
 
 

                                                         

                                                 
 
 

RECESSION PROOF INVESTMENT-TRUE HEDGE AGAINST INFLATION 
35% Upside in the Rents 
Existing Cap 5.2%, Market Cap 6.74% 
Existing Gross Rent Multiplier 13.4 Market Gross Rent Multiplier 11 
High growth city and area influencing great appreciation potential 
No deferred maintenance - Easy Management 
Strong Rent Upside. Trouble free income and management 
Offers immediate scale in a supply constrained market. 
Tremendous access to major employers- Drafting off of eastward migration. 
Resilient growth market fundamentals in post-COVID recovery 
   

 

  For more information about this fabulous opportunity and a complete disclosure package  
                       Please call Fred Lewis at office 209-522-9999 cell 209-604-9993 
                                         Go to www.hotdealsoakland.com       

                                        OR 
       Email: info@hotdealsoakland.com or Fred@bigtymedealmaker.com 

 

 
 

The Regency Apartments GREAT DEAL! 
    31 Apartments with 3 approved ADUs located in North Beach/Russian Hill
                $13,700,000 $12,700,000 Apartment Complex 

                Reduced $1,000,000 Below MAI Appraisal for Quick Sale          
                        Attention Non-Profits, Developers, Investors and Brokers! 
     1618-1632 Street San Francisco, Ca 94133 

mailto:info@hotdealsoakland.com


      
 

                                            
 

      
  



 
 

        
              

                 
 

                             
  



 
 

 
  



 
 

      



                                
     

  
 

                                                                                                  



 

 
 
 
 

                                     $1,000,000 Below MAI Appraisal When Rents were 25% less 

Complex Description: 31 Apartments plus 3 approved ADUs  Assessor's Parcel Number: 02-0129-019 
   
                                            Recession Proof investment. True hedge against inflation  
 
Building Description: This very nostalgic 3 story property is located at 1618-1632 Mason Street in San Francisco 
California. The property has a great unit mix of 12 Studios, 7 one-bedroom/one-bathroom units and 12 two-
bedroom/one-bathroom units, all with private baths and kitchens. The property was built in 1912, with a new concrete 
perimeter foundation, exterior walls are wood, and the roof is composition shingle. There is laundry on site. 80% of 
the units have been renovated. All units have separate gas and electric meters and individual hot water heaters 
minimizing the owners’ expenses. There is 35% upside in the current rents. With 35% upside in rents, this building 
allows the next owner to increase returns and leverage investment in the hot San Francisco market. This building is 
located on the cable car route and walking distance to Chinatown. The subject has no deferred maintenance and is in 
good condition. The property was appraised at $13,700,000 when the income was 25% less a few years ago.  
 
The apartment unit mix is outstanding 12 Studios, 7 one-bedroom units and 12 two-bedroom units; and there is street 
parking. The quality of the building is maintained with pride. The property has a fairly new roof. The units have 
spectacular views from the entry and living room of upstairs units. The laundry is coin operated for additional income. 
1618-1632 Mason Street blends historic charm with urban realities, offering affordable living with great potential 
and a strong sense of community, particularly appealing to those seeking proximity to medical facilities and a diverse, 
established neighborhood. Multimillion-dollar homes lines the street with some of San Francisco’s best views.  
 
Construction is typical wood framing with concrete foundation walls raised to create a partial basement on the 
southern portion and slab on grade foundation on the northern portion. The entire foundation was rebuilt for $500,000 
for earthquake protection. The exterior finishes consist of painted brick veneer and stucco siding. The flat roof 
contains built up covering. Units are heated by electric wall heaters. Domestic water lines are copper. Electrical 
wiring is observed as copper. 
 
The Regency Apartments at 1632-1638 Mason St. is in the heart of Russian Hill. This U-shaped lot is bounded by 
Nob Hill, North Beach, Fisherman’s Wharf, Jackson Square, FiDI, Chinatown, and The Embarcadero. This proximity 
to major employers, transportation, shopping, dining, and entertainment makes this location most desirable for a 
metropolitan lifestyle. The building sits in front of an iconic cable car route, with a clear view of Alcatraz from the 
front door. Upper-level units offer living rooms views of the bay. The subject property has no deferred maintenance 
and is in good operating condition. Recent capital upgrades include interior & exterior paint, new roof, and new 
concrete perimeter foundation. Units are heated by electric wall heaters. Domestic water lines are copper. Electrical 
wiring is observed as copper. All units separately metered for gas & electric. Individual hot water heaters minimize 
owner's expenses. The Regency Apartments offers a turnkey operation. 
 

