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Premier 5-Unit Multifamily



Affiliated Business Disclosure
CBRE, Inc. (“CBRE”) operates within a global family of companies with many 
subsidiaries and related entities (each an “Affiliate”) engaging in a broad range of 
commercial real estate businesses including, but not limited to, brokerage services, 
property and facilities management, valuation, investment fund management and 
development. At times different Affiliates, including CBRE Investment Management, 
Inc. or Trammell Crow Company, may have or represent clients who have competing 
interests in the same transaction. For example, Affiliates or their clients may have or 
express an interest in the property described in this Memorandum (the “Property”) 
and may be the successful bidder for the Property. Your receipt of this Memorandum 
constitutes your acknowledgment of that possibility and your agreement that neither 
CBRE nor any Affiliate has an obligation to disclose to you such Affiliates’ interest or 
involvement in the sale or purchase of the Property. In all instances, however, CBRE 
and its Affiliates will act in the best interest of their respective client(s), at arms’ 
length, not in concert, or in a manner detrimental to any third party. CBRE and its 
Affiliates will conduct their respective businesses in a manner consistent with the law 
and all fiduciary duties owed to their respective client(s).

Disclaimer
This Memorandum contains select information pertaining to the Property and 
the Owner and does not purport to be all-inclusive or contain all or part of the 
information which prospective investors may require to evaluate a purchase of the 
Property. The information contained in this Memorandum has been obtained from 
sources believed to be reliable, but has not been verified for accuracy, completeness, 
or fitness for any particular purpose. All information is presented “as is” without 
representation or warranty of any kind. Such information includes estimates 
based on forward-looking assumptions relating to the general economy, market 
conditions, competition and other factors which are subject to uncertainty and 
may not represent the current or future performance of the Property. All references 
to acreages, square footages, and other measurements are approximations. This 
Memorandum describes certain documents, including leases and other materials, in 
summary form. These summaries may not be complete nor accurate descriptions of 
the full agreements referenced. Additional information and an opportunity to inspect 
the Property may be made available to qualified prospective purchasers. You are 
advised to independently verify the accuracy and completeness of all summaries 
and information contained herein, to consult with independent legal and financial 
advisors, and carefully investigate the economics of this transaction and Property’s 
suitability for your needs. ANY RELIANCE ON THE CONTENT OF THIS MEMORANDUM IS 
SOLELY AT YOUR OWN RISK.

The Owner expressly reserves the right, at its sole discretion, to reject any or all 
expressions of interest or offers to purchase the Property, and/or to terminate 
discussions at any time with or without notice to you. All offers, counteroffers, 
and negotiations shall be non-binding and neither CBRE, Inc. nor the Owner shall 
have any legal commitment or obligation except as set forth in a fully executed, 
definitive purchase and sale agreement delivered by the Owner.

Confidentiality Agreement
Your receipt of this Memorandum constitutes your acknowledgment that (i) it is a 
confidential Memorandum solely for your limited use and benefit in determining 
whether you desire to express further interest in the acquisition of the Property, 
(ii) you will hold it in the strictest confidence, (iii) you will not disclose it or its 
contents to any third party without the prior written authorization of the owner of 
the Property (“Owner”) or CBRE, Inc. (“CBRE”), and (iv) you will not use any part of 
this Memorandum in any manner detrimental to the Owner or CBRE.

If after reviewing this Memorandum, you have no further interest in purchasing 
the Property, kindly return it to CBRE.

CBRE and the CBRE logo are service marks of CBRE, Inc. All other marks displayed 
on this document are the property of their respective owners, and the use of 
such marks does not imply any affiliation with or endorsement of CBRE. 

Photos herein are the property of their respective owners. Use of these images 
without the express written consent of the owner is prohibited.

©2026 CBRE, Inc. All Rights Reserved.
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I N V E S T M E N T  O V E R V I E W

CBRE is pleased to present 1505 Fern Street, 1505½ Fern Street, 3034 Beech Street, 3036 
Beech Street, and 3038 Beech Street—a rare opportunity to acquire a fully furnished, 
income-producing residential compound in the heart of San Diego’s highly desirable South 
Park neighborhood. Combining a restored historic residence, newly constructed ADUs 
completed in 2024, a transferable Mills Act designation, and a proven furnished rental 
platform, Fern Street offers a differentiated investment opportunity beyond traditional 
multifamily ownership.

