
MULTIFAMILY IN THE URBAN CORE

P A L M S
T HE

A P A R T M E N T S



0 1

P A L M S
T HE

A P A R T M E N T S



0 2 0 3

S E C T I O N  O N E :  E X E C U T I V E  S U M M A R Y

2615 H Street enjoys one of, 

if not, the best locations in 

Midtown Sacramento.

The Palms is a classically styled, well maintained mid-century modern two-story mid-rise project com-

prised of twelve 1-bedroom and 1-bathroom apartment units, and one 2-bedroom and 1-bathroom unit.  

The project was upgraded in 2018 with a new staircase and exterior paint. These features are compli-

mented by detailed landscaping, community washer/dryers, small storage lockers and 5 garage-secured 

parking spaces. As tenants vacate, some of the apartments are being remodeled with new flooring, 

appliances, and bathroom finishes.

In addition to an efficient design The Palms enjoys one of, if not, the best locations in Midtown and 

Downtown. Prominently positioned on a 6,534 sf parcel on H Street between 26th and 27th Streets, 

the Subject Property is located within easy walking distance to over 20 of Sacramento’s finest midtown 

eateries and café’s and a wide variety of coffee shops and watering holes. 

The Palms is being offered at a price of $2,980,000 based on an in-place* net operating income of 

$123,279 inclusive of pro-forma property taxes. It should be noted that ownership is refurbishing 

apartments upon vacancy. There are currently 2 such units being refurbished and, in the event they are 

not completed or leased at close of escrow (COE), ownership will guarantee the rents of $1,290 per unit 

for 60 days post COE.

E X E C U T I V E  S U M M A RY
Turton Commercial Real Estate is pleased to present the opportunity 

to purchase The Palms, one of Sacramento’s finest Urban Core multi-

family residential properties. 

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T

Property Name:	 	 The Palms

Address:			   2615 H Street, 		
			   Sacramento,
			   CA 95816

Price:			   $2,980,000

Year  Built:		  1954

Cap Rate (Actual Income):	 4.45%

Pro-Forma Cap Rate:		 6.12%

Number  Of Units:		  13

Rentable Square Feet:	 7,700 SF	

Parking Spaces:		  5 garage parking stalls

Avg. Unit Size:		  592 SF

Avg. In-Place Rent:		  $1,129.62 / Mo.

Occupancy:		  100%

BUILDING INFO

*In-place revenue includes Seller guarantee of $1290 per unit for 60 days post close of escrow (COE) in the event units currently under renovation are not leased at 
COE. There are currently five units under renovation.
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S E C T I O N  T W O :  T H E  P R O P E R T Y
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Opportunities like these 

near the bustling J Street 

Corridor are becoming rarer 

as demand balloons.

T HE  PROPER T Y
The Palms is an extremely well-designed mid-century modern two-story apartment complex comprised of 24 

one-bedroom, one-bathroom units. Each unit is efficiently designed to provide residents with ample kitchen and 

cabinet space, including full gas stoves, generous living room and a spacious separate bedroom area with bath-

room. The Property exterior was renovated in 2018 with a new staircase and exterior paint and dual pane windows 

on the South-facing wall of the complex. The Property also features a manicured landscape demonstrating a 

high degree of attention and pride of ownership. In addition, the Property consists of five onsite assigned garage 

spaces, representing a significant source of additional income as average rent rate for such parking spaces are 

$75 per month in this submarket. There is also an abundant amount of free street parking directly in front, and 

surrounding, the Subject Property.

513 7,700
RENTABLE SQUARE FEETUNITS GARAGE STALLS

SITE 
Address:			  2615 H Street, Sacramento, CA 95816
County:			   Sacramento
APN:			   003-0196-019
Zoning:			   R3A-SPD
Parking:			  5 garage parking stalls

UTILITIES
Electricity:		  SMUD
Water:			   City of Sacramento
Sewer/Stormwater:	 City of Sacramento
Gas:			   Pacific Gas & Electric
Garbage:		  Republic Services

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T
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SACR AMEN T O
Sacramento is the Capitol of California, the sixth largest economy in the world. While perhaps not considered as 

sexy as many of the tourism based cities in California such as San Francisco, Los Angeles and San Diego, being 

the hub of California’s governmental structure provides an incredible amount of economic stability throughout the 

region. In addition, Sacramento is being increasingly recognized as an outdoor enthusiast’s dream city with its 

remarkably central location to Lake Tahoe, the Sierra’s, Yosemite and the Coast. 

In a recent study completed by WalletHub for National Nutrition Month, Sacramento was ranked the 5th healthiest 

city in the United States among 100 large cities (ranking higher than the likes of Denver, Colorado Springs, San 

Francisco, Portland, Austin, San Antonio and Seattle). Forbes magazine ranked Sacramento as the 10th healthiest 

city in the United States versus all cities. A big part of this recognition stems from the cities’ proximity to the 

American River. Hiking trails and white water rafting abound along the American River as well as one of Sacra-

mento’s crown jewels... the 32 mile American River Bike Trail which runs entirely along the river from Beal’s State 

Park to Discovery Park where it conjoins with the Sacramento River to Old Sacramento on the riverfront (only 13 

blocks from the Subject Property). 

140 5517,73615.3 MILLION 71,335
DAYTIME EMPLOYEES DOWNTOWN BARSANNUAL REGIONAL VISITORS RESTAURANTSTOTAL DOWNTOWN RESIDENTS

SACRAMENTO REGION ANNUAL SALARY BREAKDOWN:

Over $100,000 - 17%
$75,000 - $100,000 - 11%

$60,000 - $75,000 - 10%
$40,000 - $60,000 - 18%

$30,000 - $40,000 - 12%
Under $30,000 - 32%

#1 Happiest workers in midsized cities

#1 Most valuable minor league baseball team

#2 Top 10 most fun, affordable U.S. cities

#4 U.S metro clean tech index

#4 Best cities for nerds

#5 Citiesd with fastest tech job growth

#10 Best cities for women in the workforce

#10 Best cities for coffee snobs

#10 Lease Stressed-out cities

#14 America’s coolest cities

#16 Best cities for millennials

SACRAMENTO’S CITY RANKINGS
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S E C T I O N  T H R E E :  S A C R A M E N T O

LARGEST EMPLOYMENT 
INDUSTRIES WITHIN 1 MILE 
RADIUS OF THE PROPERTY:

ANNUAL CONSUMER SPEND-
ING WITHIN A ONE MILE 
RADIUS OF THE PROPERTY:

Entertainment

Eateries/alc.