1618-1632 Mason Street San Francisco, Ca 94133 
Price: $12,700,000    Down Payment: $5,080,000 

Existing Capitalization Rate: 5.2% Market Cap: 6.74% 
Cost Per Residential Unit: $409,000    Cost Per Unit with ADUs: $373,000 
Existing Gross Rent Multiplier: 13.4 Market Gross Rent Multiplier: 11 
 

Great time to buy in San Francisco- “Be greedy when others are fearful and fearful when others are 
greedy”  Warren Buffet 



 
You will appreciate the neighborhood amenities near Mason Street. This part of San Francisco is bike friendly, so 
you get around town easily. You can go for a walk in one of the neighborhood parks. If you like to walk, you will 
find streets lined with trees and sidewalks that are well-lit at night. Residents in this neighborhood consider the area 
to be the most walkable with stores, public transportation, and shops nearby, and the cable car stops in front of the 
building.  
 
The property at Mason Street in San Francisco, CA has strong investment potential due to its proximity to major 
employers, transportation routes, shopping centers, dining venues, and entertainment options. It is an attractive option 
for renters seeking convenience and accessibility. The combination of a robust economy and desirable location make 
this property a promising investment opportunity in the San Francisco real estate market. 
 
Located in the Russian Hill and North Beach district, 1618-1632 Mason Street is just steps away from San Francisco’s 
famous Little Italy, renowned for its fine Italian dining, live performance venues and bustling nightlife. Our beautiful 
property is located in the bright North Beach / Russian Hill neighborhood. Stationed near small restaurants & local 
businesses- this is an ideal area for a true foodie! This property is in a quiet, peaceful & central neighborhood. We 
have installed new windows throughout the whole building which accentuate the stunning views, allowing plenty of 
sunshine & natural breeze to flow in. This location is perfect for commuters- as it is highly accessible to the cable & 
bus line. The Regency Apartments are currently under complete renovation. Starting from the units to the exterior of 
the building. We will be adding laundry rooms on each floor making it accessible to every tenant on every level. 
Through these renovations, our property continuously offers dependable security. The Regency Apartments is an 
apartment community located in San Francisco County and the 94133 ZIP Code. This area is served by the San 
Francisco Unified attendance zone. The lot is a U-shaped lot. This is a turnkey operation. The management of this 
property is simple. The tenants directly deposit most of their rent and there is no deferred maintenance. Rents are 
skyrocketing in the neighborhood. This property can be managed effortlessly as your investment grows.  
 
The building is bordered by Northpoint Street to the north, Columbus Avenue to the East, Broadway to the south, 
and Van Ness Avenue to the West. The area is commonly known as the Russian Hill. This is a residential mixed area 
and a tourist area with destination on Lombard Street. Columbus Avenue is a commercial strip that extends into the 
Financial District. The subject area has a mixed-use building along the Grant Avenue and Stockton Street corridor. 
Powell Street and Mason Street are residential streets with high commercial spaces.  
 
North Beach / Russian Hill is a neighborhood in the northeast of San Francisco adjacent to Chinatown, the Financial 
District, and Russian Hill. The neighborhood is San Francisco's "Little Italy" and has historically been home to a 
large Italian American population, largely from Northern Italy. It still has many Italian restaurants and a sizeable 
Italian community, though many other ethnic groups currently live in the neighborhood. It was also the historic center 
of the beatnik subculture and has become one of San Francisco's main nightlife districts as well as a residential 
neighborhood populated by a mix of young urban professionals, families, and Chinese immigrants. 
 
North Beach is bounded by the former Barbary Coast, now Jackson Square, the Financial District south 
of Broadway, Chinatown to the southwest of Columbus below Green Street, Russian Hill to the west, Telegraph 
Hill to the east and Fisherman's Wharf at Bay Street to the north. Main intersections are Union and Columbus, the 
southwest corner of Washington Square, Grant Avenue, and Vallejo Street. The neighborhood consists of modern, 
mid-century apartments, duplexes, and Victorian homes and multiplexes. 
 
Commission-Brokers-Owner is a principal and not a broker. A selling commission pf $250,000 will be to be paid 
for the procurement and actual consummation of the transaction. If a buyer is procured and the sale is not 
consummated for any reason a commission will not be due payable. 
 
