
                 
                                                                                                  
                                                                             
 

RECESSION PROOF INVESTMENT-TRUE HEDGE AGAINST INFLATION 
Great unit mix of 7 studios, 24 Jr 1 bedrooms and 2 two bedrooms 
30% Upside in the Rents 
Existing Cap 6.6%, Market Cap 9.8% 
Existing Cash on Cash Return 6% Market Cash on Cash Return 13.8% 
Existing Gross Rent Multiplier 6.2 Market Gross Rent Multiplier 7.2 
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 Rockwell Apartments GREAT DEAL! 
33 Apartments in the Tenderloin Community  

                          $7,295,000 Apartment Complex  
              $1,000,000 Below MAI Appraisal Value for a quick sale    
                                MAI Appraised at $8,300,000 

                        Attention Non-Profits, Developers, Investors and Brokers! 
    765 O’Farrell Street San Francisco, CA 94109  

mailto:info@hotdealsoakland.com


 

 
 
 
 

                                  Appraised at $8,300,000 - $1,000,000 Below MAI Appraisal  

       Complex Description: 33 Apartments  -  Assessor's Parcel Number: 0321-032 
   
                                            Recession Proof investment. True hedge against inflation  
 
Building Description: This very nostalgic four story building with 16,768 square feet is located at 765 O’Farrell 
Street in San Francisco California. The property has a great unit mix of 7 Studios, 24 Jr one bedrooms, and two 2-
bedroom units, all with private baths and kitchens. There is a double garage with parking for 4+ cars. The property 
was built in 1924, with a new concrete perimeter foundation, exterior walls are wood and concrete, and the roof is 
TPO shingle. Eighty percent of the units have been renovated. All units have separate gas and electric meters 
minimizing the owner’s expenses. With 30% upside in rents, this building allows the next owner to increase returns 
and leverage investment in the hot San Francisco market. The subject has no deferred maintenance and is in good 
condition. The apartment is just a few minutes’ distance from Union Square and tourist spots. Delicious eateries and 
grocery stores next to the apartments. The Bart station is located within walking distance too. Situated in the heart of 
San Francisco. 
 
765 O'Farrell is a 33-unit concrete Tenderloin apartment building for sale. There are units with four different 
floorplans featuring hardwood floors, separate tiled kitchens with breakfast areas, walk-in closets, entry areas, and 
tiled baths. Most have bay windows. Amenities include lobby with stone floor, courtyard, laundry room, and storage. 
Separate PG & E meters. 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. 765 O’Farrell 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. The 
property has a walk score of 99, it's a walker's paradise. 
 
The building is located in “Little Saigon” 1.5 blocks from Van Ness Avenue, a block from leased parking, and the 
Great American Music Hall. The building offers a central location near the Financial District, Union Square 
shopping, Hastings Law School, Mid-Market hub, and San Francisco’s government building. It is in close proximity 
to many restaurants, bars and shops. It is in the center of much commercial and residential real estate development, 
and close to employers in the tech and internet industries such as Uber, Twitter, Reddit, Zoosk, Yelp and Square. 
The neighborhood has always been attractive to the young “edgy” set. Public Transportation via Muni and BART is 
nearby, which gives good access to all parts of the city. Freeway entrances and exits are also nearby, giving easy 
access to the peninsula and East Bay.  
 
 
 
 

765 O’Farrell Street San Francisco, Ca 94109 
Price: $7,295,000    Down Payment: $2,308,000 

Existing Capitalization Rate: 6.6% 
Cost per Square foot: $435 

Market Cap: 9.8% 
Cost Per Residential Unit: $221,000 

Existing Cash on Cash Return: 8%    Market Cash on Cash Return: 13.8% 
Existing Gross Rent Multiplier: 9.9 Market Gross Rent Multiplier: 7.5 
 

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



 
The property at 765 O’Farrell 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. The property is listed 
in the National Register Historic District, California Register Historic District, according to the historic preservation 
surveys and evaluations. 
 
Situated in the heart of San Francisco, Civic Center is home to many of the city’s beloved cultural institutions and 
official government buildings. San Francisco City Hall, War Memorial Opera House, Bill Graham Civic Auditorium, 
Asian Art Museum, Louise M. Davies Symphony Hall, and the Main Branch of the San Francisco Public Library are 
all located in the neighborhood. Aside from its official appearance, Civic Center also offers residential flavor in the 
form of diverse eateries, cozy cafes, retail shops, community events, farmers markets, and high-rise apartments. 
Several educational institutions are located in Civic Center, including UC Hastings College of the Law, the Art 
Institute of California San Francisco, and the San Francisco Conservatory of Music. Convenience to multiple MUNI 
and BART lines makes getting around from Civic Center a breeze. 
  
Commission-Brokers-Owner is a principal and not a broker. A selling commission of $150,000 will 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. 
 
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. 
 
