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AVINE REAL ESTATE

WOODSON BRIDGE RV PARK - INVESTMENT SUMMARY

EXCLUSIVE OFFERING

Investment
Summary

ASKING PRICE
$4,995,000

OCCUPANCY
89%*

RENT AVG.
$612/mo

TOTAL ACRES
8.05

YEAR BUILT
1953

RENT CONTROL
No

APNs
079-220-002-000
079-220-003-000

TOTAL SITES
125

PRICE/SITE
$39,960

SITE MIX
98 TOH
12 Vacant Sites
14 Transient RV
1 SFR Vacant

PRICE/ACRE
$620,497

DESIGNATION
All Age

COUNTY
Tehama

ZONING
PF

CURRENT BUDGET | CURRENT BUDGET PRO FORMA PRO FORMA
NOI CAP RATE NOI (Y1) CAP RATE (Y1)
$443,147 8.87% $506,317 10.14%

Woodson Bridge RV Park is a 125-site community, located in Corning, Tehama County, CA and offered at
$4,995,000. The Property consists of 110 long-term RV/MH sites, 14 transient RV sites, a 2-bed 2-bath site-
built residence with 2-car garage, a convenience store, clubhouse, maintenance garage, and common area
facilities including bathrooms, showers, and laundry. The community is income producing with pricing
reflecting a 8.87% current cap rate. There is light value-add upside through convenience store income
optimization as well as gradual rent and occupancy growth.

98 of the 110 long-term RV/MH sites are occupied at an average site rent of $612 per month, with all
occupied homes owned by their residents. The 14 transient RV/MH sites generate supplemental income.
The Property is HCD permitted for 134 total RV/MH sites (31 MH, 96 RV w/Drain, 7 RV w/o Drain), with
10 sites currently inactive. Additional income is generated from service fees for community facilities,
maintenance, guest access, storage, and other ancillary charges. Income from the on-site convenience store
is excluded from the financials, representing financial upside for a new owner. The store inventory and
other personal property are excluded from the offering price and subject to negotiation. PG&E electricity is
submetered and billed back to residents, residents obtain their own propane, and private well water, septic,
and trash service are included in the rent.

The Property is currently managed by the owner, who resides on-site in an RV during the week with support
from four staff members responsible for the convenience store, check-ins/reception, maintenance, and other
day-to-day operations. The Current Budget assumes a transition to third-party off-site management
combined with a new on-site manager compensated at $60,000 per year plus free occupancy of the site-built
residence.

Woodson Bridge RV Park is strategically positioned to capture both long-term housing demand and
seasonal recreational tourism along the Sacramento River. The Property enjoys over 1,000 feet of river
frontage, providing scenic views and a natural amenity base that supports both resident retention and daily
RV demand. Corning sits at the heart of one of California's primary olive and orchard agriculture regions,
with steady workforce housing demand from the surrounding agricultural and food processing sectors.

Woodson Bridge RV Park offers a rare combination of strong current return, tenant-owned home stability,
and identifiable upside.
*98 of 110 long term sites occupied. Occupancy excluding 14 transient RV sites and 1 SFR *
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AVINE REAL ESTATE

WOODSON BRIDGE RV PARK - INVESTMENT HIGHLIGHTS

EXCLUSIVE OFFERING

Investment
Highlights

01 CURRENT CAP RATE

Current cap rate of 8.87% based on
current budget NOI of $443,147 and
purchase price of $4,995,000. Going-
in cash-on-cash yield over 10%
based on financing at 60% LTV, 7%
interest rate, and 30 year
amortization schedule.

02 INCOME STREAMS

Income is generated from a variety of

streams including MH sites, long-term

RVs, transient RVs, service fees for
facilities and maintenance, guest
access, storage, and more. Income
from the convenience store is
excluded from the financials.

03 LONG TERM COMMUNITY

Of the 125 total sites, 110 are
dedicated for long-term RV/MH, and
89% of those are occupied. The
long-term residents provide a stable
income base to support the
Property’s operations.

