MURRIETA BUSINESS CENTER

26658 Jefferson Ave, Murrieta, CA

FOR SALE: Multi-Tenant Retail and Flex Industrial Center
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MURRIETA BUSINESS CENTER

CONFIDENTIAL OFFERING MEMORANDUM

oy -...4‘-_'.:_ 1-‘\.'-%' .‘_ L: ;
e AR s H-*'._
e R e

“ .n. ﬁ -\'l. L -‘ ]



INVESTMENT SUMMARY

OFFERING PRICE PRICE PSF OCCUPANCY

$4,200,000 $222 89.4%

TOTAL BUILDING AREA

118,940

gl

TOTAL LAND AREA

+1.07 AC 41

CAP RATE (YEAR 1)

5.47%

NOI (YEAR 1)

$229,542

PARKING STALLS

MURRIETA BUSINESS CENTER

MURRIETA BUSINESS CENTER

CBRE is pleased to offer the Murrieta Business Center, a well-maintained multi-tenant
retail/flex property located at the signalized intersection of Jefferson Avenue and Pear/
Eastman Drive—one of Murrieta’s most active commercial corridors and less than a minute
from Interstate 15. The location provides strong regional connectivity, excellent visibility,
and access to a deep, affluent customer base, making the asset attractive to both private
and institutional investors.

Built in 1999 and brought to market for the first time since its original development, the
property consists of 18,400 square feet of rentable space on 1.07 acres. The project is
configured with small-bay industrial and flex suites—many featuring roll-up doors—catering
to a wide range of service, light industrial, and local business users. This unit mix has
historically supported stable occupancy, diversified tenancy, and consistent demand.
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Murrieta Business Center sits within a strong demographic trade area, with average
household incomes above $132,000 within five miles. The surrounding community includes
established residential neighborhoods, retail amenities, and key employment nodes, further
reinforcing tenant performance and long-term rent durability.

The property has benefited from long-term ownership with consistent upkeep and capital
investment. Its infill position, functional layout, and small-suite configuration align well
with continued demand for local service-oriented industrial and flex space—particularly in
Southwest Riverside County, where comparable small-bay product remains limited.
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In-place weighted-average rent is ~$14.33/SF/yr NNN, roughly 35% below Southwest
Riverside retail asking rents of ~$22.08/SF/yr NNN.

Local small-bay flex suites typically trade in the $16—$19/SF/yr NNN range, still 15—
30% above current in-place rents.

Significant near-term mark-to-market capture: ~20% of GLA rolls in 2026 and ~48%
in 2027.

Southwest Riverside retail vacancy has remained ~4.8-5.2% through 2025, with
robust occupancy and consistent demand.

Only ~357,000 SF is under construction across a 32.35M SF base (~1.1% supply
pipeline), reinforcing long-term rent stability.

Tenant base includes local service operators, personal-services providers, and
light-flex users—segments historically resilient through economic cycles.

Minimal exposure to soft-goods or discretionary retailers that have contributed to
big-box vacancies elsewhere in the region.

Murrieta’s city median household income is ~ $108,700 (ACS 2023), well above state
and regional medians.

Over 69% of surrounding households earn more than $75,000, supporting
necessity-based retail and service tenancy.

Signalized hard corner at Jefferson Avenue & Eastman Drive, a key commercial artery
in Murrieta.

Historic ADT on Jefferson near the site was ~16,000 vehicles/day (2019), with updated
counts to be inserted when released.

Modeled basis at ~$221.75/SF and current cap rate ~5.74%.

Comparable Inland Empire retail assets traded around ~$325/SF with ~5.3% cap rates
in late 2025.

Southern California retail averaged ~$336/SF in Q4 2024, providing additional basis
support.
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DEMOGRAPHICS

AVERAGE HOUSEHOLD INCOME
2025 POPULATION ESTIMATES

2025 DAYTIME POPULATION
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15 MIN
$137,364

210,469

223,845

RETAIL MAP
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MURRIETA BUSINESS CENTER

PARCEL MAP

APN
910-380-014

BUILT
Murrieta Business Center was built in 1998

TRAFFIC COUNTS
Jefferson Ave - 28,800 VPD

ZONING

Per the City of Murrieta, the site is currently zoned business park.
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Suite 105-A
5,640 SF

