
OFFERING MEMORANDUM

500 North Clementine Street, Oceanside, CA 92054 

Ocean Breeze



NON-ENDORSEMENT & DISCLAIMER NOTICE

CONFIDENTIALITY & DISCLAIMER
The information contained in the following Marketing Brochure is proprietary and strictly confidential. It is intended to be reviewed only by the party receiving it from 
Marcus & Millichap and should not be made available to any other person or entity without the written consent of Marcus & Millichap. This Marketing Brochure has 
been prepared to provide summary, unverified information to prospective purchasers, and to establish only a preliminary level of interest in the subject property. The 
information contained herein is not a substitute for a thorough due diligence investigation. Marcus & Millichap has not made any investigation, and makes no warranty 
or representation, with respect to the income or expenses for the subject property, the future projected financial performance of the property, the size and square foot-
age of the property and improvements, the presence or absence of contaminating substances, PCB’s or asbestos, the compliance with State and Federal regulations, 
the physical condition of the improvements thereon, or the financial condition or business prospects of any tenant, or any tenant’s plans or intentions to continue its 
occupancy of the subject property. The information contained in this Marketing Brochure has been obtained from sources we believe to be reliable; however, Marcus & 
Millichap has not verified, and will not verify, any of the information contained herein, nor has Marcus & Millichap conducted any investigation regarding these matters 
and makes no warranty or representation whatsoever regarding the accuracy or completeness of the information provided. All potential buyers must take appropriate 

measures to verify all of the information set forth herein.

THIS IS A BROKER PRICE OPINION OR COMPARATIVE MARKET ANALYSIS OF VALUE AND SHOULD NOT BE CONSIDERED AN APPRAISAL. This information has been secured 
from sources we believe to be reliable, but we make no representations or warranties, express or implied, as to the accuracy of the information. References to square 
footage or age are approximate. Buyer must verify the information and bears all risk for any inaccuracies. Marcus & Millichap is a service mark of Marcus & Millichap 

Real Estate Investment Services, Inc. © 2026 Marcus & Millichap. All rights reserved.

NON-ENDORSEMENT NOTICE
Marcus & Millichap is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee identified in this marketing package. The presence of any 
corporation’s logo or name is not intended to indicate or imply affiliation with, or sponsorship or endorsement by, said corporation of Marcus & Millichap, its affiliates 
or subsidiaries, or any agent, product, service, or commercial listing of Marcus & Millichap, and is solely included for the purpose of providing tenant lessee information 

about this listing to prospective customers. 
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e xecutive summary

STERLING TERRACE APARTMENTS

Address 500 North Clementine Street, Oceanside, CA 92054

Number of Units 12+1

Year Built 1965

Year Renovated 2022

Net Rentable Area (SF) 8,706 SF

Lot Size (AC) 0.22 AC

OFFERING SUMMARY

Listing Price $5,400,000

NOI $224,018

CAP Rate 4.15%

GRM 14.65

Market CAP Rate 4.75%

Market GRM 13.43

Price/Unit $415,385

Price/SF $620.26

E XECUTIVE
SUMMARY

Ocean
Breeze
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INVESTMENT
OVERVIEW

Ocean Breeze Apartments is a 12+1 unit apartment complex in the downtown area of Oceanside, approximately 6 blocks from the ocean. 
The project has been completely renovated both exterior and interior wise. Currently there are 12 1B/1B very large units and one 2B/1B 
unit. Prior to the renovation by current ownership there were 5 2-bedroom units and it since the second bedroom compromised the floor 
plan the wall was removed and 4 of the 5 units became large 1B/1B units. These units can legally be converted back to 2-bedroom units if 
a new owner should want to do so. The interior renovations were made using the finest finishes available in the market at that time. A new 
roof was installed in 2025, and this did increase the maintenance costs for the year. Obviously, this was a one-time expense. It should be 
noted that the 1B/1B units are very large compared to the majority of similar units built today. 12 of the 13 units have individual garages. 
One on the 13 units is a non-conforming unit.  

