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THE ENTIRE PROPERTY HAS BEEN 
BEAUTIFULLY REMODELED AND IS IN A 
PRIME EAST SACRAMENTO LOCATION 

Section One: The Opportunity
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NEAR MERCY GENERAL HOSPITAL

THE OPPORTUNITY

3 5 1 1  J  S T R E E T ,  S A C R A M E N T O  C A

Turton Commercial Real Estate is pleased to pres-

ent the opportunity to purchase 100% fee simple 

interest in 3511 J Street, a premiere multifamily 

fourplex investment or owner-user opportunity in 

East Sacramento. The Property is being offered for 

$2,300,000 which equates to a 4.05% capitaliza-

tion rate on existing income. Included in the pur-

chase price, though, is a full set of permit-ready 

construction drawings to develop the back half of 

the parcel. More information on the future develop-

ment can be found below in the “Future Develop-

ment” section.   
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LUXURY RESIDENTIAL UNITSRENOVATION BLOCKS FROM MERCY HOSPITAL

AAA
LOCATION
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Address: 3511 J Street, Sacramento, CA

APN: 007-0072-010-0000

Price: $2,300,000.00

Cap Rate (actual income): 4.05%

Year Built: 1922

Year Renovated: 2020 

Number of Units: 4

Total Square Feet: 3,000 SF 

Parcel Area: 8,276 SF (.19AC) 

Parking: 4 on-site garage stalls

Avg. In-Place Residential Rent: $2,525 (+ parking & reimbursement)

Occupancy: 100% 

Future Development Potential: Yes, plans for additional structure 

included 

PROPERTY DETAILS
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3511 J Street (the “Property”) is a four-unit resi-

dential building comprised of four one bedroom and 

one-bathroom luxury units. The Property was com-

pletely remodeled in 2020, including top-to-bottom 

upgrades to all residential units and common areas, 

including but not limited to new plumbing, electrical, 

and HVAC units. 

The four residential units feature new hardwood 

floors throughout, granite/quartzite counters, sol-

id wood custom-cabinetry, contemporary designer 

lighting, natural limestone shower walls and floors, 

new stainless-steel appliances, stacked washer/

dryer units, dishwashers, LG gas cooktop and hood, 

and garbage disposals. The four units, with two on 

each floor, are all approximately 750 rentable square 

feet comprised of one bedroom and one bathroom 

each. Further, each unit contains a spacious living/

dining room area and open kitchen plan. The Build-

ing boasts large windows on all four sides, including 

large picture window overlooking J Street. 

Furthermore, the Property features a four-car garage 

at the rear of the property, accessible off Harmon 

Alley. The residents also have access to a spacious 

and recently landscaped backyard, which features 

a dedicated bar-be-que, several seating areas, and 

aised garden beds for the tenant’s use.  

PROPERTY OVERVIEW
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THE PURCHASE INCLUDES PERMIT-
READY PLANS TO BUILD A STRUCTURE 
IN PLACE OF THE EXISTING GARAGE

FUTURE DEVELOPMENT OF THE PROPERTY 

Included in the purchase price are permit-ready plans 

to develop a new structure on the rear half of the prop-

erty. The current construction drawings include a new 

four-car garage (in place of the existing garage) with 

a luxury, 3-bedroom, and 2.5-bathroom unit above the 

garage. To develop the new structure, a buyer would 

need to visit the city, pay for a permit, hire a general 

contractor, and build. This additional structure could, 

in theory, accommodate an owner-user while off-set-

ting additional monthly costs with the front building. 



Section Two: The Location

1
BLOCK FROM SUTTER

 MIDDLE SCHOOL

4
BLOCKS FROM 

MERCY GENERAL HOSPITAL

4
BLOCKS FROM 

PACHAMAMA COFFEE BAR

4
BLOCKS FROM
BUSINESS 80

4
BLOCKS FROM

5+ LOCAL EATERIES & BARS

2
BLOCKS FROM 

SAFEWAY SHOPPING CENTER

5
BLOCKS FROM 

MIDTOWN

3
BLOCKS FROM DAVID
LUBIN ELEMENTARY

2
BLOCKS FROM 

LINCOLN LAW SCHOOL

2
BLOCKS FROM 

MCKINLEY PARK
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BUILDING LOCATION
IN THE MIDDLE OF A HIGHLY-DESIREABLE NEIGHBORHOOD

