inc., one of
the nation’s largest automotive aftermarket retailers with thousands of locations nationwide.

ATTRACTIVE LEASE ECONOMICS & RECENT CAPITAL IMPROVEMENTS COStCO \W’Tal“eh()use & GaS

« Scheduled rental increase | Annual rent is scheduled to increase from approximately $68,000 to OVER $210 MM IN SALES
$73,440 in March 2027, providing investors with built-in near-term income growth.

» Recent property improvements | Capital improvements include a new parking lot completed in
2025, a new roof to be installed in 2026, and HVAC units replaced in 2019 and 2021.

HIGH-TRAFFIC ST. PETERS RETAIL CORRIDOR

e Strong traffic counts and accessibility | The property is positioned near I-70 and benefits from
approximately 30,979 vehicles per day along N St. Peters Parkway and 44,331 vehicles per day
along nearby Highway 94.

e Surrounded by major demand generators | Nearby destinations include Walmart Supercenter,

Costco, Aldi, Mid Rivers Mall, Amazon, Barnes-Jewish St. Peters Hospital, and the St. Peters Rec-
Plex.

STRONG RETAIL PERFORMANCE & AFFLUENT DEMOGRAPHICS

+ High-performing Neighboring Retailers | Nearby Walmart Supercenter, Costco/Gas, and Aldi !
generate significant annual sales, reinforcing the strength of the surrounding retail corridor.

« Strong surrounding demographics | Approximately 166,000 residents live within five miles of the \,N/valnlar‘[ Supercenter
property with average household income approaching $130,000. M T e '

OVER $84 MM IN SALES | TOP-20-RANKING




FINANCIAL LEASE PRICING
SUMMARY SUMMARY > UM MESHESS

TENANT OLE- ) GUARANTEE Corporate $1 129 8 46
9 9

4153 N St Peters Pkwy, Bimal=RRL= Double Net (NN)
St. Peters, MO 63304

ADDRESS: [GOOGLE MAPS 9] PRICE

LEASE COMMENCEMENT 03/01/2007

PRICE $1,129,846

LEASE EXPIRATION 02/28/2030
CAP RATE 6.50%

6.50%

CAP RATE

ORIGINAL TERM 15 years (multiple extensions)

NOI $73,440*

LAND SIZE (AC) +1.14 AC OPTION TERM (1) 2 year option & (1) 5 year option

BUILDING SIZE (SQ FT) +5,976 SQ. FT. INCREASES 8% in options

+3.7 Years

LEASE TERM REMAINING

CORPORATE GUARANTEE & DOUBLE NET (NN) LEASE

$73.,440

NOI

+ Double Net

LEASE TYPE

T N - e, TR At W

L

Né@TV;Parking Lot | New Roof 10 hehstalled DO%6IIVAC
Replaced. 2019/2021

6,000+ UNIT MULTI BRAND OPERATOR



https://maps.app.goo.gl/4xe7LUcaotosswa98
https://share.google/MiA6LRdBZr8aTXWgi

New Roof to be Installed with a 10-year Manufacturer’s Materials and
Labor Warranty, plus a 5-year Contractor Workmanship Warranty.

TERM START TERM END RENT PER YEAR RENT PER MONTH CAP RATE STATUS/ INCREASES

Current Year1-5 Mar 2022 Feb 2027 $68,000 $5,666 6.02% Firm
Extended Term Year 6 - 8 Mar 2027 Feb 2030 $73,440 $6,120 6.50% Firm
Renewal Option 1 Year 9-10 Mar 2030 Feb 2032 $73,440 $6,120 6.50% 2-year option

Renewal Option 2 Year 11 - 15 Mar 2032 Feb 2037 $79,315 $6,609 7.02% 5-year option

Landlord Responsibilities Roof and Structure

Insurance, HVAC Repair-Replace, Exterior

T R ibiliti
enant Responsibilities Paint, Grounds, Signage & Taxes*.

*Real estate taxes billed directly to O'Reilly's tax consultant.