Transport

Health & ed.

Household

20 40 60 80
*Numbers in millions
0

*Based on data from 2019 - Costar

NUMBER OF 
EMPLOYEES
WITHIN VARYING 
RADIUS OF THE 
PROPERTY:

1 MILE 2 3

28,327

82,080

147,506

48% Public Admin. & Sales
17% Science & Tech.

4% Information

5% Healthcare & Social

7% Hospitality & Food

19% Other

While recognized by many 

as the farm-to-fork capitol 

of America, Sacramento also 

features great breweries, 

coffee roasters, and a 

state-of-the-art downtown 

entertainment arena.

2012 20182013 2014 2015 2016 2017

$2,000

$1,500

$1,000

$500

AVERAGE MONTHLY RENTAL RATE IN SACRAMENTO:

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T



LIFESTYLE

THIS
CIT Y

ROCKS
Sacramento boasts absolutely no shortage of top-notch 

restaurants, sharp local IPAs, hole-in-the-wall hidden gems, 
skilled baristas, electronic music street festivals, light-up 

party bikes, outstanding produce, and warm people.

S E C T I O N  T H R E E :  S A C R A M E N T O
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Located only 85 miles east of San Francisco, Sacramento enjoys easy, unfettered access to all of the entertain-

ment amenities provided by the robust Bay Area as well as the entire Northern California region, for about 60% of 

the cost. 

Blessed with a consistent climate featuring over 300 days of sun on average throughout the year, the region is 

located at the Northern portion of the Central Valley which produces more agriculture than any other valley in the 

United States. If you are eating a tomato in the United States there is a 9 in 10 chance it came from the Central 

Valley. Lettuce, almonds, rice and mandarin oranges are close behind. This unique combination of soil, water and 

temperature in coordination with Sacramento’s solid, highly reliable economic base to create the perfect combi-

nation of variables to truly make Sacramento the “farm-to-fork” capitol of the world. No one on earth, as a whole, 

eats fresher food than Sacramentans. And if you want to select the perfect wine to compliment your meal you are 

a mere 60 minutes from arguably the finest wine region in the world. On any given day it is actually faster (not 

closer) to get to downtown Napa from downtown Sacramento than downtown San Francisco. 

S E C T I O N  T H R E E :  S A C R A M E N T O
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2 HOURS
TO SOUTH LAKE TAHOE

2 HOURS
TO DILLON BEACH

3 NEARBY
MAJOR WINE REGIONS

CL OSE  T O  E VERY T HING
Mountains to the east, 

ocean to the west; it’s no 

wonder how Sacramento 

earned its reputation as an 

outdoorsman’s paradise.

* Statement may be subject to slight hyperbole.

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T



(A/O)

Ten minutes from downtown Sacramento is the University of California at Davis, acknowledged as one of, if not, 

the finest agricultural institutions in America and home to the Mondavi Center, a $10M performance art center 

donated by the Mondavi Family who also maintain a close relationship with Davis’ renown Viticulture department.

In addition to the State Government, Sacramento features a number of larger locally based employers including 

Vision Service Plan, Blue Diamond Almond Growers (located on 16th Street), Raley’s, Sutter Health, Dignity Health, 

Kaiser Permanente, UC Davis Medical Center, McClatchy as well as California Public Employees Retirement Sys-

tem and California State Teachers Employee Retirement System... two of the largest pension funds in the world. 

Regional employers with large presence in Sacramento include AT & T, Wells Fargo, Intel, Apple, AAA and Tesla.

Employment growth in Sacramento has largely outpaced the national average since 2012. Professional and 

business services, as well as leisure and hospitality, have been among the strongest growth sectors in this cycle, 

but education and health services, sector has been the largest contributor to job growth since the bottom of the 

economic downturn. Total employment in this sector is nearly 25% above its prerecession peak. Local hospitals 

have noted that, as of May 2017, thousands of medical positions remain unfilled due to the lack of skilled talent in 

the metro. Within the professional and business services sector, administrative and support jobs have benefitted, 

because the metro’s low business costs attract firms with back-office operations. Continued growth is expected 

in the state and local government sectors. Sacramento has the highest share of public sector employment in the 

country (approximately 25%) ahead of even that of Washington D.C.

Sacramento’s relative affordability versus amenities remains one of its biggest draws. Population growth is 

expected to average about 1% (20,000 annually for the region) over the next five years and is expected to outpace 

the national average. Household growth continues to far outpace the rate of single-family and apartment deliver-

ies. In recent years, Bay Area residents have flocked to Sacramento to escape exorbitant housing costs.

S E C T I O N  T H R E E :  S A C R A M E N T O

15
MINUTES TO UC DAVIS

19
MAJOR STATE HEADQUARTERS

6
LARGE MEDICAL CENTERS

C A L IFORNIA’S  CIVIC  EPICEN T ER
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S E C T I O N  F O U R :  T H E  S A C R A M E N T O  R E N A I S S A N C E

URBAN  RENAISSANCE
The word “renaissance” is often overused and inappropriate to describe economic improvement in the urban core 

of cities throughout the United States. That is not the case in Sacramento. Nowhere is the word “renaissance” 

more applicable and demonstrable than the City of Sacramento. 

In 2012 the economic outlook for Downtown Sacramento, and the region as a whole, looked somewhat bleak. 