04 LIGHT VALUE-ADD

The Property is approaching
stabilization with rents and
occupancy in line with the market.
There is upside potential in
generating income from the
convenience store as well as gradual
increases to occupancy and rental
rates.

05 TENANT OWNED HOMES

All of the occupied homes are owned
by their residents, reducing the
owner's maintenance responsibility
and overall management burden.

06 SCENIC LOCATION

Woodson Bridge RV Park enjoys
over 1,000 feet of frontage on the
Sacramento River, offering scenic
views and enhancing demand for the
Property.
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AVINE REAL ESTATE WOODSON BRIDGE RV PARK - PROPERTY LOCATION

EXCLUSIVE OFFERING

Property

Los Molinos

Location
Corning, CA
6 mi - 10 min - Immediate Community
Los Molinos, CA | o WOODSON BRIDGE
11 mi - 15 min - Local Employment & Services .

Corning RV PARK
Tehama, CA

15 mi - 20 min - Local Employment & Services

Chico, CA
22 mi - 28 min - 100,000+ Population

Red Bluff, CA

27 mi - 30 min - Tehama County Seat

Redding Regional Airport

50 mi - 50 min - Regional Commercial Flights

Redding, CA
55 mi - 1 hour - 90,000+ Population

I Chico
Sacramento Intl. Airport Orland

109 mi - 1 hour 45 min - International Airport

Sacramento, CA
120 mi - 2 hours - State Capital & Major Metro
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EXCLUSIVE OFFERING

Market
Overview

MARKET OVERVIEW & LOCATION

Corning, CA is an agricultural community in Tehama County @ =
situated along I-5 and SR 99W, the primary corridors

connecting the Sacramento Valley to the Pacific Northwest. shet - wOODSON BRIDGE
It is positioned within 2 hours of Sacramento, 1 hour of RV PARK
Redding, and 30 minutes of Chico, providing access to major g —
employment markets while maintaining a lower cost of b
living.

ECONOMIC DRIVERS & EMPLOYMENT

The local economy is anchored by a robust agriculture and WOODSON BRIDGE
food processing sector, with Corning serving as one of -

California's primary olive production and processing hubs. EHOI Reos RV PARK
Agriculture is the community's largest industry, supported by ACE
a consistent base of orchards (olives, almonds, walnuts, ¥ loves
prunes), ranching, and ag-related logistics along the

Interstate 5 corridor. Additional employment is supported by

Rolling Hills Casino & Resort, services and retail throughout

Tehama County.

HOUSING DEMAND

Corning's affordable housing inventory experiences demand
generated by the agricultural workforce, seasonal harvest
labor, and regional commuter base. Limited new residential
development, an aging single-family housing stock, and the
steady labor needs of the surrounding orchard and food
processing operations create persistent demand for
affordable options. Mobile home and RV communities serve
as essential workforce housing in a market where
conventional rental supply is thin and affordability remains a
defining feature of local demand.

Sacramento River
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WOODSON BRIDGE RV PARK - PROPERTY LOCATION MAP
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AVINE REAL ESTATE WOODSON BRIDGE RV PARK - UTILITIES & AMENITIES

EXCLUSIVE OFFERING
Utilities &
Amenities
MANAGEMENT

The Property is currently managed by the owner who resides in an RV
on-site during the week with support from a 4-person staff. The staff are
responsible for the convenience store, reception, check-ins, and
maintenance. They are paid hourly at rates ranging from $20 to $25 per
hour and work approximately 25 hours per week each. Current budget
assumes third-party off-site management is implemented as well as the
addition of an on-site manager at $60,000 per year plus free occupancy
of the site-built residence. The site-built residence has a separate electric
meter, 2 bedrooms, 2 bathrooms, and 2 car garage. Currently it is kept
vacant for occasional use by the owner’s family and other guests.

TRANSIENT RV SITES

There are 14 RV sites with river frontage that are dedicated to nightly
transient stays. The current rate is $70 per night with one night free with
full week booking. Demand varies throughout the year with peak during
spring and summer. Average year-round occupancy is 15 nights per
month per seller.