The city of Oceanside has an estimated 171,000 people with a median income of $93,000 per year. It should be noted that there are two 
Oceanside’s. One being east of the 5 freeway and one west of the 5 freeway. Ocean Breeze is west of the 5 freeway and rents in this true 
beach community are higher Than those for similar units west of the freeway. The building is full secure and provides a degree of safety 
for current residents. In the last 10 years Oceanside has undergone a significant amount of gentrification with many new homes, stores 
and two international hotels on the coastal side of the city.  

The recent renovation of Ocean Breeze Apartments by current ownership must be seen to appreciate the high level of work done.  Such 
that the exterior and interiors are much nicer than those found in most new projects. The location near the ocean is unreplaceable and 
will provide new ownership with continued increased cash flow in the years to come.  

Due to the location and rental rates in this beach community Ocean Breeze attracts professional residents who aspire to live in a true 
one-of-a-kind beach community with the commensurate beach lifestyle.

Ocean Breeze





Blocks from the Beach, Featuring a Mix 
of Eleven One-Bedroom One-Bath Units, 
One Two-Bedroom One-Bath Unit, & 
One Non-Conforming One-Bedroom 
One-Bath Unit

All Units Extensively Renovated With 
New Flooring, Recessed Lighting, Two-
Tone Paint, Stainless-Steel Appliances, 
Ceiling Fans, & Key Pad Access

Full Exterior Renovation, Upgrades 
Include: New Roof, New Front Facade, 
New Gates, Updated Landscaping, Two-
Tone Paint, & Windows

Controlled Access Community With 
Garage & Street Parking

Shared Community Laundry Facility

INVESTMENT
HIGHLIGHTS
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INCOME CURRENT MARKET

Gross Scheduled Rent $368,520 $402,000 

Less: Vacancy/Deductions 3.0%  ($11,056) 3.0% ($12,060)

Total Effective Rental Income $357,464 $389,940 

Other Income $16,524 $16,524 

Effective Gross Income $373,988 $406,464

Less: Expenses 40.7%  ($149,970) 37.3%  ($149,970)

Net Operating Income $224,018  $256,494 

Less: Loan Payments ($165,000) ($165,000)

Net Cash Flow After Debt Service 2.5% $59,018 3.8%  $91,494 

SUMMARY

Price $5,400,000

Down Payment 44% $2,400,000

Number of Units 12+1

Price Per Unit $415,385

Price Per SqFt $620.26

Rentable SqFt 8,706

Lot Size 0.22 Acres

Approx. Year Built 1965

Year Renovated 2022

RETURNS CURRENT MARKET

CAP Rate 4.15% 4.75%

GRM 14.65 13.43

EXPENSES CURRENT MARKET

Real Estate Taxes  $64,800  $64,800 

Insurance  $17,000  $17,000 

Water & Sewer  $13,336  $13,336 

Utilities  $6,791  $6,791 

Trash  $7,543  $7,543 

Landscaping  $3,000  $3,000 

Maintenance & Repairs  $20,000  $20,000 

Management Fee  $17,500  $17,500 

TOTAL EXPENSES  $149,970  $149,970 

Expenses/Unit $11,536 $11,536

Expenses/SF $17.23 $17.23

PRICING DE TAILS // OCE AN BREE ZE

FINANCING

Loan Amount $3,000,000

Interest Rate 5.50% I.O.
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RENT ROLL SUMMARY // OCE AN BREE ZE

