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We obtained the following information above from sources we believe to be reliable. However, we have not verified its 
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omissions, change of price, rental or other conditions, prior sale, lease or financing, or withdrawal without notice. We 
include projections, opinions, assumptions or estimates for example only, and they may not represent the current or 

future performance of the property. You and your tax and legal advisors should conduct your own investigation of the 
property and transaction.
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THE


OFFERING
4585 Felton St, San Diego, CA 92116

offered at $2,375,000

7 Units - Five 2 bedroom/2 Bath | Two 1 bedroom/1 
Bath

Palm Villas II is located in Normal Heights, one of San Diego’s highest-
demand and most resilient submarkets, prized for its walkable access 
to the shops, restaurants, and nightlife along Adams Avenue, the 
cultural energy of North Park, and the charm and architectural 
character associated with neighboring Kensington. This central 
location consistently attracts long-term tenants who value lifestyle, 
convenience, and neighborhood identity, supporting strong rent 
durability and low vacancy. The property has been thoughtfully 
remodeled, allowing it to compete at the upper end of the rental 
market without relying on speculative upgrades. Current in-place 
rents align closely with nearby comparable properties, offering buyers 
immediate confidence in the income stream, with future upside 
driven by organic market growth and allowable annual rent increases 
rather than aggressive repositioning.

03



02 Summary of Benefits
0 4



OFFERING


SUMMARY
Price

$15,995,000



OFFERING


SUMMARY
Price

$15,995,000



Rooms

64

Rooms


64



Stories

2

 Stories


2



Net area

64,000 sq ft.Net area


64,000 sq ft.

UNITS


SUMMARY
Sale Price

$2,375,000

Units

7

Lot Size

6,652

Rentable Sq Ft

5,954

Year built

1966

KEY


Features & Investment 
Highlights

✔Strong in place rents

✔Visual curb appeal for marketability

✔Great unit mix of most 2 Bedroom Units (Most comps have the opposite - More 1 
beds than 2's)

✔8 Parking Spots

✔All units professionally turned over to capture maximum rental income

✔Front and rear concrete parking lots were replaced.

Priced at $2,375,000, the property sits on a 6,652 SF lot with 5,954 SF rentable area, 
offering both stability and upside. Current income of $16,079/month ($196,836  
annually) equates to a 12.31 GRM and 5.33% CAP rate, with a market potential of 11.51 
GRM and 5.87% CAP. 
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SB 721 inspection


Inspection Report

Property is in FULL compliance of Senate Bill 721 making this 
investment free of fine potential for 6 years and free of health and 
safety issues that can be related to uninspected properties.
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Irreplaceable


LOCATION
4585 Felton St, San Diego, CA 92116 is a multifamily property 
in the heart of the Normal Heights neighborhood of San 
Diego. A centrally located, vibrant, urban community known 
for its walkability, eclectic shops, and lively dining and 
entertainment options. This well kept 7 unit property is 
located within walking distance of local restaurants, cafes, 
and amenities, with easy access to major freeways (I-15, 
I-805, I-8) and close proximity to popular nearby 
neighborhoods like North Park and Hillcrest. Normal Heights 
consistently ranks as a walker’s paradise with a high walk 
score, making this property especially valuable and hard to 
replicate in terms of lifestyle and convenience. More than 
just a physical address, 4585 Felton St represents a prime 
urban living spot in one of San Diego’s distinctive mid-city 
communities. Normal Heights blends historic character with 
modern city living, featuring a thriving local culture, vintage 
shops, festivals along Adams Avenue, and a strong 
neighborhood identity that continues to attract long- term 
residents and visitors alike.
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Lifestyle
This property sits in the heart of Normal Heights, a lively 
and eclectic San Diego neighborhood that offers a 
unique, walkable urban-California lifestyle. Residents 
enjoy being just steps away from local cafes, craft 
breweries, vintage shops, and diverse restaurants along 
Adams Avenue — the bustling main street that hosts 
community events like the Adams Avenue Street Fair and 
Adams Avenue Unplugged throughout the year. The area 
is known for its strong sense of community, tree-lined 
streets, and a relaxed yet vibrant atmosphere that blends 
arts, culture, and everyday conveniences. Normal Heights 
feels both connected and personal: neighbors know each 
other, sidewalks and cafes buzz with activity, and there’s 
always something going on whether it’s live music, local 
festivals, or casual gatherings at nearby parks and green 
spaces.
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Employment
From an employment and career perspective, 4585 Felton 
St’s location in the Normal Heights neighborhood places 
you within a vibrant mid-city labor market with strong 
access to jobs across San Diego. A significant portion of 
local residents are employed in professional, executive, 
managerial, and service roles, reflecting a diverse 
employment base that supports both white-collar and 
service-oriented work opportunities. Many people in the 
area work in sectors such as healthcare services, 
education, retail, hospitality, and administrative roles, 
with commuting times generally shorter than the U.S. 
average, making it easier to reach job centers across the 
city.
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Investment Summary

