ExchangeRight Net-Leased Portfolio 2 DST

ExchangeRight Net-Leased Portfolio 2 DST is a portfolio of single-tenant, long-term leased
retail assets that are 100% leased to Family Dollar and Dollar General. The properties are
diversified over seven distinct markets in six states and are structured together to qualify for
1031 exchange replacement through a Delaware Statutory Trust. This Offering is available
exclusively to accredited investors as defined by SEC Rule 501 of Regulation D.
This material must be accompanied or preceded by a private placement memorandum, which
is the controlling disclosure document for the Offering and is intended to more fully disclose
the potential benefits and risks of the Offering. This material is not a recommendation or
solicitation to buy any security, as all such offers can be made only by the private placement
memorandum. All potential investors in the Offering must read the private placement
memorandum, and no person may invest in the Offering without first acknowledging receipt
and review of the private placement memorandum in its entirety.
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ExchangeRight Net-Leased Portfolio 2 DST is a new Delaware
Statutory Trust that owns seven single-tenant net-leased
properties 100% leased to Family Dollar and Dollar General.
Six of the properties are leased to Family Dollar and are
located in Oklahoma City, OK; Columbus, OH; Houston,
TX; Beaumont, TX; Memphis, TN; and Commerce City, CO.
The seventh asset is leased to Dollar General and is located
in Chicago, IL. The Sponsor of the Offering is retaining at
least a 5% ownership interest in the portfolio and is offering
up to 95% of the beneficial interests in the DST to accredited
investors.

The total Offering amount is $11,125,000, of which $5,597,500
is equity and $5,527,500 is long-term fixed financing. The
Trust closed on the portfolio of properties on August 31, 2012
with 10-year fixed non-recourse financing with an interest rate
of 5.02% and 30-year amortization. Not including principal
amortization, the Offering’s cash flow for the first four years is
7.23% and is 7.45% thereafter through year eight.

This Offering is designed for investors seeking to participate
in a 1031 tax-deferred exchange as well as investors seeking
a diversified net-leased real estate investment on a cash
basis. Investors completing a 1031 exchange may invest for a
minimum of $100,000; investments made on a cash basis are
subject to a $25,000 minimum investment.

The objective of this Offering is to provide investors with
stable, net-leased income backed by investment-grade
corporations that have performed well throughout the
recession and benefit from a growing population who rely
on discounted necessity retail. ExchangeRight’s long-term
exit strategy for this Offering is to execute a portfolio sale or
721 exchange roll-up option for clients, combining multiple
portfolios of similar credit net-leased assets.
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The Portfolio
Equity Offering Amount:

$5,597,500

Non-Recourse Debt:

$5,527,500

Total Offering Price:

$11,125,000

Offering Loan to Value (LTV):

49.69%

Minimum Purchase - 1031 Investment:

$100,000

Minimum Purchase - Cash Investment:

$25,000

percentage
pop. within vehicles of portfolio
lease
5-mi. radius per day
noi
commencement

tenant

location

sq. ft.

