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ABOUT RCLCO RGLUU

REAL ESTATE ADVISORS

Since 1967, RCLCO has been the “first call" for real estate developers, investors, the public sector, and non-real estate companies and organizations seeking strategic and tactical
iadvice regarding property investment, planning, and development.
'

RCLCO leverages quantitative analytics and a strategic planning framework to provide end-to-end business planning and implementation solutions at an entity, portfolio, or project
level. With the insights and experience gained over 50 years and thousands of projects—touching over $5B of real estate activity each year-RCLCO brings success to all product
types across the United States and around the world.

Learn more about RCLCO at www.RCLCO.com.
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OBJECTIVES RGI.BD

REAL ESTATE ADVISORS

Optimus Properties, LLC (“Optimus” or “Client”) retained RCLCO to complete a third
party analysis for a proposed apartment development located at 8825 Washington
Boulevard in Pico Rivera, California, to provide input for its internal business planning.
As currently envisioned, the community is planned to consist of approximately 255
market-rate apartment units, featuring a mix of unit types ranging from studio to three-
bedroom units. "_/

Adjacent LA Fitness Gym

The following analysis is designed to respond to the following key questions:

b= Programming: Provide input and direction concerning programming,
recommending a proposed program (types, sizes, mix, key in-unit features and
parking) and project-wide amenities (pool, fitness, recreation room, etc.) as well
as positioning.

P> Positioning: Project achievable monthly rents and lease-up potential.

B> Market: Assess demand (target market and depth of market) and supply (planned . .
and proposed projects) conditions, culminating in overall market positioning and Nearby Pico Rivera Towne Center
adequacy of market depth for the proposed apartment development program.

| Image Source: Property Website
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E‘EUBJECT SITE ASSESSMENT

The subject site represents an exciting opportunity for new multifamily

development in a market that has had almost no new product in the last two

decades, and can capitalize on pent-up demand for new, high-quality units.

The site’s location in the heart of Pico Rivera, proximate to neighborhood-serving
retail and supermarkets, will be a major lifestyle draw, helping attract renters from
across the Gateway Cities seeking new multifamily product in a central location.

The site’s proximity to on-/off-ramps to the I-5, which are located two to three
miles from the site (both west and south), offers convenient driving access to
Downtown Los Angeles (a major employment hub for the target markets at the
site), as well as to secondary employment cores throughout Los Angeles and
Orange Counties. -

ECONOMIC & DEMOGRAPHIC DRIVERS

iL As of the writing of this report, it has become increasingly clear that the U.S.

|
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economy is headed for a recession as the normal functioning of commerce and
society are shutting down in response to the coronavirus pandemic. There
remains considerable uncertainty about the ength and depth of this downturn,
and depends to a large extent on how quickly the COVID-19 outbreak can be
contained and extent of the disruption to global and domestic supply chains. The
good news is that the Federal government is responding to this crisis with
significant fiscal stimulus which could spur a rapid recovery once there is better
clarity on the trajectory of the outbreak. Obviously, this situation warrants close
monitoring as the trajectory could change materially, and quickly.

As a longer-term project still in its planning stages, the subject site is likely to
deliver and begin leasing when the economy has resumed a growth trajectory
after a decline from the impacts of COVID-19, mitigating the near-term
challenges of the recession that existing projects or those nearing completion are
likely to face.

RCLUU

REAL ESTATE ADVISORS

COMPETITIVE MARKET

>

»>

>

Pico Rivera has not experienced any new development in recent years, and as a
result, has a low vacancy rate of 3.3% as of 2019. The extremely low vacancy
rate (well below the 5% vacancy typically experienced by stabilized markets),
along with the lack of new supply in decades, points to an undersupply of
apartment units and potential pent-up demand.

Rent growth in Pico Rivera has been robust despite no new supply additions,
averaging 5.2% per year between 2015 and 2019.

Other than the subject site, there no projects under construction or planned within
the city of Pico Rivera.

TARGET MARKETS

>

The recommended program includes a mix of smaller overall unit sizes and a
greater emphasis on studio-, junior one-, and one-bedroom units, with a select
number of larger unit types (two- and three-bedroom units). The program results
in a weighted average unit size of 726 square feet, ranging from 544 square feet
for studio units to 1,581 square feet for three-bedroom units.

This program is designed to appeal to a mix of mostly young and mature
professional renters within the Gateway Cities who are employed in Downtown
Los Angeles and throughout Los Angeles and Orange Counties. These renters
seek a high quality, well-amenitized lifestyle, and are willing to trade-off a greater
commute distance for attractive chunk rents within a desirable residential
community. Many of these renters are likely to have existing family or social ties
to the Gateway Cities and Pico Rivera, and would especially value the unique
product offering at this location.

Secondary sources of demand include post-grad and empty nester renters, as
well as families who could be drawn to two- and three-bedroom units at the site.

Source: RCLCO
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KEY FINDINGS (CONTINUED)

RECOMMENDED PRICING & POSITIONING

i3

UNIT TYPE

Considering the proposed contemporary apartment development program with a
level of finishes and amenities consistent with new, high-quality institutional
product in suburban locations in Southern California, we recommend positioning
the subject site above the existing top of the Pico Rivera rental market, but below
the newest communities in nearby submarkets, such as Cerritos and Alhambra,
due to their respective locations (which are characterized by higher median
incomes and median home values),

RCLCO projects the subject site would achieve weighted average rents of $2,220
per unit, or $3.06 per square foot (in March 2020 dollars), for an average-sized,
726-square foot unit.

We recommend a thoughtfully-programmed amenity package, including but not
limited to a swimming pool, spa, outdoor lounge seating and BBQ grills, a fitness
center with separate exercise studio and on demand classes, a business center
or co-working space, a media-game room, as well as pet amenities (pet washing
station and dog run).

Recommended Pricing & Program; Subject Site (March 2020 Dollars)

UNITS MIX AVG.SF  NRSF

AVG. RENT AVG. $/SF REVENUE

RCLLU

REAL ESTATE ADVISORS

ABSORPTION PACE & UNIT MIX

> RCLCO estimates that the subject site would be able to achieve a lease-up pace
of approximately 20 units per month. At this pace, a project comprising 255 units
at the site would reach a stabilized occupancy rate of 95% in approximately 15 to

16 months.
> One- and two-bedroom units would reach stabilization within 11 to 13 months.

» Studio units, which appeal to a narrower segment of the overall market, would
take longer to absorb, at 15 months, but the longer absorption time is mitigated
by the small number of these units within the overall program and may be a
conservative assumption. While these units are untested in this market, the low
chunk rents for an efficiently designed unit would in a new community would be
attractive draw for young professionals and singles.

The four three-bedroom units are projected to stabilize within four months.

Summary of Absorption Potential by Unit Type; Subject Site

ANNUAL ~ MONTHLY  STABIL.95%
IStudio 24 94% 544 13056  $1,890 $347  $544,320 UNITS  ABSORP.  ABSORP.  OCCUPANCY
Jr.1BR 32 125% 575 18400  $1940 $3.37  $744960  Studio* 40 29 25 155
1BR 122 478% 617 75214  $2,015 $3.27  $2949960  1BR* 138 122 102 129
28R 73 286% 988 72124 $2695 $273  $2360820  2BR 73 74 6.2 113
3BR 4 16% 1581 6324  $3925 $248  $188400  3BR 4 12 1.0 4.0
TotalWtd. Avg. 255  100.0% 726 185178  $2,220 $3.06  $6,788,460  Total 255 237 19.8 15.5
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Note: Junior one-bedroom units are allocated evenly between studio and one-bedroom units.
Source: RCLCO
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LOCATION ANALYSIS
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SITE ASSESSMENT

STRENGTHS :

>

-

>

Gateway Cities: Pico Rivera is located within the northemn portion of the
Gateway Cities, a cluster of cities bridging the City of Los Angeles with Orange
County. While suburban in character, the Gateway Cities include among the most
densely populated municipalities in the country. The existing housing stock is
dominated by older single-family detached and multifamily communities,
presenting opportunities for new residential development that can better meet the
contemporary needs and preferences of the area’s popul/ation.

Accessibility & Visibility: The subject site benefits from strong visibility and
connectivity along Rosemead Boulevard and the -5, offering convenient access
to major employment and lifestyle cores throughout Los Angeles County.

Proximity to Employment: The subject site enjoys driving proximity via |-5 to
Downtown Los Angeles, where a large portion of the target markets are likely to
be employed, as well as secondary cores throughout Los Angeles and Orange
Counties.

Proximity to Local Retail: The subject site is located in walking proximity to a
variety of neighborhood retail centers that can serve residents’ every day
shopping and lifestyle needs. Notable tenants include LA Fitness (located directly
adjacent to the site), supermarkets and big-box retailers (Aldi and Walmart
Supercenter), and a variety of coffee shops and fast-casual and full-service chain
restaurants (Panera Bread, Starbucks, King Taco, and Chil’'s, among many
others). The proximity to retailers presents attractive opportunities for the site; for
example, there may be the potential for the subject site to partner with the
adjacent LA Fitness to provide discounted gym memberships to residents,
allowing the subject site to offer a less extensive fitness center.

OPPORTUNITIES & CHALLENGES

Neighborhood Growth Potential: The local area, which has historically been
dominated by single-family homes, has not seen new development activity in
recent years, with the exception of renovations of older communities such as
California Villages and Corsica Apartment Homes. The subject site thus presents
a strong opportunity to deliver a high-quality, newly-built-multifamily community in
the neighborhood and tap into pent-up demand for new housing within the
submarket.

Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Blvd
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REAL ESTATE ADVISORS

First Mover. The subject site would be the “first mover” in terms of delivering
high-quality, new multifamily product in this location. While we estimate sufficient
demand in the submarket to support new development, the site will need to
engage in effective marketing and creation of an attractive sense of place in
order to attract households from across the Gateway Cities who may not have
previously considered living in the local neighborhood.

Subject Site & Surrounding Land Uses

Subject Site f
Retail/Entertainment/Restaurant] 4
Schools
Parks
Religious/Public Use
Industrial Space

.. Other Multifamil

la Sourc: Googe aps
U1-15209.00 | May 4, 2020 | 8



REGIONAL EMPLOYMENT GROWTH RGLCU

REAL ESTATE ADVISORS

It has become increasingly clear beginning in mid-March 2020 that the U.S. economy is headed for a recession. The extent of the damage to the economy and the ability for it to
rebound from the still unfolding disruption are still unknown. If the U.S. follows a China trajectory, then we will most likely experience one to two quarters of negative GDP growth (a
technical recession), but then return to positive growth, and potentially robust growth as the market responds to pent up demand, and the U.S. consumer comes back to life and the

jlobal supply chain returns to some semblance of normalcy in the second half of 2020. This is also plausible, but perhaps a best case scenario, and it would be prudent to plan for a
disruption that could be longer and more severe.

History tells us that economies and capital markets bounce back relatively quickly from shocks such as this. However, this time could be different because the typical economic

downturn is caused by fundamental weakening of consumer consumption for one reason or another. Lower consumption leads to excess supply and drives down production and
investment activity levels during the downturn without interrupting the supply chain.

In such cases, the economy can bounce back relatively quickly as the slack resources are redeployed as demand springs back to life. The disruption to the supply side this time may
lake longer to restore the supply chain, particularly if the outbreak is not contained evenly across the globe, and thus may lag the bounce back in demand, which may in itself have
ome negative consequences, such as creating inflationary pressures in some cases.

he likely case for the U.S. is that it takes two to three months to get the outbreak under control, resulting in a slowdown for two quarters, but still allowing for a recovery starting in
June or July and possibly facilitating a positive growth year for U.S. GDP for 2020. If, however, the outbreak is not contained within the next two to three months, a downturn could
ersist for a longer period of time.Obviously, this situation warrants close monitoring as the trajectory could change materially, and quickly.

Historical & Forecasted Non-Agricultural Employment Growth
Los Angeles County & United States; 1991-2019 (e)
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DEMOGRAPHIC TRENDS RCLUU
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PICO RIVERA CHARACTERIZED BY HIGHER PROPORTION OF HOUSEHOLDS EARNING OVER $50K (64%) RELATIVE TO THE
GATEWAY CITIES (60%). LARGE HOUSEHOLD SIZES AND HIGH OWNER PROPENSITY REFLECT EXISTING SUBURBAN
CHARACTER AND BUILT ENVIRONMENT OF PICO RIVERA

Distribution of Households by Tenure; 2019 % of Household Incomes Above $50,000; 2019
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Source: Esri; RCLCO
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APARTMENT MARKET OVERVIEW RCLCU
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The City of Pico Rivera contains approximately 1,450 apartment units, representing just over 2% of the total inventory in the Gateway Cities. Effective rents of $1,450 are
approximately 15% lower in Pico Rivera than in the Gateway Cities overall {$1,700) however, vacancy in Pico Rivera (3.3%) is slightly lower than in the Gateway Cities (3.9%) as of
2019. Rent growth has been robust in Pico Rivera, averaging 5.2% per year between 2015 and 2019, greater than rent growth in the Gateway Cities overall (4.5%) during the same
period.

Map of Competitive Market Area (CMA) Key Characteristics & Trends; Pico Rivera and Gateway Cities
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SUBMARKET ANALYSIS RGLBU

REAL ESTATE ADVISORS

In the last decade, no new units have delivered in the city of Pico Rivera, and development activity has largely been limited to renovations of existing units. Vacancy has been
éxtremely low in the submarket, peaking at 5% in 2009 during the Great Recession (considered to be a stabilized vacancy level, and well below the high vacancy rates experienced
in other submarkets during the downturn). With no new apartment supply added, and vacancy below stabilized levels, the market has been unable to accommodate new growth
within the past decade, with net absorption totaling only 25 units between 2010 and 2019. As of March 2020, vacancy in Pico Rivera is 3.2%, indicating a potential undersupply of
Inits relative to demand.

Historical Deliveries, Absorption, Occupancy, and Rent Growth
Pico Rivera; 2005 -2020 YTD
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i
15 8.0%
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10
4.0% -
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20% 2
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YTD 3
5 g
-2.0%
A0 ——
-4.0%
15 | -6.0%
220 -8.0%
mmm Change in Inventory ~ mmmm Net Absorption ~ =———Vacancy  =—Effective Rent Growth
Note: 2020 data through March. Source: CoStar; RCLCO
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MARKET ANALYSIS RBLUU

REAL ESTATE ADVISORS

Unlike the Pico Rivera, in the last decade, the Gateway Cities has seen significant new deliveries, totaling 2,120 units between 2010 and 2019. Absorption has been strong and

outpaced these deliveries, with approximately 2,430 units absorbed during this period. Driven by strong demand even in the face of significant new supply, the vacancy rate has

Lr,e;mained below stabilized levels of 5.0% over this period, and as of March 2020, stands at 4.2%, slightly higher than in Pico Rivera but still indicating a potential undersupply of units
ithin this broader geography.

Historical Deliveries, Absorption, Occupancy, and Rent Growth
Gateway Cities; 2005 — 2020 YTD
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COMPETITIVE MARKET
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We identified and surveyed nine apartments communities within the Gateway Cities and surrounding areas, reflecting the highest-  map & Summary of Competitive Set
quality communities that are likely to offer a similar product and lifestyle as the subject site. The lack of significant new apartment
supply in Pico Rivera (with the exception of two communities being renovated) necessitates the inclusion of new communities located
farther out in order to provide greater context for programming and positioning recommendations. While some of these communities
may not be directly competitive, they provide helpful reference points regarding pricing potential and programming considerations.

>

|
i
|
!Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Blvd
|

Pico Rivera: There are two competitive apartment communities within the city of Pico Rivera — California Villages and Corsica
Apartment Homes. Both communities are currently undergoing renovations to both the units and the communities overall. While

these communities are being updated with modern finishes and conveniences, they retain the unit layouts and functionality Ventebeflo

characteristic of older product, and are likely to maintain a positioning discount to new communities.
»  California Villages has been updating turnover units as they become available.

»  Corsica Apartment Homes, which had an unfortunate building fire, is rebuilding a large portion of their units, in addition to
renovating existing units that were unaffected by the fire.

Gateway Cities: Within the Gateway Cities, RCLCOQ identified five additional competitive properties on top of the communities in
Pico Rivera. The communities outside Pico Rivera are all of newer vintage and delivered between 2016 and 2019, and are
characterized by high-quality unit finishes, extensive community amenities, and an attractive lifestyle-offering characteristic of
typical, institutional-quality apartment communities in Southern California.

Alhambra and West Covina: To provide additional context, RCLCO surveyed competitive communities in Alhambra (88 at
Alhambra Place) and West Covina as well (The Colony at the Lakes). While these communities are located outside of the
Gateway Cities and are unlikely to represent significant competition to the site, they nonetheless offer additional examples of well-
executed apartment communities that likely appeal to a similar set of target markets, and offer additional context in terms of
successful product programs and amenity offerings.

Pipeline: Other than the subject site, there no current projects under construction or planned within the city of Pico Rivera.
YEAR LAST MARKET RATE
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AVERAGE ASKING
RENT

AVERAGE ASKING

1 88 at Alhambra Place (Alhambra) 2017 N/A 260 96% 800 $2,650 g 3.31
2 California Villages (Pico Rivera) 1972 2020 212 93% 648 $1,840 2.84
3 Corsica Apartment Homes (Pico Rivera) 1972 2020 141 90% 825 $2,006 $2.43
4 Miro (Santa Fe Springs) 2016 N/A 151 95% 898 $2,376 $2.65
5 Catalina (Whittier) 2019 N/A 174 100% 834 $2,348 $2.82
6 The Colony at the Lakes (West Covina) 2017 N/A 450 96% 871 $2,280 $2.62
7 Avria (Cerritos) ) !

8 Avalon Cerritos (Cerritos)

] Valentla Apartments (La Habra)

Source: Leasing agent interview; Property website; Axiometrics; CoStar; RCLCO
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PRICING ADJUSTMENTS
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in order to determine achievable pricing for conventional multifamily at the subject
éite, current asking rents at comparable projects were adjusted base on site-specific
factors, including age of the community, unit finishes, community amenities, and
I‘ocation, adjusting down when comparables were superior to the subject site and up
1ﬁhen comparable were inferior to the subject site.