COMMUNITY AMENITIES UTILITIES PROVIDER BILLING TYPE PAID BY

Woodson Bridge RV Park boasts several amenities including a WATER Private Well None Landlord
convenience store, a spacious clubhouse, and scenic Sacramento River
frontage. Income from the convenience store is excluded from the ) )
financials. There is also a maintenance garage and storage area that SEWER Private Septic None Landlord
residents pay for usage. Residents are billed for access to community

bathroom, shower, and laundry facilities as well as other services such as

maintenance and landscaping. TRASH Green Waste of Tehama Commercial Bins Landlord
UTILITY CHARGE OVERVIEW

Submetered &
PG&E electricity is submetered and billed back to the residents. ILIICINC PG&E Billed Back Tenant

Residents obtain their own propane. The property is served by private

well and septic which are included in the rent. Trash is included with the
rent, there are commercial bins which are collected by Green Waste of GAS Propane Tenant Purchased Tenant
Tehama.
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AVINE REAL ESTATE WOODSON BRIDGE RV PARK - RENT ROLL

Rent Roll May 2026

# SITE RENT # SITE RENT # SITE RENT # SITE RENT # SITE RENT # SITE RENT # SITE RENT

15 Occ. $705 32 Occ. $705 49 Occ. $610 66 Occ. $590 83 Vac. - 104 Occ. $585 127 Occ. $610
16 Occ. $705 33 Occ. $625 50 Occ. $610 67 Occ. $610 84 Occ. $600 105 Occ. $590 128 Occ. $610
17 Occ. $705 34 Vac. - 51 Occ. $610 68 Occ. $600 85 Occ. $600 106 Occ. $600 129 Occ. $585
18 Occ. $705 35 Vac. - 52 Occ. $590 69 Occ. $585 86 Occ. $610 107 Occ. $600 130 Occ. $575
19 Occ. $705 36 Occ. $590 53 Occ. $610 70 Occ. $600 87 Occ. $610 108 Occ. $610 131 Occ. $575
20 Vac. - 37 Occ. $600 54 Occ. $610 71 Occ. $610 88 Occ. $610 110 Occ. $545 132 Occ. $575
21 Vac. - 38 Occ. $600 55 Occ. $590 72 Occ. $610 89 Occ. $590 112 Occ. $610 151 Occ. $610
22 Occ. $705 39 Occ. $560 56 Occ. $600 73 Occ. $575 920 Occ. $590 114 Occ. $600 152 Occ. $590
23 Vac. - 40 Occ. $585 57 Vac. - 74 Occ. $610 91 Occ. $590 115 Occ. $585 153 SFR -

Mgr.
24 Vac. - 41 Occ. $610 58 Vac. - 75 Occ. $610 92 Occ. $590 116 Occ. $600
25 Occ. $705 42 Occ. $610 59 Vac. - 76 Occ. $600 94 Occ. $610 117 Occ. $610
26 Occ. $680 43 Occ. $610 60 Occ. $610 77 Occ. $585 95 Vac. - 118 Occ. $690
27 Occ. $705 44 Occ. $610 61 Occ. $610 78 Occ. $590 96 Vac. - 122 Occ. $610
28 Occ. $705 45 Occ. $610 62 Occ. $590 79 Occ. $590 929 Occ. $545 123 Occ. $610
29 Occ. $705 46 Ocec. $545 63 Occ. $610 80 Occ. $545 100 Occ. $590 124 Occ. $610
30 Occ. $695 47 Occ. $590 64 Occ. $610 81 Occ. $590 101 Occ. $610 125 Occ. $610
31 Occ. $680 48 Occ. $565 65 Occ. $600 82 Occ. $585 102 Occ. $585 126 Occ. $610

TOTALS* 111 89% $60,000



AVINE REAL ESTATE

WOODSON BRIDGE RV PARK - FINANCIAL UNDERWRITING

EXCLUSIVE OFFERING

Financial
Underwriting

[1] Current budget assumes current in-place long
term vacancy plus additional buffer from ~10.97%
to 15%. Pro Forma assumes 10% vacancy loss.
Current Budget assumes current rents for current
residents, new residents at $615 per month vs.
$612 per month average in place, and 15
nights/month at $70/night for the 14 transient RV
sites.

