-7 Jon




e Offering

A 460-Unit, 1989 Vintage, Suburban
Garden Multi-Housing Opportunity

MURRIETA | INLAND EMPIRE | CA

JLL, as exclusive advisor, is pleased to present for sale
The Arbors at California Oaks (“Arbors” or the “Property”),
a 460-unit, low-density garden-style apartment
community strategically located in Murrieta, Southwest
Riverside County, with convenient access to the I-15
corridor. Murrieta provides an affordable and accessible
alternative for Southern California renters priced out of
coastal markets, driving sustainable rental demand.

Delivered in 1989, Arbors comprises 22 two & three-story
buildings across 26+ acres, offering one- and two-
bedroom floorplans with an average unit size of +767 SF.
Interior units were renovated beginning in 2021 (+90%
complete) to include stainless steel appliances, quartz
countertops, farmhouse sinks with gooseneck faucets,
white shaker cabinets with brushed nickel hardware, and
vinyl plank flooring. Community amenities include two
resort-style swimming pools, a contemporary clubhouse,
modern fitness center, lighted tennis courts, BBQ areas,
and a newly upgraded playground.

Arbors presents the rare opportunity to acquire an
institutionally maintained asset at a substantial discount
to replacement cost in one of the nation’s top-performing

multifamily markets where assets of this scale rarely
trade. Today’s cost to replicate garden-style construction
is materially north of $400,000/unit, and only four 100+
unit transactions have occurred in Murrieta over the past
decade, accounting for less than 2% of total transaction
volume in the Inland Empire.
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Property Summary

Unit Mix

‘ Number of units

% of total

‘ Total rentable sq. ft.

ADDRESS
24375 Jackson Ave
Murrieta, CA 92562

PARCEL NUMBER
949-120-094

NUMBER OF UNITS
460

RENT TYPE
100% Market Rate

YEAR COMPLETED
1989

AVG. UNIT SIZE
767 SF

260 units

+164,280

NET RENTABLE SF
352,920

TOTAL LAND AREA
26.35 AC
17.5 Du/AC

BUILDING STYLE
2 & 3 Story Garden

NUMBER OF BUILDINGS
22

PARKING
730 Spaces
1.6 Space/Unit

AGGREGATE

200 units 460 units

188,640 352,920

‘ Per unit +632
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Rare Inland Empire
Offering of Scale

Arbors represents the rare opportunity to acquire a high quality,
well maintained, institutional-scale asset in a top performing
submarket with limited transaction velocity.

460 UNITS REPRESENT 8.5% OF TOTAL

MURRIETA MULTIFAMILY INVENTORY
Arbors Share of Murrieta Supply

ONLY 4 TRANSACTIONS OVER THE PAST DECADE

Murrieta Transaction Velocity (100+ Units)

AVERAGE JUST 2 TRANSACTIONS PER YEAR
Inland Empire Large-Scale Transaction Velocity (400+ Units)
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Stabilized Cash Flowing Asset at
Discount to Replacement Cost
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With today’s cost to replicate 3-story
garden construction north of $400,000/
unit - Arbors is offered at a compelling
discount to replacement cost.
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Arbors Redeflnes = o ey e 3B e ——e " Arbors Post-Renovation Amenity Profile vs. Vintage Peers and Newer Class B Product
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Remaining Upside | g
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Arbors at California Oaks has undergone a W - “

comprehensive renovation program that R e = : g s = 420

meaningfully separates the asset from its vintage s - ' P \ : SUBJECT VINTAGE PEER

peer set and competes with new vintage product — : '

while presenting investors the opportunity to OUTDOOR AMENITIES

increase revenue through additional renovations- RESORT-STYLE POOL : Pools (count) / Two Pools

delivering resort-caliber amenities, renovated unit - - = z = ‘ ]

interiors, and a 460-unit scale advantage unavailable AT B e S > . v 98 Tennis Court v Lighted X

elsewhere in the submarket. ! Y S R . st LN T S i = & _ : Basketball Court X

BBQ / Grilling
MODERN INTERIORS

+  Full-size washer & dryer*

On-Site Car Wash

« Central air conditioning & heating Tot Lot / Playground

»  Automatic dishwashers = P _ Bt i INDOOR / CLUBHOUSE

« Stainless steel appliances Z - eSS e o 3 p 2 ~ S e -_ Py S, .. . - Fitness Center v State-of-the-Art