Size: Using each market comparable’s effective rent-to-size relationship to arrive
at a pricing slope, we made lease rate adjustments to the competitive
L communities.

Age: The comparable projects were completed between 2016 and 2019 with the
exception of California Villages and Corsica Apartment Homes, which were built
in 1972 and are both currently undergoing renovations. We apply a modest
adjustment of 0.5% per year to each community.

I Unit Finishes: The unit finishes found at most of the competitive properties were
fairly modern and high-end, with stainless steel appliances, hardwood-style
flooring, and in-unit washers and dryers. We made slight adjustments to account

REAL ESTATE ADVISORS

for the quality or level of execution of the unit finishes, reflecting the site’s more
efficient and modern unit design and features.

B Community Amenities: We adjusted for the scale and quality of community-
wide amenities, assuming that the subject site offers a well-executed and modern
amenity package. '

» Neighborhood Character: Based on the relationships in median home prices
between the zip codes of each community, as well as qualitative assessments of
the character and desirability of each community's surrounding neighborhood.

» Retail Proximity. Given the site's excellent walking proximity to neighborhood-
serving retail, we adjusted each community based on their proximity to, and local
concentrations of, everyday retail outlets.

All communities in the competitive set were evenly weighted based on available unit
types. The chart below summarizes the adjustments made to the comparable
communities to arrive at the recommended pricing for the subject site.

Percent Adjustment from Comparable Community to Proposed Subject Site Development

-15.0% -10.0%

1 - 88 at Alhambra Place (Alhambra)
2 - California Villages (Pico Rivera)
'3 - Corsica Apartment Homes (Pico Rivera)
4 - Miro (Santa Fe Springs)
5 - Catalina (Whittier)
6 - The Colony at the Lakes (West Covina)
7 - Aria (Cerritos)
8 - Avalon Cerritos (Cerritos)
9 - Valentia Apartments (La Habra)
= Age

m Unit Finishes = Amenities

Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Blvd

= Neighborhood Character

-5.0% 0.0% 5.0% 10.0% 15.0%

Total Adj.
——————— 3.5%
s W §13.0%
—— T 11.0%
_——  e— 10.0%
e 2.0%
== = 4.0%
—_—— “5.5%
e +7.0%
l T E—— 11.5%

= Proximity to Retail

Source; RCLCO
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UNIT MIX AT COMPARABLE PROPERTIES RCLCU
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The unit mix skews towards smaller unit types and sizes than those offered at the comparable communities. The site features a higher concentration of studio, junior one-, and one-
bedroom units (representing 70% of the total units at the site), compared to the market average of 57%. The also site features a lower concentration of two- and three-bedroom units
(31%) than the competitive communities — over 40% of their units are two-bedroom or larger. Unit sizes at the subject site skew smaller than the average of the competitive set.
These efficiently-designed units not only reflect the continued improvements in unit design and livability that speak to contemporary renter preferences, but also enable lower "chunk”
rents that are more attainable to wider swaths of the target markets. Based on the combination of smaller unit types and sizes, the subject site offers a weighted average unit sizes of
726 square feet versus 862 square feet among the comparable set of properties.

Unit Mix of Comparable Communities; Primary Market Area

TOTAL/ WTD.
MAP KEY AVG. SUBJECT SITE
Corsica
California Apartment The Colony at Valentia
88 at Alhambra | Villages (Pico | Homes (Pico | Miro (Santa Fe Catalina the Lakes (West Avalon Cerritos | Apartments (La
COMMUNITY Place (Athambra) Rivera) Rivera) Springs) (Whittier) Covina) Aria (Cerritos) (Cerritos) Habra) Subject Site
EARBUILT 2017 1972 1972 2016 2019 2017 2016 2018 2017
EAR LAST RENOVATED N/A 2020 2020 N/A N/A N/A N/A N/A N/A
CCUPANCY % 96% 93% 90% 95% 100% 96% 91% 92% 96%
MARKET RATE UNITS . .
Studio 101 81 6 61 14 13 276 24
Jr. 1BR 32
1BR 86 74 75 67 111 190 79 52 170 904 122
1BR+ - 16 24 - 40
2BR 70 57 66 78 50 199 4 43 150 754 73
2BR+ 47 B 47
3BR 3 6 15 24 4
Other 7 7
Total 260 212 141 151 174 450 197 132 335 2,052 255
UNIT MIX -
Studio 39% 38% 3% 14% 7% 10% 13% 9%
Jr. 1BR o 13%
1BR 33% 35% 53% 44% 64% 42% 40% 39% 51% 44% 48%
1BR+ 8% 18% . 2%
2BR 2% 2% 47% 52% 29% 44% 21% 33% 45% 37% 29%
s % %
3BR 1% 4% 4% 1% 2%
Other 4% 0%
Total 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Source: Costar, Axiometrics, Property Websifes, RCLCO
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RENTAL RATES AT COMPARABLE
PROPERTIES

Lased on the methodology outlined on page 17, we recommend average pricing of approximately $2,220 per unit, or $3.06 per square foot. The small unit sizes allow for the site to
be positioned at a remarkable value to the existing competitive set across almost all unit types, while still achieving an attractive premium on a per-square-foot basis to most of the
xisting top-of-market communities in the Gateway Cities. Renters are likely to view the smaller unit sizes as a viable trade-off for the site’s retail-rich location, attractive lifestyle,
igh-quality units, and community amenities.

RCLUU

REAL ESTATE ADVISORS

Comparable Communities Pricing; Primary Market Area

AP KEY WP ] | sussecT siTE
r Corsica Apartment The Colony at the Valentia
‘ 88 at Alhambra | California Villages| Homes (Pico Miro (Santa Fe Lakes (West Avalon Cerritos 'f\partments (La
COMMUNITY Place (Alhambra) |  (Pico Rivera) Rivera) Springs) Catalina (Whittier) Covina) Aria (Cerritos) (Cerritos) Habra) Subject Site
YEAR BUILT 2017 1972 1972 2016 2019 2017 2016 2018 2017
YEAR LAST RENOVATED N/A 2020 2020 N/A N/A N/A N/A NIA N/A
¢CCUPANCY % 96% 93% 90% 95% 100% 96% 91% 92% 96%
l\VERA,GE,SIZE (SF) } — o . == e
Studio 575 489 660 742 621 705 597 544
Jr.1BR g - ) ) o o 575
1BR 791 610 725 743 731 708 747 831 785 740 617
1BR+ o - 856 992 . 937
2BR 1,109 925 938 1,008 1,035 1,066 1,140 1,192 1,137 1,066 988
2BR+ . 1,176 1,176
3BR 1,398 1,207 1,269 1,270 1,581
Other 1,180 1,180
Total 800 648 825 898 834 871 931 965 964 862 726
AVERAGE ASKING RENT - ) . ) o o B
| Studio $2,206 $1,530 $2,095 $2,214 $2,204 $2,257 $2,009 $1,890
Jr.1BR ) o - ) N R R o o $1,940
1BR $2,643 $1.804 $1,915 $2,049 $2,192 $2,038 $2,543 $2,475 $2,216 $2,189 $2,015
1BR+ o o ) 5 R $2,691 $2,771 . $2,739
2BR $3,252 $2,327 $2,109 $2,585 $2,634 $2,532 $3,356 $3,138 $2,810 $2,693 $2,695
2BR+ o $3.584 o $3,584.
3BR $3,735 $3,300 $3,340 $3.379 $3,925
Other $3,000 $3,000
Total $2,650 $1,840 $2,006 $2,376 $2,348 $2,280 $2,949 $2,724 $2,532 $2,409 $2,220
AVERAGE ASKING $/SF o o o o
Studio $3.84 $3.13 $3.17 $2.98 $3.55 $3.20 $3.37 $3.47
Jr. 18R o , B o o o $3.37
1BR $3.34 $2.96 $2.64 $2.76 $3.00 $2.88 $3.41 $2.98 $2.82 $2.96 $327
1BR+ ) N $3.15 $2.79 _— $2.92
2BR $2.93 $2.52 $2.25 $2.57 $2.54 $2.37 $2.95 $2.63 $2.47 $2.53 $2.73
2BR+ ) $3.05 , $3.05
3BR $2.67 $2.74 $2.63 $2.66 $2.48
Other $2.54 $2.54
Total $3.31 $2.84 $2.43 $2.65 $2.82 $2.62 $3.17 §2.82 $2.63 $2.80 $3.06

Source: Costar, Axiometrics, Property Websites, RCLCO
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RECOMMENDED POSITIONING RGLUU

REAL ESTATE ADVISORS

jAt the recommended price points, the subject site would be positioned near the top of the market in the Gateway Cities, reflecting the site’s anticipated high-quality unit finishes and
well-executed amenities. However, the site would remain at a discount to top-of-market communities in superior locations, including those in Alhambra and Cerritos.

Linear Trend of Average Rent to Average Size Relationship; Primary Market Area

$4,000
$3,750
$3,500
$3,250 == S bject Site
=088 at Alhambra Place (Alhambra)
$3,000 l_ o California Villages (Pico Rivera)
5 =@=Corsica Apartment Homes (Pico Rivera)
[n'a
2 $2,750 =®=Miro (Santa Fe Springs)
g —e—Catalina (Whittier)
$2,500 ~+~The Colony at the Lakes (West Covina)
=== MAria (Cerritos)
$2,250 =o—Avalon Cerritos (Cerritos)
—o—Valentia Apartments (La Habra)
$2,000 === Shadow Market (SFD Homes for Rent)
$1,750
$1,600

400 500 600 700 800 900 1,000 1,100 1,200 1,300 1,400 1,500 1,600 1,700 1,800 1,900 2,000
Unit Size (SF)

Source: RCLCO; Axiometrics; Zillow.com
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RECOMMENDED FEATURES & AMENITIES RGLCU

The proposed development should feature the following level of in-unit features and
community amenities/services:

IN-UNIT FEATURES

[

A

Kitchen: Wood cabinets; quartz countertops; stainless steel appliances; vinyl
plank flooring; open floor plan to living room; glass tile backsplash; track lighting
and designer light fixtures; USB outlets

Bathrooms: Vinyl plank flooring; white-tile and glass-tile accents; wood vanity
and quartz countertops

Bedrooms: Vinyl plank flooring, spacious closets with wood shelving system

Smart Home Technology: NEST thermostats; keyless entry system;
Alexa/Google Home integration

EOMMUNITY AMENITIES & SERVICES

>

Fitness Room: fitness room with a selection of cardio machines, free weights,

and a small separate fitness and exercise studio with yoga mats and on demand
classes

Pool Deck: Pool area with outdoor seating; lounge furniture, semi-private
cabanas

Pet Amenities: Pet friendly; Dog run/relief area and pet spa/washing station

Club Room: Open-style lounge space with commercial kitchen and coffee bar;
maintain high-quality finish of the building; multiple televisions; Wi-Fi offered
throughout common areas

Media-Game Room: Large and plush seating options with a number of
recreational activities (pool table, shuffleboard, etc.)

Business Center: Community style workspace with smaller private rooms for
tenants to rent out and work from home if needed

Package Concierge Service: Locker area allowing for 24/7 package pickup for
online retail deliveries

Note: Many of these amenities can likely be integrated within single spaces.

REAL ESTATE ADVISORS

Example of Institutional-guality Unit Finishes

A

3:. iyl ;11

SANAL B &

- 'u*"

< ;J“

Image Source: Aria, 88 at Alhambra Place

|
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REAL ESTATE ADVISORS

DEMAND ANALYSIS
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MARKET DEPTH FOR NEW RENTAL UNITS RCLBU

REAL ESTATE ADVISORS

LCLCO conducted a detailed demographic demand analysis, relying on demographic data from Esri as well as the preferences of renter households according to the American
Community Survey (ACS). RCLCO defined the Primary Market Area ("PMA”), or the area from which the majority of residents are expected to originate, to be generally coterminous
with the Gateway Cities, based on an analysis of commute patterns of existing resrdents/employees as well as qualitative feedback from leasing professionals in the market. Within
the Gateway Cities, we qualified both existing renter households in turnover and net new households in the PMA by income, age, household size, and preference for multifamily
rental units. Based on this analysis, the Gateway Cities have an annual market depth of 27,900 multifamily rental units. After excluding household types by affordability levels and
preferred unit types, the market depth available to the subject site is reduced to 8,040 households (see the following page).

Map of Primary Market Area (PMA) PMA Market Depth by Age & Income
Gatvre Bed "f"r-, - o oy Park ATy Ay By 7 é AGE
e Bli Anl;zsl;s !’ : at Los ’ w I NP "E‘l :5 UNDER

25 25-34 35-54 55-64

i i 3441 | 7319 | 3489 | 1,065 | 334 | 15647
il UNDER $50,000
s e ten 12% | 26% | 12% | 4% 1% | 56%
867 | 3650 | 856 | 244 13 | 5604
$50,000 - $74,999
3% | 13% | 3% 1% 0% | 20%
379 | 1,666 | 830 84 10 | 2,968
$75,000 - $99,999
1% 6% 3% 0% 0% | 1%
: ¥ 325 | 1458 | 732 68 13 | 2,506
T i $100,000 - $149,999
- }r : 1% 5% 3% 0% 0% 9%
men 3| NS 126 548 372 45 8 1,009
8 8l $150,000 AND OVER
= e 0% 2% 1% 0% 0% 4%
p: I:n; Wilkow S 1% -' ) r‘l::l::::;-‘ . | gl A | |
e | { il S S - 5138 | 14,639 | 6,279 | 1506 | 353 [eIfeil
ok } s L A «.9.3?...;\ - LGardent | 18% | 52% | 22% 5% 1% B}

O Subject Site

Source: Esri; American Community Survey PUMS; RCLCO
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ABSORPTION POTENTIAL BY UNIT TYPE

RCLOU

REAL ESTATE ADVISORS

RCLCO determined Pico Rivera's capture of the income-qualified market depth in the PMA to be 6%, based on
the City's historical and projected share of renter households in the PMA, as well as qualitative assessments of
how this trend could shift if new product were offered in Pico Rivera. We estimate that the site could capture
between 35% and 50% of the income-qualified demand potential in Pico Rivera. While these capture rates may
appear relatively high, there is limited existing or future development in the city with which the subject site
%would compete for the income-qualified demand. We assume an additional 25% of other demand, reflecting
demand that does not meet the outfined screening criteria, as well as the site’s ability to induce additional

demand considering that it will represent the first new multifamily community in Pico Rivera in decades.

Given the demand and capture analysis, the subject site is projected to have an average absorption potential of
approximately 20 units per month . Based on the detailed capture analysis by unit type, one- and two-bedroom
units would reach stabilization within 11 to 13 months. Studio units (including half of the junior one-bedroom
unit type), which appeal to a narrower segment of the overall market, would take longer to absorb, at 15
months, but the longer absorption time is mitigated by the small number of these units within the overall
program. The four three-bedroom units are projected to stabilize within four months.

Capture Analysis by Unit Type

UNIT TYPE
STUDIO 1BR 2BR 3BR TOTAL

i INCOME QUAL. DEMAND AVAILABLE FOR CAPTURE 737 4,372 2,641 288 8,038
'SUBJECT STTE ABSORPTION POTENTIAL £
| Submarket Capture Rate 6.0% 6.0% 6.0% 6.0%

Subject Site Capture Rate 50.0% 350% | 350% | 50.0%

Other Demand 250% | 25.0% | 25.0% | 25.0%

Total Capture 4.0% 2.8% 2.8% 4.0%
Total Annual Absorption 29 122 74 12 237
Total Monthly Absorption 25 10.2 6.2 1.0 19.8
Subject Site Units 40 138 73 4 255

Months to Reach 95% Stabilized Occupancy 16.5 12.9 11.3 4.0 15.5
é

Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Blvd

Distribution of Subject Site Absorption Potential by Income

and Age
BY INCOME
$150,000 AND
OVER
13.9%

$50,000 -
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27.4%

$100,000- '\
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30.1%

$75,000 -
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28.7%
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5;;24 UNDER 25
13%

25-34
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Source: Esri; American Community Survey PUMS; RCLCO
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RENTAL MARKET AUDIENCE SEGMENTS RBLCU

REAL ESTATE ADVISORS

POST-GRAD YOUNG PROFESSIONAL FAMILIES MATURE PROFESSIONALS EMPTY NESTER

\D Just completed degree, in first | Well into career, singles and Well into career, couples with Couples Aidisingies: Couple or single, active in
escription Y . , . established wealth, rent due to 3 .
job or grad school, single couples young children . community and socially
| | | o life change or preference
! : RSREL ——— all A B J E e S
|Mot|vated ; . , | Location, amenities, quality, Location, amenities, quality, Nice finishes and amenities, pewnsmmg, urben living, nice
Price-point, location, access e : finishes, convenience of
access school districts convenience
| i SN, | 3 _ _ 10 =" § __rentmg
Financial - $50,000-$150,000 (combined,  $100,000-$150,000 | $75 000- $150 000 (limited $75,000+ (savmg for
$50,000-$75,000
|Status | ~_ lots of student loans) (combined) savings) retirement)
Age Range ' Early and mid 20's Late 20's and 30s __I___at_e_20 S gng 30s | Late 30's, 40s, some 50's 60's, 70's L
Location Ease of access to freeways, Ease of access to freeways - Ease of access to freeways,, Proximity to retail, sensitive o Walkable, urban-suburban
Preferences  Proximity fo retail, affordable ' Proximity to retail, affordable  schools nearby __|reputation : locations
UnitLayout | o002 " 1BR, 18R, Stuo, Jr 18R, 18R 28R, 3BR 1BR, 28R 28R, 3BR
Amenity Fitness, grill and lounge Fitness, grill and lounge Fltness grill and Iounge . o Fitness, on-site storage, pet
| L o Fitness, pet amenities R
Preferenges areas, pet amenities areas, pet amenities | areas, pet amenities amenities
‘ o i | |
‘ Srona dosleo bl | Attracted to neighborhood Significant segment in PMA, | VAR i | Moderate interest that is
‘Opportunity to g : '| location and strong amenities;  but site’s ability to capture : ol [ limited somewhat by smaller
| employment, retail, and : " ! segment; proximity to o
capturef = ready for something new/nice  tempered by small unit types : . ' unit sizes offered and large
amenities L employment is attractive - 5
but not ready to buy and sizes | number of young residents
|
|
Ann. Abs. (#) | IF 5
Distribution | 9.9% ‘ 2.3%
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CRITICAL ASSUMPTIONS RGLBU

REAL ESTATE ADVISORS

5ur conclusions are based on our analysis of the information available from our own sources and from the client as of the date of this report. We assume that the information is
sorrect, complete, and reliable.