[2] Current Budget assumes prior year PG&E
climate credits and discounts grown at 3% plus
$2,000 per month credit for new manager's
residence in site-built home.

[3] Other income includes fees for maintenance
and landscaping services as well as access and use
of community facilities.

[4] Seller's 2025 11 month PG&E electric expense
of $150,970.95 was net of climate credit amount
passed through to residents. Figure has been
annualized for 2025 full year amount.

[5] Tax rate of 1.0139% applied to purchase price
plus direct assessments of $598.08 grown at 2%.

[6] Current budget repairs assumes $350 per site.
Payroll expense below also includes compensation
to on-site maintenance staff.

[7] Current budget assumes a new on-site manager
is hired to replace the owner at $60,000 per year
plus free rent in the site-built home.

[8] No third party management in place due to
current owner self-managing. Current budget
assumes third-party off-site management is
implemented.

INCOME/EXPENSE 2025 CURRENT PRO
HISTORICAL BUDGET FORMA
Site Rent $632,942 $857,616 $935,306
Electric Billback $131,255 $135,192 $139,248
Other Income $114,185 $117,610 $121,139
Discounts and Credits ($22,840) ($47,525) ($48,951)
TOTAL INCOME $855,542 $1,062,894 $1,146,742
Trash & Electric $187,520 $193,145 $198,940
General & Administrative $33,291 $34,289 $35,318
Property Taxes $20,469 $51,254 $52,279
Repairs & Maintenance $8.640 $43,750 $45,063
Insurance $55,200 $56,856 $58,562
Payroll $123,600 $187,308 $192,927
Third Party Management - $53,145 $57,337
TOTAL EXPENSE $428,719 $619,747 $640,425
NOI $426,823 $443,147 $506,317
Debt Service - $239,269 $239,269
Net Income $426,823 $203,877 $267,047
C-0-C Return 8.54% 10.20% 13.37%
DSCR - 1.85x 2.12x
Expense Ratio 50.11% 58.31% 55.85%

[4]

Purchase Price

LTV

Debt

Interest Rate

Debt Service (P/T)

Equity

Term

Amort.

Cap Rate
(Current Budget)

Cap Rate
(Pro Forma)

Total Sites

Occupancy

Price/Site

Rent Control

Fire Zone

Flood Zone

Opportunity Zone

$4,995,000

60%

$2,997,000

7.00%

($239,269)

$1,998,000

60 mo

360 mo

8.87%

10.14%

125

89%*

$39,960

No

No

Zone A

N/A
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AVINE REAL ESTATE WOODSON BRIDGE RV PARK - RENT SURVEY

EXCLUSIVE OFFERING WOODSON BRIDGE RV PARK - SUBJECT PROPERTY
Rent CITY STATE SITES RENT DESIGNATION OCCUPANCY UTILITIES
Survey Corning CA 125 $612 All Age 89% W.,S,T Inc.
PROPERTY NAME ADDRESS CITY STATE SITES RENT DESIGNATION OCCUPANCY UTILITIES
1667
01  Palm MHC Marguerite Corning CA 84 $625 All Age 90% W Inc.
Ave
975 Hwy 99
02 Heritage RV Park wy Corning CA 91 $650 All Age N/A W,S,T Inc.
West (Transient RV)
4720 Barh
03  Corning RV Park . A Comning CA 59 $615 All Age 100% W,S,T Inc.
Ve
Woodson Brid 3835 Gardi
04 1 oodson BIICEe A Corning CA 105 $677 55+ 96% Not Inc.
Estates Ferry Road

AVERAGE - (EXCLUDING SUBJECT PROPERTY) 85 $642 95%



AVINE REAL ESTATE WOODSON BRIDGE RV PARK - RENT SURVEY MAP

EXCLUSIVE OFFERING “hy
Rent 3
Survey Map
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AVINE REAL ESTATE WOODSON BRIDGE RV PARK - SALES COMPS