The property consists of five thoughtfully designed residences, including one three-
bedroom / 2.5-bath unit, one two-bedroom / 2.5-bath unit, two one-bedroom / one-bath 
units, and one studio / one-bath unit. Three permitted ADUs were completed in 2024, 
including two newly constructed rear units and a newly created studio residence. All units 
are delivered fully furnished and currently support a successful blend of vacation rentals 
and furnished mid-term stays.

Rather than relying on a conventional apartment leasing model, Fern Street benefits from 
a flexible furnished rental strategy supported by strong historical operating performance. 
The property generated trailing twelve-month revenue of $296,225 and NOI of $193,651, 
while 2025 operations produced revenue of $285,558 and NOI of $191,431. This established 
operating history demonstrates the property’s ability to generate durable cash flow while 
preserving future ownership flexibility.

Originally constructed circa 1912, the front residence has been extensively restored while 
preserving its historic character, complemented by three newly completed ADUs that offer 
modern construction standards and minimal deferred maintenance. The property’s unique 
configuration supports multiple ownership pathways, including furnished rental operations, 
owner-user occupancy, or a hybrid investment approach.

Located just moments from Balboa Park and South Park’s vibrant collection of restaurants, 
cafés, boutiques, and neighborhood amenities, Fern Street offers investors a rare 
combination of proven income performance, furnished rental flexibility, transferable tax 
advantages, and an irreplaceable location within one of San Diego’s most sought-after 
urban neighborhoods.

A Premier South Park  
Investment Opportunity
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•	 Premier South Park Location | High-Barrier-to-Entry Urban Neighborhood

•	 Proven Historical Operating Performance

•	 T12 Revenue of $296,225 and T12 NOI of $193,651

•	 Transferable Mills Act Designation | Reduced Property Tax Burden

•	 Meaningful annual tax savings that enhance long-term cash flow

•	 Historic Residence + Newly Constructed ADUs

•	 Unique blend of preserved character and modern construction

•	 Three Permitted ADUs Completed in 2024

•	 Newly created units with contemporary finishes and strong rental appeal

•	 Fully Furnished, Turnkey Investment Opportunity

•	 Immediate operational continuity with professionally managed furnished 
units

•	 Flexible Ownership & Income Strategy

•	 Supports short-term, mid-term, furnished rental, owner-user, or hybrid 
operation

•	 Strong Historical Income Generation

•	 2025 Revenue of $285,558 and NOI of $191,431

•	 Significant Capital Improvements Completed

•	 Extensive renovations and recent construction support long-term asset 
quality

•	 Minimal Anticipated Deferred Maintenance

•	 Recent upgrades and new construction reduce near-term capital 
expenditure needs

•	 Walkable South Park Lifestyle

•	 Steps from Balboa Park, restaurants, cafés, boutiques, and neighborhood 
amenities

•	 Multiple Ownership Pathways

•	 Investment property, owner-user opportunity, furnished rental platform, 
or long-term hold strategy 

I N V E S T M E N T  H I G H L I G H T S

Fern Street is a premium South Park property with furnished 
income flexibility, transferable Mills Act benefit, and strong 

historical performance.
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Why Fern Street  
Stands Apart?

$266,854 2024$285,558
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Flexible Ownership  
& Income Strategy
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I N V E S T M E N T  O V E R V I E W

Exterior Photos 
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I N V E S T M E N T  O V E R V I E W

Exterior Photos 



P R E M I E R  5 - U N I T  M U L T I F A M I L Y 11 S A N  D I E G O ,  C A  9 2 1 0 2

I N V E S T M E N T  O V E R V I E W

Exterior Photos 



P R E M I E R  5 - U N I T  M U L T I F A M I L Y 12 S A N  D I E G O ,  C A  9 2 1 0 2

I N V E S T M E N T  O V E R V I E W

Interior Photos - 1505
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I N V E S T M E N T  O V E R V I E W

Interior Photos - 1505 1/2
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I N V E S T M E N T  O V E R V I E W

Interior Photos - ADU 3034
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I N V E S T M E N T  O V E R V I E W

Interior Photos - ADU 3036
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I N V E S T M E N T  O V E R V I E W

Interior Photos - ADU 3038
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I N V E S T M E N T  O V E R V I E W

Photos 
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© Mapbox, © OpenStreetMap

