OFFERING MEMORANDUM



NON-ENDORSEMENT & DISCLAIMER NOTICE

CONFIDENTIALITY & DISCLAIMER

The information contained in the following Marketing Brochure is proprietary and strictly confidential. It is intended to be reviewed only by the party receiving it from Marcus & Millichap and should not be made available to any other
person or entity without the written consent of Marcus & Millichap. This Marketing Brochure has been prepared to provide summary, unverified information to prospective purchasers, and to establish only a preliminary level of
interest in the subject property. The information contained herein is not a substitute for a thorough due diligence investigation. Marcus & Millichap has not made any investigation, and makes no warranty or representation, with

respect to the income or expenses for the subject property, the future projected financial performance of the property, the size and square footage of the property and improvements, the presence or absence of contaminating
substances, PCB's or ashestos, the compliance with State and Federal regulations, the physical condition of the improvements thereon, or the financial condition or business prospects of any tenant, or any tenant’s plans or intentions
to continue its occupancy of the subject property. The information contained in this Marketing Brochure has been obtained from sources we believe to be reliable; however, Marcus & Millichap has not verified, and will not verify, any of
the information contained herein, nor has Marcus & Millichap conducted any investigation regarding these matters and makes no warranty or representation whatsoever regarding the accuracy or completeness of the information
provided. All potential buyers must take appropriate measures to verify all of the information set forth herein.

NON-ENDORSEMENT NOTICE

Marcus & Millichap is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee identified in this marketing package. The presence of any corporation’s logo or name is not intended to indicate or imply
affiliation with, or sponsorship or endorsement by, said corporation of Marcus & Millichap, its affiliates or subsidiaries, or any agent, product, service, or commercial listing of Marcus & Millichap, and is solely included for the purpose
of providing tenant lessee information about this listing to prospective customers.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONSULT YOUR MARCUS & MILLICHAP AGENT FOR MORE DETAILS.

RENT DISCLAIMER

Any rent or income information in this offering memorandum, with the exception of actual, historical rent collections, represent good faith projections of potential future rent only, and Marcus & Millichap makes no representations as
to whether such rent may actually be attainable. Local, state, and federal laws regarding restrictions on rent increases may make these projections impossible, and Buyer and its advisors should conduct their own investigation to
determine whether such rent increases are legally permitted and reasonably attainable.
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OFFERING SUMMARY

2030 E GRAYSON RD

Listing Price

$4,650,000

FINANCIAL
Listing Price
Down Payment
NOI

Cap Rate

Total Return
Price/Site

Average MH/RV Rent

OPERATIONAL
# of Sites

Sites/Acre
Lot Size
Occupancy

Year Built

6 // EXECUTIVE SUMMARY

Cap Rate # of Sites
7.04% 46

$4,650,000

30% / $1,395,000
$327,317

7.04%

8.37%

$101,087

$830

46

12.40

3.71 Acres (161,607 SF)
95%

1964
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CERES WEST MOBILE HOME PARK

2030 E Grayson Rd, Ceres, CA 95307

INVESTMENT OVERVIEW

Ceres West Mobile Home Park, located at 2030 East Grayson Road in Ceres, California, is licensed by HCD for 43 MH Spaces. The property
currently includes 43 mobile home/RV spaces, 2 apartment units, and 1 single-family residence. There are presently 2 vacant spaces.

The community sits on approximately 3.71 acres and offers a well-balanced utility structure designed to promote operational efficiency and
expense recovery. Water and gas are sub-metered and billed directly to tenants, electricity is paid directly by residents, trash is recovered
through a flat pass-through fee, and septic service is included in base rent. Ceres West is an all-age community, appealing to a broad tenant

base.

The most recent rent increase took effect on January 1, 2026.

Over the past six months, ownership has invested approximately $400,000 in capital improvements. These upgrades include installation of a
brand-new septic system, full repaving of the park, extensive tree work, and a complete renovation of the on-site laundry facility.