We made certain assumptions about the future performance of the global, national, and local economy and real estate market, and on other factors similarly outside either our
control or that of the client. We analyzed trends and the information available to us in drawing these conclusions. However, given the fluid and dynamic nature of the economy and
eal estate markets, as well as the uncertainty surrounding particularly the near-term future, it is critical to monitor the economy and real estate markets continuously and to revisit
the aforementioned conclusions periodically to ensure that they are reflective of changing market conditions.

t has become increasingly clear beginning in mid-March 2020 that the U.S. economy is headed for a recession, and the extent of the damage to the economy and the ability to
rebound from a still unfolding disruption are unknown. These events underscore the notion that stable and moderate growth patterns are historically not sustainable over extended
periods of time, the economy is cyclical, and real estate markets are typically highly sensitive to business cycles. Further, it is particularly difficult to predict inflection points, including
vhen economic and real estate expansions will end, and when downturn conditions return to expansion.

Dur analysis and recommendations are based on information available to us at the time of the writing of this report, including the likelihood of a downturn, length and duration, but it

does not consider the potential impact of additional/future shocks on the national and/or local economy, and does not consider the potential benefits from major "booms” that may

épccur. Similarly, the analysis does not reflect the residual impact on the real estate market and the competitive environment of such a shock or boom. Also, it is important to note that

g is difficult to predict changing consumer and market psychology. As such, we recommend the close monitoring of the economy and the marketplace, and updating this analysis as
ppropriate.

I

Ij:urther, any project and investment economics included in our analysis and reports should be “stress tested” to ensure that potential fluctuations in revenue and cost assumptions
Tesulting from alternative scenarios regarding the economy and real estate market conditions will not cause unacceptable levels of risk or failure.

I\n addition, and unless stated otherwise in our analysis and reports, we assume that the following will occur in accordance with current expectations by market participants:
ﬁ%*» Tax laws (i.e., property and income tax rates, deductibility of mortgage interest, and so forth)
lk Availability and cost of capital and mortgage financing for real estate developers, owners and buyers

Competitive supply (both active and future) will be delivered to the market as planned, and that a reasonable stream of supply offerings will satisfy real estate demand

> Major public works projects occur and are completed as planned

Should any of the above change, this analysis should be updated, with the conclusions reviewed accordingly (and possibly revised).
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GENERAL LIMITING CONDITIONS RCLUU

REAL ESTATE ADVISORS

Reasonable efforts have been made to ensure that the data contained in this study reflect accurate and timely information and are believed to be reliable. This study is based on
|estima’[es, assumptions, and other information developed by RCLCO from its independent research effort, general knowledge of the industry, and consultations with the client and its
representatives. No responsibility is assumed for inaccuracies in reporting by the client, its agent, and representatives or in any other data source used in preparing or presenting this
study. This report is based on information that to our knowledge was current as of the date of this report, and RCLCO has not undertaken any update of its research effort since such
date.

Our report may contain prospective financial information, estimates, or opinions that represent our view of reasonable expectations at a particular time, but such information,
estimates, or opinions are not offered as predictions or assurances that a particular level of income or profit will be achieved, that particular events will occur, or that a particular price

ill be offered or accepted. Actual results achieved during the period covered by our prospective financial analysis may vary from those described in our report, and the variations
may be material. Therefore, no warranty or representation is made by RCLCO that any of the projected values or results contained in this study will be achieved.

Possession of this study does not carry with it the right of publication thereof or to use the name of "Robert Charles Lesser & Co." or "RCLCO" in any manner without first obtaining
the prior written consent of RCLCO. No abstracting, excerpting, or summarization of this study may be made without first obtaining the prior written consent of RCLCO. This report is
not to be used in conjunction with any public or private offering of securities or other similar purpose where it may be relied upon to any degree by any person other than the client
without first obtaining the prior written consent of RCLCO. This study may not be used for any purpose other than that for which it is prepared or for which prior written consent has
first been obtained from RCLCO.
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RCLLU

REAL ESTATE ADVISORS
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32
Exhibit I-1 Program by Unit Type; Subject Site; March 2020
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RCLLU

REAL ESTATE ADVISORS

Exhibit I-1
Program by Unit Type
Subject Site
March 2020
UNIT TYPE UNITS MIX AVG. UNIT SIZE (SF) AVG. RENT AVG, $/SF
Studio 2 9.4% 544 $1,890 $347
r. 1BR 32 12.5% 575 $1,940 $3.37
1BR 122 47.8% 617 $2,015 $3.27
2BR 73 28.6% 988 $2,695 $2.73
3BR 4 1.6% 1581 7 $3,925 $2.48
| TOTAL/AVG. 255 100.0% 726 $2,220 $3.06
|
$4,500 —————
$4,000 -
$3,500
$3,000 - o —o— Studio
% $2500 —e—Jr. 1BR
& $2,000 e ® -
$1,500 = x —*—1BR
$1,000 S —s—2BR
$500 —e—3BR
$0 ]
[ 0 200 400 600 800 1,000 1,200 1,400 1,600 1,800
Unit Size (SF)

Source: RCLCO
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EXHIBITS RCLUU
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Exhibit I-2
Rent Adjustment Table for RCLCO Recommended Asking Average Rents by Unit Type
Competitive Market Area
March 2020
COMPARABLE COMMURNITY SIZE-ADJUSTED RENT PERCENTAGE ADJUSTMENTS
AVERAGE AVERAGE AVERAGE
YEARLAST UNIT SIZE ASKING ASKING UNIT NEIGHBORHOOD PROXIMITY  UNIT ASKING
COMMUNITY YEARBUILT RENOVATED TYPE (SF} RENT i SIZE (SF)  SLOPE ' RENT ISF FINISHES AMENITIES CHARACTER TORETAIL TYPE RENT i WEIGHT
2020 ) - -
4 at Alhambra Place (Athambra 2017 NIA Studio 575 $2,206 $3.84 544 70% $2123 $3.90 1.5% 2.5% 0.0% -15% 0.0% 00% 96.5% $2,048 877 16.7%
(California Villages (Pico Rivera) 1972 2020 Studio 489 $1,530 $3.13 544 0% $1,650 $3.03 0.0% 75% 5.0% 0.0% 0.5% 0.0% 113.0% $1,864 $343 16.7%
(atalina (Whittier) 2019 N/A Studio 660 $2,005 $3.17 544 0% 61,837 $3.38 0.5% 1.0% 5.0% 5.0% 0.5% 0.0% 102.0% $1,874 $3.44 16.7%
The Colony at the Lakes (WestC 2017 NA Studio 742 $2,214 $2.98 544 0% $1,800 $331 1.5% 25% 15% -25% 1.0% 00% 104.0% $1,872 $3.44 16.7%
Aria (Cerritos) 2016 N/A Studio 621 $2,204 $3.55 544 0% $2,013 $3.70 2.0% 1.5% 1.0% -160% 0.0% 00% 945% $1.902 $3.50 16.7%
Avalon Cerritos (Cerritos| 2_018 N/A Studio 705 $2,257 $3.20 544 7&% $1,897 $3,49 1.0% 1.5% 0.5% -10.0% 0.0% 0.0% 93.0% $1,764 $3.24 16.7%
832 $2,084 $3.30 544 70% $1,887 8347 1.1% 2.8% 2.2% 58% 0.3% 0.0% 100.5% $1,638 $3.47 100.0% $1,890
2020 5715
EE at Alhambra Place {Alhambra 2017 N/A Studio 575 $2,206 $384 575 0% $2,206 $384 1.5% 25% 0.0% -15% 0.0% 10% 97.5% $2,151 $374 11.1%
| v California Villages (Pico Rivera) 1972 2020 Studio 489 $1,530 $3.13 575 70% $1,718 $299 0.0% 1.5% 5.0% 0.0% 0.5% 10%  114.0% $1,958 $3.41 1.1%
Corsica Apartment Homes (Pico 1972 2020 1BR 725 $1815 5264 575 0% $1,638 $2.85 0.0% 5.0% 5.0% 0.0% 1.0% 25% 108.5% $1,777 $3.09 1.1%
i 2016 NIA 1BR 743 $2,049 $2.76 575 0% $1,725 $3.00 20% 3.0% 1.0% 25% 1.5% -25% 107.5% $1,854 $3.23 1.1%
2019 N/A Studio 660 $2,095 $3.17 575 0% $1,906 $3.32 0.5% 1.0% 50% -50% 05% 1.0% 103.0% $1,963 34 1.1%
The Colony at the Lakes (WestC 2017 N/A Studio 742 $2214 5298 575 70% $1,865 $3.24 15% 2.5% 1.5% 25% 1.0% 10% 105.0% $1,958 3.4 1.1%
Aria (Cerritos) 2016 NA Studio 621 $2,204 $3.66 575 0% $2,090 $363 20% 1.5% 1.0% -100% 0.0% 10% 955% $1,.996 $3.47 1.1%
Avalon Cerrites (Cerritos) Studio 705 $2,257 33,20 575 70% $1,967 $342 1.0% 1.5% 0.5% -100% 0.0% 10%  94.0% $1,849 $3.22 1.1%
\alentia Apartments |La Habra iBR 785 $2,216 $2.82 575 70% $1,801 $3,13 1.5% 3.5% 2.0% 5.0% -0.5% -25% 109.0% $1,.963 $3.41 11.1% —
572 $2,076 $3.08 575 70% $1,.879 .27 1.1% 31% 2.3% -3.1% 0.4% 02% 103.8% $1,94 $3.38 100.0% 10400 a3
67
B8 at Alhambra Place (Athambra N/A 1BR 7% $2,643 $3.34 617 0% $2,236 $3.62 1.5% 2.5% 0.0% -1.5% 0.0% 00% 96.5% $2,158 $3.50 1.1%
California Villages (Pico Rivera) 2020 1BR 610 $1,804 $2.96 617 0% $1,819 $2.95 0.0% 7.5% 5.0% 0.0% 0.5% 00% 113.0% $2,056 $333 1.1%
Corsica Apartment Homes {Pico 2020 1BR 725 $1,915 $264 617 70% $1,715 $2.78 0.0% 5.0% 5.0% 0.0% 1.0% 00% 111.0% $1,904 $3.09 1.1%
Miro {Santa Fe Springs) NA 18R 743 $2,049 $2.76 617 70% $1,808 $2.93 2.0% 3.0% 1.0% 25% 1.5% 0.0% 110.0% $1,987 $3.22 1.1%
Catalina (Whittier) N/A 1BR 73 $2,192 $3.00 617 70% $1,953 $3.17 0.5% 1.0% 5.0% 5.0% 0.5% 0.0% 1020% $1,992 $3.23 1.1%
The Colony at the Lakes (West € N/A 1BR 708 $2,038 $2.88 617 70% $1,855 $3.01 1.5% 2.5% 1.5% -25% 1.0% 0.0% 104.0% $1,929 $313 1.1%
i N/A 1BR 747 $2,543 $3.41 617 70% $2,234 $362 2.0% 1.5% 1.0% -100% 0.0% 00% 945% $2111 $3.42 1.1%
N/A 1BR 831 $2,475 $2.98 617 0% $2,029 $3.29 1.0% 1.5% 0.5% -100% 0.0% 00% 930% $1,887 $3.06 11.4%
N/A 1BR 785 $2,216 $2.82 617 70_%_ $1,884 $_3.05 1.5% 3.5% 2.0% 5.0% -0.5% 00% 111.5% $_2,1OD $_3440 11.1%
™ $2,208 $2.98 617 0% $1,948 $3.18 11% 31% 23% -3.1% 0.4% 00% 103.9% $2,014 $3.26 100.0% 2,015 $137
988
89 at Alhambra Place (Alhambra NA 2BR 1,109 33252  $293 988 70% $3,004 $3.04 1.5% 2.5% 0.0% 15% 0.0% 00% 965% $2,899 $2.93 1%
California Villages (Pico Rivera) 2020 2BR 925 $2,327 $252 963 70% $2,438 $2.47 0.0% 7.5% 5.0% 0.0% 0.5% 0.0% 113.0% $2,755 $2.79 11.4%
Corsica Apartment Homes (Fico 2020 2BR 938 $2,109 $2.25 963 0% $2,188 $2.21 0.0% 50% 50% 0.0% 1.0% 00% 111.0% $2.429 $2.46 11%
Miro (Santa Fe Springs) N/A 2BR 1,008 $2,585 $2.57 988 0% $2,550 $258 2.0% 3.0% 1.0% 2.5% 15% 0.0% 110.0% $2,805 $2.84 1.1%
Catalina {(Whiltier) N/A 2BR 1035 $2,634 $254 988 0% $2,550 $2.58 0.5% 1.0% 5.0% 5.0% 05% 00% 102.0% $2,601 5263 1.1%
The Colony at the Lakes (West C N/A 2BR 1,066 $2,532 $2.37 988 0% $2,401 $2.43 1.5% 2.5% 1.5% -2.5% 1.0% 00% 104.0% $2,498 $253 11.1%
Aria (Cerritos) N/A 2BR 1,140 $3,356 $2.95 988 0% $3,044 $3.08 2.0% 1.5% 1.0% -10.0% 0.0% 0.0% 945% $2,876 $2.91 1.1%
Avalon Certitos (Cerritos) N/A 2BR 1192 $3,138 $263 988 0% $2,762 $2.80 1.0% 1.5% 05% -10.0% 0.0% 00% 93.0% $2,569 $2.60 1.1%
Valentia Apariments (La Habral N/A 28R 1137 $2810  $247 988 70% $2,552 $2.58 1.5% 3.5% 2.0% 5.0% -05% 0.0% 111.5% $_2,B45 $288 1% —
1,061 $2,749 $259 988 0% $2,610 $2.64 1.1% 3.1% 2.3% -31% 0.4% 0.0% 103.9% $2,697 $2.73 100.0% $2,695 $2.73
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EXHIBITS RCLLU

REAL ESTATE ADVISORS

Exhibit |-2

Rent Adjustment Table for RCLCO Recommended Asking Average Rents by Unit Type
Competitive Market Area
March 2020

COMPARABLE COMMUNITY PERCENTAGE ADJUSTMENTS ADJUSTED
AVERAGE SR PR L B v A S 4 N P RS C a AVERAGE g
YEARLAST UNIT SIZE  ASKING UNT NEIGHBORHOOD PROXIMITY  UNIT ASKING
COMMUNITY YEARBUILT RENOVATED TYPE ({8F)  RENT SIZE(SF) SLOPE'  RENT FINISHES  AMENITIES  CHARACTER  TORETAIL TYPE RENT $ISF WEIGHT

RCLCO 38R 2020 7501 ;
9 al Aambra Place (Ahambra 2017 NA 38R 1398 S3735 %267 | 181 7% W07 5258 15% 25% 0.0% 5% 00%  00% 965% | 95 s249 | A11%
Calfornia Vilages (Pico Rivera) 1972 20 R 9% 237 §252 | 1581 70%  $3482 5220 00% 75% 5.0% 00% 05%  10% 1140% | 3870 250 11%
Corsica Apartment Homes (Pico. 1972 020 2R %8 2100 8225 | 1581 0% 812 S197 00% 5.0% 5.0% 0.0% 10%  10% 120% | $34% s 1.1%
Miro (Santa Fe Springs) 016 NA  3BR 1207 $3300 $274 | 1581 70%  $4017 5254 20% 3.0% 1.0% 25% 15%  00% 1100% | s44t9  sa79 | 111%
Catalina (Whitier) 2019 NA 28R 1035 $26M4  $254 | 1581 0%  $3606 8228 05% 1.0% 50% 50% 05%  10% 1030% | 714 s235 | 114%
The Golony at the Lakes (WeslC 2017 NA  2BR 1066 82532 27 | 1S3 0% 3387 214 15% 25% 15% 25% 10%  10% 1050% | 8355 8225 | 114%
via (Cerrtos) 2016 NA 28R 1176 $3504  $305 | 1581 0% S4ad8 %288 20% 15% 1.0% 100% 00%  O5% 950% | $4226  s2&7 | 111%
valon Certos (Geros) 2018 WA 2BR 1192 83138 263 | 1581 0% 4§38 %244 10% 15% 05% -10.0% 00%  10% 940% | $3E4 229 | 114%
Valenlia Acartments (La Habra] 2017 NA_ 3R 1260 S0 63 | 1S T0% 994 848 15% 35% 20% 5.0% 05%  00% 1115% | sese a6 | 1%

— L el e o R
1134 82967  $262 1,581 70% $3,768 $2.38 1.1% 3.1% 2.3% -31% 0.4% 06% 104.6% $3,.923 $2.48 1000% | $3028 s248

1
2
3
4
5
[
7
8
9

! Price slope refiects the incremental change in price for a change in size,
Note: Age adjusts rent by 0.5% per year, with a maximum adjustment of 15%

Source: Leasing agent interview; Property website; Axiomefrics; CoStar; RCLCO

Page 2of 2

|
Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Bivd U1-15209.00 | May 4, 2020 | 35



EXHIBITS RGI.BU
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Exhibit I-3

Linear Trend of Average Rent to Average Unit Size Relationship
Competitive Market Area