The Property has one of, if not, the finest locations in the highly desirable East Sacramento submarket of Sacramento and is within easy walking distance of several 

notable amenities. The Property is also walking or biking distance to Midtown, Sacramento, home to over 50 of the best restaurants and bars in the entire city.
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ALKALI FLAT

1 1

Section Two: The Location
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MINUTE WALK FROM MERCY 
GENERAL HOSPITAL
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No single neighborhood in Sacramento is more de-

sirable to live than East Sacramento. Homes in East 

Sacrament are highly sought after due to the cen-

tral freeway location, proximity to the State Capitol 

Corridor and central business district, as well as 

easy access to numerous fine dining options, so-

cial events, and art offerings. Further, established 

schools, community and outdoor activities, and 

sense of security make the neighborhood highly de-

sirable to both homeowners and tenants.

The availability of “for lease” rental housing in 

East Sacramento is quite limited because most of 

the housing inventory is comprised of single-family 

homes. Even then, rental housing in the submar-

ket often includes retrofitted single-family homes, 

ADUs, and older multifamily buildings with dated 

finishes and no amenities. As a result, luxury rental 

units, when available in East Sacramento, experi-

ence high demand and command premium rent. 

The Property is also located just two blocks from 

McKinley Park, one of the most underrated ameni-

ties in the entire city of Sacramento. The 32-acre 

park features a library, lake, tennis courts, a play-

ground, a perimeter running and walking track, and 

ample grass sports fields.

Lastly, Mercy General Hospital, located at 39th 

and J Streets, is located just four blocks from the 

Property. Mercy General is a member of the Dignity 

Health Network and currently employs over 2,000 

clinical and medical staff. The hospital also serves 

as the major Cardiac Surgery center in the greater 

Sacramento area and is consistently ranked as one 

of the best hospitals in the entire county. Over time, 

the Property has demonstrated consistent tenancy 

from hospital employees, residency doctors, and 

long-term visitors. To that end, the hospital pro-

vides a valuable pool of well-paid and well-edu-

cated tenants searching for housing within walking 

distance of the hospital.  

EAST SACRAMENTO SUBMARKET
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ARTIST: TYSON ANTHONY ROBERTS - CANON RESTAURANT
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3412 J Street is in the heart of East Sacramento with immediate access to both the Urban Core and the Freeway 
system.

POPULAR RESTAURANTS NEAR 3412 J STREET (NOT ALL ARE MENTIONED HERE):

58 Degrees & Holding Co.

Aioli Bodega Espanola

Allora

Amaro Italian Bistro & Bar

Azul Mexican

Bacon & Butter

Bar West

Bento Box

Block Butcher Bar

Bonn Lair 

Broderick Midtown

Buckhorn Grill

Burgers and Brew

Cafe Bernardo

Cafe Capricho

Canon

Cantina Alley

Celestin’s 

Centro Cocina Mexicana

Chando’s Tacos 

Chipotle

Club Raven

Cornerstone

Crepeville

Der Biergarten

Eatuscany Cafe

Elixir Bar & Grill

Evan’s Kitchen 

Federalist Public House

Fieldwork Brewing Co.

FishFace Poke Bar

Fit Eats

Ginger Elizabeth Chocolates

Highwater

Hot Italian

I Love Teriyaki

Identity Coffee

Jack’s Urban Eats

Juno’s Kitchen  

Karma Brew

Kru

Kupros Craft House

La Trattoria Bohemia

Lowbrau

Metro Kitchen & Drinkery

Midtown Taqueria 

Mimosa House 

Mulvaney’s B&L

N Street Cafe

Nekter

Nido

Nishiki Sushi

Nopalitos Southwestern Café 

OBO Italian Table & Bar 

Old Soul Coffee

OneSpeed

Original Mel’s Diner 

Orphan 

Pachamama Coffee Bar 

Paesano’s

Paragary’s

Peet’s Coffee 

Pine Cove Tavern 

Pizzeria Urbano

Pronto Pizza

Pushkin’s Bakery

Q Street Bar & Grill

Red Rabbit

Rick’s Dessert Diner

Roxie Deli and Barbecue

Sakamoto

See’s Candies

Selland’s Market Cafe

Shanghai Garden 

Shoki Ramen House

Star Ginger

Station 38 Coffee 

Steve’s Pizza 

Sun & Soil Juice

Sushi Café 

Tank House BBQ

Tapa the World

Tea Cup Cafe

Temple Coffee

Thai Basil

Thai Palace

The Golden Bear

The Mill Coffee House

The Porch

The Rind

The Shack 

The Waterboy

Tres Hermanas

Tupelo Coffee & Roasting 

Vibe Health Bar 

Waffle Square Country Kitchen

Wing’s Restaurant 

Yogurt a GoGo

Zelda’s Pizza

Zocalo
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Sacramento is the Capitol of California, the fifth 

