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Feasibility Study

Convenience Store with #9 Liquor License
Mesaq, AZ

Purchase Price Assumption: $2,900,000

1. Portfolio Overview

Portfoliosize:

* 1 property
- 1 operating convenience store
- ~3,000 sq ft (estimated)

-

Property:

Asset Type:

Convenience Store
(Liquor Licensed Retail)

Retail (Single Tenant
Operating Business)

Location
735 E McKellips Rd,

Mesa, AZ




2. Stabilized Income

Based on market assumptions for
neighborhood retail:

Annual Return (15% preferred):
=$435,000

Monthly Distribution (1.25%):
=$36,250

Estimated Gross Store Revenue:
= $1,800,000 - $2,200,000

Operating Margin (Liquor-driven retail):
=20% - 25%

Net Operating Income (NOI Equivalent):

= $400,000 - $450,000

We underwrite conservatively at:
$435,000 NOI




3. Cap Rate at Negotiated Price

Purchase price: NOI:
=$2,900,000 =$435,000

Cap rate:
=15.0%

4. Revenue Per Unit Analysis

Total leasable area: Annual revenue:
3,000 sq ft $2,000,000

Revenue per sq ft: Monthly per sq ft:
= $666/sq ft annually $55/sq ft

This is very strong performance, typical for high-
volume convenience + liquor stores.



5. Value Creation Potential

-

4 Market retail cap rates:

Cap Rate Property Value
8% - $5,437,000
7% - $6,214,000
6% - $7,250,000

Using stabilized NOI:
$435,000

6. Immediate Equity Created

Purchase price: Value at 7% cap:
$2,900,000 $6,214,000

Instant equity:
=$3,300,000

This reflects significant pricing inefficiency and
strong upside at acquisition.



7. 5-Year Investment Projection

/Assumptions:
» 3% annual revenue
growth

« Liquor sales expansion
- Exit cap rate: 7.5%

-

Exit value:
$505,000 + 7.5%
= $6,730,000

-

Year-5 NOI;
=$505,000

Total profit:
$6.73M - $2.9M
~ $3.83M

-

Equity Multiple:
= 2.3x — 2.8X




8. Market Feasibility

Mesa, AZ market fundamentals:

« Strong population growth

« High suburban density

 Consistent retail demand

- Strong alcohol consumption market

Liquor-enabled retail assets outperform
standard retail due to:

« Higher margins

« Daily recurring demand

- Strong customer retention

9. Demand Drivers

Key demand factors:

1.High traffic location (major roadway exposure)
2.#9 liquor license (limited supply, high value)
3.Strong repeat customer base

4.Dense residential surroundings
5.Convenience-driven consumption patterns

This creates predictable and recurring cash flow stability.



10. Risk Analysis

Operator Risk

e Business performance depends on store
management.

e Mitigation: Existing operational setup +

revenue history.

Liquor License Risk

e Compliance and regulatory oversight
required.

e Mitigation: High-value transferable license.

Market Competition Risk

* Nearby retail competition.
e Mitigation: Location + liquor advantage.

Interest Rate Risk

e Higher rates may impact exit valuation.
« Mitigation: High entry cap (15%) provides

strong cushion.




11. Investment Score

Category Rating

Location 9/10
Demand 9.5/10

Cash Flow 10/10
Growth 9/10

Moderate Excellent (ngh.-Yleld + Strong

Upside)
Our Honest Opinion

If acquired at:
$2.9M
This becomes a top-tier cash-flow investment with
strong upside.
Key reasons:
e 15% annual yield (monthly payouts)
e $3M+ instant equity potential
Liquor-driven high margins
2—-3x equity upside
Recession-resistant retail model
This is a cash-flow dominant + value arbitrage deal.



One Important Strategic Insight for You

Most investors focus only on yield.
But the real upside here is:

« Increasing alcohol sales mix

« Optimizing pricing and margins
- Extending operating hours

« Branding and product expansion

This can significantly increase NOI and push valuation
toward:
$6M — $7M+ range within 3-5 years
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