March 2020
$4,250
$4,000
$3,750
$3,500
| =0==Subject Site
|
| $3,250 —o—88 at Alhambra Place (Alhambra)
| ~o—California Villages (Pico Rivera)
£ '$3,000 =e=Corsica Apartment Homes (Pico Rivera)
4
b4 =&=Miro (Santa Fe Springs)
2 $2,750 =e=Catalina (Whitier)

The Colony at the Lakes (West Covina)
=== Aria (Cermitos)
==o-=Avalon Cerritos (Cerritos)

$2,250 =e—\/zlentia Apartments (La Habra)
=8=Shadow Market (SFD Homes for Rent)
$2,000 !
$1,750 ———t——
i .
$1,500 oo e
400 500 600 700 800 900 1000 1,900 1,200 1,300 1,400 1,500 1600 1,700 1,800 1,900 2,000

Unit Size (SF)

Source: Leasing agent interview; Property website; Axiometrics; CoStar; RCLCO
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EXHIBITS RGLCU

REAL ESTATE ADVISORS

Exhibit |-4

|
|
Summary of Comparable Apartment Communities by Unit Mix, Size, and Rents
Competitive Market Area

March 2020
TOTAL WTD.
MAP KEY AVG. SUBJECT SITE
Corsica The Colony at the Valentia
88 at Alhambra | California Villages |Apartment Homes| Miro (Santa Fe Lakes (West Avalon Cerritos | Apartments (La
COMMUNITY Place (Alhambra) |  (Pico Rivera) (Pico Rivera) Springs) Catalina (Whittier) Covina) Aria (Cerritos) {Ceritos) Habra) Subject Site
YEAR BUILT 2017 1972 1972 2016 2019 2017 2016 2018 2017
YEAR LAST RENOVATED N/A 2020 2020 N/A N/A N/A N/A N/A N/A
OCCUPANCY % 96% 93% 90% 95% 100% 96% 91% 92% 96%
MARKET RATE UNITS
Studio 101 B ) 61 14 13 276 2
Jr. 1BR ) 7 o - 32
1BR 85 74 75 67 11 190 79 52 170 904 122
1BR+ 16 24 s 4
i 2BR 70 57 66 78 50 199 4 43 150 754 3
2BR+ - o 47 47 h
3BR 3 6 15 24 4
Other 7 7
Total 260 212 14 151 174 450 197 132 335 2,052 255
UNIT MIX ) o ) B - B
Studio 39% 38% 3% 14% 7% 10% 13% 9%
Jr. 1BR - ) ) - e - 13%
1BR 33% 35% 53% 44% 64% 42% 40% 39% 51% 44% I 48%
1BR+ ) 7 ‘ ) 7 8% 18% 2%
2BR 21% 21% 47% 52% 29% 44% 21% 33% 45% 37% 29%
2BR+ , ) 24% o 2%
3BR 1% 4% 4% 1% 2%
Other 4% 0%
Total 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% I 100%
s | /
|
|
Page 10f 2
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EXHIBITS

RCLUU

REAL ESTATE ADVISORS

Exhibit 1-4

Summary of Comparable Apartment Communities by Unit Mix, Size, and Rents
Competitive Market Area

March 2020
TOTAL/ WTD.
MAP KEY AVG. SUBJECT SITE
Corsica The Colony at the Valentia
83 at Alhambra | Califomia Villages|Apartment Homes| Miro (Santa Fe Lakes (West Avalon Cerritos | Apartments (La

COMMUNITY Place (Athambra)|  (Pico Rivera) {Pico Rivera) Springs) Catalina (Whittier) Covina) Aria (Cermitos) {Ceritos) Habra) Subject Site
YEAR BUILT 2017 1972 1972 2016 2019 2017 2016 2018 2017
YEAR LAST RENOVATED N/A 2020 2020 N/A N/A N/A N/A N/A N/A
OCCUPANCY % 96% 93% 90% 95% 100% 96% 91% 92% 96%
AVERAGE SIZE (SF) )

Studio 575 489 660 742 621 705 597 544 |

Jr.1BR ) : ) ' ) ) 575

1BR 791 610 725 743 731 708 747 831 785 740 617

1BR+ ) 856 992 - 937

'2BR 1,109 925 938 1,008 1,035 1,066 1,140 1,192 1,137 1,066 988

2BR+ B - 1,176 o 1,176

3BR 1,398 1,207 1,269 1,270 1,581

Other 1,180 1,180
Total 800 648 825 898 834 871 931 ‘965 964 862 726
AVERAGE ASKING RENT ) ) ) - ‘

Studio $2,206 $1,530 $2,095 $2,214 $2,204 §2,257 $2,009 $1,890

Jr.1BR o~ ) ) ] 7 7 - $1,940

“1BR $2,643 $1,804 $1,915 $2,049 $2,192 $2,038 $2,543 $2,475 $2,216 $2,189 $2,015

1BR+ B - - . $2,691 $2,771 ) $2,739

2BR $3,252 $2,327 $2,109 $2,585 $2,634 $2,532 $3,356 $3,138 $2,810 $2,693 $2,695

2BR+ o $3,584 $3,584

‘3BR $3,735 $3,300 $3,340 $3,379 $3,925

Other $3,000 $3,000

Total $2,650 $1,840 $2,006 $2,376 $2,348 $2,280 $2,949 $2,724 $2,532 $2,409 $2,220

AVERAGE ASKING $/SF ‘ -

‘Studio $3.84 $3.13 $3.17 $2.98 $3.55 $3.20 $3.37 $3.47
| Jr 1BR o : - - o - B $3.37
t “1BR $3.34 $2.96 $2.64 $2.76 $3.00 $2.88 5341 $2.98 $2.82 $2.96 $3.27
' 1BR+ , , , e 53.15 $2.79 $292
[ 2BR $2.93 $2.52 $2.25 $2.57 $2.54 $2.37 $2.95 $2.63 $2.47 $2.53 $2.73
, 2BR+ o ‘ £3.05 o $3.05
| '3BR $2.67 $2.74 $2.63 $2.66 $2.48
i Other $2.54 $2.54
i Total $3.31 $2.84 $2.43 $2.65 $2.82 $2.62 $3.17 $2.82 $2.63 $2.80 $3.06
|
i Source: Leasing agent interview; Property website; Axiometrics; CoStar; RCLCO
|
|
1 Page 2 of 2
|
i
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RCLUU

REAL ESTATE ADVISORS

MAP KEY

PROPERTY NAME

YEAR BUILT
YEAR LAST RENOVATED
OCCUPANCY

Swimming Pool
‘Jacuzzi-Spa
BBQ-Grilling Area
-Lounge-Clubhouse
Outdoor Seating
Rooftop Deck/Amenity
Fitness Center .
‘Fitness and Exercise Studio
Fitness Classes
jBusiness Center
Media-Game Room
‘Controlled Access
Concierge Services
‘Bike Storage

Bike Repair

Pet Friendly

Dog Run/Relief Area
‘Pet Wash

Sports Courts
Playground

Packages

KEY

X Available in all units
S Available in select units

88 at Alhambra
Place {(Alhambra)

2017
N/A
96%

XXX XX

x>

None

> X

Locker

Exhibit -5

Unit,Features and Amenities at Comparable Apartment Communities

California Villages
(Pico Rivera)

1972
2020
93%

None
Rack

Room

3

Homes (Pico
Rivera)
1972
2020
90%

X XX

None

Delivered to Door

Corsica Apartment|

Competitive Market Area
March 2020
4 5
Miro (Santa Fe | ¢ -1ina (whitier
Springs)
2016 2019
N/A N/A
95% 100%
X X
X
X X
X X
X X
X
X
X X
None None
Rack N/A
X X
Locker N/A
Page 10f 3

Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Blvd

The Colony at the
Lakes (West
Covina)
2017
N/A
96%

=

= =X

None
Rack

x.
X

Locker

Aria (Cerritos)

2016
N/A
91%

>3 X XX

> X X

None

Locker

Avalon Cerritos
(Cerritos)

2018
N/A
92%

X

XX > X

X > X

None
Room

Locker

9 SUBJECT SITE
Valentia
Apartments (La Subject Site
Habra)
2017
N/A
96%
X X
X X
X X
X X
X X
X X
X X
X X
X X
X
X X
None None
Room Room
X
x X
X X
X
X
Locker Locker
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REAL ESTATE ADVISORS

March 2020
MAP KEY 1 2 3 4 5 6 7 8 9 SUBJECT SITE
e Corsica Apartment| . The Colony at the . Valentia
PROPERTY NAME 86 at Alhambra | Califomia Vilages | ™y o™ | Miro (SantaFe 1 ooovn whittier) | Lakes (West | Aria (Certtos) | AVAONCOMOS |y iments L | | Sublect Site
Place (Alhambra) |  (Pico Rivera) ) Springs) A (Ceritos)
Rivera) Covina) Habra)
YEAR BUILT 2017 1972 1972 2016 2019 2017 2018 2018 2017
YEAR LAST RENOVATED N/A 2020 2020 N/A N/A N/A NIA N/A N/A
OCCUPANCY 96% 93% 90% 95% 100% 96% 91% 92% 96%
Fully-Appointed Kitchen X X X X X X X X X X_
Appliance Type Stainless White Stainless Stainless Stainless Stainless Stainless Stainless Stainless Stainless
Appliance Utility Gas Electric Gas ~ Gas Gas Gas Gas Gas _Gas NA
Countertops Quartz Formica Quartz Granite Quartz Quartz Quartz Quartz Quartz Quartz
~ Washer/Dryer In Unit Fulsize | Communityhas | Communityhas | gy g Full Size Full Size Full Size Full Size Full Size Full Size

Moo o facilities facilities ) o o L . o o
Washer/Dryer Type Stacked Stacked Stacked Stacked Stacked Stacked Stacked Stacked

| Air Conditioning Central Central Central Central Central Central Central Central Central Central
Ceiling Fans X X X X
Living Area Flooring Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style STJSEV:%(; Hardwoad-Style
Kitchen Area Flooring Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwaod-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style | | Hardwood-Style
Bedroom Floaring ~ Capet | Carpet Hardwood-Style Carpet Hardwood-Style _ Carpet Hardwood-Style _ Carpet Carpet Hardwood-Style
‘Bathroom Flooring Hardwood-Style | Hardwood-Style | Hardwood-Style Tile Hardwood-Style | Hardwood-Style | Hardwood-Style | Hardwood-Style Tile Hardwood-Style
Wooden Cabinets-Doors X X X X X X X X X X
Walk-In Closets X S S X S s % X S S
Double Vanity A S — - S
Ceiling Height 9 Feet 9 Feet 9 Feet 9 Feet 9 Feet 9 Feet 9 Feet 9 Feet 9 Feet 9 Feet
Balcony Patio X X X X X X X X X X
USB Outlets X X X X X X X
Alarm System X .
Electronic Locks i X X
Smart Home Technology X X

Page 20of 3
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Exhibit I-5
Unit Features and Amenities at Comparable Apartment Communities
Competitive Market Area
March 2020
MAP KEY 1 2 3 4 5 6 T 8 9 SUBJECT SITE
- Corsica Apartment| .. The Colony at the . Valentia
PROPERTY NAME 58 at Alhambra Callfgmla y|||ages Homes (Pico NiD (Santa . Catalina (Whittier) |  Lakes (West Aria (Cerritos) AN Qerntos Apartments (La Subject Site
Place (Alhambra) |  {Pico Rivera) ) Springs) A (Cerritos)
Rivera) Covina) Habra)
YEAR BUILT 2017 1972 1972 2016 2019 2017 2016 2018 2017
. YEAR LAST RENOVATED N/A 2020 2020 " NA N/A N/A N/A N/A N/A
OCCUPANCY 96% 93% 90% 95% 100% 96% 91% 92% 96%

Extra On-site Storage

'Extra On-site Storage Fee (min) $40 $85 $75 $25 $35 $50
'Extra On-site Storage Fee (max) - o $300 $150 $75 o $150
-Pet Deposit $600 $500 $550 $500 $250 $500 $500 $500 $500 $500
Pet Fee (min) $25 $25 $50 $50 $50 $50 $50 $50 $35 $35
Pet Fee (max) $50 $50 $65 $50 $50 $50 $50 $50 $50 $50

Parking Type Garage Garage GaragefCarport/d | Garage/Carport N/A Wrap Garage Garage Garage/Carport Garage
- R noovered .
iStudio/1BR Included Spaces 1 1 1 2 N/A 1 1 1 1 1
2BR Included Spaces 1 2 1 2 N/A 1 2 2 1 2
3BR Included Spaces 2
Additional Parking Space Fee 75 70 155 75 N/A 75 100 100 100 100
Source: Leasing agent interview, Property website; Axiometrics; CoStar; RCLCO
l
Page 3of 3 i
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REAL ESTATE ADVISORS

Exhibit 1-6

Map of Comparable Apartment Communities
Competitive Market Area

| March 2020
| \
| b
| Homrueant - YEAR YEARLAST MARKET  OCC. AVERAGE  AVERAGE  AVERAGE
| N Ao = ’ COMM NANE BUILT RENOVATED RATEUNITS RATE  SIZE (SF) ASKING RENT ASKING $/SF
| Lo ey Baldwin Park 23
L s, @ Momerey Park El Monte W West mer 1188 at Alhambra Place (Alhambra) 2017 N/A 260 96% 800 $2,650 $3.31
Angeles <& Southie] <D “I8 Califoria Villages (Pico Rivera) 1972 2020 212 93% 648 $1,840 $2.84
f @ @ o I Corsica Apartment Homes (Pico Rivera) 1972 2020 14 90% 825 $2,006 $2.43
East L ) " .
R dhslon Moo (o &) Shet C88 viro (Santa Fe Springs) 2016 N/A 151 95% 898 $2,376 $2.65
= o, I Catalina (Whittier) 2019 N/A 174 100% 834 $2,348 $2.82
Huntington v eI o {18 The Colony at the Lakes (West Covina) 2017 NIA 450 96% 871 $2,280 $2.62
Park © Whittier i rA| Aria (Cerritos) 2016 N/A 197 N% 931 $2,949 $3.17
LSl % L (I8 Avalon Cenritos (Cemitos) 2018 NiA 132 92% 965 $2,724 $2.82
@ Bty ‘-""":?os""‘“ e ¢8| Valentia Apartments (La Habra) 335 96% 964 $2,532 $2.63
Lytwood t & Habra AVERAGE e ) = $2,40¢ $2.60
brook oy La Mirada ° Hra.
T @ Worwalk o SUBJECT SITE
P Pacamount - =
D i v &
£ w Buena Park Fullerton
Lakewood ganiol (D]
o 2 Anaheimr !

Source: Leasing agent interview; Property website; Axiomefrics; CoStar; RCLCO
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Community Profile - 88 at Alhambra Place (Alhambra)

Exhibit I-7A

Competitive Market Area

‘ March 2020
| [PRET ==
BB at Alhambra Place {Alhambra)
88 S Garfield Ave
Alhambra, CA91801
YEAR BULLT 2017
'YEAR LAST RENOVATED NA
CLASS NiA
STORIES 4
TOTAL UNITS 260
VACANT UNITS 10
(OCCUPANCY 96%
LEASE-UP PACE
IMANAGEMENT Shea Properties
UNIT SIZE EFFECTIVE RENT
AVG. $ISF
)
Studio 101 % 575 - 575 575 52205 - $2,206 $2,206 $3.84 0.0% $2,206 - $2,206 $2,206 $3.84
Jr.1BR Q 0% N/A - N/A NA MA - NIA N/A N/A NiA - NA NA N/A
1BR 86 3% 738 - 897 791 $2.480 - $2,823 $2,643 $334 0.0% $2,480 - $2,823 $2,643 $334
1BR+ 0 0% NiA - NIA NA NA - NIA NIA NIA CNA - NA NA NA -
28R 70 % 1,029 - 1,202 1,109 $3,106 - $3,500 $3,252 $293 0.0% $3,106 - $3,500 $3,252 $293 !
28R+ 0 0% NA - NIA_ NiA N/A - NIA A NA NI - N SN NA_ .
‘38R 3 1% 1,398 - 1,398 1,398 $2,735 - §3,735 $3,735 $267 0.0% $3,735 - $2,735 $3,735 $267
Othar l _(_)fi N/A - NIA N/A N/A - N7A N/A NA N/A - NIA N/A NA
TOTAUAVG, 260 100% 575 - 1,398 800 $2.208 - §3.735 $2,650 $331 0.0% $2206 - $3.735 $2,650 33
Swimmina Pool X Fullv-Aoointed Kitchen X .Extra On-site Storace X PatkinaTvoe . __ Carpge
Hlactzzi-Spa X Appliance Type Stanless Extra On-site Storage Fee (min) $40 Studia/1BR Included Spaces ) |
| BBQ-Grilling Area X Appliance Ulility Gas. Extra On-site Storage Fee (max) . 2BR Included Spaces 1
‘Lounge-Clubhouse X Countertops Quartz Pet Deposit 3600 3BR Included Spaces -
Outdoor Seating R X WasherDryer In Unit Full Sze Pet Fee {min) $25 Additional Parking Space Fee 75
.Rooftop Deck/Amenity Washer/Dryer Type Stecked Pat Fes (max) 50
Finess Cenler X Air Conditioning Central N
“Fitness and Exercise Studio Ceiling Fans X
Fitness Classes . Living Area Flooring Hardwood-Style
+Business Genter X Kitchen Area Flooring Hardwood-Style
Media-Game Room X Bedroom Flooring _ Campet
Controlled Access X Bathroom Flooring Hardwood-Style
Concierte Services None Wooden Cabinets-Doors., X
Bike Storage Walkn Closets X
Bike Repair . Double Vanity e
iPel Frisndiv X Ceiling Heiaht 9 Feat
DNon RunMelief Aran X Ralronv Patin X
PetWash X USB Qutlsts S
Soorts Courts Alarm Svstem X
Playground Electronic Locks
Packages Locker 8mart Home Technology X