Our valuation goes beyond simple comparable sales averages—we factor in buyer debt-to-income ratios, current and potential rents, typical down payments, 
bedroom-to-unit comparisons, and recent sales trends. By considering all these elements, we determine a price that not only attracts buyers but also maximizes 

your returns.

Key Investment Strengths
This 7-unit multifamily property in 92116 is performing based on in-place income, not speculative future assumptions. Current rents support an in-place cap rate of 

approximately 5.33%, with a clear path to a 5.87% market cap through modest rent normalization to market levels. This allows the asset to be evaluated on price per 
unit, cap rate, and GRM, rather than relying on renovation or ADU-driven projections that are common in this market.

Desirable Unit Mix & Parking Ratio
The unit mix of five 2BR units and two 1BR units aligns well with tenant demand in the area. The 6,652 SF lot and 8 parking spaces for a total of 1.14 per unit


 provide a practical layout with limited operational complexity, appealing to long-term hold investors.

92116 Location Fundamentals
The property benefits from sustained rental demand driven by proximity to employment centers, transit corridors, and neighborhood retail. While pricing has 

normalized from peak levels, 92116 remains one of San Diego’s more defensive rental submarkets due to limited true infill supply.

Final Thoughts
This property is positioned and valued based on what the income supports today, not what a future buyer might achieve through renovations or regulatory changes. 

With stable in-place performance, modest rent upside, and balanced financial metrics, the asset aligns well with how capital is currently trading in the San Diego 
multifamily market.


As the market continues to reset toward historical norms, properties that rely on real income and realistic execution are best positioned to protect value and transact 
efficiently.
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Unit

01

02

03

04

05

06

07

07

BD/BA

2 / 2.00

2 / 2.00

2 / 2.00

2 / 2.00

2 / 2.00

1 / 1.00

1 / 1.00

Rent Roll

Status

Current

Current

Current

Current

Current

Current

Current

71.4% Occupied

Last Rent Inc.

-

-

-

-

-

10/01/2
025

11/01/2
025

Rent ($)

2,395.00

2,295.00

2,295.00

2,295.00

2,295.00

1,915.00

2,165.00

$16,055.00

Deposit ($)

0.00

0.00

1,200.00

1,200.00

1,700.00

1,000.00

600.00

5700

Move-In

-

-

01/28/2025

02/21/2025

07/21/2025

09/28/2024

08/20/2018

$1,55

Lease From

-

-

01/28/2025

02/21/2025

07/21/2025

10/01/2025

11/01/2024

Lease To

-

-

01/31/2026

-

07/31/2026

09/30/2026

-
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Active Comparables

For agents and principals focused on execution rather than theory, Felton is one of the most compelling opportunities currently available in the 92116 submarket. While there 
are several active listings that appear comparable, many are priced ahead of where today’s buyers can realistically underwrite given current debt coverage requirements, 

equity contributions, and lender constraints. Those assets often struggle to gain traction as a result.



Felton is intentionally positioned to trade. In-place rents, pricing, and price-per-unit are aligned with closed sales, not aspirational active listings, which materially improves 
financeability and reduces friction in escrow. The deal pencils with conventional buyer assumptions, supports lender underwriting, and meets investor return expectations 
without relying on aggressive rent growth or speculative repositioning. For buyers seeking a clean, defensible acquisition in one of San Diego’s most desirable submarkets, 

Felton represents a rare opportunity where the numbers, the location, and the market timing all align.
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Sold Comparables