+  Quartz countertops Fg . ; « & 5% - e T ¥ s ¥ e e~ . X T = ‘ Game Room

+ Vinylwood plank flooring 2 e o ‘ T - . & ey e 3 _ey The > . 3 N Clubhouse / Resident Lounge

» Walkin closets Value-Add ¥ A . S Ko\ f SR> 5.-‘1 s A K¢ | \ IN-UNIT FEATURES

ilialonaie oy Opportunities o * DR E ' - e L : | Renovated Kitchens Capptiances. | slackapplances | poplances | applionces | " auptonces. | sopliance | ppliance

*Select units only

24% OfUIlitS - ‘ 28 ' : . 3 3 R - : . ; ® 7 In-Unit Washer / Dryer
Ready for Washer/Dryer [~ @ ' i : > &

Private Patio / Balcony

Installation B y ey | : 3 . &P | y . 5 &= ‘COMMUN“'Y&QPERA'HONS
‘ Gated Community

10% of Units
Ready for Proven
Renovation Upgrades

68 - Somewhat 62 - Somewhat 59- Somewhat 58 - Somewhat

Walk Score 75 - Very Walkable Walkable Walkable Walkable 36 - Car Dependent Walkable

‘ Proximity to I-15 <0.5 mi <lmi

‘ Unit Count (Scale) 420 units
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Affluent Demos and Discount to New CTABLE TENANT BASE Favorable Market Positioning AFFORDABLE NICHE
Construction Support Long Term Rent Growth AT s cciiess e oo ettt S S $1,869/Unit

with an average household income of $142,000. This disconnect between in-place rents and 1 BR In-Place
+18% Below Newer Vintage Assets

Murrieta Avg. HH Income the market ceiling creates a compelling runway for both organic rent growth and execution of

/\ $ 1 42K ( % l 7% /\/@ 77% additional value-add initiatives.
Murrieta Avg. RTI Ratio to In _D_D_DJ:I_ Rents Could Grow While Still 1 2 (y
0

HH Income Place Rents Maintaining a Healthy RTI Ratio 1
° Projected Income Growth $2; 190/Unit
2026-2030 i _ ; 2 BRIn-Place .
Rent as Percent of Income - Murrieta Avg. HH Income ( , Murrieta Rent Spectrum By Unit Type +17% Below Newer Vintage Assets ’i
82% $2,700

$2,629

White Collar Workforce

Median Age
$2,300 32,274
.................................................. $2’190
2,092
TOP EMPLOYERS $2,100 3

6 3 $1,900 31,869

MURRIETA VALLEY
UMNIFIED SCHOOL DISTRICT

$1,700
Southwest
HEALTHCARE
\ $1,500
‘ ]|1(1_)’\\1|_\11[I\h\ UNIVERSITY 1Br 2 Br

Arbors - Avg. In Place Rents 30% of Avg. Monthly Gross Income --
Murrieta Avg. HH Income

M Arbors Submarket Avg. m New Delivereis (2020 Vintage+)
@ Rady Childrens Health
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$142K VS. $120K $160K $154K
Murrieta Avg. HH Income Riverside County Avg. Orange County Avg. San Diego County Avg.
12% Projected Income Growth
(2026-2030)

BLOOMING

Center FAAY DT

#1 Best School District in Riverside County
Murrieta Valley Unified School District - 2026 Best School Districts Ranking (Niche.com) Murrieta Growth
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Over the past 20 years,
A A- A- . Murrieta’s populathn
. . . . increased 61%, growing
Murrieta Mesa High School Shivela Middle School E. Hale Curran Elementary School from approximately 95,000
(Niche Grade) (Niche Grade) (Niche Grade) to 121.000 residents. while

average household income

rose 87%, from roughly
Safest City in Inland Empire $76,000 to $142,000. More
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+2 Hours Awa)

recently, the city has averaged
3.2% annual population
#3 growth, outpacing California
(0.6%) and Riverside County
Safest City in Inland Empire Safest City in California overall (2.1%)
(Population 100k+, Safewise 2025) (Population 100k+, Safewise 2025)
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The Murrieta Value Proposition:
Affordability Meets Accessibility