Image Source: Property Website

Source: Leasing agent interview; Property website; Axiometrics; CoStar; RCLCO

Optimus Properties, LLC | Strategic Market Analysis | Proposed Muitifamily Development | 8825 Washington Blvd

X Available in all units
8 Avaiable in select units
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EXHIBITS

Exhibit I-7B
Community Profile - California Villages (Pico Rivera)
Competitive Market Area
March 2020
[marReEY i
California Viflages {Pico Rivera)
9050 Carmon Dr
Pico Rivera, CA 90660
YEAR BUILT 1972
YEAR LAST RENOVATED 2020
CLASS NA
STORIES 3
TOTAL UNITS 212
(VACANT UNITS 16
OCCUPANCY 9%
LEASE-UP PACE
MANAGEMENT CORDARY‘ INC
UNIT SIZE ASKING RENT
Stisdio 81 4% 489 - 489 489 $1,520 - $1539 $1,530 013 0.0% $1,520 - $1530 $1,530 $313
Jr.1BR Q 0% N/A - N/A N/A _ NA- NA N/A N/A R N/A - N/A N/A NA
18R 74 5% 489 - 758 610 E $1,520 - $2,051 $1,804 $2.96 0.0% $1,520 - $2,051 $1,804 5296
1BR+ [4) % N/A - NiA NA N/A - NIA NiA WA NA - NiA NA NA
280 57 2% 925 - 925 925 $2327 - 52,327 $2,327 $252 0.0% $2,327 - $2327 $2,327 $252
2BR+ ' 0% NIA - NIA NA NIA - NIA NA NA NA - NIA NA A
3BR a 0% NIA - N/A N/A N/A < N/A NA N/A N/A - NA N/A NA
Other 0% N/A - WA NiA N/A - WA NA N/A N/A - N/A NIA A
TOTAL/AVG. 212 100% 489 - 925 648 $1,520 - 2327 $1,840 §284 0.0% §1,520 - $2,327 $1.840 $284 -
Swimmmna Pool X Fullv-Annointed Kitchen * Extra On-site Storate Parkina Tyoe . . Garaps
Jacuzzi-Spa Appliance Type Wity Extra On-site Storage Fee (min) 'Studio/1BR Included Spaces St |
BBQ-Griling Area _ Appliance Utlity Electric Extra On-site Storage Fee (max) 2BR Included Spaces 2
Lounge-Clubhouse X Countertops Farmea Pot Depoait 4500 *3BR Includad Spaces
Qutdoor Sealing X Washer/Dryar In Unit Community has Pet Fea (min) 525 Additional Parking Space Fee 70
fagilfties
Rooftop DechiAmanty WasherDiyer Type Pet Fea (max] 50
FimessCenter X Air Conditioning Central _
Fitness and Exercise Studio Ceilina Fans X
Fitness Classes Living Area Fleoring Hardwood-Style
Business Center X Kilchsn Area Flooring Hardwood-Style
Media-Game Room X Bedroom Flooring __Campet
Controlled Access X Bathroom Flooring Hardwood-Style
Concierge Services _None Wooden Cabinets-Doors X
Bike Slorage Rack ‘Walkn Closals §
Bike Repair Double Vanity =
Pet Friendy X Ceifina Heiaht 9 Feet
Noct Run/Reliaf Aran Ralenny Pafio X
Pet Wash 'USB Qutlets
Sports Courts Alam Svstem
Playground X Electronic Locks /
Packagas Room Smart Home Technalogy of
X Available in all units
s Available in sslect units

Image Source: Property Website
Source: Leasing agent inferview; Property website; Axiometrics; CoStar; RCLCO
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REAL ESTATE ADVISORS

Exhibit I-7C
|
| " . i .
Community Profile - Corsica Apartment Homes (Pico Rivera)
Competitive Market Area
March 2020
[MaP KeY n
Corsica Apartment Homes {Pico Rivera)
9128 Burka St
Pico Rivera, CA 90660
YEAR BUILT 1972
YEAR LAST RENOVATED 2020
| CLASS NiA
STORIES 3
TOTAL UNITS 141
| VACANT UNITS 14
OCCUPANCY 90%
LEASE-UP PAGE ~
MANAGEMENT FPI Management
o 0% NA - NIA N/A NA - NA NA NA NA - NA i Mg
0 0% NA - NiA NIA NiA - NiA NIA NA_ _ NA- NA_ NIA_ NA
7% §3% 725 -725 725 §1915 - $12915 $1915 $284 o0% $1,915 - $1915 $1915 $2.64
[ 0% NA - NJA N/A N/A - N/A NiA NA NiA - N/A NiA N/A
66 47% 925 - 975 938 $1930 - $2,626 $2,109 $2.25 0o% $1,030 7 $2626 $2,10¢ $225
0 0% NA - A NiA_ NA - NA WA WA
0 0% NIA - N/A A NiA NI NA A
0 0% N/A - NFA N/A N/A - N/A NA NA
TOTAL/AVG. 4 100% 725 - 975 825 0.0% $1.915 - $2626 $2,006 $243
m:_
Swimmina Pool X Fullv-Anointed lechsn Exira On-site Storace . Parkina Tvoe . GaraqelCamoﬂIUncuvsrsd
| JacuzziSpa X Appliance Type Shamlsss Extra On-site Storage Fee (min) Studio/1BR Included Spaoss
| BBQ-Griling Area _ X Appliance Utility Gas Extra On-site Storage Fee {max) |2BR Included Spaces |
i Lounge-Clubhouse Cauntsriops Quartz Pet Deposit $550 3BR Included Spaces B
Quldoor Seating X Washer/Dryer In Unit Community has Pet Fee (min) $50 Additional Parking Space Fes 155
facilies
' Rooftop Deck/Amenity Washar/Drver Typa Pet Fee (max) $65
Fitness Center  _ X _Air Conditioning Central
Fitness and Exsrcise Studio Ceilna Fans X
Fitness Classes Living Area Flooring Hardwood-Style
‘Business Center "Kitchen Area Floaring Hardwood-Style
Media-Game Room_ Bedroom Flooring _ _Hardwood-Styls
Controlied Access x Bathroom Flooring Hardwood-Style
Concierae Services Wana Wooden Cabinets-Doars X
.Bike Storage Walkdn Ciosets 8
Bike Repair Double Vanity R
iPet Friendly X Ceilina Height 9 Feet
DNon Run/Raliaf Aran X Ralenny Patin X
Pet Wash U8B Qutlets
_Soorts Courts Alamm Svstem
iPlayground X Electronic Locks
Packages Delivered to  Smart Home Technology
Door

Available in all units
Availeble in select units

Image Source: Property Website
Source: Leasing agent inferview; Property websile; Axiometrics; CoStar; RCLCO
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EXHIBITS

Exhibit 17D

Community Profile - Miro (Santa Fe Springs)
Competitive Market Area

March 2020
[MAPKEY || |
Mira (Santa Fa Springs)
12257 Heritage Springs Dr
Santa Fa Springs, CA 90670
YEAR BUILT 2016
YEAR LAST RENOVATED NiA
CLASS NiA
STORIES 3
TOTAL UNITS 151
[VACANT UNITS 7
OCCUPANCY 95%
LEASE-UP PACE
m" AGEMENT gﬂance Residential
ompany
UNIT SIZE ASKING RENT
AVG. $ISF
Studio 0 0% N/A = NIA NIA N/A - N/A NiA Lt NiA TN NA NiA
Jr. 1BR 0 0% NiA - NA NA NA - A NIA NA B NIA - NA NA NiA
1ER 67 44% 690 - 767 743 $2,016 - $2,096 $2,049 $276 0.0% $2,016 - $2,096 $2,049 $2.76
1BR+ 0 0% NIA - NiA NiA NA - NIA NIA NiA . CNA- NA N N
2BR 78 2% 907 - 1,160 1,008 $2,391 - $2,952 _$2585 $257 0.0% $2391 - $2952 $2,585 $257
2BR+ 0 0% NA - NIA NIA NA - NIA CNA NA =l NiA - NIA NIA NIA
3BR 6 % 1188 - 1244 1,207 $3,236 - $3429 $3,300 $274 0.0% $3,236 - 53,429 $3,300 $2.74
Other 0 0% NiA - NA NA N/A - N/A NIA N/A NiA - N/A NIA NIA
TOTALIAVG. 151 100% 690 - 1,244 838 $2,016 - $3,429 2376 $265 0.0% $2016 - $3429 $2376 $265
NI FEES PARRIHG
Swimmina Pool X Fully-Aopainted Kitchen X Extra On-site Storage Parkina Tvoe Garage/Carport
-Jacuzz-Spa X Appliance Type Stainless Extra On-site Storaga Fee (min} Studio/1BR Included Spaces 2
BBQ-Grillng Area X Appliance Uity Cas Extra On-sita Storage Fea (max) 2BR Included Spaces 2
Loungs-Clubhouse X Counlartaps Granite Pel Deposit $500 3BR Included Spaces
Qutdoor Seafing X Washer/Drver In Unit Full Size Pet Fee {min} $50 Additional Parking Space Fee 75
Rooftop Deck/Amenity WasherDryer Typa Biacked Pel Fee (max) $50
Fitness Cenbar X Air Conditioning Central
Fitness and Exercise Studic {Cetima Fans X
Fitness Classes Living Area Flocring Hardwood-Styla
Business Center Kitchen Area Floormg Hardwood-Styla
Media-Game Room  Badroom Flooring Carpst
Controllad Access x Bathroom Floorina Tite
Concieroe Setvices . None Wooden Cabinets-Doors X
Bike Storage Rack Walk-In Closets X
Bike Repair Double Vanity
Pet Frisndiv X Ceilina Hsiaht 9 Feet
Non RinRelinf Area Raleany Paficy X
Pst Wash USE Qutlets X
Sports Couris Alarm Svstem
Playground "Electronic Locks
Packages Locker Smart Home Tachnology

Image Source: Property Website

X Availeble in all units

] Available in select units

Source: L easing agent interview; Property website; Axiometrics; CoStar; RCLCO
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Exhibit 1-7E ~

Community Profile - Catalina (Whittier)

Competitive Market Area
March 2020
[wap KEY “
Catalina (Whittler)
14338 Whittier Bivd
Whittier, GA 90605
'YEAR BUILT 2019
'YEAR LAST RENOVATED N/A
CLASS NIA
! STORIES 3
i TOTAL UNITS 17
i [VACANT UNITS 0
1‘ OCCUPANCY 100%
LEASE-UP PACE
MANAGEMENT 0

EFFECTIVE RENT
‘Studio i % 660 - 660 860 $2,005 52,095 $2,005 $3.17 % $2,095 7 $2,095 $2,095 3.7
Jr.1BR L] 0% NA - NiA NiA N/A - NIA N/A NiA NIA - NiA NA NA
1BR m 64% 719 2 758 731 $1,900 - $2,350 $2,192 $3.00 biw $1,900 - $2,350 $2,192 $3.00
1BR+ 0 0% NIA - NIA NIA NA - NA NIA NIA NIA - NIA NA NiA
"2BR 50 2 975 - 1,100 1,035 $2,300 - $2,995 $2,634 $254 0.0% $2,300 - $2,995 $2,634 $2.54
2BR+ 0 0% NIA - NIA N/A NiA - NA N/A NiA NA - NA NiA NiA
3BR 0 0% NIA - NA NiA NA - HIR NIA NA NA & NA NI NIA
Other ! 7 4% 1,180 - 1,180 1,180 $3,000 - $3,000 $3,000 $2.54 0.0% $3,000 - $3,000 $3,000 $2.54
TOTALIAVG. 174 100% 660 - 1,180 2] $1,900 - $3,000 $2,348 $282 0.0% $1,900 - $3,000 $2,348 $2.82
Swimmina Pool X Fullv-Appointad Kitchan X Extra On-site Storaae HiA Parkina Tvpe WA
«JacuzziSpa Appliance Type Stainless :Extra On-sita Storage Fea (min) Studiof1BR Included Spaces LY
BBQ-Giillng Area X Appliance Utiity Gas__ Extra On-site Storage Fes (max) 2BR Included Speces. WA
Launge-Clubhouse X Countertops Quariz ‘Pet Deposit $250 ‘38R Included Spaces
_Outdoor Sealing X WasherDryer In Unil Full Sze Pet Fee (min) 550 Additional Parking Space Fee N/A
Rooftop Deck/Amenity WasherDryer Type Stacked Pst Fee (max) 850
Fitness Centar Air Conditioning Cantral
:Filness and Exercisa Studio Ceilina Fans
Fitness Classes Living Area Flooting Hardwood-Style
| Business Cenler X Kitchen Area Flooring Hardwood-Style
| Media-Game Room Bedroom Fleering Hardwood-Style
Controlled Access X Bathroom Flocrng Hardwood-Styla
Concierae Services None Wooden Cabinets-Doors X
Bike Storage WA Walk-In Closels 5
_Bike Repar _ Double Vanily
Pet Friandhy X Ceilina Heiaht 9 Feet
Nnn RunReliaf Araa Raleony Pafin X
"Pet Wash USB Outlsts X
Sports Courts Marm Svstem -
Playground Elactronic Locks X HEY
Packages N/A SmartHome Technology

bptimus Properties, LLC | Strategic Market-Analysis | Proposed Multifamily Development | 8825 Washington Blvd

Image Source: Property Website

Source: Leasing agent interview; Property website; Axiometrics; CoStar; RCLCO

Availabla in all units
Avaiiable in select units
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EXHIBITS

Exhibit {-7F

Community Profile - The Colony at the Lakes (West Covina)
Competitive Market Area

March 2020
MAP KEY n
The Colony at the Lakes (West Covina)
301 8 Glendora Ave
West Covina, CA 91790
YEAR BUILT 2017
YEAR LAST RENOVATED NA
CLASS N/A
STORIES 5
TOTAL UNITS 450
VACANT UNITS 17
OCCUPANCY 86%
LEASE-UP PACE
MANAGEMENT Legacy Partners
Studio 61 14% 42 - 142 742 2,176 - 52,251 $2214 $2.98 83% $1,995 - 82,063 $2,029 271
Jr.1BR 0 0% N/A - NA NA N/A - N/A NA NiA R NA - NA NiA NA
18R 190 42% 675 - 713 708 $1,999 - $2,084 $2,038 $2.88 83% §1.832 - $1.892 $1,868 5264
1BR+ 0 % NS - NA NA NA « NIA NiIA NiA o NiA - N _NA NIA
28R 199 4% 1,049 - 1,165 1,086 $2,463 - $2,923 $2,532 $2.37 83% $2,249 - $2679 $2321 $2.18
2BR+ 0 0% N/A - NAA _NA N/A - NIA NA NiA NA - NIA NiA NIA
3BR 0 % N/A - NIA NiA NA - NIA N/A NiA NA - N N/A NiA
Other 0 0% N/A - N/A N/A NA - WA NIA N/A N/A - NA NA WA
TOTALIAVG. 450 100% 875 - 1,165 87 $1,999 - $2923 §2,280 $262 8.3% $1,832 - 52,679 §2,090 $2.40
E
Swimmina Pool X Fullv-Appointed Kitshen X Extra On-site Storage X Parkina Tvoe . _ . . Wirap
Jacuzzi-Spa Applianca Type Stainless Extra On-sita Storage Fee {min) $85 Studio/tBR Included Spaces 1
BBQ-Griling Area X _Appliance Utility Gas Exira On-site Storaga Fes (max) $300_ _2BR Included Spaces 1
Lounge-Clubhouss X ‘Countertops Quartz Pet Daposit $500 3BR Included Spaces
Qutdocr Seating X Washer/Dryer [n Unit Full Size Pal Fee (min) $50 Additional Parking Space Fee 75
Rooftop Deck/Amenity Washet/Dryer Typa Stacked Pet Fee (max) $50
Fitness Cenler X Air Conditioning Central
Fitnese and Exercise Studio X Ceilina Fang
Filmess Classes X Living Area Flooring Hardwood-Styla
Business Center Kitchen Area Flooring Hardwood-Styla
Media-Game Ream Badroom Flooring Campet
Controlled Access X Bathroom Flooring Hardwood-Stvle
.Concierae Services Nang Wooden Cabinets-Doors X
Bike Storage Rack Walk-In Closets s
Bike Revair Double Vanity
Pat Friendy X Ceiling Heiaht 9 Feet
Do Run/Relinf Area Raleonv Patic X
Pet Wash USE Outiels
Sports Courts_ X Alarm Svystem
Playground X Electronic Locks
Packages Locker SmartHoma Technology

X Available in all units
8 Available in select units

Image Source: Property Website
Source: Leasing agent interview; Property website; Axiometrics; CoStar; RCLCO
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REAL ESTATE ADVISORS

Exhibit I-7G

Community Profile - Aria (Cerritos)
Competitive Market Area

March 2020
[wAP REY “
Aria (Cermitos)
12611 Artesia Bivd
~|  Caritos, CA90703
YEAR BUILT 2016
YEAR LAST RENOVATED NA
CLASS NA
STORIES 4
TOTAL UNITS 197
VACANT UNITS 19
(OCCUPANCY %
LEASE-UP PACE
MANAGEMENT The Piceme Group