INVESTMENT HIGHLIGHTS
Non-Rent Controlled Market
Extensive Capital Improvements in Past 6 Months S , ani ‘
City Water | All Utilities Besides Septic Billed Back

Direct Billed Electric

nty
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CERES WEST MOBILE HOME PARK

PROPERTY DETAILS

PROPERTY SUMMARY

Type of Park

Rental Agreement

Current Home Site Breakdown
Rent Control

Assessors Parcel Number

Mobile Home Park
Month-to-Month

37MH |6 RV |2 APT|1SFH
No

041-032-023-000

Zoning Commercial - Mobile Home Parks
SITE DESCRIPTION

# of Total Sites 46
# of MH Sites 37
# of RV Sites 4
# of APT 2
# of SFH 1
# of Vacant Sites 2
Type of Ownership Fee Simple
Sites/Acre 12.40
Lot Size 3.71 Acres
Parking Ratio 2;1
Resident Off Street Parking No
Guest Parking No
Approximate Year Built 1964
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UTILITIES & AMENITIES PAID BY METER SERVICER

Water Tenant Sub-Metered City of Ceres
Electric Tenant Direct Billed TID

Gas Tenant Sub-Metered PG&E

Sewer Landlord N/A Septic

Trash Tenant Flat Rate Bertolotti Disposal Inc.
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CERES WEST MOBILE HOME PARK

PARK MAP
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CERES WEST MOBILE HOME PARK

s REGIONAL MAP
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CERES WEST MOBILE HOME PARK

AERIAL MAP
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CERES WEST MOBILE HOME PARK

RENT ROLL
# of Spaces # of Occupied Gross Potential Rent | Gross Potential Rent
Spaces (Monthly) (Annual)
Count Site# Site Type LotRent Count Site#  Site Type Lot Rent MH 39 37 S 32,830 | S 393,960
1 1A APT S 1,911.68 24 25 MH S 845 RV 4 4 3 3,180 | $ 38,160
2 1B APT S 1,111.46 25 26 MH S 795 APT 2 2 S 3,023 | $ 36,278
3 2 MH S 845 26 27 MH S 845 SFH 1 1 (Manager) S 1,500 | $ 18,000
4 4 MH S 845 27 28 MH S 845 Totals 46 44 S 40,533 | S 486,397.68
5 6 MH S 845 28 29 MH S 845
6 7 MH S 845 29 30 MH S 845 **The park is licensed for 43 MH but current has 4 RV's.
7 8 MH S 845 30 31 MH S 845
8 9 MH S 845 31 32 MH S 845
9 10 MH S 845 32 34 RV S 845
10 11 MH S 845 33 35 MH S 845
11 12 MH S 845 34 36 MH S 845
12 13 MH S 845 35 37 MH S 845
s e [ w s o] | se | 38 [ [s e
14 15 MH [$ 845 37 39 RV |3 795 MH 39
15 16 MH S 845 38 40 MH S 845 RV 4
16 17 MH S 845 39 41 MH S 795 APT 2
17 18 MH S 920 40 42 MH S 795 SFH 1
18 19 MH S 845 41 44 MH S 795 Total 46
19 20 MH S 845 42 46 MH S 845
20 21 MH S 845 43 438 MH S 845
21 22 MH S 845 44 50 MH S 845 MANAGER
22 23 RV S 845 45 52 MH S 845 VACANT
23 24 MH S 845 46 2048 SFH S 1,500
Total $ 40,533

FINANCIAL ANALYSIS // 17



CERES WEST MOBILE HOME PARK

FINANCIAL DETAILS

Income 2026 Estimate Notes

MH Space Rental Income $ 393,960

RV Space Rental Income $ 38,160

Apartment Rent $ 36,278

SFH Rental Income $ 18,000

Gas $ 22,000

Water $ 28,000

Garbage $ 16,750

Late Fees $ 1,200

Managers Rent Credit $ (18,000)

Physical Vacancy $ (20,280)| Units 36 and 48.
Total Income | $ 516,068

Expenses 2026 Estimate Notes

Real Estate Taxes $ 51,234 | New taxes are 1.1018% of the purchase price.
Management $ 20,643 | 4% of gross income. Broker estimate.
Insurance $ 12,307
Repairs & Maintenance $ 16,100 | $350/site.
Electric $ 3,355
Gas $ 22,932
Garbage $ 17,208
Water $ 29,292
Septic $ 7,500 [ New system. Broker estimate.
On-Site $ 1,000
Legal & Accounting $ 3,000
Permits, Licenses, Dues $ 2,500
G&A, Billing, Telephone $ 1,680
Total Expenses| $ 188,750
% EGI 36.57%
Net Operating Income $ 327,317
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CERES WEST MOBILE HOME PARK

