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INVESTMENT
HIGHLIGHTS

Opver the last 24 months, Grand Villa Apartments have undergone approximately $380,000 of capital
improvements. These improvements include a new pool area, renovations to the club house, new exterior paint, new windows,
roof repairs, new exterior and interior lighting, exterior wood replacement, new air conditioning units, new interior appliances,
new electrical upgrades and a new boiler.

When compared to other similar communities in Escondido, the rents at Grand Villa Apartments show
room for growth to current market rate.

Grand Villa Apartments is located close to Palomar Medical Center, Escondido’s largest private
employer with 3,000 jobs. Walking distance to the property is Palomar College’s Escondido campus, which recently completed a
$10 million renovation. Within a 10-mile radius of Grand Villa Apartments, there are approximately 159,106 jobs.

'The Grand Villa Apartments offer large floor plans with patios or balconies and a
desirable unit mix of one bedroom, two bedroom one and a half bath, and two bedroom two bath units.

Several academic institutions are located in close proximity to the property making
it a suitable location for families, students and employees. Escondido Charter High School, Escondido High School, Oak Hill
Elementary & Orange Glen High School is less than 2 miles from the property. Additionally, Palomar College’s Escondido
Center is located adjacent to the property. The main Palomar College campus and CSU San Marcos are within 9 miles of Grand
Villa Apartments.

'The immediate area offers a variety of retail and services. Residents are close to Home Depot, Valley
Max Supermarket, Vons, Ralphs, plus numerous other convenient shops, restaurants and services. Additionally, just a short drive
away is the Westfield Shopping Center. With over 1-million SF of retail, this super-regional shopping center offers a variety of
stores and restaurants including anchors such as Nordstrom, Macy’s, Sears, JcPenney and Target.

The property has a RUBS system set up that will begin implementation on 1/1/2016. Utility bill
back should be in the zone of $28, $56, $85, $113, or $141 per unit per month depending on if there are 1,2,3,4 or 5 people

residing in a unit.

Grand Villas is located on Grand Avenue, one of Escondido’s main east/west surface streets with an
estimated traffic count of 15,000 cars per day.
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PROPERTY

DESCRIPTION

Building Description Mechanical/Electrical

Property Address 1960 E. Grand Avenue Heating & Cooling All 2-bedroom, 2-bathroom units have central air and heating
Escondido, CA 92027

# of Units 41
APN 231-060-73-00
Rentable SF 33,980 SF
Land Area 85,378 SF (1.96 acres)
Year Built 1977

All other units have wall A/C and radiant heating (majority wall units are new)
Electricity 90 amp service with 400 amp total breakers
Cooking Energy Electric
Metering SDGE are separately metered
Water Heating Master metered

Laundry Equipment Four (4) washers and four (4) dryers. The property has two laundry facilities with 2
Six (6) 2-story buildings and One (1), washers and 2 dryers in each.

Building Configuration: 1-story building

Dishwasher All units include dishwasher except in the manager’s unit

. . Two story wood frame construction, slab
Construction:

on grade
Roof: Flat roof with mansard Jurisdiction of Taxes
Some new dual pane vinyl windows and Tax ID Number 231-060-73-00

Windows:

some single pane aluminum frame Millage Rate 112725%

79 total parking spaces: Fixed Assessments $103.60

5 garages with one two car garage

Parking 36 covered spaces Tax Year Fiscal year 2014-2015
37 open spaces -
Utilities
. A Type Provider Paid By Billing Method
Unit Mix . . : :
Water City of Escondido Owner Direct Bill
# Units Unit Type Sq. Ft. Total Sq. Ft. Sewer City of Escondido Owner Direct Bill
1 STUDIO 500 500 Trash EDCO Owner Direct Bill
12 1BD/ 1BA 660 7,920 Electric & Gas San Diego Gas & Electric Resident Direct Bill
16 2BD/1.5BA 870 13,920 Electric & Gas San Diego Gas & Electric Owner/House Meter Direct Bill
12 2BD/ 2BA 970 11,640
41 TOTAL/Avg 829 33,980

Grand Villa Apartments | Page 8
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Building Renovations

Unit Renovations




BUILDING
FEATURES
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UNIT
FEATURES