——

Corporate Guarantee | St. Liouis MSA | 70KV PD

6,000+ UNIT MULTI BRAND OPERATOR




SITE MAP

AUTO PARTS =

SQUARE FOOTAGE ACRES

I




AUTO PARTS

Walmart

TOP 20 RANKING
OVER $84MM IN SALES
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AERIAL VIEW

TOP 10 RANKING
OVER $1.7MM IN SALES
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AUTO PART S
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DEMAND GENERATORS

Yk SUBJECT PROPERTY

WALMART SUPER CENTER

Over + 84MM in Sales 1.0 Miles

COSTCO WHOLESALE 5.3 Miles

Over + 210MM in Sales '

ST CHARLES COMMUNITY COLLEGE 44 Vilos

+ 4,375 Students ’

LINDENWOOD UNIVERSITY 6.8 Milos St LOUIS, MISSOUI'I

+ 6,181 Student
udents + 26 MILLION VISITORS PER YEAR
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AERIAL MAP
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PROPERTY PICTURES




LOCAL MARKET

AUTO PARTS

St. Louis - Top MSA in Missouri
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1, 3, 5 MILES 1, 3, 5 MILES
0
% 1,200 120
é’ 1,000 g 100
» 8 $98,333
S 800 & $93,297 $92,605
< £
S 600 3]
s £
g =
D? 400 '9
S
e} 200
'—
1 Mile 3 Mile 5 Mile 1 Mile 3 Mile 5 Mile
[ y , ® ;7-
- Rellly, v
- L | AUTO PARTS = * L ey u rans '
W i = i i b _— y l‘l - - v
o
-]
N St. Louis, Missouri
i v + 26 MILLION VISITORS PER YEAR




GREATER MARKET
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O’Reilly Auto Parts has grown into
one of North America’s largest
automotive altermarket retailers, with

nearly $S18 billion in annual revenue
and more than 6,000 locations.

$17.78 B 6,695 . .
—_— —_ Founded in Springfield,
2025 REVENUE TOTAL # LOCATIONS M]SSOUI‘I IH 1957

$76 Billion Springfield, MO

MARKET CAPITLIZATION HEADQUARTERS

O’'Reilly Automotive, Inc. (NASDAQ: ORLY) is one of North America’s largest specialty
retailers of automotive aftermarket parts, tools, supplies, equipment, and accessories, serving
both professional service providers and do-it-yourself customers. Founded in Springfield,
Missouri in 1957, O’Reilly has expanded from a single location into a major international retail
platform. The company generated approximately $17.78 billion in revenue and $2.54 billion in
net income during 2025, while comparable-store sales increased 4.7% for the year. As of June
30, 2026, O'Reilly operated 6,695 stores across 48 U.S. states, Puerto Rico, Mexico, and
Canada, demonstrating significant scale, continued expansion, and long-term strength within
the automotive aftermarket industry.

Also Recognized in:

EXpandmg 1o 0, 695 Focations

5“" I'l Nanaq //II’NHS[’.HR Across North America



TENANT IN THE NEWS

lly/

AUTO PARTS

Building for Growth and Creating
Opportunities

December 19", 2025
O’Reilly Continues Investing in Nationwide Growth | The company continues expanding its

distribution infrastructure and store network, strengthening its ability to support continued
growth throughout North America.

READ FULL ARTICLE

Why This Auto Parts Stock Is Worth Its
Premium Price

September 25", 2025

Premium Valuation Reflects Market-Leading Performance | O’Reilly’s strong financial
performance, highly efficient distribution platform, and consistent long-term growth have
supported its position as one of the automotive aftermarket industry’s most valuable
companies.

READ FULL ARTICLE
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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 Value Net Lease and
ParaSell, Inc. and it should not be made available to any other person or entity without the written consent of Value Net Lease and ParaSell, Inc. 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 Value Net Lease and ParaSell, Inc: 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. Value Net Lease and ParaSell, Inc. 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, Value Net Lease and ParaSell, Inc. has not verified, and will not verify, any of the information contained herein,
nor has Value Net Lease and ParaSell, Inc. 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. Value Net Lease and ParaSell, Inc. hereby advises all prospective purchasers of Net Leased property as follows: The information contained in this Marketing
Brochure has been obtained from sources we believe to be reliable. However, Value Net Lease and ParaSell, Inc. has not and will not verify any of this information, nor has Value Net Lease and
ParaSell, Inc. conducted any investigation regarding these matters. Value Net Lease and ParaSell, Inc. 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. Value Net Lease and ParaSell, Inc.
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 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. By accepting this Marketing Brochure you agree to release Value Net Lease and ParaSell, Inc. Real
Estate Investment Services and hold it harmless from any kind of claim, cost, expense, or liability arising out of your investigation and/or purchase of this net leased property. ALL PROPERTY
SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONTACT THE VALUE NET LEASE AND PARASELL, INC. AGENT FOR MORE DETAILS.

Broker@parasellinc.com o _'
MO License # 2019024102 ,
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	SUMMARY
	New Roof to be Installed with a 10-year Manufacturer’s Materials and Labor Warranty, plus a 3-year Contractor Workmanship Warranty.
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