The urban core was anchored by a blighted and inactivated retail mall located dead center in its retail grid. The 

Mall, formerly owned by Westfield, had undergone several facelifts none of which achieved the economic results 

envisioned.  The Sacramento Kings, then owned by the Maloof Family, were threatening to leave for Seattle and the 

30-year-old Sleep Train Arena located in a nearby suburb was tired and functionally obsolete. 

All of this changed in 2013 when Mayor Kevin Johnson used his considerable influence with the NBA and Northern 

California to complete the single most meaningful and transformative economic transaction in Sacramento since 

it was named the Capitol. He brought in a Bay Area ownership team to purchase the Kings then worked with City 

Management to construct a masterful plan to build a new state-of-the-art 19,000 seat arena in place of the 

blighted center at the heart of the downtown grid. 

The impact to Sacramento’s urban core of this miraculous achievement cannot be overstated and it has truly 

formed the foundation for Sacramento’s urban renaissance. Since the formal approval by City Council of the Cities’ 

contribution to construct the Arena (and retain the Sacramento Kings) the floodgates have figuratively opened to 

the urban migration of retailers, businesses and residents. Vacancy rates in commercial properties have dropped 

steadily and rapidly in every urban district. Property values escalated exponentially. Blighted buildings on the J, 

K and L Street corridors were (or are in the process of being) activated. Over 2,000 new residential units were 

constructed over the next three years. 

600,000+2,000+
NEW HOUSING UNITS PLANNED SF OF NEW INFILL DEVELOPMENT

1 6 1 7

Pedestrian counts have 

already quadrupled since 

the completion of  the 

Golden 1 Center - and it’s 

still in its infancy.

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T



The Sutter, The Handle District and the 24th and K intersection, a few of Sacramento’s best kept secrets, bring 

delicious cocktails, theater, live music, and award-winning cuisine to the Urban Core. Between 2016 and 2019 over 

1,000 new residential units will be added to the Downtown Grid and/or immediately surrounding blocks. Midtown, 

already recognized nationally as one of the most walkable business/residential neighborhoods in America, unoffi-

cial home of the farm-to-fork movement and home to over 100 restaurants and eateries, became even more popu-

lar with rents soaring into the upper $30 per sf annual range and vacancies diminishing to under 4%. Residential 

rents which had historically hovered below $2 per square foot escalated to $3+ per sf for best-in-class properties. 

The significantly increased demand for residences is not just a function of increased amenities (although that ap-

pears to be the piece that was missing to expedite the process). It is also a function of the evolution taking place 

at a national level to manage resources more efficiently. Dominated by single and two-person family structures, 

urban renters recognize they have virtually no maintenance requirements (yard, pool, larger scale housing, etc...) 

and much more efficient transportation options. Today, urban residents may not even need a car. This is particu-

larly true if one is a resident of The Palms located just a few blocks from the busiest public transportation hub in 

the City, and 8 blocks from the primary urban grocery store (Safeway). Over 120,000 people work in the Down-

town/Midtown area and there is no workplace that isn’t in walking distance from the Subject Property. In addition, 

the amount of utility resources (electricity, gas, water and trash) are greatly minimized in apartment environments 

and this is certainly true in the Subject Property.

Sacramento’s multi-family residential occupancy has been well below national averages for Tier 1 and 2 popula-

tion centers for many years and current rents and waiting lists indicate it may be many more years for supply to 

meet the pending demand. 

CI T Y  ON  T HE  RISE

S E C T I O N  F O U R :  T H E  S A C R A M E N T O  R E N A I S S A N C E
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2615 H Street is within easy 

walking distance of over 100 

restaurants, 20 coffee shops 

and 40 bars. Many of the 

finest are within 5 blocks.

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T



According to a recent study completed by Bay Area Economics (BAE) Urban Economics in coordination with the 

Capitol Area Development Authority (CADA) and the City of Sacramento, only 6% of the population lives in the 

urban core. Estimated demand over the next decade is more than 11,700 units with a possible demand of up to 

20,000 units. Current total pipeline supply is 5,664 units, and that is being very generous with submarkets like 

the Railyards, accounting for up to 2,000 of those units, still in need of significant infrastructure. In addition, 

several high-rise residential projects accounting for at least another 500 units seem, at this time, economically 

infeasible requiring rents of over $4.00 per sf to warrant concrete, steel and glass construction inclusive of 

multi-story concrete parking structures. 

Moreover, according to that same study, demand for apartment units targeting residents with median family 

incomes in excess of 120% over the mean is almost 2,000 units above projected supply. This does not account for 

the economic construction challenges mentioned above. It goes without saying the number of professional workers 

in the urban core of the State’s Capitol is extensive. 60% of the workforce has some college education and over 

1/3 of the workforce have bachelor degrees or graduate degrees. Over 38% of the workforce is millennial or Gen Y 

and over 39% of the workforce earns over $50,000 annually and 25% earn $75,000 - $150,000+ per year.

These figures also do not account for regional migration from the Bay Area which appears increasingly imminent 

as housing prices in the Sacramento Region are approximately 60% of Bay Area prices in every category.

Suffice to say, the future of luxury apartments looks very, very bright in Sacramento’s Urban Core and the Palms is 

one of Sacramento’s favorite residences.