Dishwasher

Patio or Balcony

Horizontal Blinds

Laminate Woodlike Floors

Ceiling Fans

Central AC & Heating*

‘Wall AC Units*

Built-in Shelves®

*select units




FIELLE LT ERRNT]

|

‘\\1

‘%\\

]|

|

n
\.




i T

C e

- litta Apartments {Page -
o et Tpa_l'é]_ -



Carport

Carport

P =) 7 B
il e e T T R <
— A - L

TRl

4

! L_ea§in§}:0ffice

] Playground
| Wl :

{i
g -
| se :;,._,...M 2

S e i
i m&.‘ﬁ;‘mh_ & iy}
p= s =

glc'u'zzi ;




FINANCIALS

Income Summary

-$6,840,000
$166.829 In Place Market
166,
CAP RATE
$/SQ. FT. $201.29
Down Payment $2,500,000
% Down 36.55%
INCOME SUMMARY
Total Market Total
# Units Unit Type Sq. Ft. Total Sq.Ft. $ Rent $/Sq.Ft. In Place Rent Market $/Sq.Ft.
1 STUDIO 500 500 $910 $1.82 $910 $925 $925 $1.85
12 1BD/ 1BA 660 7,920 $955 $1.45 $11,465 $1,050 $12,600 $1.59
16 2BD/ 1.5BA 870 13,920 $1,236 $1.42 $19,770 $1,350 $21,600 $1.55
12 2BD/ 2BA 970 11,640 $1,235 $1.27 $14,820 $1,400 $16,800 $1.44
41 Total/Avg 829 33,980 $1,145 $1.38 $46,965 $1,266 $51,925 $1.53
ANNUALIZED GROSS INCOME $563,580 $623,100
Vacancy 1.00% 3.00% ($5,636) ($18,693)
ADJUSTED GROSS INCOME $557,944 $604,407
Laundry Income $12,860 $12,860
RUBS Income* $0 $27,552
Garage Rent (4 Garages) $1,682 $4,800
Parking Rent $660 $660
Other Income $4,604 $4,604
TRAILING 3 MONTH
EFFECTIVE GROSS INCOME $547,904 $577,750 $654,883

Grand Villa Apartments | Page 18



FINANCIALS

($282,219)

Actual 2014 Proforma
Less Estimated Expenses: $/UNIT $/YEAR $/YEAR
Property Taxes 1.12725% $1,436 $58,884 $77,104
Fixed Assessment $3 $103 $103
Insurance $154 $6,304 $6,304
Flood Insurance $355 $14,543 $14,543
Controllable Expenses
Utilities $1,847 $75,747 $75,747
On-Site Manager $689 $28,244 $25,000
Professional Management Fee (4.0%) $514 $21,094 $22,318
Repairs /Maintenance/ Turnover/ Supplies $3,986 $163,421 $35,000
Contracted Services $1,063 $43,572 $12,900
Administrative $174 $7,114 $5,000
Replacement Reserves $200 $188,841 $8,200
$607,867 $282,219
Exp./unit: $14,826 $6,883 ($282,219)
Exp/psf: $17.89 $8.31
Exp. % of SGI: 107.9% 45.3%
NET OPERATING INCOME $295,532
Amortization 30
Rate 3.50%
Debt Service $4,340,000 @ $233,862
CASH FLOW $61,669
Cash on Cash Return 2.47%
DSCR 1.26
Principal Loan Reduction $81,962
Total Return $143,632
Return on Equity 5.75%