S T R E E T

1505-1505.5 Fern 
3034-38 Beech



P R E M I E R  5 - U N I T  M U L T I F A M I L Y 19 S A N  D I E G O ,  C A  9 2 1 0 2

CORONADO BRIDGE

CORONADO

DOWNTOWN

BALBOA PARK

PETCO PARK

S T R E E T

1505-1505.5 Fern 
3034-38 Beech
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Historical Operating Performance
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F I N A N C I A L02



P R E M I E R  5 - U N I T  M U L T I F A M I L Y 22 S A N  D I E G O ,  C A  9 2 1 0 2

Current Market Stabilized

Unit Type # of Units Avg Sq Feet Rental 
Range

Avg
Rent

Monthly 
Income

Avg
Rent

Monthly
Income

3-Bedroom / 2.5-Bath 1 1,300  $6,613  $6,613  $6,613  $5,500  $5,500 

2-Bedroom / 2.5-Bath 1 1,200  $7,374  $7,374  $7,374  $7,374  $7,374 

1-Bedroom / 1-Bath 2 600  $3,500-$4,815  $4,157  $8,314  $4,157  $8,314 

Studio / 1-Bath 1 400  $2,599  $2,599  $2,599  $2,599  $2,599 

Totals / Weighted Avg 5 4,100  $24,901  $21,573 

Gross Annualized Rents  $298,812  $258,876 

Rent Roll Summary

Rent Roll Detail
Current Market Stabilized

Unit Unit Type Square Feet  Rent /  
Month 

Rent / SF /
Month

 Rent / 
 Month 

Rent / SF /
Month

*1505 Fern St 3-Bedroom / 2.5-Bath 1300  $6,613  $5.09  $5,500  $4.23 

*1505.5 Fern St 1-Bedroom / 1-Bath 600  $4,815  $8.03  $2,600  $4.33 

3034 Beech St Studio / 1-Bath 400  $2,599  $6.50  $2,599  $6.50 

3036 Beech St 1-Bedroom / 1-Bath 600  $3,500  $5.83  $3,500  $5.83 

3038 Beech St 2-Bedroom / 2.5-Bath 1200  $7,374  $6.15  $7,374  $6.15 

Total 4,100  $24,901  $6.07  $21,573  $5.26 

F I N A N C I A L  A N A L Y S I S

* Vacation rentals are 1505 (85.21% occupancy at $196.25 nightly average rates) and 1505.5 Fern Street (90.14% occupancy at $152.41 
nightly average rates). 3034, 3036, 3038 Beech Street are mid-term rentals (averaging 98% occupancy). All units are fully furnished.
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INCOME Current Market Stabilized

Effective Gross Income  $298,812  $258,876 

Less: Expenses 28.00%  $83,666 25.78%  $66,729 

Net Operating Income  $215,146  $192,147 

Cash Flow  $215,146  $192,147 

Debt Service  $130,586  $130,586 

Net Cash Flow After Debt Service 4.70%  $84,559 3.42%  $61,561 

Principal Reduction  $25,547  $25,547 

Total Return 6.13%  $110,106 4.85%  $87,107 

Operating Statement

EXPENSES

Real Estate Tax* - Mills Act Tax Designation  $7,133  $7,133 

Insurance  $3,800  $3,800 

Utilities  $17,579  $17,579 

Repairs & Maintenance  $5,624  $5,624 

Cleaning Services  $16,100  $16,100 

Landscaping  $2,549  $2,549 

Reserves  $1,000  $1,000 

Management Fee ** 10%  $29,881 5%  $12,943 

Total Expense  $83,666  $66,729 

Expense as a % of EGI 28.00% 25.78%

Net Operating Income  $215,146  $192,147 

*Property Tax currently under the Mills Act. 
** Management fee reflects a blended 5% for mid-term units and 20% for vacation rentals. Vacancy is included in the Total Effective Rental Income.
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F I N A N C I A L  A N A L Y S I S