RENT ROLL DE TAILS

CURRENT MARKET

UNIT TYPE # OF 
UNITS

AVG. SQ
FEET

RENTAL 
RANGE

AVG. 
RENT

AVG. RENT/
SF

MONTHLY 
INCOME

AVG. 
RENT

AVG. 
RENT/SF

MONTHLY 
INCOME

1 Bed 1 Bath 11 670 $2,310 - $2,400 $2,355 $3.51 $25,905 $2,600 $3.88 $28,600

2 Bed 1 Bath 1 960 $2,500 $2,500 $2.60 $2,500 $2,700 $2.81 $2,700

1 Bed 1 Bath Non Conforming 1 450 $2,050 $2,050 $4.56 $2,050 $2,200 $4.89 $2,200

TOTALS/WEIGHTED AVERAGES 12+1 8,706 $3.53 $30,710 $3.85 $33,500

    GROSS ANNUALIZED RENTS $368,520 $402,000

UNIT UNIT TYPE Current Rent / Month Move-In Date Market Rent / Month

1 1 Bed 1 Bath  $2,400 12/1/2025  $2,600 

2 1 Bed 1 Bath  $2,400 7/1/2025  $2,600 

3 1 Bed 1 Bath  $2,400 3/1/2021  $2,600 

4 1 Bed 1 Bath  $2,310 5/4/2021  $2,600 

5 1 Bed 1 Bath  $2,400 4/12/2025  $2,600 

6 1 Bed 1 Bath  $2,400 2/15/2025  $2,600 

7 1 Bed 1 Bath  $2,350 3/1/2021  $2,600 

8 1 Bed 1 Bath  $2,350 12/20/2024  $2,600 

9 1 Bed 1 Bath  $2,400 5/15/2025  $2,600 

10 1 Bed 1 Bath  $2,350 1/1/2025  $2,600 

11 1 Bed 1 Bath  $2,400 6/1/2024  $2,600 

12 2 Bed 1 Bath  $2,500 12/15/2024  $2,700 

13 1 Bed 1 Bath Non Confroming  $2,050 11/1/2025  $2,200 

 $30,710  $33,500 
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4, 5,
6

1,2

Ocean Breeze Apartments

920 S Pacific St

930-936 S Pacific St

1610 S Pacific St

Beachwalk Apartments-508

Beachwalk Apartments-515

Beachwalk Apartments-519

1

2

3

4

5

6

3

SALES
COMPARABLES

1



SUBJECT PROPERTY PRICE BLDG SF PRICE/SF PRICE/UNIT CAP RATE # OF UNITS CLOSE

Ocean Breeze
500 North Clementine Street

Oceanside, CA 92054
$5,400,000 8,706  $620.26  $415,385  4.15% 12+1 -

SALES COMPARABLES PRICE BLDG SF PRICE/SF PRICE/UNIT CAP RATE # OF UNITS CLOSE

920 South Pacific Street
Oceanside, CA 92054 $4,007,500  5,216  $768.31  $400,750  3.95% 10 10/20/2025

930-936 South Pacific Street
Oceanside, CA 92054 $4,092,500 5,480  $746.81  $372,045  4.28% 11 10/20/2025

1610 South Pacific Street
Oceanside, CA 92054 $4,100,000  4,648  $882.10  $372,727 - 11 8/8/2028

Beachwalk Apartments-508
508 North Nevada Street

Oceanside, CA 92054
$4,680,000  7,798  $600.15  $390,000  3.83% 12 On Market

Beachwalk Apartments-515
515 North Nevada Street

Oceanside, CA 92054
$4,680,000  9,573  $488.87  $390,000  3.83% 12 On Market

Beachwalk Apartments-519
519 North Nevada Street

Oceanside, CA 92054
$5,460,000  10,756  $507.62  $390,000  3.83% 14 On Market

3034 Canon Street
San Diego, CA 92106 $6,600,000  12,410  $531.83  $366,667  4.34% 18 On Market

1

2

3

4

5

6

7

SALES COMPARABLES SUMMARY // OCE AN BREE ZE
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SALES COMPARABLES // OCE AN BREE ZE

