OFFERING MEMORANDUM RETAIL / EDUCATION INVESTMENT

34275 Monterey Ave

Rancho Mirage, CA 92270

A rare single-tenant retail education investment in one of the most
affluent communities in the Coachella Valley. Occupied by San Joaquin
Valley College (SJVC) under a NNN+CAM lease with 3% annual escalations

and over $711,000 in recent capital improvements.

$9.5M 6.21% 45,586 SF

List Price Cap Rate (2026) Building Size
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34275 Monterey Ave - Rancho Mirage, CA

34275 Monterey Ave, Rancho Mirage, CA
Offered at $9,499,000 - CAP Rate 6.21% - 45,586 SF - NNN+CAM Lease - San Joaquin Valley College



Building & Financial Summary

PROPERTY DETAILS FINANCIAL SUMMARY

Address :‘;Z:;\n“:;t:gr:’yciv;'zzm List Price $9,499,000
Property Type Retail / Education Price Per SF $208.38
Year Built 2003 CAP Rate 6.21%
Building Size (RBA) 45,586 SF NOI (Scheduled) $589,746
Land Area 152,460 SF (3.5 Acres) Lease Type NNN + CAM
Parking 189 Spaces | 4.15 / 1,000 SF

Tenant San Joaquin Valley College Inc

45,586 SF retail building on 3.5 acres in the heart of Rancho Mirage. Built 2003 with 189-space parking lot and premier location within Monterey

Marketplace, in one of the Coachella Valley's primary commercial corridors.



INVESTMENT HIGHLIGHTS

Why This Asset Stands Out

Affluent Location Education-Use Approval

Rancho Mirage — one of the most financially stable communities in Rare retail building formally approved for education use — significant
the Coachella Valley. Median HH Income of $81,024 within 1 mile. barrier to entry enhancing re-tenanting flexibility.

66,000+ VPD Traffic 3% Annual Escalations

Exceptional visibility on Dinah Shore Dr and Monterey Ave. I-10 nearby . )
Contractual rent increases drive NOI to $589K (2026), $610K (2027),

carries 100,000+ vehicles daily. Power center co-tenancy amplifies o . )
and $628K (2028), boosting in-place yield over time.

exposure.

New $595K HVAC (2022) Roof Reconditioned (2025)

Complete commercial HVAC + intelligent controller replaced 2022. No $116,921 roof reconditioning completed December 2025 with a
near-term capital expenditure expected. 10-year material & labor warranty.
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FINANCIAL ANALYSIS

Rent Schedule

$9.5M

List Price

Rent Schedule & Annual $/SF

$208

Price / SF

6.21%

2026 Cap Rate

The lease features 3% annual contractual escalations providing predictable NOI growth
through the current lease term. In 2026, a 3 year lease extension was executed.

Lease Period

Feb 2026 — Jan 2027

Feb 2027 —Jan 2028

Feb 2028 —Jan 2029

$590K

2026 Scheduled NOI

NOI Projections

$640,000 7 $629,301
Monthly Rent Annual Rent Annual $/SF $620,000 $610,972

$600,000 $593,177
$49,431 $593,177 $13.01

$580,000

560,000 -

$50,914 $610,972 $13.40 ¥ 3225000

$540,000
$52,442 $629,301 $13.80 $520,000

$500,000

2025 2026 2027 2028
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San Joaquin Valley College (SJVC)

SJVC is a private, accredited trade and business school (est. 1977). SIVC operates 15
campuses across CA. In 2018, SJVC acquired Carrington College (CC), a subsidiary and
sister school of SJVC. The Rancho Mirage location focuses on Electrical and HVAC

programs through SJVC, as well as Nursing and Pharmacy programs through CC.

. Private Trade Electrical, HVAC
1977 15in CA School & Medical
Founded Campuses Type Programs Here

LEASE TERMS — NNN + CAM

Annual Rent / SF $13.01
Monthly Base Rent $49,431 (Feb 2026)
Lease Term Remaining ~3 Years (through Jan 2029)
Annual Rent Increases 3% Contractual
Renewal Options One 3-Year Option @ 95% FMV

Landlord Responsibility Roof & Structure

LEASE TYPE

NNN+ CAM

Landlord Responsibility
Roof & Structure
Annual Rent S / SF
$13.01

Monthly Rent $ / SF
$1.08

Scheduled Increases

3% Annual

Lease Term Expiration & Renewal Option

Jan 31, 2029, One 3-Year Option



CAPITAL IMPROVEMENTS

Recent CapEx - Over $711,000

Significant landlord-funded capital expenditures completed within the last three years, effectively minimizing deferred

maintenance risk for the incoming buyer.

$594,616 $116,921

Roof Reconditioning

HVAC System Replacement

Installed 2022 Completed December 2025

Complete replacement of all commercial HVAC units plus a new Complete roof reconditioning using CB IX Kool-White reflective
intelligent controller system across the full building. Critical coating system across the full 45,586 SF structure. Provides superior
infrastructure for continuous education operations in the demanding energy efficiency and long-term waterproofing for the entire building
desert climate. envelope.

v/ System replacement v/ 10-year material & labor warranty
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MAP

Rancho Mirage, Coachella Valley
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Rancho Mirage, Coachella Valley

Metric

Population

Households

Median Age

Median HH Income

Home Depot

Walmart

DEMOGRAPHICS

1 Mile 3 Miles
4,707 32,885
2,053 15,327
54.30 62.20

MONTEREY MARKETPLACE - SHARED CENTER TRAFFIC

Regal Cinemas

DIRECTLY ACROSS STREET

Costco

20 Min Drive

368,001

154,391

49.90

Pacific Sales

Sam’s Club

TRAFFIC & VISIBILITY

66,000+

Vehicles per day
past the subject property

100,000+ VPD

I-10 Freeway nearby

Monterey Ave & Dinah Shore Dr

Primary N-S & E-W traffic connecting
affluent residential communities
to major retail nodes



RANCHO MIRAGE - OUTLOOK

New Disney Development fsNElo

Less than 1 mile away from subject property - Cotino, a master
planned “Storyliving by Disney” community, is a 618-acre
residential development bringing a significant number of new,

affluent residents and visitors to Rancho Mirage.