INIT SIZE ASKING RENT EFFECTIVE RENT
Vi
‘Studio 14 ™ 578 - 707 621 $2,059 - $2,259 $2,204 $3.55 00% $2,059 © $2259 $2,204 $3.55
Jr. 1BR 0 0% N/A - NiA NiA NiA - NIA N/A A CONA- NIA NiA NA
1BR 79 40% 673 - 771 “7 $2441 - $2,836 $2,543 $341 0.0% $2,441 - $2836 $2,543 $3.41
ABR+ 1% 8% 770 - 080 856 $2491 - 52,818 2,691 $3.15 00% $2491 - $2818 $2,691 $3.15
2BR 41 21% 893 - 1,298 1,140 $3,150 - $3,638 $3,366 $2.95 i $3,150 - $3,638 $3,356 $2.95
2BR+ 47 24% 1,170 - 1,308 1176 $3,522 - $3,668 $3,584 4305 o0 $3522 - $3,668 $3,584 $3.05
‘3BR 0 0% N/A - NIA NiA N/A - NIA NA NiA NA - NA N/A NiA
Other i 0% NIA - NIA NIA NiA - NIA NA N/A NA - NA N/A N/A
TOTAUAVG. 197 100% 578 - 1,308 931 $2,059 - $3,668 §2,949 8-3.17 0.0% $2,059 - $3,668 $2,949 $.17
UNTEEATURES
| Swimmina Pool X Fullv-Aopointed Kitchen X _Extra On-site Storace = X Parkina Tvoe = Garage
| JacuzziSpa X Agpliance Type Staintess “Extra On-site Storage Fea {min) $75 Studio{BR Included Spaces 1

BBQ-Grillng Area X Appliance Utility _Gas Extra On-5ite Storage Fee (max} $150 2BR Included Spaces 2
Loungs-Clubhouse X Countartops Quarlz 'Pet Daposit $500 3BR Included Spaces

Outdoor Seating X WasherDryer In Unit_ _Full Size Pet Fee {min} $50 Additional Parking Space Fee 100
Rooftop Deck/Amenity WasherDiver Type Stacked ‘Pet Fee (max) $50

Fitness Centor . X Alr Conditioning Centrat

Filness and Exercise Studio X Ceilina Fans

. Filness Classes X Living Area Flooring Hardwood-Slyle

Business Center "Kitchen Area Flooring Hardwood -Style

Media-Game Room _ Bedroom Flooring Hardwood-Style

‘Controlied Access X Balhroom Flooring Hardwood-Stvle

Concleras Services _None ‘Wooden Cabinets-Doors X

Bike Storage Walk-In Closets X

Bike Revair . Double Vanitv_ S

Pet Friendiv X Ceiling Heiaht 9Feet

Naa RanfReliaf Ara Ralnony Pafin X

Pet Wash X USB Qulists X

Sports Courts Alarm Svslem

Playground Elsctronic Locks KEY

Packages Locker SmartHome Technoloay
X Available in all units
8 Availabla in select units

i Image Source: Property Website
Source: Leasing agent interview; Property website; Axiometrics; CoStar: RCLCO
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Exhibit I-7TH
Community Profile - Avalon Cerritos (Cerritos)
Competitive Market Area
March 2020
[MAPKEY “
Avalon Carrltos {Cerritos)
12651 Artesia Blivd
Caritos, CA 90703
YEAR BUILT 2018
YEAR LAST RENOVATED NiA
CLASS NA
STORIES §
TOTAL UNITS 132
VACANT UNITS 1"
(OCCUPANCY 92%
LEASE-UP PACE
MANAGEMENT AvalinBay Communities
UNIT SIZE
Studio 13 10% B15 - 775 705 52,005 © $2,430 $2,267 $3.20 0% $2,095 © 52420 $2,267 $3.20
Jr. 18R 0 0% NIA - NIA NIA NA - NiA NiA NIA _NA- NA WA NA
| 1BR 52 39% 772 - 985 831 $2,255 - $2,699 $2,475 $2.98 0.0% $2,256 - $2,699 $2,475 $2.98
i / 1BR+ 24 18% 942 - 1,092 992 $2,424 - $3,035 $2,771 $279 0.0% $2,424 - $3,035 $2,771 $2.79
| 28R 43 33% 1115 - 1272 1192 $2,785 - $3425 $3,138 $263 0.0% $2,786 - $3425 $3,138 $263
‘ 2BR+ 0 0% NIA - NiA NiA NIA - NIA WA NA_ NA - NiA WA NIA
3BR 0 0% NIA - NiA NA NIA - NiA NiA NA NiA - MK NiA NiA
} Other 0 0% N/A - NIA N/A N/A - N/A N/A N/A NA - NIA N/A NIA
| TOTALIAVG. 132 100% 615 - 1,272 965 $2,095 - $3,425 §2,724 $2.82 0.0% $2,095 - $3425 §2,724 $282
UNIT FEATURES
Swimmina Pool X Fullv-Appointed Kitshen X Extra On-site Storage X Parkina Type Gatage
Jacuzzi-Spa X *Appliance Type Stainless Extra On-site Storage Fea (min) $25 *Studio/BR Included Spaces it
BBQGriling Area X Appliance Utlity Gag Extra On-site Storage Fee (max} $75 28R Included Spaces 2
'Lounge-Clubhouse X Countertops. Quarz Pot Deposit $500 3BR Included Spaces
Cutdoor Sealing X Washer/Dryer In Unit Full Sze Pet Fea (min} $50 Addilional Parking Space Fes 100
Rooftop DackiAmenity Washer/Dryer Type Stacked Pet Fea (max) $50
Fitness Center X Air Conditioning Central
Fitness and Exercise Studio X Ceilina Fans
Fitness Classes X Living Area Fleoring Hardwood-Style
| Business Center Kitchen Area Flooring Hardwood-Styls
Media-Game Room X Bedroom Flooring Carpst
Conbalied Access X Bathroom Floonna Hardwood-Stvle
| Concierae Servi None Wooden Cabinets-Doars X
i *Bike Storage Room Walk-In Ciosets X
| Bike Repair i Double Vanity .
i Pet Friendly X Cailina Heiaht 9 Fest
| Nna RinRelief A Balonny Pafin X
'PetWash USB Outlets X
l Soorts Courts Alarm Svstem
I Playground Electronic Locks
Packages Locker $Smart Hame Technology

Available in select units

| Image Source: Property Website
Source: Leasing agent inferview; Property website; Axiometrics; CoStar; RCLCO
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Exhibit I-7
Community Profile - Valentia Apartments (La Habra)
Competitive Market Area
March 2020

[WAP KEY “

Valentia Apartments (Le Habra)

951 S Beach Bivd
LaHabra, CA90631

YEAR BUILT 2017

YEAR LAST RENOVATED NA

CLASS N/A

STORIES 4

TOTAL UNITS 335

[VACANT UNITS 15

OCGUPANCY %%

LEASE-UP PACE

MANAGEMENT Fairfield Residential

EFFECTIVE RENT
AV, $ISF

Studio ] 0% NiA - NA A NIA - WA NA s A Z N WA pin
Jr.1BR 0 0% A - NA NiA NIA - NA NIA WA N/A - NIA _NA NA
1BR 170 51% 742 - 883 785 $2,089 - $2,560 $2.216 $2.82 0% $2,089 - $2,560 $2.215. 5282
ABR+ 0 0% NIA - NIA NIA N/A - NIA NA CNA WA - NA NA _NA
2BR 150 45% 1,022 - 1214 1,137 $2,624 - $3,365 $2,810 $2.47 0.0% '$2624 - $3, 365 $2810 $247
2BR+ 0 0% NiA - NiA NiA N/A - NIA NA  NA NA - NA NiA CNA
3BR 15 4% 1,269 - 1,269 1,269 $3,307 - $3,372 $3,140 $263 0.0%: $3,307 - $3372 $3340 $263
Other 0 0% NiA - NiA NA N/A - NIA N/A NIA N/A - N/A NIA NiA
TOTAUAVG. 335 100% 742 - 1,269 964 $2,089 - $3972 $2,532 $263 0 $2,089 - $3,372 $2,532 $263
Swimmina Pool X Fulv-Aogointed Km:hen _Extra On-site Storage Perkina Tvpe GamqelCarpur(
JacuzziSpa X Appliance Type Stamless Exira On-site Storage Fee {min) 335 Shudio1BR Included Spaces

_BBQ-Grilling Area X Appliance Utlity Gas Extra On-site Storage Feo {max) 2BR !ncluded Spaces 1
tLoungs-Clubhouse X Countertops Quartz Pet Deposit $500 3BR Included Spacas

Outdoor Seating X WasherDryer In Unit Full Size Pel Fee (min) $35 Additional Parking Space Fee 100

. Rooftop Deck/Amenity ‘WasherDryer Type Stacked ‘Fst Fee {max) $50

Fitness Center . X Air Condiioning Central

:Fitness and Exercise Studio X Ceiling Fans

Fitness Classes X Living Area Flooring Hardwaad-

. - - Style/Carpet

Business Center X Kitchen Area Flooring Hardwood-Slyle

Media-Game Room _ _Badroom Flooring Carpet

Controlled Access X Bathroom Flocring Tile

Conciorae Services Nons Wooden Cabinets-Doors X

Bike Storage Room Walk-In Closets 8§

Bike Repair Double Vanity -

Pet Friendly X Ceiling Heicht 9 Feet

DNoa RunReliaf Ama X Ralrnny Patin X

Pet Wash 1USB Outlets X

_Sports Courts Alarm Svstem

Playground X Electronic Locks

Packages Locker Smart Homa Technology

Available in all units
Available in select units

Image Source: Property Website
Source: Leasing agent interview; Property website; Axiometrics; CoStar; RCLCO
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Il. APARTMENT MARKET TRENDS
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EXHIBITS

RCLLU

REAL ESTATE ADVISORS

Exhibit I1-1

Submarket-Market Overview
Pico Rivera and Gateway Cities

PR o EastLos RS M W e BT G D GATEWAY CITIES
CRE Yot - 4 = - ‘b - ﬂ\g,ﬂl
W J ron Elvd G - e B e P J i l— o
gt A0 S by / =" CURRENT CHARACTERISTICS (2020 YTD)
’j é‘?;’ i } . ~_ Properties 26 1,225
W Stasson Aegd T AT RN, R . (Vi ; N e T i
\% % Hany = Eiranl W =1 . e i 11’?151 517’7735
o 3 i I et Avg. Effective Rent $1,454 $1,706
m e e TR e, PR (O N | G G i Vacancy 3.2% 4.2%
; W Canwiry Bled '[5 E Do : o ‘\k . ]
. L (T i, <\ ﬁ"\., ST 1 SHORT-TERM TRENDS (2015-2019)
| NS e i Sugunda Bivd : e > valk 1 f@es Avg Rent Growth 52% 4.5%
: - e : ' e P ' o E Rty Avg. Vacancy 31% 3.7%
anne Ay Catypton - My e - i | : .
ey k i e e A Yo Avg. Net Absorption 1 285
. — —§ g : = o = g N i 1: _ﬁ_;__ﬁ Fullerton | Avg. Completions 0 339
- o | : : : - . 1 ; | ‘.1;. ‘ r i I -
ch :‘.’ | SIEER B NG A e DI g" sﬂ_*ll road | | | : % -‘Z{ 1 = LONG-TERM TRENDS (2005-2019)
3 R A . R 5 : u-wm-"—*-}’m-mnh- o Anaheim  “3uq Rent Growth 2.6% 2.6%
£ ti ‘.‘=’ NF -~ / . - Ir_' Ba R r weaian \ :-'a-uis“I ‘Avg. Vacancy 3.8% 3.8%
el 1= EA ] o hednaes g B S ¥ Avg. Net Absorption 2 157
A, T e 2 § f . | ng Avg. Completions 0 148
n"’»..,u-"‘ .f' E (ST bl \ ‘%Gard
3 — edcdedi s 2 ) I Westminster 3 WAl st
Shri, g — | ’ Bl ke Z!' e I“_Mé.o.inla‘?na_
e 2 Sd e W ke @_E ! RS o

Pico Rivera
Gateway Cities

Subject Site

Note: Includes market-rate properties with 20 units or more,
Note: 2020 YTD data is through March 2020.
Source: CoStar Group, inc.; RCLCO
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EXHIBITS RGLCU

REAL ESTATE ADVISORS

Exhibit [I-2

| Apartment Inventory
Pico Rivera and Gateway Cities

2005-2020
59,000 2.6%
o S~ 26%
58,000 ~
\\____----------,______
e 26%
57,000
26%
pr:
56,000 =
26% o
5
< 5
2 55000 2 3 2 g 25% %
25% g
54,000 =
Y]
=
g
oz 2.5%
g
(S | LA E— w2
53,000 5 2 4 - g
o ~ ~ o, Ll
g . & S 3 s B = 3 25%
& 3 L
52,000 L
2.5%
|
| 51,000 = 2.4%

2005 2006 2007 2008 2008 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 YTD

mmmm All Other Gateway Cities s Pico Rivera === Pjco Rivera Capture of Gateway Cities

Note: Includes market-rate properties with 20 units or more.
Note: 2020 YTD dala is through March 2020.
Source: CoStar Group, Inc.; RCLCO
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REAL ESTATE ADVISORS

Exhibit [I-3A
Completions, Absorption, Vacancy, and Rent Growth
Pico Rivera
2005-2020
20 10.0%
| 15 8.0%
6.0%
10
4.0%
5
g
20% 2
-
., -\ | R -l
= 2005 2006 2007 20 2011 2012 2013 QOE 2015 2016 2 2018 20 2020 YTD . é
P 0.0% %
5 L,
-2.0%
|
-10
4.0%
15 £0%
20 -8.0%

mmm Change in Inventory ~ mmm Net Absorption  ——Vacancy — =—Effective Rent Growth

Note: Includes market-rate properties with 20 units or more.
Note: 2020 YTD data is through March 2020.
Source: CaStar Group, inc.; RCLCO

!
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EXHIBITS RCLLU

REAL ESTATE ADVISORS

Exhibit II-3B :
Completions, Absorption, Vacancy, and Rent Growth
Gateway Cities
2005-2020
800 8.0%
0,
600 6.0%
. 4.0%
400 g !
2.0% _
=
200 3 - §
o 2
= 0.0% g
[ ®
° c i
2005 2006 20 20 2010 201 2012 2013 2014 2015 2016 2017 2018 2019 2020 YTD 2 0% Es
=&.\J/0
-200 = —
4.0%
400 ; : -6.0%
600 8.0%

== Change in Inventory = Net Absorption ~ ——Vacancy = =—=Effective Rent Growth
Nofe: Includes market-rate properties with 20 units or more.

Note: 2020 YTD data is through March 2020).
Source: CoStar Group, Inc.;-RCLCO
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REAL ESTATE ADVISORS

Exhibit [l-4A

Occupancy and Rent Growth
Pico Rivera and Gateway Cities
| 2005-2020

| 98.0% 10.0%

97.5%

8.0%
97.0% -~ 6.0%
96.5% — 4.0%
- P
L
- 96.0% 20% =
& ®
8 g
95.5% 00% =
95.0% 2.0%
94.5% 4.0% .
94.0% -6.0%
93.5% — -8.0%

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 YTD

m=== Qccupancy - Pico Rivera === Occupancy - Gateway Cities - = Effective Refit Growth - Pico Rivera -= = Effective Rent Growth - Gateway Cities

| Note: Includes market-rate properties with 20 units or more.
| Nofe: 2020 YTD data is through March 2020.
Source: CoStar Group, Inc.; RCLCO
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EXHIBITS RGLBU

REAL ESTATE ADVISORS

Exhibit 1I-4B

Nominal Rent Trends
Pico Rivera and Gateway Cities

2005-2020
$1.800 - : 10.0%
~
$1,600 8.0%
$1,400 6.0%
$1,200 4.0%
$1,000 20% »
- =
| $800 00% =
|
|
$600 -2.0%
$400 4.0%
$200 -6.0%
$0 ] = =3 -8.0%

2005 2006 2007 2008 2009 2010 201 2012 2013 2014 2015 2016 2017 2018 2019 2020 YTD
s Effective Rent - Pico Rivera mmmm Effective Rent - Gateway Cities Effective Rent Growth - Pico Rivera - - Effective Rent Growth - Gateway Cities
Note: Includes market-rate properties with 20 units or more.