1 920 South Pacific Street
Oceanside, CA 92054

O CEAN BREEZE APARTMENTS
500 N Clementine St
Oceanside, CA 92054

TOTAL UNITS YEAR BUILT
12+1 1965

TOTAL UNITS YEAR BUILT
10 1947

Sale Price: $5,400,000

Building SF: 8,706

Price/SF:  $620.26

Price/Unit:  $415,385

CAP Rate: 4.15%

Sale Price: $4,007,500

Building SF: 5,216

Price/SF: $768.31

Price/Unit: $400,750

CAP Rate: 3.95%

19



SALES COMPARABLES // OCE AN BREE ZE

1610 SOUTH PACIFIC STREET
Oceanside, CA 92054

930-936 SOUTH PACIFIC STREET
Oceanside, CA 92054

2 3

TOTAL UNITS YEAR BUILT
11 1939

TOTAL UNITS YEAR BUILT
11 1953

Sale Price: $4,092,500

Building SF: 5,480

Price/SF:  $746.81

Price/Unit:  $372,045

CAP Rate:  4.28%

Sale Price: $4,100,000

Building SF:  4,648

Price/SF: $882.10

Price/Unit:  $372,727

CAP Rate: -

20



SALES COMPARABLES // OCE AN BREE ZE

54

TOTAL UNITS YEAR BUILT
12 1960

TOTAL UNITS YEAR BUILT
12 1968

Sale Price: $4,680,000

Building SF: 7,798

Price/SF:  $600.15

Price/Unit: $390,000

CAP Rate: 3.83%

Sale Price: $4,680,000

Building SF: 9,573

Price/SF: $488.87

Price/Unit: $390,000

CAP Rate:  3.83%

BEACHWALK APARTMENTS-508
508 N Nevada St
Oceanside, CA 92054

BEACHWALK APARTMENTS-515
515 N Nevada St
Oceanside, CA 92054
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SALES COMPARABLES // OCE AN BREE ZE

6

TOTAL UNITS YEAR BUILT
14 1970

Sale Price: $5,460,000

Building SF:   10,756

Price/SF:  $507.62

Price/Unit:  $390,000

CAP Rate: 3.83%

BEACHWALK APARTMENTS-519
519 N Nevada St
Oceanside, CA 92054

22



4

2

Ocean Breeze Apartments

502 South Clementine Street

536 Grant Street

1108 Tait Street

Elan Tamarack Shores

Carlsbad Coast

Alta Oceanside
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5

6

3
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RENT
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RENT COMPARABLES // OCE AN BREE ZE

1 502 S CLEMENTINE ST
Oceanside, CA 92054

 UNIT TYPE SQFT RENT RENT/SF

1 Bed/1 Bath 450 $2,050 $4.56

1 Bed/1 Bath 670 $2,310 - $2,400 $3.51

2 Bed/1 Bath 1,000 $2,500 $2.60

 UNIT TYPE SQFT RENT RENT/SF

1 Bed/1 Bath 500 $2,550 $5.00

TOTAL UNITS YEAR BUILT
12+1 1965

TOTAL UNITS YEAR BUILT
2 1948

O CEAN BREEZE APARTMENTS
500 N Clementine St
Oceanside, CA 92054
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1108 TAIT STREET
Oceanside, CA 92054

536 GRANT STREET
Oceanside, CA 92054

2 3

 UNIT TYPE SQFT RENT RENT/SF

1 Bed/1 Bath 750 $2,500 $3.33

 UNIT TYPE SQFT RENT RENT/SF

1 Bed/1 Bath 600 $2,595 $4.33

TOTAL UNITS YEAR BUILT
4 2003

TOTAL UNITS YEAR BUILT
3 1953

RENT COMPARABLES // OCE AN BREE ZE
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RENT COMPARABLES // OCE AN BREE ZE

5

 UNIT TYPE SQFT RENT RENT/SF

1 Bed/1 Bath 650 $2,645 $4.07

2 Bed/1 Bath 830 $2,895 $3.49

 UNIT TYPE SQFT RENT RENT/SF

1 Bed/1 Bath 650 $2,695 $4.15

TOTAL UNITS YEAR BUILT
27 1978

TOTAL UNITS YEAR BUILT
72 1974

4 ELAN TAMARACK SHORES
351-357 Tamarack ave
Carlsbad, CA 92008

CARLSBAD COAST
357 chestnut ave
Carlsbad, CA 92008
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6

 UNIT TYPE SQFT RENT RENT/SF

1 Bed/1 Bath 788 $2,900 $3.68

TOTAL UNITS YEAR BUILT
309 2024

RENT COMPARABLES // OCE AN BREE ZE

ALTA O CEANSIDE
1001 n coast hwy
Oceanside, CA 92054
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05MARKET OVERVIEW
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MARKE T OVERVIE W // OCE AN BREE ZE
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MARKE T OVERVIE W // OCE AN BREE ZE
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MARKE T OVERVIE W // OCE AN BREE ZE



MARKE T OVERVIE W // OCE AN BREE ZE
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MARKE T OVERVIE W // OCE AN BREE ZE
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