1900 Ll.unry Sales Began 20% Increase
New Homes Residences 2025
e PamedCommity o, MOSEAME, e e o ety
Disney Brand Dinirjg 2-4 Acre Beach &
P & Boutique Swimmable Resort
Shopping Lagoon Lifestyle
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EXCLUSIVELY LISTED BY G I L E Z A N

— GLOBAL —

Ak i

Stephanie Gilezan

CEO - Broker - Developer

502-817-6484

stephanie@gilezanteam.com

Jeff Kim

Commercial Advisor|
Portfolio Specialist

619-948-3112

jeff@gilezanteam.com

This Offering Memorandum is provided for informational purposes only and does not constitute an offer, solicitation, or contract. All information has been obtained from sources believed reliable but has not been independently verified.

Prospective investors should conduct their own due diligence.

Sam Griffin

CCIM - CBI - NACREP

502-640-3622

sam@gilezanteam.com

Jessica Appley

Commercial Advisor|
Portfolio Specialist

619-450-1879

jessica@gilezanteam.com



DISCLAIMER

eXp Commercial, LLC, a Delaware limited liability company operates a commercial real estate business and is an affiliate (“Affiliate”) of eXp World Holdings, Inc., a Delaware corporation (together with
its subsidiaries and Affiliate, “eXp”). eXp and the reported owner(s)(“Owner(s)“) of the property referenced herein (“Property”) present this Confidential Offering Memorandum (“Memorandum®) to
assist the recipient(s) (“You” or ”"Your”) in evaluating the Property and it is intended solely for Your limited use in determining whether you desire to acquire the Property. This Memorandum contains a
brief summary of selected information pertaining to the Property and should not be considered all-inclusive or permanent. The information in this Memorandum has been obtained from sources
believed to be reliable, however, eXp has not verified it and neither Owner(s) nor eXp make any guaranty, warranty or representation, express or implied, as to the accuracy or completeness of this
Memorandum or the information contained herein. It is highly recommended that You independently verify each item of information contained in this Memorandum and have the same reviewed by
your tax accountant, investment advisor, and/or legal counsel. This Memorandum and any ongoing or future communications You may have with eXp and/or Owner(s) and its and their respective
officers, brokers, agents, affiliates or employees regarding this Memorandum or the Property does not in any way constitute or convey any guaranty, warranty or representation, express or implied, or
legal, investment or tax advice to You. All assumptions, projections, estimates and/or opinions expressed or implied in this Memorandum are provided as examples only and all information is subject
to change, error, omissions and/or withdrawal without notice. Any references in the Memorandum to boundary, area, height, acreage, building or premises size or square footage are approximations
only and should be independently verified by You. Any references in the Memorandum to any lease or tenant information, including and without limitation to the premises, rental rates, rent
escalations, common area expenses, percentage rents and lease maturities should be independently verified by You. You should conduct your own investigations and due diligence of the Property,
including without limitation to environmental and physical condition inspections and reach your own conclusions regarding the suitability of the Property for investment. eXp and Owner(s) assume no
responsibility for the accuracy or completeness of any information contained in this Memorandum. eXp and Owner(s) expressly disclaim any implied or expressed warranties of merchantability, fitness
for a particular purpose or non- infringement of intellectual property relating to this Memorandum. In no event shall eXp or Owner(s), and its and their respective officers, brokers, agents, affiliates or
employees, be liable for any damages resulting from the reliance on or use of any information in this Memorandum, including but not limited to direct, special, indirect,

consequential or incidental damages. By accepting receipt of this Memorandum, You agree to the following: (a) This Memorandum is of a highly confidential nature; it will be held in the strictest
confidence and shall be returned to eXp upon request; (b) You will not contact any property manager, contractor, employee or tenant of the Property regarding the Property or this Memorandum,
without prior approval of eXp or Owner(s); and (c) You understand and agree that Affiliate represents Owner(s) and not You and (iv) this Memorandum and the information contained herein shall not
be used by You in any way that is detrimental to Owner(s), or eXp. Neither eXp nor Owner(s)shall have any obligation to pay any commission, finder’s fee, or any other compensation to any Broker,
Agent or other person. You may provide information to persons retained by You to evaluate the Property only after first obtaining a signed Confidentiality Agreement from such persons and providing
a copy of such agreement to eXp via email at legal@exprealty.net.The Owner(s) shall have no legal commitment or obligation to You or any person(s) or entity reviewing this Memorandum or making
an offer to purchase, lease, or finance the Property unless and until written agreement(s) for the purchase or finance of the Property are considered satisfactory to Owner(s) in its sole and absolute
discretion and have been fully executed, delivered, and approved by the Owner(s) and any conditions to the Owner’s obligations therein have been fully satisfied or waived. The Owner(s) expressly
reserves the right, at its sole and absolute discretion, to reject any or all expressions of interest or offers to purchase or lease the Property, and/or to terminate discussion with You or any other person

or entity at any time with or without notice, which may or may not arise as a result of review of the Memorandum.