Property

4542 Cherokee Ave

3470 Monroe Ave

4639 Iowa St

4582 Bancroft St

3225 Adams Ave

3458 Monroe Ave

4585 Felton St

Units

8

8

8

7

9

8

7

Sale Date

12/4/25

11/24/25

11/20/25

11/6/25

11/4/25

6/3/25

-

$ / Unit

$281,250

$302,250

$291,250

$321,429

$275,556

$359,375

$339,286

CAP

5.32%*

5.40%*

5.78%*

4.82%*

4.44%*

5.20%*

5.31%*

Year Built

1970

1970

1972

1968

1927

1969

1966

Sale Price

$2,250,000

$2,420,000

$2,330,000

$2,250,000

$2,480,000

$2,875,000

$2,375,000

GR M

12.21

12.03

11.25

13.47

14.64

12.50

12.31

Mix

(5) 1BR (3) 2BR (4) 
Garage

(5) 1BR (3) 2BR (4) 
Garage

(3) 1BR (5) 2BR (4) 
Garage

(3) 1BR (4) 2BR (4) 
Garage

(8) 1BR (1) 2BR (5) 
Garage

(5) 1BR (3) 2BR (4) 
Garage

(2) 1BR (5) 2BR

$/Sqft

$429

$435

$437

$452

$622

$578

$399

Condition

Average

Average

Average

Abv Avg

Average

Average

Upgraded
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4585 Felton St, San Diego, CA 92116


Demographics
Normal Heights benefits from a well-balanced and resilient demographic profile that supports consistent 
rental demand. The neighborhood attracts young professionals, creatives, and long-term residents 
seeking an urban lifestyle with relative affordability compared to adjacent submarkets. A strong renter 
base, stable household incomes, and proximity to employment and education centers contribute to 
durable housing fundamentals.

Metric Value (Source)

~31,484 residents (ZIP 92116) (Source: Census Reporter )Population

~35.6 years (Source: Census Reporter)Median Age

~$95,775 / yr (ZIP 92116) (Source: Census Reporter)Median Household Income

~$66,432 (Source: Census Reporter)Per Capita Income

~9.2 % (Source: Census Reporter)Poverty Rate

Predominantly White (~58–63 %), Hispanic/Latino (~28 %), with smaller proportions of Black (~4–11 %) 
and Asian (~6–7 %) residents — reflecting a culturally diverse community. (Source: point2homes)Racial & Ethnic Composition

~36 % Owner-occupied, ~64 % Renter-occupied — indicating a strong rental market alongside stable 
homeownership.(Source: Realoq)Housing Snapshot

2 2

https://censusreporter.org/profiles/86000US92116-92116/
https://censusreporter.org/profiles/86000US92116-92116/
https://censusreporter.org/profiles/86000US92116-92116/
https://censusreporter.org/profiles/86000US92116-92116/
https://censusreporter.org/profiles/86000US92116-92116/
https://www.point2homes.com/US/Neighborhood/CA/San-Diego/Normal-Heights-Demographics.html
https://realoq.com/area-insights/zip-code/92104-san-diego-ca


4585 Felton St, San Diego, CA 92116


Market Overview
Normal Heights combines the charm of historic architecture with the energy of a 
walkable, culturally rich urban lifestyle. The area’s main corridor, Adams Avenue, is a 
bustling hub of cafés, craft breweries, restaurants, boutiques, and entertainment 
venues that appeal to both residents and visitors alike. This desirable blend of urban 
convenience, local character, and social lifestyle makes Normal Heights an attractive 
choice for renters, buyers, and long-term residents.

From a real estate perspective, the Normal Heights market is characterized by strong 
demand, limited inventory, and rising values, reflecting its central location and lifestyle 
appeal. The neighborhood’s median home values are near six figures (often 
approaching or exceeding ~$900K–$1M depending on property type and market 
conditions), and properties tend to sell relatively quickly in a competitive market. Real 
estate here is primarily composed of smaller to medium-sized homes and 
apartments with high renter occupancy, underscoring the robust rental demand and 
potential investment upside for multifamily and residential properties. Vacancy rates 
are lower than many U.S. markets, signaling a stable and desirable environment for 
ownership and rental income strategies.
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Confidentiality Notice

This Offering Memorandum (“Memorandum”) has been prepared by ACI Apartments for the exclusive use of 
prospective investors and is strictly confidential. Distribution of this Memorandum, in whole or in part, without 
prior written consent of ACI Apartments is prohibited. By accepting this Memorandum, the recipient agrees to 
maintain its contents in strict confidence and not to reproduce, distribute, or disclose it to any other person 
without the express written consent of ACI Apartments.

The information contained herein has been obtained from sources deemed reliable; however, ACI Apartments 
makes no representation or warranty, express or implied, as to the accuracy or completeness of the information. 
This Memorandum is for informational purposes only and does not purport to be all‑inclusive or to contain all 
information a prospective investor may require. All financial projections are provided for general reference and 
are based on assumptions relating to the general economy, competition, and other factors beyond the control 
of ACI Apartments. Actual results may vary materially.