Dollar General

Chicago, IL

10,000

804,577

20,100

15.48%

2/1/2012

Family Dollar

Commerce City, CO

8,000

180,878

6,560

13.57%

8/30/2011

Family Dollar

Memphis, TN

9,180

241,119

21,081

15.13%

4/1/2012

Family Dollar

Columbus, OH

8,000

338,229

22,146

15.30%

1/17/2011

Family Dollar

Beaumont, TX

10,000

83,990

9,000

10.22%

12/1/2011

Family Dollar

Houston, TX

8,320

378,413

16,574

16.53%

1/31/2012

Family Dollar

Oklahoma City, OK

8,320

188,048

21,161

13.78%

7/4/2012

Net Operating
Income

$809,219.04

$809,219.04

$809,219.04

$809,219.04

$821,719.04

$821,719.04

$821,719.04

$821,719.04

Debt Service

$359,323.92

$359,323.92

$359,323.92

$359,323.92

$359,323.92

$359,323.92

$359,323.92

$359,323.92

Reserves

$34,125.29

$34,125.29

$34,125.29

$34,125.29

$34,125.29

$34,125.29

$34,125.29

$34,125.29

Mgmt Fees

$11,195.00

$11,195.00

$11,195.00

$11,195.00

$11,195.00

$11,195.00

$11,195.00

$11,195.00

Cash Flow
% of Equity
Principal
Paydown
Total Yield
% of Equity

$404,574.83 $404,574.83 $404,574.83 $404,574.83 $417,074.83 $417,074.83 $417,074.83 $417,074.83
7.23%

7.23%

7.23%

7.23%

7.45%

7.45%

7.45%

7.45%

$80,381.33
1.44%

$84,560.28
1.51%

$88,958.24
1.59%

$93,584.04
1.67%

$98,450.37
1.76%

$103,569.76
1.86%

$108,955.35
1.95%

$114,620.99
2.05%

$484,956.16 $489,135.11 $493,533.08 $498,158.87 $515,525.21 $520,644.59 $526,030.18 $531,695.82
8.66%

8.74%

8.82%

8.90%

9.21%

9.30%

9.40%

9.50%

There can be no assurance that the investment objectives will be achieved. This investment is subject to risks including those real estate risks
associated with the operation and leasing of retail property. There is no guarantee that investors will receive distributions or the return of
their capital. All potential investors must review the private placement memorandum in its entirety prior to making an investment for a
more-complete review of the potential benefits and risks of the Offering.
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The Tenants

S&P Rated: Investment Grade BBB-

S&P Rated: Investment Grade BBB-

Family Dollar Stores, Inc. is the nation’s second-largest
small-box discount retailer. Family Dollar has over
50,000 employees operating a chain of over 7,200 stores
across 45 states primarily serving low- to middleincome consumers in the United States. Due to the past
several years of economic downturn, Family Dollar has
enjoyed rapid growth as an increasing percentage of the
nation’s population has turned to discount retailers to
save money on everyday necessities. Family Dollar has
revealed plans to open between 20-30 stores every month
for the next several years to keep up with the growing
demand. Family Dollar relies on smaller neighborhood
retail locations and a focused selection of major brand
names and private label brands to reduce overhead
costs, achieve lower prices, and provide easier access for
the end customer. As low- and middle-income families
have been looking to neighborhood discount retailers
for more of their shopping needs, Family Dollar has
been in a process of revamping its locations to devote
approximately 25% of its floor space to groceries in
order to provide a smaller and more-convenient onestop shopping experience in what has turned out to be
a successful campaign to win market share from larger
retailers and grocers.

Dollar General Corporation is the nation’s largest
small-box discount retailer. Dollar General has over
90,000 employees operating over 10,000 locations in 40
states and has plans to open approximately 20-30 new
stores per month throughout the next several years.
Throughout the recession, Dollar General has performed
extremely well and has enjoyed rapid growth by offering
consumer necessity retail goods at discounted prices
for low- to middle-income families. Dollar General
strives to make shopping for everyday needs simpler and
hassle-free by offering a carefully edited assortment of
the most popular brands at low everyday prices in small,
convenient locations. Dollar General ranks among the
largest retailers of top-quality brands made by America’s
most trusted manufacturers, such as Procter & Gamble,
Kimberly-Clark, Unilever, Kellogg’s, General Mills,
Nabisco, Hanes, PepsiCo, and Coca-Cola. As opposed to
larger discount retailers such, as Wal-Mart and Target,
Dollar General has focused on small neighborhood
stores with a smaller footprint to reduce overhead costs
and provide a simpler and more-convenient shopping
experience for its customers.

current annual revenue: $9.10 billion
current gross profit: $3.19 billion
current annual net income: $421 million
2011 fiscal year revenue growth: 8.65%
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current annual revenue: $15.63 billion
current gross profit: $4.95 billion
current annual net income: $891 million
2011 fiscal year revenue growth: 13.6%
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