
1509 Valle Vista Ave
Vallejo, CA 94589

OFFERING MEMORANDUM

6-unit Apartment Building
$1,295,000 
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Property Summary
Prime Value-Add Multi-Family Opportunity – 1509 Valle Vista Ave, Vallejo

Located in a desirable Vallejo neighborhood, 1509 Valle Vista Ave is a well-maintained 

six-unit multi-family property offering significant upside potential. With current rents 

approximately 20% below market, this asset presents a compelling value-add opportunity 

for investors looking to increase cash flow and long-term appreciation.

Built in 1968, the property consists of six spacious townhouse-style 2BD/1.5BA units, each 

905 SF in size, providing a comfortable and desirable living space for tenants. Situated on 

a 13,068 SF lot, the property boasts a 1:1 off-street parking ratio and private back patios for 

each unit.

Investment highlights include a 7.00% market cap rate and 9.3 market GRM, along with 

the benefit of no city rent control, allowing for strategic rent increases over time.

Conveniently located near restaurants, shopping, I-80, and Six Flags Discovery Kingdom, 

this property offers both strong tenant demand and future appreciation potential. Don’t 

miss this exceptional investment opportunity in one of Vallejo’s growing rental markets.
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Recommended price $1,295,000 

Down payment (35%) $453,250 

Number of units 6.00

Price/unit $215,833 

Square feet 5,432

Cost/sq. foot $238

CAP - Current 6.66%

CAP Rate - Pro Forma 8.10%

GRM- Current 9.8 

GRM - Pro Forma 8.6 

Year built 1968

Lot size 13,068

Parking 6

Pricing Matrix

Range Price GRM CAP $/unit $/SF

Low $1,245,000 9.43 6.93% $207,500 $229 

Mid $1,295,000 9.81 6.66% $215,833 $238 

High $1,395,000 10.57 6.18% $232,500 $257 

First loan $841,750 

Interest rate (5yr fixed) 5.85%

Amortization 30

Monthly payment $4,966

Annual debt $59,590

Debt coverage ratio 1.45

Financial Analysis
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Financial Summary Continued

Annualized operating data Current Pro Forma

Scheduled rental income $132,000 $151,200

Other income $0 $0

Scheduled gross income $132,000 $151,200

Less vacancy rate 3% $3,960 $4,536 3%

Gross operating income $128,040 $146,664

Less expenses $41,782 $41,782

Net operating income $86,258 $104,882

Debt service $59,590 $59,590

Net cash flow after debt 

service
5.88% $26,668 $45,292 9.99%

Loan principal reduction $10,630 $10,630

Total investment return 8.23% $37,297 $55,921 12.34%

** Based on recommended list price. ** 
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Financial Summary Continued

Expenses Current Pro Forma

New property taxes	 1.1340% $14,685 $14,685

Special assessments $6,433 $6,433

Insurance $5,641 $5,641

PG&E $3,180 $3,180

Water $3,360 $3,360

Trash $4,250 $4,250

Fire insp. $453 $453

Pest $780 $780

Repairs & maintenance $3,000 $3,000

Management $0 $0

Total expenses $41,782 $41,782

% of EGI 32.63% 28.49%
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Rent Roll

Unit Type Rent Market Rent Notes

1509 2x1.5  $1,800  $2,100 

1511 2x1.5  $1,800  $2,100 

1513 2x1.5  $1,800  $2,100 

1515 2x1.5  $1,900  $2,100 Vacant

1517 2x1.5  $1,900  $2,100 

1519 2x1.5  $1,800  $2,100 

Monthly  $11,000  $12,600 

Annual  $132,000  $151,200 

Upside 14.55%
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Sales Comparable

PROPERTY 
ADDRESS SALE PRICE

ON 
MARKET 

DATE
BLDG SF UNITS GRM CAP $/UNIT $/SF

27 Panorama Dr $1,000,000 08-23-24  3,360 4 11.25 6.10% $250,000 $298 

552 Wilson Ave $700,000 07-18-24  3,494 4 - - $175,000 $200 

535 Kentucky St $750,000 04-16-24  4,814 4 - - $187,500 $156 

AVERAGE OF ALL 
COMPARABLES $816,667 3,889 4  11.25 6.10% $204,167 $218

PROPERTY $1,295,000 5,432 6 9.81 6.66% $215,833 $238
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The information contained in the offering is confidential, furnished solely for the purpose of review by 

a prospective purchaser of the subject property. The material is based in part upon information supplied 

and in part upon information obtained by Compass Commercial from sources it deems reasonably reliable. 

No warranty or representation, expressed or implied, is made by the owner, Compass Commercial, or any 

of their respective affiliates, as to the accuracy or completeness of the information contained herein or any 

other written or oral communication transmitted 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 information or such other 

communications. Without limiting the generality of the foregoing, the information shall not be deemed a 

representation of the state of affairs of the subject property or constitute an indication that there has been 

no change in the business or affairs of the subject property since the date of preparation of the information. 

Prospective purchasers should make their own projections and conclusions without reliance upon the 

materials contained herein and conduct their own independent due diligence, including engineering and 

environmental inspections, to determine the condition of the Property and the existence of any potentially 

hazardous material located at the site.

The Offering Memorandum was prepared Compass Commercial. It contains select information pertaining 

to the subject property and does not purport to be all inclusive or to contain all of the information which a 

prospective purchaser may desire. All financial projections are provided for general reference purposes only 

and are based on assumptions relating to the general economy, competition and other factors beyond control 

and, therefore, are subject to material change or variation. An opportunity to inspect the subject property will 

be made available to qualified prospective purchasers.

In the Offering certain documents and other materials are described in summary form. The summaries 

do not purport to be complete nor, necessarily, accurate descriptions of the full agreements involved, nor do 

they constitute a legal analysis of such documents. Interested parties are expected to independently review 

all documents.

The Offering 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 Compass 

Commercial or the owner. Each prospective purchaser is to rely upon its own investigation, evaluation and 

judgment as to the advisability of purchasing the subject property described herein.

The owner and Compass Commercial expressly reserve the right, at their sole discretion, to reject any or all 

expressions of interest or offer to purchase the subject property and/or to terminate discussions with any party 

at any time with or without notice. The owner shall have no legal commitment or obligation to any interested 

party reviewing the Offering or making an offer to purchase the subject property unless a written agreement 

for the purchase of the subject property has been fully executed and delivered by the owner and such party 

and any conditions to the owner’s obligations there under have been satisfied or waived and then only to the 

extent expressly provided for therein. Compass Commercial is not authorized to make any representations or 

agreements on behalf of the owner.