Suite 106
1,914 SF

Suite 107
1,375 SF

Suite 108
1,375 SF

Suite 109
1,376 SF

Suite 110
1,600 SF

Suite 104
1,311 SF

Suite 103
675 SF

Suite 102
675 SF

Suite 101
1,000 SF

PEAR ST

JEFFERSON AVE
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Analysis Period Occupancy and Absorption

Commencement Date July 1,2026 Projected Vacant at 7/1/26
End Date June 30, 2036 Currently Vacant as of 3/1/26
Term 10 Years Percentage Vacant at 3/1/26
Absorption Period
Area Measures (NRSF) Absorption Period Start Date
Rentable Square Feet 18,940 SF First Absorption Occurs On
Last Absorption Occurs On
Growth Rates Financial Terms & Tenanting Costs
Consumer Price Index (CPI) 3.00% 2026 Monthly Market Rent
Other Revenue 3.00% Rent Adjustment
Operating Expenses 3.00% Lease Term
Real Estate Taxes 2.00% Expense Recovery Type
Market Rent Rent Abatements
CY 2027 - 3.00% Tenant Improvements ($/NRSF)
CY 2028 - 3.00% Commissions
CY 2029 - 3.00%
CY 2030 - 3.00%
CY 2031 - 3.00% Operating Expense Source
CY 2032 - 3.00% Management Fee (% of EGR)
CY 2033 - 3.00% Real Estate Taxes Reassessed
CY 2034 - 3.00% Millage Rate
CY 2035 - 3.00% Special Assessments
CY 2036+ - 3.00%
General Vacancy Loss 5.00% 1
Capital Reserves (CY 2026 Value) $0.15 PSF

Notes:

All market rates are stated on a calendar-year basis.

[11 General Vacancy Loss factor includes losses attributable to projected lease-up or rollover downtime.
All tenants are subject to this loss factor.

Operating Expenses are based on 2026 Estimates.

GEYN

2,000 SF
2,000 SF
10.56%

12 Month(s)
July 1,2026
July 1, 2027
July 1,2027

See Rent Roll
3.00% Annually
5 Years

NNN @

3.0 Month(s)
$5.00 PSF
6.00%

2026 Estimates
3.00%

Yes

1.097190%

$780

Current and future tenants are assumed to reimburse their pro-rata share of all expenses, including Management Fee.

Retention Ratio

Financial Terms

2026 Monthly Market Rent
Rent Adjustment

Lease Term

Expense Recovery Type

Tenanting Costs
Free Rent

New

Renewal

Weighted Average

Tenant Improvements ($/NRSF)
New

Renewal

Weighted Average

Leasing Commissions
New
Renewal

Weighted Average

Downtime
New

Weighted Average

Real Estate Taxes have been reassessed at the estimated purchase price based on a millage rate of 1.097190% plus special assessments of $780.
Leasing Commissions are calculated by applying 100% of the rates shown above for lease years 1-5, and 50% of the above rates for lease years 6 and beyond.
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75%

See Rent Roll
3.00% Annually
5 Years

NNN @

3.0 Month(s)
1.0 Month(s)
1.50 Month(s)

0
$5.00 PSF
$0.00 PSF
$1.25 PSF

NNN !
6.00%
3.00%
3.75%

9 Month(s)
2 Month(s)

[
[
[
[

Fiscal Year Ending - June 30

Physical Occupancy

Overall Economic Occupancy [1]
Weighted Average Market Rent
Weighted Average In Place Rent [2]
Total Operating Expenses PSF Per Year
Lease SF Expiring (Initial Term Only)
Lease SF Expiring (Cumulative %)

REVENUES
Scheduled Base Rent
Gross Potential Rent

Absorption & Turnover Vacancy
Free Rent

Total Scheduled Base Rent
Expense Recoveries

TOTAL GROSS REVENUE
General Vacancy Loss
EFFECTIVE GROSS REVENUE
OPERATING EXPENSES

CAM

Management Fee

Insurance

Real Estate Taxes

TOTAL OPERATING EXPENSES
NET OPERATING INCOME
CAPITAL COSTS

Tenant Improvements

Leasing Commissions

Capital Reserves

TOTAL CAPITAL COSTS
OPERATING CASH FLOW
ACQUISITION & RESIDUAL SALE
Purchase Price

Net Residual Value [4]