Note; 2020 YTD data is through March 2020.
Source: CoStar Group, Inc.; RCLCO
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lll. RENTER DEMAND AND SEGMENTATION
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EXHIBITS

RCLUU

REAL ESTATE ADVISORS

Exhibit ll-1

Capture Analysis by Unit Type

Gateway Cities
2019-2024
DISTRIBUTION OF DEMAND BY UNIT TYPE * DEMAND BY UNIT TYPE
ANNUAL e e L T Tow

HOUSEHOLD MULTIFAMILY

INCOME RANGE RENT RANGE RENTER DEMAND STUDIO 1BR 2BR 3BR TOTAL STUDIO

UNDER $50,000 UNDER $1,460 5,229 19% 50% 50% 0% 0% 100% 2,615 2,615 0 0 5,229
Single $50,000 - $74,999 $1,460-52,190 1,596 6% 35% 65% 0% 0% 100% 559 1,087 © 0 0 1,586
Single $75,000 - $99,999 $2,190-$2,920 543 2% 25% 70% 5% 0% 100% 136 380 27 0 543
Single $100,000 - $149,999 $2,920-$4,380 286 1% 20% 75% 5% 0% 100% 57 215 14 0 286
Single $150,000AND OVER  $4,380 AND OVER 231 1% 15% 0% 15% 0% 100% 35 162 35 0 231
Couple UNDER $50,000 UNDER $1,460 1,586 6% 25% 75% 0% 0% 100% 396 1,189 0 0 1,586
Couple $50,000 - $74,999 $1,460-$2,190 803 3% 15% 70% 15% 0% 100% 120 562 120 0 803
Couple 75,000 - $99,999 $2,190-$2,920 651 2% 10% 75% 15% 0% 100% 65 488 98 0 651
Couple 100,000 - $149,999 $2,920-$4,380 749 3% 0% 80% 20% 0% 100% 0 599 150 0 749
Couple $150,000 AND OVER  $4,380 AND OVER 262 1% 0% 65% 35% 0% 100% 0 17 92 0 262
Roommates  UNDER $50,000 UNDER $1,460 2,404 9% 15% 60% 25% 0% 100% 361 1,442 601 0 2,404
Roommates  $50,000 - $74,999 $1,460-52,190 992 4% 5% 60% 35% 0% 100% 50 585 347 0 992
Roommates  $75,000 - $99,999 $2,190-$2,920 738 3% 0% 35% 65% 0% 100% 0 258 480 0 738
Roommates  $100,000 - $149,999 $2,920-$4,380 812 % 0% 10% 80% 10% 100% 0 81 650 81 812
Roommates ~ $150,000 ANDOVER  $4,380 AND OVER 328 1% 0% 0% 80% 20% 100% 0 0 262 66 328
Family UNDER $50,000 UNDER $1,460 6,428 23% 0% 60% 40% 0% 100% 0 3,857 2,57 0 6,428
Family $50,000 - 74,999 $1,460-$2,190 2,213 8% 0% 40% 60% 0% 100% 0 885 1,328 0 2,213
Faily $75,000 - $99,999 $2,190-$2,920 1,035 4% 0% 25% 65% 10% 100% 0 259 673 103 1,035
Family $100,000 - $149,999 $2,920-$4,380 749 % 0% 10% 65% 25% 100% 0 75 487 187 749
Family $150,000 ANDOVER  $4,380 AND OVER 278 1% 0% 0% 70% 30% 100% 0 0 195 84 278
ALL UNDER $50,000 UNDER $1,460 15,647 56% 22% 58% 20% 0% 100% 3,372 9,103 3172 0 15,647
ALL $50,000 - $74,999 $1,460-$2,190 5,604 20% 13% 55% 32% 0% 100% 729 3,080 1,795 0 5,604
ALL $75,000 - $99,999 $2,190-$2,920 2,968 1% 7% 47% 43% 3% 100% 201 1,386 1,278 103 2,968
ALL $100,000 - $149,999 $2,920-$4,380 2,596 9% 2% 3% 50% 10% 100% 57 970 1,301 269 2,59
ALL $150,000 ANDOVER  $4,380 AND OVER 1,099 2% 3% 30% 53% 14% 100% 35 332 583 149 1,099
ALL ALL ALL 21914 100% 16% 53% 29% 2% 100% 4,393 14,871 8,130 521 27914

—~
Page 10f 2
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EXHIBITS RGLGU

REAL ESTATE ADVISORS

Exhibit l1I-1
J
Capture Analysis by Unit Type
Gateway Cities
2019-2024
| o
‘ DEMAND QUALIFIED BY PROJECTED RENTS BY UNIT TYPE DEMAND BY UNIT TYPE

HOUSEHOLD

TYPE INCOME RANGE RENT RANGE STUDIO 1BR 3BR TOTAL STUDIO TOTAL
[AVAILABLE DEMAND BY UNIT TYPE — = = ' _

ALL UNDER $50,000 UNDER $1,460 22% 58% 20% 0% 100% 3,372 9,103 3,172 0 16,647

ALL $50,000 - 74,999 $1,460-52,190 13% 55% 32% 0% 100% 729 3,080 1,795 0 5,604

ALL $75,000 - $99,999 $2,190-$2,920 % 4% 43% 3% 100% 201 1,386 1,278 103 2,968

ALL $100,000 - $149,999 $2,920-54,380 2% 7% 50% 10% 100% 57 970 1,301 269 2,59

ALL $150,000 AND OVER  $4,380 AND OVER 3% 30% 53% 14% 100% 35 332 583 149 1,099

ALL AT ALL 6% 53% 2% 2% 100% 1353 4871 8,130 — 521 27914
'AVAILABL'E DEMAND BASED ON RCLCO ACHIEVABLE RENTS ® vy i = it
RCLCO ACHIEVABLE RENT * $1,791

ALL UNDER $50,000 UNDER $1,460 0% 0% 0% 0% 0 0 0 0 0

ALL $50,000 - $74,999 $1,460-62,190 61% 55% 0% 0% 445 1,684 0 0 2,129

ALL $75,000 - $99,999 $2,190-52,920 100% 100% 59% 0% 201 1,386 757 0 2,343

ALL $100,000 - $149,999 $2,920-84,380 100% 100% 100% 52% 57 970 1,301 139 2,467

ALL $150,000AND OVER  $4,380 AND OVER 100% 100% 100% 100% 3 332 583 149 1,099

ALL ALL ALL 737 4,372 2,641 288 8,038
[SUBJECT SITE ABSORPTION POTENTIAL = i L ] i I
Submarket Capture'(%) ° 6.0% 6.0% 6.0% 6.0%

Subject Site Capture (%) ©

50.0% 35.0% 35.0% 50.0%
Other Demand (% of Total) /

25,0% 25.0% 25.0% 25.0%

Total Capture 4.0% 2.8% 2.8% 4.0%

Total Annual Absorption 29 122 74 12 237
Total Monthly Absorption 2.5 10.2 6.2 1.0 19.8
Distribution 12.4% 51.6% 31.1% 4.9% 100.0%
Units 40 138 73 4 255
Unit Mix 15.7% 54.1% 28.6% 1.6% 100.0%
Months to Reach Stabilized Occupancy (35%) 15.5 129 11.3 4.0

/
¥ Refer to thé detailed demand analysis on Exhibit I11-3.

? Distributes households to unit types based on preferences from ACS PUMS data, adjusted by RCLCO to reflect qualitative input regarding unit type preferences by household type and income.
® Efiminates demand for households that cannot afford rents at the subject property.

* Assumes concessions of 4 weeks free rent during lease-up.

% Submarket capture based on Pico Rivera's share of Gateway Cities' historical and projected renter household growth,

% Subject site capture based on site's penetration of existing and future supply at or above the recommended price points in the Gateway Cities.

7 Other demand includes households that do not meet the screening criteria in the demand analysis, as well as the opportunity for the subject property to induce demand from other sources.

Source: Esri; American Community Survey PUMS; RCLCO
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Exhibit lll-2

Annual Multifamily Renter Demand by Age and Income
Gateway Cities
2019-2024

AGE

INCOME UNDER 25 35.54 __TOTAL
3,441 7.319 3,489 1,065 334 15,647
UNDER $50,000
12% 26% 12% 4% 1% 56%
867 3,650 856 244 A3 5,604
$50,000 - $74,999 A
3% 13% 3% 1% 0% 20%
379 1,666 830 84 10 | 2,068
$75,000 - $99,999
1% 6% 3% 0% 0%
325 ' 1,458 732 68 13
$100,000 - $149,999
1% 5% 3% 0% 0%
126 548 372 45 8
$150,000 AND OVER
‘ 0% 2% 1% 0% 0%
| 5138 | 14639 69 | 156 | 383
TTOTAL . i ' ’ :
’ 18% | 52% 22% 5% 1%
[
1

Source: Esri; American Community Survey PUMS; RCLCO
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Exhibit lll-3

Annual Multifamily Rental Demand
Gateway Cities
2019-2024

DEMAND FROM EXISTING RENTERS DEMAND FROM NEW HOUSEHOLDS TOTAL ANNUAL DEMAND
ANNUAL

AFFORDABLE DEMAND FROM RENTER ANNUAL
RENTASA%  MONTHLY RENT TOTAL HHS? INTURNOVER® EXISTING HHS DEMAND FROM RENTER CHOOSE MULTIFAMILY RENTALS
AGE AND INCOME OF INCOME e r s e . # % - IN TURNOVER NET NEW HHS RENTERS' NEW HHS DEMAND POOL

|
| :
I UNDER $35,000 35% UNDER $1,020

{UNGER 28 o e Cowan 8415 1375 m g0 519
45% 96% 7847 42% 3,264 1.042 96% | 4269 63% 2678
$35,000 - $49,999 35% - 35% $1,020 - $1,460 29712 17% 93% 2761 7% 1,034 361 93% 354 1,387 55% [
$50,000 - $74,999 35% - 35% $1,460 - $2,190 3,482 20% 92% 3,194 3% 1,058 448 92% 409 1,467 59% 867
$75,000 - $99,999 35% - 35% $2,190 - $2,.920 1573 9% 85% 1,330 39% 517 201 85% 170 687 55% 379
$100,000 - $149,999 35% - 35% $2,920 - 34,380 1,088 6% 75% 816 4% 361 139 5% 105 485 70% 325
$150,000 AND OVER 35% $4,380 AND OVER 515 3% 64% 328 55% 182 66 84% 42 224 56% 126
534 = ] oA [ awr 1483
UNDER $35,000 35% UNDER$1,020 95% 28% 7.536 1,897 95% 9,343 54% 5,062
$35,000 - 349,999 35% - 35% $1,020 - $1,460 13877 86% 30% 3577 932 86% 4377 52% 2,257
$50,000 - $74,999 35% - 35% $1,450 - $2,190 21,408 83% 30% 5341 1,437 83% 6,530 56% 3,650
$75,000 - $99,999 35% - 35% $2,190- 52,920 14723 69% 29% 2939 989 69% 3619 46% 1,666
$100,000 - $149,999 35% - 35% $2,920 - $4,380 16,064 51% 30% 2,481 1,079 51% 3,037 48% 1,458
$150,000 AND OVER 5% $4,380 AND OVER 8,885 3% 30% 203 597 34% 1,060 52% 548

7] oy 9,53 e iz
UNDER $35,000 -+ 35% UNDER$1,020 87% 14% 3,608 T3 87% 4248 42%
$35,000 - $49,999 35% - 35% $1,020 - $1,460 82% 12% 1,589 43 82% 1928 43%
$50,000 - $74,999 35% - 35% $1,460 - $2,190 66% 12% 1,468 470 66% 1,778 IN%
$75,000 - $99,99% 35% - 35% $2,190-$2,920 56% 11% 1,010 429 56% 1,252 44%
$100,000 - $142,999 35% - 35% $2,920 - $4,380 38% 14% 1211 591 B% 1373 36%
$150,000 AND OVER 35% $4,380 AND OVER 22% 19% 649 404 22% 703 34%

g = = = am B = < 1
UNDER $35,000 35% UNDER $1,020 79% % 1637 79% (156) 1,481 44% 651
$35,000 - $49,999 35% - 35% $1,020 - $1,460 65% 7% 651 65% (73) 578 39% 225
$50,000 - $74,999 35% - 35% $1,460-$2,190 56% 5% 623 56% (107) 516 37% 193
$75,000 - $99,999 35% - 35% $2,190-$2,920 4% 10% 806 4% (65) 741 37% 27
$100,000 - $149,999 35% - 35% 92,920 - $4,380 3% 10% 728 3% {60) 633 38% 237
$150,000 AND OVER 35% $4,380 AND OVER 21,167 17% 15% 13% 429 15% 2n 33 35% 133

56 Fi S S S s
UNDER $35,000 35% UNDER $1,020 66% 12% 2108 66% {256) BS54
$35,000 - $49,999 35% - 35% $1,020 - $1,460 53% 10% 620 53% (93) "
$50,000 - $74,939 35% - 35% $1,460 - 52,190 39% B% "7 39% (130) 244
$75,000 - $99,999 35% - 35% $2,190 - $2,920 16,522 5% 7% 300 25% {61) 240 35% 84
$100,000 - $149,99¢ 35% - 36% $2,920 - 34,380 18,969 17% 9% 291 17% {47) 43 2% €8
$150,000 AND OVER 35% $4,380 AND OVER 15,599 12% 10% 182 12% {26) 155 29% 45

3 5 faz09 = A1 8594 @ 2 =
UNDER $35,000 35% UNDER $1,020 51,102 48% 9% 20094 {3,319 48% (1.683) 511 53% 303
$35,000 - $49,999 35% - 35% $1,020 - 51,460 20,593 30% 8% 470 {1,339) 30% {403} 67 46% 3
§$50,000 - $74,999 35% - 35% $1.460-$2,190 23,565 19% 6% 263 {1,531) 19% {296} (33) 39% {13)
$75,000 - $99,999 35% - 35% $2,190-$2,920 13,796 13% 8% 143 (896} 1 13% (121) 22 43% 10
$100,000 - $149,999 35% - 35% $2,920-34,380 13,155 1% 9% 135 135 (854) 1% (98) 38 35% 13
$150,000 AND OVER 35% $4,380 AND OVER 10,098 8% 10% I 77 (656) 8% (50) 27 3% 8
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EXHIBITS RCLBU

REAL ESTATE ADVISORS

Exhibit lll-3

Annual Multifamily Rental Demand
Gateway Cities
2019-2024

DEMAND FROM EXISTING RENTERS DEMAND FROM NEW HOUSEHOLDS TOTAL ANNUAL DEMAND
ANNUAL
AFFORDABLE DEMAND FROM RENTER ANNUAL
RENTASA%  MONTHLY RENT TOTAL HHS? RENTERS® IN TURNOVER * EXISTING HHS DEMAND FROM RENTER CHOOSE MULTIFAMILY RENTALS
AGE AND INCOME OF INCOME RANGE' —_— % [l INTURNOVER  NETNEWHHS  RENTERS' NEW HHS DEMAND POOL

SUMMARS L T JE— = =

UNDER 25 17,765 3% 92% 16,277 39% 6,415 6,415 2,275 92% 2,085 8,500 60% 5138
25-34 103,205 17% 76% 77,962 29% 22778 22,733 6,930 76% 5,235 27,967 52% 14,639
3544 120,457 20% 60% 72,848 13% 9,535 9.442 3,041 60% 1,839 11,282 40% 4,561
45-54 124,026 20% 47% 58,841 8% 4874 4,816 (1,026} 47% (487) 4,330 40% 1,718
§5-64 112,397 18% % 41,843 10% 4218 4218 (1,651} 37% (614) 3,604 2% 1,506
5+ 132,309 2% 30% 39,254 B% 3,182 3,182 18,594] 30% 12,550] 632 56% 353

TOTAL 810,158 100% 0% 307,025 1% 51,003 50,807 976 5,508 56,314 50% 27914
UNDER $35,000 35% UNDER $1,020 166,669 27% 2% 120,114 17% 20,248 20,248 (232) 1,455 21,703 52% 11,331
$35,000 - $49,999 35% - 35% $1,020- 51,460 79,443 13% 62% 49,482 16% 7.940 7,940 99 924 8,864 49% 4316
$50,000 - $74,859 35% - 35% $1,460-$2,190 113,004 19% 53% §9,510 16% 9.471 9,471 296 1,378 10,846 52% 5,604
$75,000 - $99,999 35% - 35% $2,190-$2,920 82,665 14% 42% 34,873 16% 5115 5715 322 847 6,562 45% 2,968
$100,000 - $149,999 35% - 35% $2,920- $4,380 96,009 16% 31% 29,833 17% 5,208 5111 483 678 §,789 45% 2,5%
$150,000 AND QVER 35% $4,380 AND OVER 72,279 12% 17% 12,612 19% 2421 2,322 7 228 2,550 43% 1,099
TOTAL 610,159 100% 50% 307,025 1% 51,003 50,807 476 5,508 56,314 50% 27914

' RCLGO determined propensity to spend on renl at various income levels. This was used to calculate the affordable monthly rent range for each income range
2Caleulated using Esri Age by Income dala

3 Calculated using PUMS American Community Survey for Primary Market Area
* Applies PUMS American Community Survey data for Primary Market Area to anniral net new households within the Primary Market Area. Where negative net new households are expected, applies PUMS American Community Survey data for % renter and % in tumover to the negative net new households

Source: Esri; American Community Survey PUMS; RCLCO

Page2af 2

Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Blvd U1-15209.00 | May 4, 2020 | 64



EXHIBITS RCLGU

REAL ESTATE ADVISORS

IV. ECONOMIC & DEMOGRAPHIC TRENDS

Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Bivd U1-15209.00 | May 4, 2020 | 65



EXHIBITS RGLUU

REAL ESTATE ADVISORS

Exhibit V-1

Historical and Forecasted Non-Agricultural Employment, Households, and Population
Los Angeles-Long Beach-Glendale, CA MD

1990-2024
(in Thousands)
EMPLOYMENT HOUSEHOLDS POPULATION
TOTAL (IN ANNUAL PERCENT TOTAL (IN ANNUAL PERCENT TOTAL (N ANNUAL PERCENT
000'S) CHANGE CHANGE 000'S) CHANGE CHANGE 000'S) CHANGE CHANGE JOBS/HH HH SIZE
1990 4192 = - 2,982 - - 8,878 - = 14 298
1991 4,046 146 -3.5% 3,006 24 0.8% 8,048 70 0.8% 13 298
1992 3,866 -180° 4.4% 3,039 3 1.1% 9,055 107 1.2% 13 298
1993 3,765 102 2.6% 3,046 6 0.2% 9,100 45 0.5% 1.2 299
1994 3,753 -12 -0.3% 3,081 6 0.2% 9,007 4 00% 12 298
1995 3,798 46 1.2% 3,085 4 0.1% 9,089 8 0.1% 12 297
1996 3,844 46 1.2% 3,065 9 0.3% 9,127 38 04% 13 298
1997 3923 79 2.1% 3,080 15 0.5% 79,207 79 0.9% 1.3 299
1998 4,012 89 2.3% 3,104 24 0.8% 9,314 107 1.2% 13 3.00
1999 4,067 55 1.4% 3,133 29 0.9% 9,437 124 1.3% 1.3 3.01
2000 4,136 69 7% 3,147 14 0.4% 9,538 101 1.1% 13 3.03
2001 4,145 9 0.2% 3168 21 0.7% 9,626 88 0.9% 13 3.04
2002 4,105 40 A.0% 3,202 34 1.1% 9,706 80 0.8% 13 3.03
2003 4,074 -32 -0.8% 3,228 25 0.8% 9,767 61 0.6% 13 303
2004 4,098 24 0.6% 3,284 16 0.5% 9793 2% 0.3% 13 302
2005 4,141 43 1.1% 3,259 15 0.5% 9,786 7 0.1% 13 300
2006 4,217 76 1.8% 3253 6 £0.2% 9738 43 0.5% 13 29
2007 4,254 ¥ 0.9% 3,255 2 0.1% 9,700 -38 0.4% 13 298
- 2008 4,213 A1 -1.0% 3,267 12 0.4% 9,735 35 04% 13 298
2009 3,981 232 -5.5% 3,262 4 0.1% 9,787 52 0.5% 12 3.00
2010 3,926 -57 1.4% 3,247 -18 0.5% 9,822 kol 04% 12 303
2011 3,948 23 0.6% 3.217 3 0.9% 9,877 54 0.6% 1.2 3.01
2012 4,038 90 2.3% 3316 39 1.2% 9,938 82 0.6% 12 3.00
2013 4,116 78 1.9% 3,351 35 1.1% 9,998 60 0.6% 1.2 298
2014 4,192 76 1.9% 3,382 31 0.9% 10,048 50 0.5% 12 297
12015 4,285 93 2.2% 3,398 16 0.5% 10,097 49 0.5% 1.3 297
2016 4,395 110 26% 3415 18 0.5% 10,121 2 0.2% 13 296
2017 4,449 54 1.2% 3,421 6 0.2% 10,119 -2 0.0% 13 2.96
2018 4512 63 1.4% 3,434 13 0.4% 10,106 13 0.1% 13 294
2019 (e) 4,565 53 1.2% 3,460 26 0.8% 10,107 1 0.0% 13 2.9
2020 (f) 4,619 54 1.2% 3,493 33 0.9% 10,121 14 0.1% 13 290
2021 (f) 4,617 - 0.0% 3,519 2 0.7% 10,140 19 0.2% 1.3 288
2022 (f) 4,650 3 0.7% 3,549 30 0.9% 10,167 27 0.3% 13 286
‘2023 (f) 4,674 4 0.5% 3,579 30 0.9% 10,199 33 0.3% 13 285
2024 () 4,692 18 04% 3607 28 0.8% 10,233 34 0.3% 13 284