EXCLUSIVE OFFERING

Sales
Comps

PROPERTY NAME

01  Acorn Mobile Village

02  Arena RV Park

03  Heritage RV Park

04  Live Oak Senior MHP

05  Cottonwood Ridge

06 Roseville RV Park

07  Amberwood MHP

PRICE/SITE

$39,960

WOODSON BRIDGE RV PARK - SUBJECT PROPERTY

SALE DATE

TBD

SALE PRICE PRICE/SITE SALE DATE

CITY COUNTY STATE SITES SALE PRICE
Corning Tehama CA 125 $4,995,000
ADDRESS CITY COUNTY STATE SITES
5800 Stockton
Sacramento  Sacramento CA 57 $3,800,000
Blvd
203 South Chowchill Mad CA 42 $2,700,000
Chowchilla Blvd  — 0o adera e
975 Hwy 99 .
Corning Tehama CA 63 $2,500,000
West
10383 Larkin i
Live Oak Sutter CA 55 $3,200,000
Road
7252 Whitehouse
. Anderson Shasta CA 73 $4,100,000
Drive
908 Atlantic St Roseville Placer CA 40 $1,650,000
21498 Trefoil
Cottonwood Shasta CA 40 $2,100,000
Lane
53 $2,864,286

AVERAGE - (EXCLUDING SUBJECT PROPERTY)

$66,666

$64,286

$39,683

$58,182

$56,164

$41,250

$52,500

$54,104

Dec 2025

Dec 2025

Nov 2025

Sep 2025

Mar 2025

Nov 2025

Jun 2024



AVINE REAL ESTATE

WOODSON BRIDGE RV PARK - SALES COMPS MAP
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AVINE REAL ESTATE WOODSON BRIDGE RV PARK - DISCLAIMER

EXCLUSIVE OFFERING

Confidentiality & Disclaimer Notice

This Offering Memorandum (the "Memorandum") has been prepared by AVINE REAL ESTATE (DRE License #02257582) ("Broker") on behalf of the owner of the subject property (the
"Seller") solely for informational purposes to assist qualified prospective purchasers (each, a "Recipient") in evaluating a potential acquisition of the property described herein (the