CASH FLOW BEFORE DEBT

NOI Return

NOI Metrics

Annual % Change in NOI

Compound Annual Growth Rate (CAGR)
Return on Cost

Untrended Return on Cost (@ Market)
UNLEVERAGED Cash Return

Rolling - All Cash IRR

[3]
CY 2027
$/SF/YR

$14.40
(115)

(0.29)
12.95
577
1872

0.00
18.72

($4,200,000)
0
($4,200,000)

2027

87.35%
92.85%
$1.40
$1.24
$6.61
9,390
49.58%

$272,664
(21,865)
(5,437)
245363
109,279
354,641

0
354,641

(61,993)
(10,639)
(5.144)
(47,323)
(125100)
$229,542

(3,020)
(8,455)
(2,884)
(14,359)

$215,183

0
0
$215,183

5.47%

5.45%

6.67%

512%
N/M

2028

88.99%
85.45%
$1.39
$118
$6.76
5,500
78.62%

$299185
(36,214)
(23,920)
239,052
114,48
353,200

0
353,200

(63,853)
(10,596)
(5,299)
(48,254)

(128,001
$225,198

(22,739)
(35,937)
(2,970)
(61,646)

$163,553

0
0
$163,553

5.36%

-1.89%
-1.89%
5.27%
6.57%
3.89%
5.70%

1] This figure takes into account vacancy/credit loss, absorption vacancy, turnover vacancy, and rent abatements.

2] This figure does not include any amount related to expense reimbursements. Only Scheduled Base Rent and Fixed/CPI Increases are included in this calculation, which is based on the weighted-average physical occupancy during each fiscal year.

3] Based on 18,940 square feet.

2029

100.00%
93.55%
$1.43
$1.38
$7.03
1,375
85.88%

$320,530
0
(6,949)
313,581
133161
446743

(22,337)
424,406

(65,768)
(12,732)
(5,458)
(49,203)
(133161)

$291,244 $302,050

(3,860)
(10,807)
(3,059)
(17,726)

$273,518

0]
0
$273,518

6.93%

29.33%
12.64%
6.78%
6.55%
6.51%
7.08%

2030

9879%
94.31%
$1.48
$1.44
$7.22
0
85.88%

$330,146
(4,507)
(3,381)
322,258
135,074
457332

(18,584)
438747

(67742)
(13162)
(5,621)
(50172)

(136,697)

(1,878)
(5,258)
(3/151)
(10,287)

$291,764

0
0

$291,764

719%

3.71%
9.58%
7.02%
6.53%
6.95%
7.82%

2031

99.41%
94.65%
$1.52
$1.49
$7.41
675
89.44%

$339,915
(2,348)
(1,761)
335,807
139,495
475,302

(21,535)
453767

(69,774)
(13,613)
(5.790)
(51159)

(140,336)

$313,431

(978)
(2,738)
(3,246)
(6,962)

$306,469

0
0
$306,469

7.46%

377%
8.10%
7.27%
6.52%
7.30%
7.85%

2032

97.91%
94.02%
$1.57
$1.51
$7.59
0
89.44%

$350,042
(8,403)
(5,071)
336,567
140,843
477410

(15,887)
461,523

(71,867)
(13,846)
(5,964)
(52,167)

(143,843)

$317,679

(3,501
(9,802)
(3,343)
(16,646)

$301,033

0
0
$301,033

7.56%

1.36%
6.71%
7.34%
6.49%
717%
6.34%

4] Net Residual Value is calculated by dividing Year 11 NOI by the Residual Cap Rate of 6.50% and applying a 4.00% Cost of Sale, with a resulting Net Residual Value of $288 PSF.

2033

89.79%
88.69%
$1.61
$1.49
$773
0
89.44%

$360,508
(34,107)
(21,570)
304,831
131,853
436,684

0
436,684

(74,023)
(13100)
(6143)
(53,195)

(146,461)
$290,223

(14,493)
(31,631)
(3,443)

(49,567)
$240,656

0
0
$240,656

6.91%

-8.64%
3.99%
6.63%
6.42%
573%
773%
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2034 2035 2036
97.44% 9879% 99.41%
92.55% 94.30% 94.77%