* RUBS PROGRAM WILL BEGIN IMPLEMENTATION ON 1/1/2016

Page 19 | Escondido

$372,664

$233,862

$138,802

5.55%

1.59
$81,962
$220,764

8.83%



RENT

COMPARABLES

u‘h il g - ——
GRAND VILLA APARTMENTS TANGLEWOOD

SUBJECT

o

GRAND REGENCY ‘

ESTANCIA

‘ WINDSONG VILLAS

HERITAGE AT CANYON
POINTE

COVE AT BEAR VALLEY

Address 1960 E. Grand Ave 1920 E. Grand Ave 2010-2080 E. Grand Ave 725 N. Fig Street 1206 N. Broadway 495-505 San Pasqual Valley 2530 Bear Valley Parkway
City Escondido Escondido Escondido Escondido Escondido Escondido Escondido
# of Units 4 96 60 100 67 60 24
Built 1977 1977 1967 1973 1968 1987 Renov 2006/2007 1989 Renov. 2007
Studio
Rental Range $910
Avg. Rent $910
Avg. SF 500
Rent/SF $1.82
1Bedroom
Rental Range $900 - $975 $975 $1,075 $1150
Avg. Rent $952 $975 $1,075 $1150
Avg. SF 660 435 705 644
Rent/SF $1.44 $2.24 $1.52 $179
2 Bedroom /1 bath 1.5 baths
Rental Range $1,100 - $1,275 $1,250 $1,300 $1,340 - $1,445 $1,350 - $1,375
Avg. Rent $1,228 $1,250 $1,300 $1,395 $1,363
Avg SF 870 650 715 875 860
Rent/SF $1.41 $1.92 $1.82 $1.59 $1.58
2 Bedroom / 2 bath * does not include TH plan
Rental Range $1,150 - $1,345 $1,285 - $1,495 $1,445 - $1,515 $1,455
Avg Rent $1,237 $1,445 $1,480 $1,455
Avg SF 970 965 917 950
Rent/SF $1.27 $1.50 $1.61 $1.53
3 Bedroom 2.5 baths * does not include TH plan
Rental Range $1,675 - $1,775 $1,595 - $1,675 , $1,710
Avg Rent $1,725 $1,635 $1,725 $1,710
SF 1,360 1,100 1,157 1,150
Rent/SF $1.27 $1.49 $1.49 $1.49

Swimming Pool, Spa,
Clubhouse with Community
Room, Fitness Facility,
On-Site Laundry Facilities,
Gated Community

2 Swimming Pools,

2 Spas, Clubhouse,
In-Unit Washer/Dryer,
2007 Condo Conversion
Renovation

New Pool, New Spa,
Clubhouse, Carports, 2
Common Laundry Facility,
Playground, Garages

Swimming Pool, Spa,
Tennis Court, Clubhouse,
Laundry Facilities,
Courtyard Areas

Swimming Pool, In-Unit
Washer/Dryer, 2007
Condo Conversion
Renovation

Swimming Pool, Spa,
Laundry Facilities,
Picnic Area

Playground, Laundry
Facilities, Landscaped
Courtyards

Property Amenities

RUBS program
for water, trash, sewer

RUBS program for water,
trash, sewer

RUBS program for water,
trash, sewer

RUBS program for water,
trash, sewer

RUBS program for water,
trash, sewer

RUBS program for water,
trash, sewer

Utilities/RUBS None

Combination carports
and surface parking. 4
Detached garages assigned
to 3br units.

Combination single car
garages and surface
parking. Each unit gets
1-car garage. Ratio of 2.17
spaces per unit

Combination carports and
single-car garages.
Ratio of 1.85
spaces per unit

Combination carports and
surface spaces. Ratio of
1.90 spaces per unit

Carport parking.
Ratio of 21
spaces per unit.

Parking Carport parking

Ratio of 1.48 per unit
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Grand Villa Apartments
Tanglewood

Grand Regency

Estancia Apartments
Windsong Villas

Heritage at Canyon Pointe

Cove at Bear Valley




Property Address

Neighborhood

# of Units
Rentable SF
Year Built

Date Sold

Sales Price
Price/Unit
Price/SF

Actual Cap Rate
Actual GRM
Market Cap Rate
Market GRM

Unit Mix

Community

Amenities

Comments

GRAND VILLA
APARTMENTS

1960 E Grand Ave
Escondido
4
33,980
1977
PROPOSED
$6,840,000
$166,829
$201.29
4.32%
121
5.45%
1.0
1- Studio
12 - 1bd/1ba

16 - 2bd/1.5ba
12 - 2bd/2ba

New Pool, New Spa,
Clubhouse, Carports,
2 Common Laundry
Facility, Playground,
Garages

i g

ESCONDIDO
MANOR

Escondido

44
35,220
1979
417115
$6,600,000
$150,000
$187
413%
1.84

44 - 2br/1ba

Swimming Pool,
Common Laundry

Sold to an affordable
housing developer.