largest economy in the world. While perhaps not 

considered as prolific as many of the tourism-based 

cities in California such as San Francisco, Los Ange-

les and San Diego, being the hub of California’s gov-

ernmental structure provides an incredible amount 

of economic stability throughout the region. In ad-

dition, Sacramento is being increasingly recognized 

as an outdoor enthusiast’s dream city with its re-

markably 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 Fran-

cisco, Portland, Austin, San Antonio and Seattle). 

Forbes magazine ranked Sacramento as the 10th 

healthiest city in the United States versus all cities. 

SACRAMENTO

CALIFORNIA’S FASTEST-GROWING METROPOLITAN AREA

215+15.3 MILLION 71,335
DAYTIME EMPLOYEESANNUAL REGIONAL VISITORS BARS / RESTAURANTS

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 Sacramento’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 Sacramen-

to River to Old Sacramento on the riverfront (only 20 

blocks from the Subject Property).
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THERE’S A REASON EVERYONE IS 
COMING HERE.
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Section Three: Sacramento

According to a recent study completed by Bay 

Area Economics (BAE) Urban Economics in coor-

dination with the Capitol Area Development Au-

thority (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 

approximately 4,000 units, and that is being very 

generous with submarkets like the Railyards, ac-

counting 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 exten-

sive. 60% of the workforce has some college ed-

ucation and over 1/3 of the workforce have bach-

elor’s 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 in-

creasingly imminent as housing prices in the 

Sacramento Region are approximately 60% of Bay 

Area prices in every category. Notwithstanding 

cheaper prices, the recent COVID-19 pandemic is 

pushing residents from dense, highly populated 

cities in the Bay Area to Sacramento where so-

cial distancing can be achieved more effectively. 

Lastly, with remote working or telecommuting now 

commonplace, employees can easily relocate to 

Sacramento without sacrificing employment or 

their career. Together, as a result, the future of 

luxury apartments looks very, very bright in Sac-

ramento’s urban core. 

demand for luxury living
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#1 Happiest workers in midsized cities

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

#4 U.S metro clean tech index

#4 Best cities for nerds

#5 Hot startup cities

#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 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%

LARGEST EMPLOYMENT INDUSTRIES WITHIN 
1 MILE RADIUS OF THE PROPERTY:

ANNUAL CONSUMER SPENDING 
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

NUMBER OF 
EMPLOYEES
WITHIN VARYING 
RADIUS OF THE 
PROPERTY:

1 MILE 2 3

85,223

147,025

189,518

48% Public Admin. & Sales

17% Science & Tech.

4% Information

5% Healthcare & Social

7% Hospitality & Food

19% Other

FASTER GROWTH THAN AVG IN PRO-
FESSIONALS WITH BACHELORS 

2013 2015 2017 2019
100%

102%

104%

106%

108%

110%

WALK
SCORE:

90
BIKE

SCORE:

98
TRANSIT
SCORE:

39

SACRAMENTO DATA BITES
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 deliveries. In recent years, 

Bay Area residents have flocked to Sacramento to escape exorbitant housing costs. 
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THERE’S NEVER BEEN A BETTER TIME 
TO COME TO SAC

L O S  A N G E L E S

S A N  J O S E

S A N  F R A N C I S C
O D

E
N

V
E

R

S E A T T L E

DEMAND
Sacramento’s strong economic momentum has con-

tinued through 2019. Apartment demand began in 

2012 driven by distress in the housing market, forcing 

many former homeowners to become renters, in addi-

tion 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 de-

mand. According to Apartments.com, more than 30% 

of year-to-date searches for Sacramento apartments 

came from Bay Area residents (as of March 2019). 