$1.66 $1.71 $176
$1.56 $1.66 $172
$7.98 $8.21 $8.43
0 0 0
89.44% 89.44% 89.44%
$370,518 $381,311 $392,594
(10,740) (5,225) (2721
(13,352) (3,919) (1,361)
346,426 372,167 388,512
147,444 153,649 158,719
493,870 525,816 547,231
(14,490) (21,327) (24.776)
479,380 504,489 522,454
(76,244) (78,531) (80,887)
(14,381) (15,135) (15,674)
(6,327) (6,517) 6.712)
(54,243) (55,312) (56,403)
(151,195) (155,495) (159,676)
$328,185 $348,994 $362,779
(7.418) (2177) (1134)
(20,765) (6,095) (3174)
(3,546) (3,653) (3762)
(31,729) (11,925) (8,071)
$296,455 $337,069 $354,708
0 0 0
0 0 5,463,758
$296,455 $337,069 $5,818,466
7.81% 8.31% 8.64%
13.08% 6.34% 3.95%
5.24% 5.38% 5.22%
7.44% 7.89% 819%
6.37% 6.36% 6.35%
7.06% 8.03% 8.45%
8.21% 8.41% 8.42%

2037

98.52%
94.37%
$1.81
$176
$8.96
0
89.44%

$404,653
(6,947)
(3,795)
393,91
167123
561,034

(21,452)
539,582

(83,314)
(16,187)
(6,914)

(63,226)
(169,640)
$369,942

(1,730)
(4,844)
(3,875)
(10,449)

$359,492

All Cash
IRR

8.42%



108 Eyad A. Azzam 1,375 726% Feb-2020 Jan-2027 Current $1,395 $1.01 $16,745  $1218 - Market - 75.00%
$1.50 NNN
109 FSL Mobile Auto 1,375 7.26% Jul-2026  Jun-2029 Current $2,063 $1.50 $24750  $18.00 - Market - 75.00%
ASSUMED Jul-2027 $2124 $1.55 $25493  $1854 3.00% $1.50 NNN
Jul-2028 $2188 $1.59 $26,257  $1910  3.00%
Notes:

Suite is modeled per newly signed lease.
rent with 3% annual increases, thereafter.

Assumes tenant is in-place as of analysis start with seller to credit and free rent, downtime, and leasing costs. Tenant has one (1) - three (3) year option at 103% of prior

101 American Eagle 1,000 5.28% May-2009  Jul-2026 Current $1,520 $152 $18,242  $18.24 - NNN Market - 75.00%
Trophies $1.50 NNN
102 Heritage Tattoo 675 3.56% Feb-2026  Jan-2031 Current $2,024  $3.00 $24,287  $35.98 - NNN Market - 75.00%
Sep-2026  $1013  $150 $12150  $18.00 -49.97% $1.50 NNN
Feb-2027 $1,043 $1.55 $12,515  $18.54 3.00%
Feb-2028 $1,074 $1.59 $12,890  $1910  3.00%
Feb-2029 $1106 $1.64 $13,277  $19.67 3.00%
Feb-2030 $1140 $1.69 $13,675  $2026 3.00%
103 Nathan Ross and 675 3.56% Jul-2024  Aug-2027 Current $869 $1.29 $10,429  $15.45 - NNN Market - 75.00%
Rachel Ross Sep-2026 $895 $133 $10742  $15.91  3.00% $1.50 NNN
104 Nick & Erica Reyes 1,31 6.92% May-2024  Apr-2028 Current $1,442 $110 $17305  $13.20 - NNN Market - 75.00%
May-2027  $1,500 $114 $17997  $1373  4.00% $1.50 NNN
Notes:
Tenant has one (1) - two (2) year option at 104% of prior rent with 4% annual increases, thereafter.
105A  Dynamite Dog 5,640 2978%  Jun-2024 Jun-2027  Current $6,582 $117 $78,982  $14.00 - NNN Market - 75.00%
Training, LLC $1.25 NNN
1058 VACANT (105B) 2,000 10.56% Jul-2027  Jun-2032  Jul-2027 $1236  $0.62 $14,832  $7.42 - Jul-2027 3 Mos NNN Market - 75.00%
MEZZ Jul-2028 $1273  $064  $15277  $764  3.00% $0.60 NNN
(Mezzanine)
Jul-2029 $1,31 $0.66 $15735  $787  3.00%
Jul-2030 $1,351 $0.68 $16,207  $810  3.00%
Jul-2031 $1,391 $0.70 $16,694  $835 3.00%
106 Martin Guerra 1,914 10.1% Oct-2017 Feb-2028  Current $2/171 $113 $26,054  $13.61 - NNN Market - 75.00%
Mar-2027  $2236  $117 $26,835  $14.02  3.00% $1.50 NNN
107 Gilberto & Ebelin 1,375 7.26% May-2024  Jun-2027 Current $1,694 $1.23 $20,326  $1478 - NNN Market - 75.00%