Pricing Details

Price $3,595,000 

Number of Units 5

Price Pr Unit $719,000 

Price Per SF $876.83 

Rentable SF 4,100 

Lot Size 4,721

Approx. Year Built 1912 / 2024

SUMMARY

RETURNS CURRENT MARKET 
STABILIZED

Cap Rate 5.98% 5.34%

GRM 12.03 13.89

Cash-on-Cash 4.70% 3.42%

Debt Coverage Ratio 1.65 1.47

FINANCING 1ST LOAN

Down Payment $1,797,500 

Loan Amount $1,797,500 

Loan Type Proposed New

Interest Rate 6.00%

Amortization 30 Years

Term 5 Years

Quote provided by Kyle Wilson of CBRE Debt – kyle.wilson@cbre.com

 * “Market Stabilized” column assumes all units were operating long-term 
instead of just three units.
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PMS Listing Base rate Rental revenue [1]Total Guest Fees Additional cleaning feePet fee Other fees Tenant Cash Receipt T12 Total Share
The Fern House (1505 1/2 Fern St) - Pacific $53,770.16 $48,047.01 $7,888.00 $0.00 $861.00 $0.00 $56,796.01 19.51%
The Fern House (1505 Fern St) - Bungalow Farmhouse $71,134.67 $64,829.97 $13,112.00 $0.00 $59.00 $0.00 $142.00 $78,000.97 26.79%
The Fern House (3034 Beech St) - Botanical $30,978.67 $28,837.06 $1,389.00 $119.00 $59.00 $250.00 $326.00 $30,654.06 10.53%
The Fern House (3036 Beech St) - Beechwood $9,828.40 $10,201.75 $417.00 $0.00 $0.00 $149.99 $27,960.00 $701.00 $38,728.74 13.30%
The Fern House (3038 Beech St) - Sunset $49,669.10 $52,337.90 $507.00 $0.00 $59.00 $1,100.00 $32,970.00 $86,973.90 29.87%
Total $215,381.00 $204,253.69 $23,313.00 $119.00 $1,038.00 $1,499.99 $60,930.00 $1,169.00 $291,153.68 100.00%

T12 Bookkeeping Total $296,225.02
Variance -$5,071.34 -1.71%

Unit-Level Allocation Schedule
Period 2025-04 2025-05 2025-06 2025-07 2025-08 2025-09 2025-10 2025-11 2025-12 2026-01 2026-02 2026-03 T12 Average
QBO Monthly Total $26,547.00 $21,749.04 $24,079.80 $29,088.77 $21,744.85 $26,873.25 $21,686.25 $20,053.25 $27,870.61 $35,052.17 $16,945.91 $24,534.12 $24,685.42
The Fern House (1505 1/2 Fern St) - Pacific $5,178.58 $4,242.63 $4,697.30 $5,674.41 $4,241.82 $5,242.23 $4,230.39 $3,911.83 $5,436.78 $6,837.71 $3,305.68 $4,785.93 $4,815.44
The Fern House (1505 Fern St) - Bungalow Farmhouse $7,112.02 $5,826.63 $6,451.05 $7,792.97 $5,825.51 $7,199.43 $5,809.81 $5,372.33 $7,466.62 $9,390.58 $4,539.86 $6,572.77 $6,613.30
The Fern House (3034 Beech St) - Botanical $2,795.00 $2,289.84 $2,535.24 $3,062.61 $2,289.40 $2,829.35 $2,283.23 $2,111.30 $2,934.35 $3,690.46 $1,784.15 $2,583.07 $2,599.00
The Fern House (3036 Beech St) - Beechwood $3,531.23 $2,893.02 $3,203.05 $3,869.34 $2,892.46 $3,574.63 $2,884.67 $2,667.45 $3,707.30 $4,662.58 $2,254.11 $3,263.48 $3,283.61
The Fern House (3038 Beech St) - Sunset $7,930.16 $6,496.91 $7,193.16 $8,689.44 $6,495.66 $8,027.62 $6,478.15 $5,990.34 $8,325.55 $10,470.84 $5,062.11 $7,328.87 $7,374.07

2025-04-01_2026-03-31_listing_financials_filtered

C U R R E N T  R E N T  R O L L
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P & L  2 0 2 6
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P & L  2 0 2 5
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S A L E S  C O M P A R A B L E S