HERITAGE AT
CANYON POINTE

1150 N. Escondido Blvd. 495 San Pasqual Valley

Escondido

60
59,175
1987 Renov 2006
1/9/15
$11,000,000
$183,333
$186

5.50%

16 - 1br/1ba
17 - 2br/2ba
11-2br/2.5ba TH
7 - 3br/2ba
9 - 3br/2.5ba TH

2 Swimming Pools, 2
Spas, Clubhouse

Broken condo project:
60 of 116 total units.

Units fully renovated in  Units fully renovated in
2005/2006 to condo

2006/2007 to condo
standards.

ARTESIA APTS

101 S. Spruce St
Escondido
51
43752
1989 Renov 2005
1/30/15
$9,010,000
$176,667
$206
5.55%

51- 2br/2ba

Swimming Pool, Spa,
BBQ & Picnic Area,
Fitness Center,
Clubhouse

Broken condo project:

51 of 81 total units.

standards.

SOUTHWINDS APTS

333 N. Juniper St
Escondido
18
7,506
1962
6/5/15
$2,075,000
$115,278
$276
4.59%
11.78
5.18%
1110

18 - 1br/1ba

Common Laundry
Facility, Carports &
Garages,
BBQ Area

On market 11 days
before entering into
contract.

MEADOWLAKE VIE

APTS

1060 Meadowlake Dr
Vista
28
26,992
1965
6/16/15
$4,900,000
$175,000
$182
4.27%
12.30
5.02%
11.20

28 - 2br/1ba

Carports, Common
Laundry Facility,
Storage

Inferior Condition,
Big Lot

APPLE ST APTS

973 Apple St
Oceanside
42
19,756
1973
2/26/15
$5,150,000
$122,619
$261
5.31%
122
6.27%
10.07

42 - Studios

Gated Parking, Select
units have
fenced yards

AVERAGE

4
34,276
1973

$6,345,556
$152,871
$199
479%
1.33
5.41%
10.56

Grand Villa Apartments | Page 22
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Escondido Market Overview




Quality Of Life

! Stone Brewery - Escondido
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Escondido Apartment Market




Local Economy
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Escondido Demographic Trends

POPULATION

HOUSEHOLDS

HOUSEHOLD INCOME



ESCONDIDO
MARKET OVERVIEW

Within 3 miles of the property, there are 12 employers in a
variety of industries with over 200 + employees. The residents of
Grand Villa Apartments have access to numerous employment

opportunities nearby.

Employer # of Employees
1) | Palomar Hospital Downtown 3,000
2) | Escondido Public Works Dept 868
3) | Escondido Union High School 800
4) | Escondido Risk Management 800
5) | CA Gold Gymnastics 500
6) | Scion Toyota 350
7) | Henry Avocado Corp 300
8) | Mission Pools Inc 250
9) | Escondido Water & Sewer Dept 250
10) | Walmart 230
11) | Las Villas Del Norte Health Center 210
12) | Escondido Police Depart 201
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The main 200-acre campus of Palomar

College is located in northern San Marcos. It
is a public two-year community college and
is @ member of the California Community
Colleges  system.  Palomar  enrolls
approximately 30,000 full-time and part-time
students. There is no student housing.

The Palomar College Escondido Campus
is located down the block from Grand Villa
Apartments. This college is an extension
to the Palomar College in San Marcos.
The campus offers Emergency Medical
Education, English as a second language
classes and a variety of other course to
pursue an associates degree, complete
general education requirements for transfer,
and occupational skills for employment
courses.
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More than 10,000 students currently attend
the 304-acre campus. The university
employs approximately 230 full-time
professors, and has more than one million
square feet of facilities. According to the
student housing office, only 900 beds will
be available in on campus residence halls
for next year's enrollment. More than 91%
of students find housing off campus. CSU
San Marcos campus master plan calls for an
eventual enrollment of 25,000.

'There are three academic institutions within 10 miles of Grand Villa Apartments. Between the three nearby
campuses, there are 40,610 of students and 1,932 employees. Given that these institutions provide limited to no
student housing, Grand Villa Apartments is situated in a location easily accessible for students and employees to
live.