Midtown Sacramento was listed as one of their most 

popular search areas. Improving economic conditions 

have supported steady demand. Construction, Edu-

cation 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 oc-

cupy 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 expected 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 residential projects underway are 

in the affluent suburban submarkets of Roseville, 

Rocklin and Elk Grove. However, a few developers 

have focused on market rate urban core properties, 

recently constructing notable projects in Midtown 

such as The Press Building, 350 units; 19J, 160 “mi-

cro” units; Q19, a 68-unit mixed-use project; and Ice 

House, a 146-unit mixed-use development. That said, 

most new development has been relegated to Midtown 

and Downtown as density regulations are more lenient 

and development sites and land are more plentiful. As 

a result, luxury units with modern amenities in East 

Sacramento are nearly non-existent and those avail-

able command premium rents. 

Even, this new product in Midtown does not even 

come close to supplying the apparent demand for ur-

ban core apartments as most of these projects have 

waiting lists at rents above pro forma (and pro forma 

is pushing $3.75 per sf). Given the scarcity of avail-

able land, the emphasis at the City level for providing 

“low income” housing options, the increasing cost of 

permit fees and the ever-extending construction time-

lines for project completions, it appears the supply of 

market rate and luxury housing will be constrained for 

the foreseeable future.

LOCAL APARTMENT MARKET
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Section Four: The Property

Number of Residential Units		  4

Unit Layout	  

	 Unit 1			   1 bedroom and 1 bath

	 Unit 2			   1 bedroom and 1 bath 

	 Unit 3			   1 bedroom and 1 bath

	 Unit 4			   1 bedroom and 1 bath

Year Built				    1922

Year Renovated			   2020 

Stories				    2

Net Rentable Area 			   3,000 SF

            	 Unit 1 			   750 SF

	 Unit 2			   750 SF

	 Unit 3 			   750 SF 

              	 Unit 4			   750 SF

Average Residential In-Place Rent	 $2,525.00

Average Residential Rent PSF		  $3.36 PSF

Average Residential Reimbursement	 $114 per month 

GENERAL

Electricity 			  SMUD

Water			   City of Sacramento

Sewer/Storm drain		  City of Sacramento 

Gas			   None 

Garbage			   Republic Services 

Fiber 			   Comcast / Direct TV / U-Verse

UTIL IT IES

Address				    3511 J Street 

County				    Sacramento, California 

APN				    007-0072-010-0000

Zoning				    R-3 Multifamily Residential 

Parking (Garage)			   4 Garage Parking Stalls 

Parking Cost 			   $75 per stall, per month 

SITE

HVAC			   New package units on the roof 

Electric 			   Individually metered 

Water Heaters		  Individual water heaters in all units

RESIDENTIAL  SYSTEMS

Walls and Ceilings		  Semi smooth two-toned paint  

Flooring 	

             Living Areas		  Real hardwood 

             Bathrooms		  Stone floor and shower walls with

			   frameless glass shower enclosure. 

			   Double vanity with oversized mirror.  

Cabinets			   Custom upper and lower wood cabinets 	

			   with granite/quartzite counters 

Kitchens			   Each kitchen features a full 

			   stainless-steel appliance package 

			   including a stainless-steel electric 	

			   range, vent hood, dishwasher, French 	

			   door refrigerator, and microwave. Addi	

			   tionally, all kitchens have a garbage 	

			   disposal. 

Lighting 			   Designer decorative fixtures 

Laundry Appliances 		  Stacked high efficiency washer/dryers 

INTERIORS

THE PROPERTY

P E R M I T- R E A D Y  P L A N S  F O R  A D D I T I O N A L  D E V E L O P M E N T  I N C L U D E D

3,0004
LUXURY RESIDENTIAL UNITS TOTAL RSF

4
PARKING STALLS

3511
J STREET

L E T ’ S  D I V E  I N  D E E P E R

2020
RENOVATION
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Section Five: Economics

P U R C H A S E  P R I C E

Operating Expenses Amount Pmt Frequency % per yr
Common SMUD/PG&E Bills $360 $30/mo
Maintenance $1,500 $125/mo
Pest Control $500 $150/qrt
Landscaping $2,100 $175/mo
Sewer, Water, Garbage $3,000 $250/mo
Property Taxes $25,016 1.1371%
Direct Levies $680 $340/2x yr
Insurance $3,300 $275/mo
Turnover Costs $500 $250/2x yr 

Total $36,956

Residential Pro-Rata $36,956 100%

Monthly Rent $10,100
Monthly Reimbursement $456
Monthly Parking $300
Monthly Total $10,856

Annual Total $130,272

Net Operating Income $93,316
Value at 4.05% Cap Rate $2,304,094
Price Per Unit $576,023

P U R C H A S E  P R I C E

3511
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