One of the Hottest Apartment Markets in the Country-San Francisco continues to be one of the leaders in the 
nation’s apartment market in rent growth. 
 

https://www.apartments.com/san-francisco-county-ca/
https://www.apartments.com/san-francisco-ca-94133/
https://www.apartments.com/school-districts/ca/san-francisco-unified/7csv03y/
https://www.apartments.com/school-districts/ca/san-francisco-unified/7csv03y/
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https://en.wikipedia.org/wiki/Russian_Hill
https://en.wikipedia.org/wiki/Little_Italy
https://en.wikipedia.org/wiki/Beatnik
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https://en.wikipedia.org/wiki/Washington_Square,_San_Francisco
https://en.wikipedia.org/wiki/Grant_Avenue
https://en.wikipedia.org/wiki/Duplex_(building)
https://en.wikipedia.org/wiki/Victorian_architecture


Location Description: Land uses in the subject neighborhood are mixed-use in the nature and primarily include 
commercial, mixed-use and multi-family uses. The commercial buildings in the subject neighborhood, i.e. Van Ness 
Avenue, Bush Street and Larkin. The mixed-use buildings rent to buffer the commercial uses, while the multimillion 
dollar single-family homes are situated further away to the east away from the commercial and mixed-use properties. 
The majority of the buildings in the subject neighborhood are 2-6 stories high and of good quality condition. Public 
transportation is readily available in the subject neighborhood in the form of municipal Bus service is available on 
Sutter Street as well as some of the other primary street in the subject neighborhood, BART and the Cal Train station 
are located within two miles of the subject property. 
 
San Francisco is the capital of culture, with the largest number of well-established cultural institutions. They include 
ballet, classical music, art, and the San Francisco Opera, which is regarded by many as one of the top 10 opera houses 
in the world. The city is also the news media center for all of Northern California and has been the West Coast's 
financial hub for 150 years. San Francisco's centrality· is fading as other parts of the Bay Area grow. Some of the 
city's population is moving into the suburbs and the suburbs of former suburbs-and Silicon Valley is spreading and 
transforming into other nearby parts of the Bay Area. 
 
Transportation- 
People in the San Francisco Bay Area rely on a complex multimodal transportation infrastructure consisting of 
roads, bridges, highways, rail, tunnels, airports, seaports, and bike and pedestrian paths. The development, 
maintenance, and operation of these different modes of transportation are overseen by various agencies, 
including Caltrans, the Association of  Bay Area Governments, San Francisco Municipal Transportation Agency, 
and the Metropolitan Transportation Commission. These and other organizations collectively manage 
several interstate highways and state routes, eight passenger rail networks, eight trans-bay bridges, transbay ferry 
service, local and transbay bus service, three international airports, and an extensive network of roads, tunnels, and 
bike paths. 
 
The Bay Area, especially San Francisco, are frequently listed as one of the best and most extensive cities and/or 
metropolitan areas in the United States for public transportation. Local trips on transit are frequently accomplished 
by bus services. Different agencies serve different corners of the Bay Area, such as SamTrans serving mostly San 
Mateo County and County Connection connecting the suburbs of Contra Costa County; though some bus agencies 
operate transbay services, such as Golden Gate Transit. While ferries also connect communities across the bay, most 
transbay and longer-distance trips on public transportation, however, use rail-based transit. Bay Area Rapid 
Transit (BART) is the sole rapid transit system within the bay and the dominant provider of regional transportation 
between San Francisco, northern San Mateo County, and much of the East Bay. The Bay Area is also home to 
various commuter rail services, such as SMART within Sonoma and Marin counties, Caltrain on the San Francisco 
Peninsula, ACE between San Jose and Stockton, and various Amtrak routes out of Oakland and San Jose. San 
Francisco is also the home of the world's last manually-operated cable car system, and both San Francisco's Muni and 
Santa Clara's VTA operate light rail networks to complement their bus services. With few exceptions, most public 
transit within the Bay Area can be paid for by using the Clipper card. 
 
Sea and Air Cargo- 
The Port of San Francisco manages 7.5 miles of waterfront that is home to popular destinations and attractions, 
historic districts, small businesses and robust maritime opportunities. The Port works to advance environmentally 
and financially sustainable maritime, recreational, and economic opportunities for the City, Bay Area, and California. 
The Port acknowledges that we are on the unceded ancestral homeland of the Ramaytush Ohlone, who are the original 
inhabitants of the San Francisco Peninsula. As the indigenous stewards of this land and in accordance with their 
traditions, the Ramaytush Ohlone have never ceded, lost, or forgotten their responsibilities as the caretakers of this 
place, as well as for all peoples who reside in their traditional territory. 
 