s DEBT ANALYSIS

PRICING DETAIL
SUMMARY OPERATING DATA
Price $4,650,000
Down Payment $1,395,000 30% INCOME Current
Number of Spaces 46 Gross Scheduled Rent $482,798
Price Per Space $101,087 Less: Vacancy/Deductions (GPR  0.0% $0
Spaces/Acre 12 Total Effective Rental Income $482,798
Lot Size 3.71 Acres Other Income $33,270
Approx. Year Built 1964 Effective Gross Income $516,068
Occupancy 100% Less: Expenses 36.6%  $188,751
Net Operating Income $327,317
Cash Flow $327,317
RETURNS Current Debt Service $246,886
CAP Rate 7.04% Net Cash Flow After Debt Servic 5.77% $80,431
GRM 9.63 Principal Reduction $36,382
Cash-on-Cash 5.77% Total Return 8.37%  $116,813
Debt Coverage Ratio 1.33
EXPENSES Current
Financing 1st Loan Real Estate Taxes $51,234
Loan Amount $3,255,000 Management $20,643
Loan Type New Insurance $12,307
Interest Rate 6.50% Repairs & Maintenance $16,100
Amortization 30 Years Electric $3,355
Year Due 2036 Gas $22,932
Loan information is subject to change. Contact your Marcus & Millichap Capital Corporatior ~Garbage $17,208
Water $29,292
Septic $7,500
# OF SPACES  SPACE TYPE CURRENT RENT On-Site Manager $1,000
37 Manufactured Housing $842 Legal & Accounting $3,000
6 RV $762 Permits, Licenses, Dues $2,500
3 Rental $1,508 G&A, Billing, Telephone $1,680
Total Expenses 36.57% $188,751
Expenses/Space $4,103
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SALE COMPS MAP

Ceres West Mobile Home Park

ABC Wishing Well MHP

Lazy Spokes Park

Westwind MHP

Big Sky Park

Bison MHP

Ceres Mobile Estates

LPOOoOe©
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CERES WEST MOBILE HOME PARK

SALE COMPS SUMMARY

Q 99 9 © 9O 9

SUBJECT PROPERTY PRICE
Ceres West Mobile Home Park
2030 E Grayson Rd $4,650,000

Ceres, CA 95307

SALE COMPARABLES PRICE
ABC Wishing Well MHP
20340 Harvard Blvd $3,250,000

Torrance, CA 90501

Lazy Spokes Park
10931 1st Ave $3,170,000
Whittier, CA 90603

Westwind MHP
50 River Rd $6,250,000
Rio Vista, CA 94571

Big Sky Park
2042 Tully Rd $1,875,000
Hughson, CA 95326

Bison MHP
708 H St $10,000,000
Chula Vista, CA 91910

Ceres Mobile Estates
4837 Faith Home Rd $20,000,000
Ceres, CA 95307

22 /I SALE COMPARABLES

CAP RATE

7.04%

CAP RATE

6.50%

6.40%

3.60%

4.37%

4.75%

5.00%

# OF SITES

46

# OF SITES

34

32

79

17

7

206

$/SITE

$101,087

$/SITE

$95,588

$99,062

$79,113

$110,294

$129,870

$97,087

LOT SIZE

3.71AC

LOT SIZE

1.85 AC

1.19 AC

8.13 AC

1.34 AC

4.37 AC

2411 AC

OCCUPANCY

95%

OCCUPANCY

100%

100%

100%

94%

100%

95%

CLOSE

On Market

CLOSE

03/13/2026

01/21/2026

11/11/2025

06/12/2025

01/08/2025

11/22/2021
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RENT COMPARABLES
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RENT COMPS MAP

Ceres West Mobile Home Park

Ceres Mobile Estates

Mobile Plaza

Colony Park Estates

A R I~

Westward Ho MHP

24 // RENT COMPARABLES



CERES WEST MOBILE HOME PARK

RENT COMPS SUMMARY
SUBJECT PROPERTY # OF SITES OCGUPANCY AVERAGE RENT UTILITIES INCLUDED LOT SIZE
Ceres West Mobile Home Park
2030 E Grayson Rd 46 95% $830 Septic 3.71AC

Ceres, CA 95307

RENT COMPARABLES # OF SITES OCCUPANCY AVERAGE RENT UTILITIES INCLUDED LOT SIZE
Ceres Mobile Estates
4837 Faith Home Rd 206 95% $1,095 N/A 24.11 AC

Ceres, CA 95307

Mobile Plaza
4812 Esmar Rd 49 100% $850 Sewer 9.81 AC
Ceres, CA 95307

Colony Park Estates
3939 Central Ave 187 100% $940 Trash/Sewer 20.35 AC
Ceres, CA 95307

Westward Ho MHP
3550 Mitchell Rd 66 100% $825 N/A 6.68 AC
Ceres, CA 95307

Q © 9O 9
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