San Diego’s ongoing housing affordability crisis continues to push renters and would be homebuyers inland, creating sustained rental demand in Murrieta. As coastal and North
County San Diego markets become increasingly unattainable, households are choosing Murrieta to preserve purchasing power without sacrificing access to jobs along the I-15
corridor. This spillover from higher cost submarkets is driving durable, demand led rental growth in Murrieta.

N +$200-900/Month in Housing Cost Savings
The San Diego Affordability Gap - Driving Sustainable Rental Demand to Murrieta

MURRIETA VS. NORTH COUNTY

+2.6M Jobs Within 60-Minute Commute
I-15/1-215 Corridor Average - Superior Regional Connectivity

Market Avg. Rent Safety (Nextdoor Safety Score) | HS Graduation Rate | Jobs Within a 60-Min. Commute Home Value
Carlsbad (North SD Coastal) 61 95% +1.5M $1.4M
Oceanside (North SD Coastal) $2,626 55 88% +1.4M $873k
Vista (North SD) $2,550 61 85% +1.5M $860k
Temecula (Inland) 72 94% +2.0M $750k
Murrieta 96 97% +2.6M $690k

MARGARITA

MISSION

Murrieta Migration
- 1-15 Corridor

Despite access to the same employment base along
the I-15 Corridor, Murrieta is approximately $345 per
month (~14%) cheaper to rent and $612K (~47%)
cheaper to own compared to North County San Diego.

San Onofre
State Beach

I-15 currently has 526 active
employers across 13M+ SF of
occupied employment space.

Apple targeting 5,000 employees
by 2026 at its Rancho Bernardo
campus, a 500% increase from

the original 1,200-employee plan

(45 MIN. DRIVE) vs:(" VISTA
arlo™
Viasat”

b

ENCINITAS

UTC/SORRENTO MESA
(1 HR. DRIVE)
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The next chapter of
Murrieta's growth
centers along the
Jefferson-Madison

corridor, where
approximately 10
million square feet
of land zoned for
innovation and
business parks awaits
future development.
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VALLEY
CENTER

brain Google
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SONY Qualcamm
aisies DEXCOI

Squibt

B ticroson servicen w
FAANG llumina KEARNY MESA /
UC San Diego MISSION VALLEY

(1 HR. DRIVE)

EL CAJON

TECH, ENGINEERING & INNOVATION

Software Engineers, Biotech & Pharma, Data &
Technical Managers

Qualcomm INTUIT
Viasat™' {Crinetics Dexcom

HEALTHCARE & LIFE SCIENCES

Nurses, Pharmacists, Physician Assistants, Clinical
Managers, Life Science Professionals

&g, kaiser | PALOMAR ?‘)
HEALTH

£ "Z PERMANENTE

SHARP

" Scripps

ThermoFsher ) avbos

DEFENSE TECHNOLOGY &
GOVERNMENT-ADJACENT

Engineers, Analysts, Program & Technical Managers,
Defense Contractors

NORTHROP_l

RN vﬁom: ATOMICS GENERAL DYNAMICS

MANAGEMENT, FINANCE &
PROFESSIONAL SERVICES

Senior Managers, Finance & Accounting Professionals, Legal
Professionals, Consultants and Executives

%
amazon @ sodexo
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Multi-Housing Fundamentals

Over the next several years, rents and occupancies in the Murrieta/Temecula submarket

are projected to meaningfully outperform the broader Inland Empire and other Southern
California markets, with average annual rent growth of 3.50% (2027-2030). A testament

to the submarket’s strong forward looking multi-housing fundamentals, the impending
supply cliff is further fueled by runaway home affordability. Today’s environment of elevated
mortgage costs paired with Murrieta’s rising home values has created a renter by necessity
environment as home ownership is anticipated to remain unattainable for many.