 
 
 
 
 
 
 

https://en.wikipedia.org/wiki/San_Francisco_Bay_Area
https://en.wikipedia.org/wiki/Transportation_infrastructure
https://en.wikipedia.org/wiki/Transportation_in_the_San_Francisco_Bay_Area#Bridges
https://en.wikipedia.org/wiki/Transportation_in_the_San_Francisco_Bay_Area#Seaports
https://en.wikipedia.org/wiki/Caltrans
https://en.wikipedia.org/wiki/Association_of_Bay_Area_Governments
https://en.wikipedia.org/wiki/San_Francisco_Municipal_Transportation_Agency
https://en.wikipedia.org/wiki/Metropolitan_Transportation_Commission_(San_Francisco_Bay_Area)
https://en.wikipedia.org/wiki/Interstate_highway
https://en.wikipedia.org/wiki/State_highways_in_California
https://en.wikipedia.org/wiki/Transit_bus
https://en.wikipedia.org/wiki/International_airport
https://en.wikipedia.org/wiki/San_Francisco,_California
https://en.wikipedia.org/wiki/SamTrans
https://en.wikipedia.org/wiki/San_Mateo_County
https://en.wikipedia.org/wiki/San_Mateo_County
https://en.wikipedia.org/wiki/County_Connection
https://en.wikipedia.org/wiki/Contra_Costa_County
https://en.wikipedia.org/wiki/Golden_Gate_Transit
https://en.wikipedia.org/wiki/Bay_Area_Rapid_Transit
https://en.wikipedia.org/wiki/Bay_Area_Rapid_Transit
https://en.wikipedia.org/wiki/Rapid_transit
https://en.wikipedia.org/wiki/Commuter_rail
https://en.wikipedia.org/wiki/Sonoma%E2%80%93Marin_Area_Rail_Transit
https://en.wikipedia.org/wiki/Caltrain
https://en.wikipedia.org/wiki/San_Francisco_Peninsula
https://en.wikipedia.org/wiki/San_Francisco_Peninsula
https://en.wikipedia.org/wiki/Altamont_Corridor_Express
https://en.wikipedia.org/wiki/San_Jose,_California
https://en.wikipedia.org/wiki/Stockton,_California
https://en.wikipedia.org/wiki/Amtrak
https://en.wikipedia.org/wiki/Oakland,_California
https://en.wikipedia.org/wiki/San_Francisco_cable_car_system
https://en.wikipedia.org/wiki/San_Francisco_Municipal_Transportation_Agency
https://en.wikipedia.org/wiki/Santa_Clara_Valley_Transportation_Authority
https://en.wikipedia.org/wiki/Light_rail
https://en.wikipedia.org/wiki/Clipper_card


 

Annual Property Operating Data 
          Price: $12,700,000  
Location: 1618-1632 Mason Street San 

Francisco 94133 
       Down Payment: $5,080,000   

Type of 
Property 

31 Apartments & 3 APPROVED 
ADUS 

       Loan: $7,620,000  

ASSESSED APPRAISED VALUES 
 
 

Land:              $2,720,000 
Improvements:              $10,708,000 
Personal Property:             $272,000     
Total:   $13,700,000 

 

1st LOAN               $7,620,000 60% LTV                                                30years  5.5% $43,265 monthly 
 

 Annual Income/ Expense                                         EXISTING         MARKET                          SECTION 8 
 

 

      
  Total Rental Income 

Laundry Income 
Total Income  

    $936,660              $1,141,356 
    $ 9,000                 $9,000 
    $945,660              $1,150,356                            

         $1,430,460  
         $9,000 
         $1,439,460 

  

Expenses 
   Management 
         
    Vacancy 3%                                     
   

    
    $18,000                 $18,000                                     
      
    $27,980                 $ 27,980      

         
         $18,000 
              
          $ 27,980 

  

   Property Insurance     $44,169                 $44,169           $44,169   
   Utilities     
             Electric and Gas     $6,806                    $6,806            $ 6,806   
            Water & Sewer     $25,053                  $25,053            $25,053   
            Garbage     $32,911                  $32,911            $ 32,911   
     
  
Taxes     
         Property Taxes       $139,700               $139,700            $139,700     
Total Operating Expenses      $296,070               $296,070            $296,070     
Net Operating Income 

 

     $649,500              $854,286 
 

         $1,143,390 
  

Less Debt Service      $519,180               $519,180            $519,180   
Cash Flow 

 

     $130,410               $335,106 
 

           $624,210   
  

The above income and expenses are only estimates because of occupancy changes and renovation. Although the information contained herein is deemed 
reliable, no representations of any kind, expressed or implied are being made as to the accuracy of such information. All of the data in this prospectus are 
estimates and approximations to include square footage. Any prospective purchaser and their tax and legal advisor should carefully verify all information 
contained herein and conduct an independent investigation to include engaging contractors and engineers to complete inspections. Seller bears no liability of 
any errors, inaccuracies, or omissions. 