Note: (f) denotes forecasted figure.; () denofes estimated figure,
Source: Moody's Analytics; RCLCO
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EXHIBITS RGI.BU

REAL ESTATE ADVISORS

Historical and Forecasted Non-Agricultural Employment
Los Angeles-Long Beach-Glendale, CA MD
1990-2030 .
i (in Thousands)

{ Exhibit [V-2

I

i

|

Total

5,000
4,750
4,500

4,250

Employment (000s)

4,000

3,750

3,500
D N N D P N S SSHD P FPFA DDV DD 08 8RR R R R R R A R R
@q@,&%@@P‘@,&%@@@q’@q’@(@,@m@“@@q@(‘?,Q(&Q@\r@\®\r‘?\r&\r&\(\9\q§\(»Q\'Sb@@?\@\@,\@b\@\@3\6@\@\@)\@\@\
I D R U R P
= Historical == == Moody's - Pre-Covid Projection @ @ \oody's - Post-COVID Projection == == California Department of Transportation Projection

Note: {f) denotes forecasted figure.; (e) denotes estimated figure.
Source: Moody's - Post-COVID; California Department of Transportation; Moody's Analyfics; RCLCO
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EXHIBITS RCI.BU

REAL ESTATE ADVISORS

Exhibit IV-2
Historical and Forecasted Non-Agricultural Employment
Los Angeles-Long Beach-Glendale, CAMD

1990-2030
{in Thousands)

Growth
150

100

50

Employment Growth (000s)
&

-100

-150

-200

-250

| = Historical Moody's - Pre-Covid Projection Moody's - Post-COVID Projection California Department of Transportation Projection == Historical Avg.

Nofe: (f) denotes forecasted figure.,; (e} denotes estimated figure,
Saurce: Moady's - Post-COVID; California Department of Transportation; Moody's Analytics; RCLCO
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EXHIBITS RGLBU

REAL ESTATE ADVISORS

Exhibit IV-2

Historical and Forecasted Non-Agricultural Employment
Los Angeles-Long Beach-Glendale, CA MD

1990-2030
{in Thousands)
Growth Rate
3.0%
2.0%

I |

i
o I T T

$ H A S S D H o &
Y becssoosbdosss

-1.0% . LN -

-20% — ——

Employment Growth Rate

-3.0% - |-

-4.0%

5.0%

-6.0% —_

| s Historical ESSSW Moody's - Pre-Covid Projection E===9 Moody's - Post-COVID Projection &uss3 California Department of Transportation Projection == Hjstorical Avg.

Note: {f) denotes forecasted figure.; (e) denotes estimated figure. -
Source: Moody's - Post:COVID; California Department of Transportation; Moody's Analytics; RCLCO
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EXHIBITS RGLBU

REAL ESTATE ADVISORS

Exhibit IV-3

Historical Non-Agricultural Employment by Industry
Los Angeles-Long Beach-Glendale, CA MD

1990-2019 (e)
{in Thousands)
900
800 -
| 700 =
800 = . - . = emmmTrade, Transp. & Utilities
, V Ny em=mEdu. & Health Services

) V— . \ - e===Prof. & Business Services
S 500 = ‘== Government
é e eisure & Hospitality
2= -~
35 )
S 400 =2 o — asss|\anufacturing
u ===Financial Activities
3 L —
kS Information

300 ) wsOther Services

\ ? - es===Construction
200 — o - \-— - — e SIS N atural Resources
100 N —— -
0 -
N
LI FSEFLLFLTITIT T FTF 0 e

Note: {e) denotes estimated figure.
Source: Moody's Analytics; RCLCO
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EXHIBITS RGLCU

REAL ESTATE ADVISORS

I Exhibit IV-4A

Comparison of Key Demographic Charactefistics
Pico Rivera, Santa Fe Springs, Montebello, Norwalk, Whittier, Downey, Gateway Cities, and Los Angeles County

2000-2024
Tenure (2019) % of Household Incomes Above $50,000 (2019)
10/
84.1% 62.8% ) — B2 .
e 50.7% 520%
54.6%
" Rent
u Own
PicoRivera SantaFe  Montebello  Norwalk Whittier Downey Gateway  Los Angeles Pico Rivera  Santa Fe Montebello Norwalk Whittier Downey  Gateway Cities Los Angeles
Springs Cities County Springs County
Average Household Size {(2019) Annual Household Growth Rate
&
3.82 3.94 L
|
| 330 332 335 348
| 3.05 3.05
= L. " o v £ . §2§
o & 8§ =38 =8 LS E s8& =38 °
£S5 So° 393 gSs < 52° .
e W =lm m. “mm m Bm
o o
5
Q
Pico Rivera Santa Fe Montebello Norwalk Whittier Downey Gateway Cites  Los Angeles
— S Springs County
Pico Rivera ~ Santa Fe Montebello Norwalk Whittier Downey  Gateway Cities Los Angeles
Springs County 2000-2010 =2010-2019 w2019-2024

| Source; Esri; RCLCO
[

|
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EXHIBITS RGLCU

REAL ESTATE ADVISORS

Exhibit [V-4B

Comparative Socioeconomic Characteristics
Pico Rivera, Santa Fe Springs, Montebello, Norwalk, Whittier, Downey, Gateway Cities, and Los Angeles County
2000-2024

LOS ANGELES
PICO RIVERA SANTA FE SPRINGS MONTEBELLO NORWALK WHITTIER DOWNEY GATEWAY CITIES COUNTY
BoRUCATON ' = I LI1=" - T
2000 63,388 17,578 62,080 103,206 83,188 107,683 2,046,329 9,619,135
2010 62,942 16,223 62,500 105,549 85,331 111,772 2,082,923 9,818,605
2019 64,021 17,945 64,413 108,528 87,690 116,173 2,126,055 10,255,222
2024 64,499 18,189 65,226 109,663 88,755 117,749 2,151,873 10,464,764
Growth Rate (2000-2010) -0.1% -0.8% 0.1% 0.2% 0.3% 0.4% 0.1% 0.3%
Growth Rate (2010-2019) 0.2% 1.1% 0.3% 0.3% 0.3% 0.4% 0.3% 0.5%
Growth Rata (2019-2024) 0.1% 0.3% 0.3% 0.2% 0.2% 0.3% 0.2% 0.4%
| Per Capita Income {2019) $20,679 $23,575 $22,057 $20,454 $33,081 $26,720 $23,416 $32,163
2000 16,455 4,890 18,795 28,859 28,232 34,056 592,243 3,133,720
2010 16,566 4,747 198,012 27,130 28,273 33,938 597,471 3,241,204
2019 16,775 5,442 19,430 27,527 28,710 34,692 610,160 3,362,815
2024 16,843 5,498 18,580 27,653 28,922 34,059 615,068 3,424,453
Growth Rata (2000-2010) 0.1% -0.3% 0.1% 0.1% 0.0% 0.0% 0.1% 0.3%
Growth Rate (2010-2018) 0.1% 1.5% 0.2% 0.2% 0.2% 0.2% 0.2% 0.4%
Growth Rate (2019-2024) 0.1% 0.2% 02% 01% 0.1% 0.2% 0.2% 0.4%
Average Housshold Size {2019) 382 3.30 3.32 394 3.05 3.35 3.48 3.05
Average Housshold Income (2019) $78,886 $78,203 $73,238 $80,534 $101,114 $89,432 $81,493 $97,857
THOUSEHGTHS AGE IS THIECTION (2615) ' = B B
Under 35 14.6% 14.2% 16.9% 16.8% 16.9% 200% 19.8% 19.5%
35-54 39.0% 35.4% 38.4% 41.1% 38.9% 41.3% T 401% 38.8%
Over 55 45.4% 50.4% 44.6% 21% 4.2% 38.7% 401% 41.7%
HO SV ISTH N o) ol A ™ el Sk
Undsr 350,000 35.9% 37.2% 45.8% 33.6% 30.7% 31.8% 40.3% 38.0%
$50,000-$99,999 38.2% 33.4% 30.6% 38.5% 30.4% 37.6% 321% 28.7%
27.9% 29.4% 24.0% 27.9% 38.8% 30.6% 27.8% 33.3%
29.6% 36.1% 52.5% 34.3% 41.7% 48.2% 49.1% 52.1%
Renter Propensity (2010) 30.9% 39.0% 53.9% 34.8% 42.7% 49.5% 49.6% 52.3%
Renter Propensity (2019} 32.8% 37.8% 55.4% 36.5% 43.6% 51.3% 51.3% 54.2%
Renter Propensity (2024) 32.2% 37.0% 54.6% 359% 43.1% 50.8% 50.8% 54.0%
Renter Propensity of Growih (2000-2010) 227.9% 815% 172.8% 95.6% 722.0% -333.3% 1047% / 9%
Renter Propensity of Growth (2010-2019) 181.8% 28.1% 123.0% 149.4% 102.5% 132.7% 128.6% 103.6%
Renter Propensity of Growth (2019-2024) -129.4% -28.1% -46.0% -91.3% -27.4% -22.5% -8.4% 40.9%
| Renter Growth Rate (2000-2010) 0.5% 0.5% 0.4% 0.3% 0.2% 0.2% 0.2% 0.3%
Renter Growth Rate (2010-2019) 0.8% 1.1% 05% 0.7% 0.4% 0.6% 0.6% 0.8%
Renter Growth Rate (2019-2024) 0.3% 0.2% 0.1% 0.2% 0.1% 0.1% 0.0% 0.3%

NOTE: Primary Market Area Is defined in Map.
Source: Esri; RCLCO
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EXHIBITS RGLBU

REAL ESTATE ADVISORS

Exhibit 1V-5A

Household Distribution by Age
Pico Rivera, Santa Fe Springs, Montebello, Norwalk, Whittier, Downey, Gateway Cities, and Los Angeles County

2019
100.0%
|
L 90.0% — -
80.0%
i
70.0% 4 - 17.9% f i
18.7%
19.4% ' | i
19.4%
60.0% —— m75+
© 8574
5564
50.0% —— I x - = 208% ———1 I
' v 2% 19.7% 4554
18.9% J 20.0%
20.2% ; m 3544
40.0% —— 19.1% : ] -- RS — M54
m<25
30.0% e e ———— e o
‘ 20.0% L I
|
10.0% ——
0.0% : v — - -
Pico Rivera Santa Fe Springs Montebello Norwalk Whittier Downey Gateway Cities Los Angeles County

Source: Esri; RCLCO

Optimus Properties, LLC | Strategic Market Analysis | Proposed Multifamily Development | 8825 Washington Blvd U1-15209.00 | May 4, 2020 | 73



EXHIBITS RCLBD

REAL ESTATE ADVISORS

Exhibit IV-58
Household Distribution by Income
Pico Rivera, Santa Fe Springs, Montebello, Norwalk, Whittier, Downey, Gateway Cities, and Los Angeles County
2019

100.0%

90.0%
14.4% -
80.0% 19.0% 203% - 18.2% i 15.7% I
17.0%
. 15.8%
700% —— 11.9% 204% . L
(i
16.0% 14.5% 16.7% D = $200,000+
60.0% — 16.8% 122% n $150,000-$1 99,999
18.6% 13.9% « $100,000-$149,999
$75,000-$99,999
0, I
50.0% b 18.5% o $50,000-$74,999
0, :,
203% J ) o 3 $35,000-849,999
0
10.0% _ s 2 Ll = $25,000-634,999
' 13.6% 16.5% _
= = Al = $15,000-$24,999
| - 13.0% st  <§15,000
30.0% v —_
10.0% 11.6%

20.0%

10.0%

0.0%

Pico Rivera Santa Fe Springs Montebello Norwatk Whittier Downey Gateway Cities Los Angeles County

Source: Esri; RCLCO
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EXHIBITS RGLCO

REAL ESTATE ADVISORS

Exhibit IV-6A
Households by Age and Income
Pico Rivera
2019
UNDER 25

INCOME RANGE

Less than $15,000 34 14% 153 7% 180 6% 170 5% 239 7% 189 8% 347 17% 1,312 8%

$15,000 - $24,999 32 13% 140 6% 180 6% 138 4% 203 6% 190 8% 392 19% 1,275 8%

$25,000 - $34,999 27 11% 168 8% 149 5% 144 4% 171 5% 214 9% 370 18% 1,243 7%

$35,000 - $49,999 38 16% 223 10% 329 10% 317 9% 344 1% 543 22% 389 19% 2,184 13%

$50,000 - $74,999 72 30% 542 25% 528 17% 1 21% 797 25% 571 23% 181 9% 3,403 20%

$75,000 - $99,999 20 8% 337 15% 508 16% 718 21% 568 17% 300 12% 226 1% 2,678 16%

$100,000 - $149,999 17 7% 462 21% 913 29% 754 22% 635 20% 260 11% 141 7% 3,183 19%

$150,000 - $199,999 2 1% 106 5% 225 7% 313 9% 190 6% 106 4% 53 3% 995 6%

$200,000 and above 1 0% 67 3% 140 4% 129 4% 104 3% 58 2% 3 0% 502 3%
. TOTAL 3 W0k 2199 0% 3tss A00% 3305 0% 322 0% 2AZ 0% 23 0% 1675 0%
. Percent of Total 1% 13% 19% 20% 19% 14% 13% 100%
|
| Distribution of Househould by Income Distribution of Househoulders by Age

20% 20%
19% 19% » 19%
16%
14%
13%
- 13% 13%
|
I T A
6%
3%

| ]
| et s E & " 1
| Lessthan $15,000- $25,000- $35,000- $50,000- $75,000- $100,000- $150,000- $200,000 —
| $15000 524999 $34,999 $49999 $74,999  $99,990 $149,999 $199,999 and above Under 25 25-34 3544 45-54 5564 65-74 75 and over

Income Range Age of Householder

Source: Esri; RCLCO
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EXHIBITS RCI.CU

REAL ESTATE ADVISORS

Exhibit IV-6B
Households by Age and Income
Gateway Cities
2019
UNDER 25
INCOME RANGE
Less than $15,000 3,010 17% 8,826 9% 9,917 8% 9,028 7% 10,506 9% 7,905 10% 9,867 18% 59,061 10%
$15,000 - $24,999 2,721 15% 8,377 8% 9,456 8% 7,275 6% 9,262 8% 8,077 10% 9,802 18% 54,972 9%
$25,000 - $34,999 2,404 14% 11,045 1% 9,659 8% 7,440 6% 6,641 6% 7,463 10% 7,988 14% 52,642 9%
$35,000 - $49,999 2,972 17% 13,877 13% 16,369 14% 13,646 1% 11,987 11% 11,844 15% 8,749 16% 79,446 13%
$50,000 - $74,999 3,482 20% 21,409 21% 18,635 15% 23,005 19% 22,912 20% 15,889 21% 7,677 14% 113,008 19%
$75,000 - $99,999 1,573 9% 14,724 14% 16,983 14% 19,070 15% 16,523 15% 9,241 12% 4,555 8% 82,668 14%
$100,000 - $149,999 1,088 6% 16,065 16% 23,427 19% 23,398 19% 18,970 17% 8,951 12% 4,204 8% 96,102 16%
$150,000 - $199,999 317 2% 5422 5% 8,719 7% 12,054 10% 8,326 7% 3,997 5% 1,562 3% 40,398 %
$200,000 and above 198 1% 3463 3% 7,296 6% 9,113 % 7,213 6% 3,563 5% 976 2% 31,883 5%
—TOTAL — 766 100%  W0329 0% V20461 W00% 12403  W00%  TizA01 0% (603 0% 55382  100%  GI0180  100%
Percent of Total 3% 17% 20% “20% 18% 13% 9% 100%
Distribution of Househould by Income Distribution of Househoulders by Age
19% h
16% 20% 20%
0 18%
13% i 17%
0,
10% % o 13%
I 7% 9%
5%
|
3%
Lessthan $15,000- $25,000- $35000- $50,000- $75,000- $100,000- $150,000- $200,000 ’.
$15000 $24,999 $34,999 $49,999 $74,999 999,990 $149,999 $199,999 and above Under 25 25-34 3544 45-54 55-64 65-74 75 and over
Income Range Age of Householder

Source; Esri; RCLCO
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AUSTIN

221 West 6th Street, Suite 2030
Austin, TX 78701

LOS ANGELES

11601 Wilshire Boulevard, Suite 1650
Los Angeles, CA 90025

ORLANDO

964 Lake Baldwin Lane, Suite 100
Orlando, FL 32814

WASHINGTON, DC

7200 Wisconsin Avenue, Suite 1110
Bethesda, MD 20814