DEM A ND  FOR  URB A N  L IVING

S E C T I O N  F O U R :  T H E  S A C R A M E N T O  R E N A I S S A N C E
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Recent studies indicate 

there is a shortage of high-

end urban apartments by 

over 2000 units over the 

next decade. 
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S E C T I O N  F I V E :  P R O P E R T Y  L O C A T I O N
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PROPER T Y  LOCAT ION
The Property is located within easy walking distance of virtually 

every significant landmark in Sacramento’s urban core:

2
BLOCKS FROM

J STREET THOROUGHFARE

5
BLOCKS FROM 

MCKINLEY PARK

5
BLOCKS FROM 

SUTTER MEDICAL

3
BLOCKS FROM 

THE SUTTER DISTRICT

5
BLOCKS FROM 

“MIDTOWN CENTRAL”

6
BLOCKS FROM THE 
B STREET THEATRE

2
BLOCKS TO BUS CONNECTION 

TO LIGHT RAIL STATION 

9
BLOCKS FROM 

LAVENDER HEIGHTS

13
BLOCKS FROM THE

MEMORIAL AUDITORIUM

7
BLOCKS FROM SUTTER’S 

LANDING & DOG PARK

9
BLOCKS FROM MARRS & 

MIDTOWN FARMERS’ MARKET

10
BLOCKS FROM THE

CENTRAL BUSINESS DISTRICT

Easy access to the American 

River Bike Path: 32 miles 

of paved trail following 

the length of the American 

River.

3
BLOCKS FROM 

SUTTER’S FORT PARK

4
BLOCKS FROM 

I-80 INGRESS & EGRESS

10
BLOCKS FROM 

16TH STREET CORRIDOR

11
BLOCKS FROM

THE HANDLE DISTRICT

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T



S E C T I O N  F I V E :  P R O P E R T Y  L O C A T I O N

2 4 2 5

East Sacramento to the east; Downtown to the west. Tenants at 2615 H Street enjoy being centered in 
midtown with easy acess to every corner of the city.

NE A RB Y  A MENI T IES

POPULAR RESTAURANTS NEAR 2615 H STREET (NOT ALL ARE MENTIONED HERE):

58 Degrees & Holding Co.

Ace of Spades

Aioli Bodega Espanola

Amaro Italion Bistro & Bar

Art of Toys

Azul Mexican

Badlands

Bar West

Bento Box

BevMo

Block Butcher Bar

Bottle and Barlow

Broderick Midtown

Buckhorn Grill

Burgers and Brew

Cafe Bernardo

Café Bernardo’s

Cantina Alley

Centro Cocina Mexicana

Chipotle

Cornerstone

Crepeville

Der Biergarten

Dos Coyotes

Eatuscany Cafe

Elixir Bar & Grill

Faces

Federalist Public House

Fieldwork Brewing Co.

FishFace Poke Bar

Fit Eats

Fox & Goose Public House

Ginger Elizabeth Chocolates

Grange

Highwater

Hot Italian

I Love Teriyaki

Identity Coffee

Iron Horse Tavern

Jack’s Urabn Eats

Karma Brew

Kru Japanese

Bombay Bar & Grill

Kupros Craft House

Lowbrau

Lucca

Luna’s Cafe & Juice Bar

Mago’s/Burgertown

Make Fish

Mercantile Saloon

Metro Kitchen & Drinkery

Mikuni Sushi

Monkey Bar

Mulvaney’s B&L

N Street Cafe

Nekter

Nido

Nishiki Sushi

Old Soul Coffee

Pachhamama Coffee Coop

Paesano’s

Paragary’s

Pizzeria Urbano

Portofino’s

Press Bistro

Pronto Pizza

Pushkin’s Bakery

Q Street Bar & Grill

R15

Red Rabbit

Rick’s Dessert Diner

Roxie Deli and Barbeque

Saddle Rock

Sakamoto

See’s Candies

Shady Lady

Shoki Ramen House

Skool

Squeeze Inn

Sun & Soil Juice

Tank House BBQ

Tapa the World

Tea Cup Cafe

Temple Coffee

Thai Basil

Thai Canteen

The Bread Store

The Golden Bear

The Mill Coffee House

The Porch

The Press

The Rind

The Waterboy

Tres Hermanas

Uncle Vito’s Pizza

University of Beer

Waffle Square Country Kitchen

Yogurt a GoGo

Zelda’s Pizza

Zocalo

2615 H ST

SOUTHSIDE PARK

STATE CAPITOL

ROOSEVELT PARK

SUTTER’S FORT

WINN PARK

TRUITT BARK PARK

16TH

P

R

20TH

L

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T

FREMONT PARK

RAILYARDS DEV.

DOCO DEV.

CONV. CENTER DEV.

19 J DEV.

ULYSSES S. GRANT PARK
SUTTER’S LANDING

LELAND STANFORD PARK

MCKINLEY PARK

MARSHALL PARK

SENIOR HOUSING DEV

H16 APARTMENT DEV



2615 H STREET

MIDTOWN

DOWNTOWN

28TH

29TH

E

H

MCKINLEY PARK

SUTTER HOSPITAL

LELAND STANFORD
PARK

PINE COVE
CHEVRON

RK MINI MART

CENTRO COCINA
BLUE CUE

RED RABBIT
HARLOW’S
BAR WEST

JAMES MARSHALL
PARK

LOWBRAU
BLOCK BUTCHER

BAR | AZUL
PEET’S COFFEE

PIZZERIA URBANOSTARBUCKS
SOLFIRE YOGA

UNIVERSITY ART
JUNGLE BIRD

BON AIR 
SAFEWAY
RITE AID

MCDONALD’S
DEL TACO
CHEVRON

I-80

2 6 2 7

S E C T I O N  F I V E :  P R O P E R T Y  L O C A T I O N

NE A RB Y  DE VEL OP MEN T

There are currently nine multi-family mixed use projects slated for development over the next two to three years. 

This will create as many as 1,200 new units on the market averaging about 600 sf per unit. In addition, almost 

100,000 sf of retail space has been included with those permits not including almost 70,000 sf of new retail at the 

Ice Blocks project 3 blocks from the Subject Property. A majority of these projects are targeted for the P – Q – R 

Street corridors due to their centralized location to Midtown, Downtown and the Central District as well as their ideal 

proximity to Light Rail Transit’s urban hub at 16th and Q Street. Even with that much development, recent studies 

conducted by Bay Area Economics in coordination with CADA have indicated demand for high end residential to be 

as much as 5,000 – 6,000 units (or even higher) over the next decade… and there is very little infill land remaining 

to be purchased and developed.