Francho

$1.50 NNN
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M0 Alexander 1,600 845%  Apr-2025 Apr-2028  Current  $2225  $139  $26698 $16.69 - Market - 75.00%
Ballesteros May-2027  $2292  $143  $27499  $1719  3.00% $1.50 NNN

TOTALS / AVERAGES 18,940 $21985  $130  $263816 $15.57

OCCUPIED SqFt 16940  89.4%

VACANT SqFt 2000  10.6%

TOTAL SqFt 18940  100.0%

WEIGHTED-AVERAGE LEASE TERM 1.44 Years

REMAINING:

WEIGHTED-AVERAGE LEASE TERM 3.77 Years

LAPSED:

WEIGHTED-AVERAGE LEASE TERM 5.22 Years

FROM INCEPTION:
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AFFILIATED BUSINESS DISCLOSURE & CONFIDENTIALITY AGREEMENT

CBRE, Inc. operates within a global family of companies with many subsidiaries and
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 management and development.

At times different Affiliates, including CBRE Clobal Investors, Inc. or Trammell Crow
Company, may have or represent clients who have competing interests in the same
transaction. For example, Affiliates or their clients may have or express an interest

in the property described in this Memorandum (the “Property”), and may be the
successful bidder for the Property. Your receipt of this Memorandum constitutes your
acknowledgement of that possibility and your agreement that neither CBRE, Inc. nor
any Affiliate has an obligation to disclose to you such Affiliates’ interest or involvement
in the sale or purchase of the Property. In all instances, however, CBRE, Inc. and its
Affiliates will act in the best interest of their respective client(s), at arms’ length, not
in concert, or in a manner detrimental to any third party. CBRE, Inc. and its Affiliates
will conduct their respective businesses in a manner consistent with the law and all

fiduciary duties owed to their respective client(s).

Your receipt of this Memorandum constitutes your acknowledgement that (i) it is

a confidential Memorandum solely for your limited use and benefit in determining
whether you desire to express further interest in the acquisition of the Property, (i)
you will hold it in the strictest confidence, (iii) you will not disclose it or its contents to
any third party without the prior written authorization of the owner of the Property
(“Owner”) or CBRE, Inc., and (iv) you will not use any part of this Memorandum in any
manner detrimental to the Owner or CBRE, Inc.

If after reviewing this Memorandum, you have no further interest in purchasing the
Property, kindly return it to CBRE, Inc.

This Memorandum contains select information pertaining to the Property and
the Owner, and does not purport to be all-inclusive or contain all or part of the

information which prospective investors may require to evaluate a purchase of the
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Property. The information contained in this Memorandum has been obtained from
sources believed to be reliable, but has not been verified for accuracy, completeness,
or fitness for any particular purpose. All information is presented “as is” without
representation or warranty of any kind. Such information includes estimates

based on forward-looking assumptions relating to the general economy, market
conditions, competition and other factors which are subject to uncertainty and may
not represent the current or future performance of the Property. All references

to acreages, square footages, and other measurements are approximations. This
Memorandum describes certain documents, including leases and other materials,

in summary form. These summaries may not be complete nor accurate descriptions
of the full agreements referenced. Additional information and an opportunity to
inspect the Property may be made available to qualified prospective purchasers. You
are advised to independently verify the accuracy and completeness of all summaries
and information contained herein, to consult with independent legal and financial
advisors, and carefully investigate the economics of this transaction and Property’s
suitability for your needs. ANY RELIANCE ON THE CONTENT OF THIS MEMORANDUM
IS SOLELY AT YOUR OWN RISK.

The Owner expressly reserves 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 at any time with or without notice to you. All offers, counteroffers, and
negotiations shall be non-binding and neither CBRE, Inc. nor the Owner shall have
any legal commitment or obligation except as set forth in a fully executed, definitive

purchase and sale agreement delivered by the Owner.

© 2026 CBRE, Inc. All Rights Reserved.
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