1505 - 1505.5 Fern /3034-38 Beech Street 
San Diego CA 92104

Sales Date N/A

Status On Market

Sales Price  $3,595,000 

Price/Unit  $719,000 

Price Per SF  $876.83 

Cap Rate 5.98%

Number of Units 5

Year Built 1912 / 2024

# Units / Unit Type 1  -  3-bed/2.5-bath

# Units / Unit Type 1  -  2-bed/2.5-bath

# Units / Unit Type 2  -  1-bed/1-bath

# Units / Unit Type 1  -  studio/1-bath

3716 Herman Ave 
San Diego CA 92104

Sales Date 7/7/2025

Status Sold

Sales Price $2,690,000

Price/Unit $538,000

Price Per SF $662.40

Cap Rate 4.98%

Number of Units 5

Year Built 2024

# Units / Unit Type 1  -  3-bed/2-bath

# Units / Unit Type 2  -  2-bed/2-bath

# Units / Unit Type 2  -  1-bed/1-bath

1

3750-3756 4th Avenue 
San Diego CA 92103

Sales Date 2/13/2025

Status Sold

Sales Price $2,950,000

Price/Unit $491,667

Price Per SF $434.85

Cap Rate 4.68%

Number of Units 6

Year Built 1924

# Units / Unit Type 4  -  2-bed/1.5-bath

# Units / Unit Type 2  -  studio/2-bath

2

SUBJECT
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S A L E S  C O M P A R A B L E S

4 5

3

2264 5th Avenue 
San Diego CA 92101

Sales Date 8/22/2025

Status Sold

Sales Price $2,950,000

Price/Unit $491,667

Price Per SF $491.67

Cap Rate 5.14%

Number of Units 6

Year Built 1935

# Units / Unit Type 5  -  2-bed/1-bath

# Units / Unit Type 1  -  3-bed/2-bath

3655-3663 6th Avenue
San Diego CA 92103

Sales Date 3/25/2026

Status Sold

Sales Price $2,400,000

Price/Unit $480,000

Price Per SF $988.47

Cap Rate 3.80%

Number of Units 5

Year Built 1927

# Units / Unit Type 5  -  1-bed/1-bath

4542 Felton Street 
San Diego CA 92116

Sales Date 11/21/2025

Status Sold

Sales Price $3,800,000

Price/Unit $475,000

Price Per SF $515.04

Cap Rate 5.30%

Number of Units 8

Year Built 1963

# Units / Unit Type 3  -  3-bed/2-bath

# Units / Unit Type 5  -  2-bed/1-bath
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South Park is one of San Diego’s most desirable and enduring urban 
neighborhoods, celebrated for its tree-lined streets, historic architecture, 
and vibrant, community-oriented retail core. The subject property is 
situated on a prominent corner lot in the heart of South Park, offering 
immediate access to the neighborhood’s most sought-after amenities—
steps from Buona Forchetta, local coffee shops, breweries, yoga studios, 
and curated neighborhood retail. Located just east of Downtown and 
adjacent to Balboa Park, South Park seamlessly blends classic residential 
charm with proximity to major employment hubs, cultural landmarks, 
and regional transit connections.

The neighborhood’s eclectic mix of early-20th-century Craftsman and 
Spanish-style homes, walkable commercial corridors, and locally owned 
businesses creates a distinct sense of place that continues to attract 
young professionals, families, and long-term residents. This authentic, 
pedestrian-oriented lifestyle has driven sustained demand for quality 
housing within the submarket.

From an investment perspective, South Park offers exceptionally strong 
market fundamentals supported by constrained housing supply, high 
owner-occupancy, and consistent long-term appreciation. Limited new 
development has preserved the neighborhood’s historic character while 
reinforcing scarcity value. Rental demand remains robust due to the 
area’s central location, lifestyle appeal, and proximity to Downtown San 
Diego, Balboa Park, and major freeway access.

The property is zoned for multifamily use, a characteristic that may be 
relevant to a range of buyer profiles and enhances the asset’s long-term 
investment appeal. Combined with the neighborhood’s low vacancy 
rates, stable tenancy, and San Diego’s broader housing undersupply, 
South Park continues to represent a compelling submarket for investors 
seeking durable income and long-term upside.

M A R K E T  O V E R V I E W

+ �Prime Urban Location: Ideally situated just east of Downtown San Diego and 
adjacent to Balboa Park, South Park offers exceptional walkability, proximity to 
major employment centers, and easy access to key transit corridors.

+ �High-Barrier-to-Entry Submarket: Limited new development, historic zoning, 
and strong owner-occupancy create a tightly held market with consistent 
appreciation and minimal supply turnover.

+ �Enduring Tenant & Buyer Demand: The neighborhood’s blend of historic charm, 
local retail, and vibrant community amenities drives steady rental performance, 
low vacancy, and long-term value growth potential.

South Park: Walkable. Authentic. 
High-Demand.
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