700,0009 270,000
SF OF NEW OFFICE/RETAILMAJOR NEW DEVELOPMENTS SF OF NEW RESIDENTIAL

Studies indicate even if the 

market can produce another 

2,000 fair market units in 

the next 2 -3 years it will be 

thousands below demand.

T H E  P A L M S  A P A R T M E N T S  -  2 6 1 5  H  S T R E E T
CHIPOTLE
ZOCALO

PRESS BISTRO
FIELDWORKS

JACK’S URBAN EATSBIER GARTEN
FLAMINGO HOUSE

GOLDEN BEAR
RICK’S DESSERT 

DINER

MOXIE’S
OLD SOUL AT THE
WEATHERSTONE

RITE AID



S E C T I O N  S I X :  M A R K E T  &  C O M P A R A B L E S

APAR T MEN T  MARK E T
DEMAND

Sacramento’s strong economic momentum has continued through 2018. Apartment demand began in 2012 

driven by distress in the housing market, forcing many former homeowners to become renters, in addition to 

a steady rebound in employment beginning that same year. The metro’s vacancy recovery has not yet been 

burdened by large-scale supply additions, which has allowed vacancies to remain near historical lows. Greater 

net in-migration, particularly from the Bay Area, and solid demographics have helped boost demand. According 

to Apartments.com, more than 20% of year-to-date searches for Sacramento apartments came from Bay Area 

residents (as of May 2017). Midtown Sacramento was listed as one of their most popular search areas.

Improving economic conditions have supported steady demand. Construction, Education and Health services 

led the way in job growth year-to-date and this trend is expected to continue in Sacramento’s urban core with 

Kaiser expected to occupy their new 200,000 sf location at 6th and J Street as well as their new medical campus 

spread out over 17 acres in the Railyards over the next decade. Above-average employment growth is also ex-

pected to continue in the leisure and hospitality sector, thanks in large part to the new retail and hotels opening 

in relation to the Golden 1 Center development. 

SUPPLY

The majority of projects underway are in the affluent suburban submarkets of Roseville/Rocklin and Elk Grove. 

A few developers have focused on market rate urban core properties such as 19J, a 160 unit development 6 

blocks West of the Subject Property, Ice House, a 146-unit development, (occupancy October, 2017), Q19 (44 

units occupancy Q2/2018), the 700 Block of K Street (136 units on K Street occupancy Q2/2018), Eviva (118-

unit modular development) and the 800 Block of K Street (170 units scheduled for Q3/2019). This does not 

even come close to supplying the apparent demand for urban core apartments as most of these projects have 

waiting lists at rents above pro forma (and pro forma is over $3 per sf). As stated earlier and pointed out in the 

recent study completed by Bay Area Economics, the pending demand for higher end fair market apartments is 

at least 2,000. Given the scarcity of available land, the emphasis at the City level for providing “low income” 

housing options, the increasing cost of permit fees and the ever-extending construction timelines for project 

completions, it appears the supply of market rate urban housing will be constrained for the foreseeable future.

2 8
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The Palms Rental Comparables 
Address Unit Type Units SF Rent Rent/Sq. Ft Occupancy Year Built Notes

2400 Q Street Studio 6 620 1,295.00$                     2.09$                                       Wall to Ceiling Windows
The Q 1Bdr 1 Bath 18 775 1,545.00$                     1.99$                                       Stainless Steel Appliances

2Bdr 1 Bath 3 1000 1,935.00$                     1.94$                                       Onsite Laundry
Total 27 Quartz Countertops

2501 H Street Studio 6 450 1,215.00$                     2.70$                                       Central HVAC
The Elan 1Bdr 1 Bath 3 600 1,316.00$                     2.19$                                       Stainless Steel Appliances

2Bdr 1 Bath 18 750 1,520.00$                     2.03$                                       Onsite Laundry
Total 27 Balconies

1715 N Street 1Bdr 1 Bath 16 600 1,350.00$                     2.25$                                       Wall HVAC

Nantasket Place 2Bdr 1 Bath 4 800 1,650.00$                     2.0625 Pool

Total 20 Basement Storage 

2124 P Street Studio 2 450 1,200.00$                     2.67$                                       Stainless Steel Appliances
1Bdr 1 Bath 6 515 $                    1395-1500 $                  2.71 - 2.91 Quartz CounterTops/ Hardwood Floors

Total 8 Mini-Split HVAC/ Heat

1814 V Street 1Bdr 1 Bath 8 600 1,295.00$                     2.16$                                       Original Interiors
2Bdr 1 Bath 6 800 1,400.00$                     1.75$                                       Central HVAC

Total 14 Fireplace

1214 U Street 1Bdr 1 Bath 6 510 1,375.00$                     2.70$                                       Wall HVAC 
2Bdr 1 Bath 2 650 1,500.00$                     2.31$                                       Laundry OnSite

Total 8 RUBS: $35 monthly

2122 S Street 1Bdr 1 Bath 2 600 1,425.00$                     2.38$                                       Central HVAC
2Bdr 1 Bath 4 900 1,650.00$                     1.83$                                       Quartz CounterTops/ Wood laminate Floors
3Bdr 2 Bath 1 1100 1,800.00$                     1.64$                                       Laundry OnSite

Total 7 Gated Entrances 

1409 T Street 1 Bdr 1 Bath 24 550 1,450.00$                     2.64$                                       Stainless Steel Appliances
The Huntington Quartz Countertops

Total 24 Pool

Unknown

1955

1967

1960

1957

1930

1981

1962

98%

93%

93%

98%

93%

100%

100%

100%

M A RK E T  COMPA R ABL ES

S E C T I O N  S I X :  M A R K E T  &  C O M P A R A B L E S
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ECONOMICS
SUMMARY
The Property is being offered for sale for $2,980,000 representing a 4.45% Capitalization Rate on actual Net Operating Income inclusive of pro-forma in-

come from two current units under renovation and property taxes. In the last two years, ownership began exterior renovations they have also refurbished 

each individual apartment as renters vacated, and there are currently two units under remodel and ownership will guarantee these rents at $1290 for 

up to 60 days post-close. 