 

    

 

 
Commercial Rent Roll 

    

 

 
Property: 1618-1632 Mason Street   

 
  

    
 

 
       

 Unit Unit Mix 
Move-in 

Date 
Rent 

Charges Market Rent Section 8 Rent 
1618-1632 Mason 
Street       

* 1618-#1 1/1 9/16/20 $3,244  $3,244  $3,274  
 1618-#3 1/1 6/1/23 $2,668  $2,668  $3,274  
 1618-#4 Studio 5/5/25 $1,995  $1,995  $2,730  

* 1618-#5 Studio 6/1/25 $2,476  $2,476  $2,730  
 1618-#6/7 2/1 6/1/81 $714  $3,195  $3,964  
 1618-#8 2/1-Jr 2/26/20 $2,343  $3,095  $9,364  
 1618-#10 1/1 1/1/04 $1,469  $2,495  $3,274  
 1618-#11 Studio 5/24/24 $1,820  $1,995  $2,733  
 1618-#12 Studio 2/1/25 $1,921  $1,995  $2,733  

* 1618-#14 Studio 6/1/23 $3,006  $3,006  $2,733  
 1618-#15 1Jr./1.0 9/15/23 $2,102  $2,395  $3,274  

* 1618-#16 1/1 7/24/23 $2,961  $2,961  $3,274  
* 1618-#18 2/1 12/1/22 $3,980  $3,980  $3,981  

 1618-#19 Studio 7/15/24 $1,921  $1,995  $2,733  
 1618-#20 Studio 1/4/25 $1,875  $1,995  $2,733  
 1618-#21 Studio 6/19/25 $1,900  $1,995  $2,733  
 1618-#22 1Jr./1.0 9/16/23 $2,102  $2,395  $3,274  

* 1632-#1 2/1 3/18/25 $3,300  $3,300  $3,964  
 1632-#23 Studio 5/1/01 $952  $1,995  $2,733  
 1632-#25 2/1 2/1/08 $1,649  $3,195  $3,964  

* 1632-#26 Studio 11/11/23 $2,557  $2,557  $2,733  
 1632-#27 Studio 11/15/19 $2,023  $2,023  $2,733  

* 1632-#28 2/1 9/12/20 $3,244  $3,244  $3,964  
** 1632-#29 2/1 3/22/19 $3,395  $3,395  $3,964  

* 1632-#31 2/1 7/31/20 $3,849  $3,849  $3,964  
* 1632-#35 2/1 9/30/20 $3,741  $3,741  $3,964  
* 1632-#36 2/1 9/19/25 $3,980  $3,980  $3,964  

 1632-#38 2/1 12/15/25 $2,590  $3,195  $3,964  
* 1632-#40 2/1 2/1/21 $3,244  $3,244  $3,964  

 1632-#41 Studio 2/1/21 $1,699  $1,995  $2,733  
* 1632-#42 1/1 12/1/19 $3,335  $3,335  $3,274  

 ADU 1 1/1   $0.00  $2,495  $3,274  
 ADU 2 1/1   $0.00  $2,495  $3,274  

 ADU 3 2/1   $0.00  $3,195  $3,964  

 Laundry Income   $750  $750  $750  
Totals for   

  
$78,805 $95,863 $119,955 

** = On-Site Manager (Free Rent as Compensation)   
* = Section 8 Tenant    



 

 

 

                     SALES COMPARABLES FOR APARTMENT BULDINGS 

 

Subject Property  # Of 
Units Unit Mix Sales Price    Cost Per 

Unit 

  

Close of Escrow 

1618 Mason Street 31 12 (studios) 7 (1) bedrooms 
12 (2) bedrooms $12,700,000  $409,000  For Sale 

             2    studio $7,650,000  $450,000          09/266/2025  

4326 Irving St 17      5 (2) bdrm       

       8 (3) bdrm       

                                    2 (4) bdrm       

1738-1743 Page St                                           6   $2,575,000  $429,166           10/24/2025 

            

            

3340-3342 24th St 5 

3 (3) bdrms       

2 (4) bdrm $2,095,000  $419,000         11/20/2025 

        

                

495 32nd Ave 12 4     $4,800,000  $400,000          08/06/2025 

    10           

    1 Penthouse       

            

            

 

 
 
 



 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
  



 
 
 
 

 



  



 
 
 
 
 
 
 
 



 
 
 
 

 
 
 
 
 
 
 
 
 
 
  



 
 
San Francisco Transportation Map  
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