"Property"). This Memorandum does not constitute, and shall not be construed as, an offer to sell or a solicitation of an offer to purchase the Property or any interest therein, nor does it
constitute a representation that no change in the status of the Property has occurred since the date of preparation. No Warranty or Representation. The information, data, and projections
contained in this Memorandum have been obtained from sources believed to be reliable, including information provided by the Seller and third-party sources; however, neither Broker nor
Seller has independently verified all such information. No representation or warranty, express or implied, is made by Broker, Seller, or any of their respective officers, directors, employees,
affiliates, or agents as to the accuracy, completeness, or reasonableness of the information contained herein. Recipients should not rely on this Memorandum or any of its contents in making
any investment decision. Broker and Seller expressly disclaim any and all liability for representations or warranties, expressed or implied, contained in, or for omissions from, this
Memorandum or any other written or oral communication transmitted to any Recipient in connection with the Property. Independent Investigation. This Memorandum is not a substitute
for a thorough due diligence investigation. The Recipient acknowledges that it is a sophisticated party with the knowledge and experience to evaluate the merits and risks of the proposed
transaction, and that it will rely solely on its own independent investigation, analysis, and judgment in determining whether to proceed with a purchase of the Property. Broker has not
conducted any independent engineering, environmental, structural, mechanical, or title inspections or investigations. Prospective purchasers are strongly encouraged to retain qualified
professionals to conduct their own inspections and to consult their own legal, tax, and financial advisors prior to making any investment decision. Financial Projections. All financial
projections, pro forma statements, income and expense estimates, rent assumptions, and other forward-looking information contained in this Memorandum are provided for illustrative
purposes only. Such projections are based on assumptions and estimates that may prove to be incorrect, and actual results may differ materially from those projected. Past performance and
current market conditions are not necessarily indicative of future results. No representation is made that projected results will be achieved. Property Condition. The Property is being
offered for sale "as-is, where-is, with all faults" as of the date of closing. No representations are made regarding the condition, square footage, lot size, age, zoning classification, permitted
uses, environmental condition, or compliance with applicable laws or regulations, including without limitation the Americans with Disabilities Act, Title 24 accessibility requirements, or
federal, state, or local environmental statutes. Photographs and renderings, if any, contained herein may not reflect current property condition. Manufactured Housing & Regulatory
Matters. As a manufactured housing community, the Property may be subject to rent stabilization or rent control ordinances, tenant noticing and relocation requirements, utility billing
regulations (including CPUC submetering rules), HCD permitting requirements, and other laws uniquely applicable to mobile home parks under California law, including but not limited to
the Mobilehome Residency Law (Civil Code §798 et seq.). Buyers are solely responsible for independently verifying all regulatory requirements and their impact on current and future
operations. Not a Securities Offering. This Memorandum does not constitute an offer of securities. No federal or state securities registration has been filed with respect to any interest in
the Property. Recipients should consult their own securities counsel regarding the applicability of federal and state securities laws to any proposed transaction. Confidentiality. This
Memorandum is confidential and is being delivered solely to the named Recipient and its authorized representatives. By accepting this Memorandum, Recipient agrees: (i) to hold its
contents in strict confidence; (ii) not to copy, reproduce, or distribute this Memorandum or its contents, in whole or in part, without the prior written consent of Broker; (iii) not to contact or
communicate with the Seller, property management, tenants, employees, lenders, or any other party related to the Property without the prior written consent of Broker; and (iv) to promptly
return or destroy this Memorandum upon request. Recipient acknowledges that unauthorized disclosure may cause irreparable harm to Broker and Seller for which monetary damages
would be an inadequate remedy, and that Broker and Seller shall be entitled to seek equitable relief, including injunctive relief, in addition to all other remedies available at law or in equity.
No Obligation; Subject to Change. This offering is subject to prior sale, withdrawal, modification, or cancellation without notice. Seller reserves the right to reject any and all offers in its
sole and absolute discretion and is under no obligation to proceed with a sale. Broker is obligated to present all offers to Seller but has no authority to accept or reject any offer on Seller's
behalf. The delivery of this Memorandum does not grant the Recipient any right to inspect, access, or conduct due diligence on the Property. Access to the Property is strictly prohibited
without prior written authorization from Broker. Broker Representation. Broker represents the Seller in this transaction unless otherwise disclosed in writing. Broker's fiduciary
obligations run to the Seller. Recipients are advised to retain their own representation. Governing Law. This Memorandum and any disputes arising hereunder shall be governed by and
construed in accordance with the laws of the State of California, without regard to its conflict of laws principles.



Woodson Bridge RV Park

25433 SOUTH AVE, CORNING, CA 96021

EXCLUSIVE OFFERING

Offering Details
ASKING PRICE

$4,995,000

ALL OFFERS TO BE SUBMITTED VIA EMAIL TO

jlippe@avinerealestate.com
NON-BINDING LOI OR PURCHASE AGREEMENT

Prospective purchasers are requested to submit offers including all
material terms and conditions, including, without limitation: (i)
purchase price; (ii) earnest money deposit; (iii) due diligence period;
(iv) closing timeline; (v) relevant track record; (vi) evidence of
financial capacity and ability to close; and (vii) a summary of the
proposed financing structure.

JASON LIPPE TIM RYAN

Investment Associate Managing Broker - CEO
619.839.0619 310.862.6103
jlippe@avinerealestate.com tim@avinerealestate.com
CA DRE #02125721 CA DRE #02097345
AVINE DRE#02257582 AVINE DRE#02257582

AVINE REAL ESTATE

() 120 Newport Center Dr
Newport Beach, CA 92660

@ avinerealestate.com

M LinkedIn Page

©» AVINE DRE#02257582
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