/\ Projected Avg. Annual Rent
aoal] 3-5%

Growth (2027-2030)

Murrieta vs. Southern California - Avg. Annual Projected
Rent Growth (2027-2030)

Murrieta/Temecula M 3.50%
Inland Empire 2.60%
Orange County 2.18%
San Diego 1.95%
Los Angeles | | | 1.58%

0.00% 0.50% 1.00% 1.50% 2.00% 2.50% 3.00% 3.50% 4.00%

Source: Apartment 1Q, May 2026
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RISING MORTGAGE COST +
MURRIETA’S RUNAWAY HOME AFFORDABILITY =
“RENTER BY NECESSITY” ENVIRONMENT

h Homeownership
5 65% Premium

Murrieta Avg. Single
| | $690K Family Home Price

Historical 5 Yr. Home
[% 5 4 % Value Appreciation

COST TO OWN SENSITIVITY

B

$5,856 $2,007

Avg. Homeownership Arbors In Place Rents
Expense

>

Favorable Supply Outlook
Intensifies Demand

Murrieta’s supply pipeline is set to dramatically tighten, with annual deliveries projected to fall significantly from
2026-2030 compared to the recent construction boom. This creates a compelling opportunity for existing assets.
With proven demand that easily absorbed the last wave of development, renter interest will be funneled into a more
limited inventory, strengthening fundamentals for renovated communities like Arbors.
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Deliveries

Annual Deliveries Set to Drop

79%

from 2023-2026 vs. 2027-2030

/|

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030

EST

e

HISTORICALLY LIMITED SUPPLY

Over the 20 years prior to 2024, Murrieta
averaged approximately 140 units delivered
annually, or 3% of existing inventory.

CATCH-UP CYCLE

Deliveries in 2024-2026 average
approximately 13% of inventory, reflecting
a temporary consolidation of supply following
years of underbuilding.

o

REVERSION TO NORMAL

Post-2026 deliveries are expected to fall
back below 3% of inventory, consistent with
long-term historical norms.
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*Southern California Institutional Inhvestment Sales Advisors
Blake A. Rogers Alex €aniglia Kip Malo Dillon Bergum
Senior Managing Director Managing Director Managing Director Senior Director
+1818 317 5183 +1 858 342 5247 +1 858 410 6340 +1 858525 2743
b:rogers@jll.com alex.caniglia@jll.com kip.malo@jll.com dillon.bergum@jll.com
RE Lic. #01866591 RE Lic; #01994543 RE Lic. #01807972 RE Lic. #02158559
Financing Advisors Analytical Support
Charlie Vorsheck Audrey Souders Ford Eldredge
Director Associate Analyst
+1 949798 4106 +1 949 930 7973 +1 858 886 9092
charlie.vorsheck@ijll.com audrey.souders@jll.com ford.eldredge@jll.com
RE Lic. #02094571 RE Lic. #02182631 RE Lic. #02220702

Jones Lang LaSalle Americas, Inc. or its state-licensed affiliate (“JLL”) has been engaged by the owner of the property to market it for sale. Information concerning the property described
herein has been obtained from sources other than JLL, and neither Owner nor JLL, nor their respective equity holders, officers, directors, employees and agents makes any representations
or warranties, express or implied, as to the accuracy or completeness of such information. Any and all reference to age, square footage, income, expenses and any other property specific
information are approximate. Any opinions, assumptions, or estimates contained herein are projections only and used for illustrative purposes and may be based on assumptions or due diligence
criteria different from that used by a purchaser. JLL and owner disclaim any liability that may be based upon or related to the information contained herein. Prospective purchasers should
conduct their own independent investigation and rely on those results. The information contained herein is subject to change. The Property may be withdrawn without notice. If the recipient
of this information has signed a confidentiality agreement regarding this matter, this information is subject to the terms of that agreement. ©2026. Jones Lang LaSalle IP, Inc. All rights reserved.