In addition, it appears there is still room for upward mobility on the rents as fully remodeled units may well achieve $1,400 per month. There are also 5 

unreserved parking spaces included with the Property that are currently made available to all tenants, free of charge, on a first come, first serve basis. 

In many other typical apartment scenarios in the urban core, owners make these spaces available to residents on a reserve basis for $75 per month. The 

result would be an increase in Net Operating Income (NOI) of $3540 annually. The scarcity of free street parking surrounding the Property makes this a 

realistic revenue objective.

Lastly, ownership is not yet collecting utility reimbursements from any of the tenants. RUBs are commonplace at virtually all comparable apartment 

projects and therefore also seem achievable over the course a 12 – 24 month period. A $50 for the one-bedrooms and $75 for the two-bedroom per month 

utility reimbursement would also increase NOI by $8,100 annually.

The Property is being sold “as-is, where-is”.

•	 10 Year Pro Forma Cash Flow

•	 Assumptions to the Pro Forma Cash Flow model

Offerors shall also receive electronically:

•	 Detailed current residential rent roll

•	 Operating Statement

•	 Property Due Diligence

Within this brochure prospective investors shall find:
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At Acquisition Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
April 1 2019 April 1 2020 April 1 2021 April 1 2022 April 1 2023 April 1 2024 April 1 2025 April 1 2026 April 1 2027 April 1 2028 April 1 2029

Base Rental Income - Residential $183,540 $222,720 $228,288 $233,995 $239,845 $245,841 $251,987 $258,287 $264,744 $271,363 $278,147
Reimbursement Income - Residential $8,100 $8,303 $8,510 $8,723 $8,941 $9,164 $9,394 $9,628 $9,869 $10,116
Parking Income - Residential $960 $4,500 $4,613 $4,501 $4,614 $4,502 $4,615 $4,503 $4,616 $4,731 $4,849
Laundry Income - Residential $2,400 $2,640 $2,706 $2,774 $2,843 $2,914 $2,987 $3,062 $3,138 $3,217 $3,297

Total Gross Income $186,900 $237,960 $243,909 $249,780 $256,024 $262,198 $268,753 $275,245 $282,126 $289,179 $296,409

Vacancy - Residential - 3.0% ($7,139) ($7,317) ($7,493) ($7,681) ($7,866) ($8,063) ($8,257) ($8,464) ($8,675) ($8,892)

OPERATING EXPENSE:
Electricity ($776) ($795) ($815) ($836) ($857) ($878) ($900) ($922) ($945) ($969) ($993)
Gas ($2,915) ($2,988) ($3,063) ($3,139) ($3,218) ($3,298) ($3,381) ($3,465) ($3,552) ($3,640) ($3,731)
Sewer / Water ($900) ($923) ($946) ($969) ($993) ($1,018) ($1,044) ($1,070) ($1,097) ($1,124) ($1,152)
Trash ($1,658) ($1,699) ($1,742) ($1,785) ($1,830) ($1,876) ($1,923) ($1,971) ($2,020) ($2,071) ($2,122)
Landscaping ($600) ($615) ($630) ($646) ($662) ($679) ($696) ($713) ($731) ($749) ($768)
General Administrative ($300) ($308) ($315) ($323) ($331) ($339) ($348) ($357) ($366) ($375) ($384)
Management ($7,342) ($7,525) ($7,713) ($7,906) ($8,104) ($8,306) ($8,514) ($8,727) ($8,945) ($9,169) ($9,398)
Insurance ($3,400) ($3,485) ($3,572) ($3,661) ($3,753) ($3,847) ($3,943) ($4,042) ($4,143) ($4,246) ($4,352)

Property Taxes ($33,659) ($34,500) ($35,363) ($36,247) ($37,153) ($38,082) ($39,034) ($40,010) ($41,010) ($42,035) ($43,086)
($2,600) ($2,665) ($2,732) ($2,800) ($2,870) ($2,942) ($3,015) ($3,091) ($3,168) ($3,247) ($3,328)

Total Operating Expense ($54,150) ($55,503) ($56,891) ($58,313) ($59,771) ($61,265) ($62,797) ($64,367) ($65,976) ($67,625) ($69,316)

Net Operating Income 132,750$                  182,457$                  187,018$                  191,467$                  196,253$                       200,933$                  205,956$                  210,878$                  216,150$                  221,554$                  227,093$                  

Purchase Price 2,980,000$               2,980,000$               2,980,000$               2,980,000$               2,980,000$                    2,980,000$               2,980,000$               2,980,000$               2,980,000$               2,980,000$               2,980,000$               

Cap Rate 4.45% 6.12% 6.28% 6.43% 6.59% 6.74% 6.91% 7.08% 7.25% 7.43% 7.62%

Equity @ 35% 1,043,000$               1,073,570$               1,105,688$               1,139,365$               1,174,677$                    1,211,703$               1,250,527$               1,291,236$               1,333,921$               1,378,678$               1,425,608$               

Debt Service (30 yr Am/4.75% Int) (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                      (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                 

Equity Contribution 30,570$                    32,118$                    33,677$                    35,312$                    37,026$                         38,824$                    40,709$                    42,685$                    44,757$                    46,930$                    49,209$                    

42,068$                    93,323$                    99,443$                    105,527$                  112,027$                       118,505$                  125,413$                  132,311$                  139,655$                  147,232$                  155,050$                  
Cash on Cash Return 4.03% 8.69% 8.99% 9.26% 9.54% 9.78% 10.03% 10.25% 10.47% 10.68% 10.88%
Net Income Less Debt Service plus Equity Contribution

 Repairs & Maintenance / Reserves 

Analysis Period
For the Year Beginning

INCOME:

VACANCY:

10 YEAR PROFORMA - INVESTMENT ANALYSIS

At Acquisition Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
April 1 2019 April 1 2020 April 1 2021 April 1 2022 April 1 2023 April 1 2024 April 1 2025 April 1 2026 April 1 2027 April 1 2028 April 1 2029

Base Rental Income - Residential $183,540 $222,720 $228,288 $233,995 $239,845 $245,841 $251,987 $258,287 $264,744 $271,363 $278,147
Reimbursement Income - Residential $8,100 $8,303 $8,510 $8,723 $8,941 $9,164 $9,394 $9,628 $9,869 $10,116
Parking Income - Residential $960 $4,500 $4,613 $4,501 $4,614 $4,502 $4,615 $4,503 $4,616 $4,731 $4,849
Laundry Income - Residential $2,400 $2,640 $2,706 $2,774 $2,843 $2,914 $2,987 $3,062 $3,138 $3,217 $3,297

Total Gross Income $186,900 $237,960 $243,909 $249,780 $256,024 $262,198 $268,753 $275,245 $282,126 $289,179 $296,409

Vacancy - Residential - 3.0% ($7,139) ($7,317) ($7,493) ($7,681) ($7,866) ($8,063) ($8,257) ($8,464) ($8,675) ($8,892)

OPERATING EXPENSE:
Electricity ($776) ($795) ($815) ($836) ($857) ($878) ($900) ($922) ($945) ($969) ($993)
Gas ($2,915) ($2,988) ($3,063) ($3,139) ($3,218) ($3,298) ($3,381) ($3,465) ($3,552) ($3,640) ($3,731)
Sewer / Water ($900) ($923) ($946) ($969) ($993) ($1,018) ($1,044) ($1,070) ($1,097) ($1,124) ($1,152)
Trash ($1,658) ($1,699) ($1,742) ($1,785) ($1,830) ($1,876) ($1,923) ($1,971) ($2,020) ($2,071) ($2,122)
Landscaping ($600) ($615) ($630) ($646) ($662) ($679) ($696) ($713) ($731) ($749) ($768)
General Administrative ($300) ($308) ($315) ($323) ($331) ($339) ($348) ($357) ($366) ($375) ($384)
Management ($7,342) ($7,525) ($7,713) ($7,906) ($8,104) ($8,306) ($8,514) ($8,727) ($8,945) ($9,169) ($9,398)
Insurance ($3,400) ($3,485) ($3,572) ($3,661) ($3,753) ($3,847) ($3,943) ($4,042) ($4,143) ($4,246) ($4,352)

Property Taxes ($33,659) ($34,500) ($35,363) ($36,247) ($37,153) ($38,082) ($39,034) ($40,010) ($41,010) ($42,035) ($43,086)
($2,600) ($2,665) ($2,732) ($2,800) ($2,870) ($2,942) ($3,015) ($3,091) ($3,168) ($3,247) ($3,328)

Total Operating Expense ($54,150) ($55,503) ($56,891) ($58,313) ($59,771) ($61,265) ($62,797) ($64,367) ($65,976) ($67,625) ($69,316)

Net Operating Income 132,750$                  182,457$                  187,018$                  191,467$                  196,253$                       200,933$                  205,956$                  210,878$                  216,150$                  221,554$                  227,093$                  

Purchase Price 2,980,000$               2,980,000$               2,980,000$               2,980,000$               2,980,000$                    2,980,000$               2,980,000$               2,980,000$               2,980,000$               2,980,000$               2,980,000$               

Cap Rate 4.45% 6.12% 6.28% 6.43% 6.59% 6.74% 6.91% 7.08% 7.25% 7.43% 7.62%

Equity @ 35% 1,043,000$               1,073,570$               1,105,688$               1,139,365$               1,174,677$                    1,211,703$               1,250,527$               1,291,236$               1,333,921$               1,378,678$               1,425,608$               

Debt Service (30 yr Am/4.75% Int) (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                      (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                 (121,252)$                 

Equity Contribution 30,570$                    32,118$                    33,677$                    35,312$                    37,026$                         38,824$                    40,709$                    42,685$                    44,757$                    46,930$                    49,209$                    

42,068$                    93,323$                    99,443$                    105,527$                  112,027$                       118,505$                  125,413$                  132,311$                  139,655$                  147,232$                  155,050$                  
Cash on Cash Return 4.03% 8.69% 8.99% 9.26% 9.54% 9.78% 10.03% 10.25% 10.47% 10.68% 10.88%
Net Income Less Debt Service plus Equity Contribution

 Repairs & Maintenance / Reserves 

Analysis Period
For the Year Beginning

INCOME:

VACANCY:

10 YEAR PROFORMA - INVESTMENT ANALYSIS



REN T  ROL L
Rent Roll

Tenant Unit # Bed Bath SF Lease Start
Lease 

Expiration
Contract 

Rent
Rent / SF / 

Month
Market 
Rent

Loss to 
Lease

Reimburse
ments

Parking 
Rent

Total 
Monthly 
Income

The Palms
1 1 1 550 07/01/2016 1,000$         $1.82 1,350$         (350.00) -$              $1,000
2 1 1 550 1,175$         $2.14 1,350$         (175.00) -$              $1,175
3 1 1 550 04/14/2018 04/13/2019 1,095$         $1.99 1,350$         (255.00) -$              $1,095
4 1 1 550 04/01/2019 1,290$         $2.35 1,350$         (60.00) -$              $1,290
5 1 1 550 08/15/2018 1,195$         $2.17 1,350$         (155.00) -$              $1,195
6 1 1 550 06/15/2018 06/14/2019 1,195$         $2.17 1,350$         (155.00) -$              $1,195
7 1 1 550 05/07/2018 05/06/2019 1,175$         $2.14 1,350$         (175.00) -$              $1,175
8 1 1 550 08/01/2014 1,000$         $1.82 1,350$         (350.00) -$              $1,000
9 1 1 550 03/25/18 03/24/19 1,150$         $2.09 1,350$         (200.00) -$              $1,150