College/University Location # Employees # Students Driving Distance from Subject

Palomar College - Escondido 0.4 miles TRy
11,666 +30,000
Palomar Community College San Marcos i

%

CSU San Marcos San Marcos

__pear Valley



Entertainment, Retail & Services Nearby

... NEARBY RETAIL, FOOD & "
aiawe SERVICES -

AT |

Page 31 | Escondido




San Diego Economic Overview

Geography

Population

Income
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San Diego Apartment Rental Trends Apartment Performance

Job Growth




Disclaimer

CBRE, Inc. operates within a global family of companies with many subsidiaries and/or related entities
(each an “Affiliate”) engaging in a broad range of commercial real estate businesses including, but not
limited to, brokerage services, property and facilities management, valuation, investment fund man-
agement and development. At times different Affiliates may represent various clients with competing
interests in the same transaction. For example, this Memorandum may be received by our Affiliates,
including CBRE Investors, Inc. or Trammell Crow Company. Those, or other, Affiliates may express an
interest in the property described in this Memorandum (the “Property”) may submit an offer to purchase
the Property and may be the successful bidder for the Property. You hereby acknowledge that possi-
bility and agree that neither CBRE, Inc. nor any involved Affiliate will have any obligation to disclose to
you the involvement of any Affiliate in the sale or purchase of the Property. In all instances, however,
CBRE, Inc. will act in the best interest of the client(s) it represents in the transaction described in this
Memorandum and will not act in concert with or otherwise conduct its business in a way that benefits
any Affiliate to the detriment of any other offeror or prospective offeror, but rather will conduct its
business in a manner consistent with the law and any fiduciary duties owed to the client(s) it represents
in the transaction described in this Memorandum.

This is a confidential Memorandum intended solely for your limited use and benefit in determining
whether you desire to express further interest in the acquisition of the Property.

This Memorandum contains selected information pertaining to the Property and does not purport to
be a representation of the state of affairs of the Property or the owner of the Property (the “Owner”), to
be all-inclusive or to contain all or part of the information which prospective investors may require to
evaluate a purchase of real property. All financial projections and information are provided for general
reference purposes only and are based on assumptions relating to the general economy, market
conditions, competition and other factors beyond the control of the Owner and CBRE, Inc. Therefore,
all projections, assumptions and other information provided and made herein are subject to material
variation. All references to acreages, square footages, and other measurements are approximations.
Additional information and an opportunity to inspect the Property will be made available to interested
and qualified prospective purchasers. In this Memorandum, certain documents, including leases and
other materials, are described in summary form. These summaries do not purport to be complete nor
necessarily accurate descriptions of the full agreements referenced. Interested parties are expected to
review all such summaries and other documents of whatever nature independently and not rely on the
contents of this Memorandum in any manner.

Neither the Owner or CBRE, Inc, nor any of their respective directors, officers, Affiliates or representa-
tives make any representation or warranty, expressed or implied, as to the accuracy or completeness
of this Memorandum or any of its contents, and no legal commitment or obligation shall arise by reason
of your receipt of this Memorandum or use of its contents; and you are to rely solely on your investiga-
tions and inspections of the Property in evaluating a possible purchase of the real property.

The Owner expressly reserved the right, at its sole discretion, to reject any or all expressions of interest
or offers to purchase the Property, and/or to terminate discussions with any entity at any time with or
without notice which may arise as a result of review of this Memorandum. The Owner shall have no le-
gal commitment or obligation to any entity reviewing this Memorandum or making an offer to purchase
the Property unless and until written agreement(s) for the purchase of the Property have been fully
executed, delivered and approved by the Owner and any conditions to the Owner’s obligations therein
have been satisfied or waived.

By receipt of this Memorandum, you agree that this Memorandum and its contents are of a confidential
nature, that you will hold and treat it in the strictest confidence and that you will not disclose this Memo-
randum or any of its contents to any other entity without the prior written authorization of the Owner or
CBRE, Inc. You also agree that you will not use this Memorandum or any of its contents in any manner
detrimental to the interest of the Owner or CBRE, Inc.

© 2015 CBRE, Inc. The information contained in this document has been obtained from sources
believed reliable. While CBRE, Inc. does not doubt its accuracy, CBRE, Inc. has not verified it and makes
no guarantee, warranty or representation about it. It is your responsibility to independently confirm its
accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transac-
tion to you depends on tax and other factors which should be evaluated by your tax, financial and legal
advisors. You and your advisors should conduct a careful, independent investigation of the property

to determine to your satisfaction the suitability of the property for your needs. Photos herein are the
property of their respective owners and use of these images without the express written consent of the
owner is prohibited.
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