10 1 1 550 12/08/17 12/07/18 1,150$         $2.09 1,350$         (200.00) -$              $1,150
11 1 1 550 12/22/2017 12/21/2018 1,050$         $1.91 1,350$         (300.00) -$              $1,050
12 1 1 550 04/01/2019 1,290$         $2.35 1,350$         (60.00) -$              $1,290
13 2 1 1,000 11/17/2017 05/31/2019 1,530$         $1.53 2,360$         (830.00) -$              $80 $1,610

Total 14 13 7,600 15,295$       $2.01 $18,560 (3,265.00) -$              80$              $15,375
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Rent Roll

Tenant Unit # Bed Bath SF Lease Start
Lease 

Expiration
Contract 

Rent
Rent / SF / 

Month
Market 
Rent

Loss to 
Lease

Reimburse
ments

Parking 
Rent

Total 
Monthly 
Income

The Palms
1 1 1 550 07/01/2016 1,000$         $1.82 1,350$         (350.00) -$              $1,000
2 1 1 550 1,175$         $2.14 1,350$         (175.00) -$              $1,175
3 1 1 550 04/14/2018 04/13/2019 1,095$         $1.99 1,350$         (255.00) -$              $1,095
4 1 1 550 04/01/2019 1,290$         $2.35 1,350$         (60.00) -$              $1,290
5 1 1 550 08/15/2018 1,195$         $2.17 1,350$         (155.00) -$              $1,195
6 1 1 550 06/15/2018 06/14/2019 1,195$         $2.17 1,350$         (155.00) -$              $1,195
7 1 1 550 05/07/2018 05/06/2019 1,175$         $2.14 1,350$         (175.00) -$              $1,175
8 1 1 550 08/01/2014 1,000$         $1.82 1,350$         (350.00) -$              $1,000
9 1 1 550 03/25/18 03/24/19 1,150$         $2.09 1,350$         (200.00) -$              $1,150

10 1 1 550 12/08/17 12/07/18 1,150$         $2.09 1,350$         (200.00) -$              $1,150
11 1 1 550 12/22/2017 12/21/2018 1,050$         $1.91 1,350$         (300.00) -$              $1,050
12 1 1 550 04/01/2019 1,290$         $2.35 1,350$         (60.00) -$              $1,290
13 2 1 1,000 11/17/2017 05/31/2019 1,530$         $1.53 2,360$         (830.00) -$              $80 $1,610

Total 14 13 7,600 15,295$       $2.01 $18,560 (3,265.00) -$              80$              $15,375

Note 1: There are five garage parking spaces included with the Property that are currently made available to only two of the tenants, for a total collection of $80 for all parking 
per month, or $960 annually. In many other typical apartment scenarios in the urban core, owners make these spaces available to residents on a reserve basis for $75 per 
month. The result would be an increase in Net Operating Income (NOI) of $3,540 annually.

Note 2: Ownership is not yet collecting utility reimbursements from any of the tenants. RUBs are commonplace at virtually all comparable apartment projects and therefore 
also seem achievable over the course of a 12 – 24 month period. A $50-$75 per month utility reimbursement would also increase NOI by $8,100 annually.
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Actual Proforma
Monthly Monthly

Residential:
Base Rental Income 15,295$       183,540$       18,560$         222,720$      
Reimbursement Income -$            -$              675$              8,100$          
Parking Income 80$              960$              375$              4,500$          
Laundry Income 200$            2,400$           220$              2,640$          
Total Income 15,575$       186,900$       19,830$         237,960$      

Annual Annual

Income Summary

FIN A NCING
Purchase Price:			   $2,980,000
Loan to value:				    $1,937,000
Term:					     30 years
Fixed Rate Term:			   10 years
Interest Rate:				    4.75%
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2409 L STREET, STE 200 
SACRAMENTO, CA 95816

916.573.3300 TURTONCOM.COM

The information contained in the Offering memorandum is confidential and 
provided solely for the purpose of review by prospective purchasers of 
The Palms, 2615 H Street, Sacramento, CA (the “Property”) and is not to 
be used for any other purpose or made available to other persons without 
the express written consent of Turton Commercial Real Estate (“TCRE”), 
Zachary Hooker, or Ken Turton. The material contained herein is based 
upon information supplied by owner in coordination with information 
provided by TCRE from sources it deems reasonably reliable. Summaries 
of documents are not intended to be comprehensive or all-inclusive but 
rather a general outline of the provisions contained herein and subject to 
more diligent investigation on the part of the prospective purchaser. No 
warranty, expressed or implied, is made by owner, TCRE or any other re-
spective affiliates, as to the accuracy or completeness of the information 
contained herein or any other written or oral communication provided to 
a prospective purchaser in the course of its evaluation of the Property. 
No legal liability is assumed or to be applied in connection with the infor-
mation or such other communication. Without limiting the general nature 
of the foregoing, the information shall not be deemed a representation of 
the state of affairs of the Property or constitute an indication that there 
has been no change in the business affairs, specific finances or specific 
condition of the Property since the date of preparation of the information. 
Prospective purchaser shall make their own projections and conclusions 
without reliance upon the materials contained herein and conduct their 
own independent due diligence, inspection and review of the Property, 
including but not limited to engineering and environmental inspections, to 
determine the condition of the Property and the existence of any potential 
hazardous material located at the site.
This Offering Memorandum is subject to prior placement, errors, 
omissions, changes or withdrawal without notice and does not constitute 
a recommendation, endorsement or advice as to the value of the Property 
by TCRE or the Owner. Each prospective purchaser is to rely upon its 
own investigation, evaluation and judgement as to the advisability of 
purchasing the Property described herein. TCRE is not authorized to make 
any representations or agreements on the part of the Owner.
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ZACHARY HOOKER
DIRECTOR - #02013574
916.573.3315
ZACHARYHOOKER@TURTONCOM.COM