 
 

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


 
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. 
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Commercial Rent Roll     
Property: 765 O'Farrell Street     

      
      

 Unit Unit Type Rent Charges Market Rent Section 8 Rent  

 765-2 1 Jr 848 2,360 3,274 

 765-3 1 Jr 1,695 2,360 3,274 

 765-4 1 Jr 1,795 2,360 3,274 

 765-5 Studio 1,595 2,095 2,733 

 765-6 1 Jr. 1,795 2,360 3,274 

 765-7 Studio 1,595 2,095 2,733 

 765-8 Studio 1,895 2,095 2,733 

 765-21 1 Jr.  1,748 2,360 3,274 

 765-22 1 Jr.  1,645 2,360 3,274 

 765-23 1 Jr.  1,795 2,360 3,274 

 765-24 1 Jr.  1,851 2,360 3,274 

 765-25 1 Jr.  1,204 2,360 3,274 

 765-26 1 Jr.  1,542 2,360 3,274 

 765-27 1 Jr.  1,611 2,360 3,274 

 765-28 1 Jr.  1,622 2,360 3,274 

 765-31 1 Jr.  1,536 2,360 3,274 

 765-32 Studio 1,719 2,095 2,733 

 765-33 1 Jr.  1,748 2,360 3,274 

 765-34 Studio 1,775 2,095 2,733 

 765-35 1 Jr.  1,645 2,360 3,274 

 765-36 1 Jr.  1,547 2,360 3,274 

 765-37 1 Jr.  1,645 2,360 3,274 

 765-38 1 Jr.  1,748 2,360 3,274 

 765-41 1 Jr.  1,695 2,360 3,274 

 765-42 Studio 1,719 2,095 2,733 

 765-43 1 Jr.  1,922 2,360 3,274 

 765-44 1 Jr.  1,748 2,360 3,274 

 765-45 1 Jr.  1,499 2,360 3,274 

 765-46 Studio 1,595 2,095 2,733 

 765-47 1 Jr.  1,650 2,360 3,274 

 765-48 1 Jr.  3,335 3,335 3,274 

 765-A 2 3,295 3,295 3,964 

 765-B 2 3,270 3,295 3,964 

 Laundry  750 750 750 

 Parking 1  250 250 250 

 Parking 2  250 250 250 

 Parking 3  250 250 250 

 Parking 4  250 250 250 
Totals for    61,074 80,620 107,385 



 
 
 
 

 
ASSESSED APPRAISED VALUES 
 
 

Land:             $1,200,000    
Improvements:             $6,000,000 
Personal Property:             $100,000    
Total:             $7,295,000 

 

LOAN           $4,287,000  30 years 5.4%   $24,072 monthly 
 

 Annual Income/ Expense 
 

Annual Property Operating Data 
          Price: $7,295,000  
Location:  765 O’Farrell St        Down Payment: $3,108,000   
Type of 
Property 

33 Unit Apartment Complex        Loan: $4,287,000  

      MARKET EXISTING 

Total Rental Income 
Parking Income 
Laundry Income 
Total Income 

       
        Vacancy 
        Management 
        Elevator Maintenance   

$ 711,888 
                                 $   12,000                   
                                $     9,000 
                                 $ 732,888 

           
                                $   15,000                    
                                $   18,000 
                                $     3,000    

                  $ 946,440 
                  $   12,000 
                  $     9,000 
                  $ 967,440 
 
                    $   15,000 
                    $   18,000            

            $   3,000               
 

 
        Property Insurance $    30,883                    $   30,883         
    
 Utilities 

 
 

 

        Waste Removal                                                        $    19,973                     $  19,973       
        Gas & Electricity $    14,279                         $  14,279 
        Water Sewer $    34,782                         $  34,872   
    Taxes   
          Property Taxes                                    $  70,883               $  70,883      
                    
                                 
Total Operating Expenses $249,995             $249,995 

Net Operating Income 
 

                 $482,893 
 

            $717,445 
Less Debt Service                 $288,864                       $288,864   

Cash Flow 
 

                                   $192,029  
 

                    $428,581   

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. 



 

    

 

 
   

   SALES COMPARABLES FOR APARTMENT BULDINGS 

 
 

Subject Property  # Of Units Unit Mix Sales 
Price 

   Cost Per Unit 
 

Price Per 
Foot 

 
Cap Rate 

 
Close of 
Escrow 

765 O’Farrell Street      33 
  7 (studios) 
  24 (Jr 1) bdrm 
  2 (2) bdrm      
        

$7,295,000 $221,000 
 

$435 
 
 

 
6.6% 

 
For Sale 

 
 
        4326 Irving St 
 
 
       1738-1743 Page St                                           

 
      
     17 
 
                              
      6 

 
     2    studio 
     5 (2) bdrm 
   8 (3) bdrm 
   2 (4) bdrm 

 
$7,650,000 
 
 
 
  $2,575,000 

 
       $450,000 
 
 
 
             $429,166 

 
        $657                       
 
 
 
        $404 

 
      6.1% 

 
 
 

6.5% 
 
 

 
        09/26/2025  
 
 
 
         10/24/2025 
 
 

      3340-3342 24th St       5 3 (3) bdrms 
2 (4) bdrm 
 

 
 $2,095,000 

 
          $419,000 

 
       $505 

 
7.88% 

 
       11/20/2025 

 
      495 32nd Ave 

 
      12 

      
3 1/1 
   8 2/1 
1 Penthouse 

 
  $4,800,000 

 
           $400,000 

  
       $235 

 
5.2% 

 
        08/06/2025 

 
     1601 Lombard St 

 
      13            

 
 1 Studio 

 
  $4,950,000 

 
          $380,796 

 
        $383 

 
5.3% 

 
        11/07/2025 

 
 
 
     3770 24th St 

 
 
 
     27 
 

11 (1) bdrm 
 
1 studio 
16 1/1 
4 2/1  
 
   
 

 
 

    $8,400,000 

     
 

      $311,111 

 
 

        $473 

 
 

6.0% 

 
 

     09/05/2025      
 

      
      
 

    1715 Webster St 
 
 
 
 
    388 5th St            12                         

22  
       

1 studio 
16 1/1 
4 2/1  
 
6 (3 bdrm) 
6 (2 bdrm) 
 
 

 $6,115,000     
  

  
   
     $3,200,000 
 
 
                         

            $277,954        
          
 
 

            $266,666       
          
 
 
               

        $381                              
       
 
 

       $326                         
 
 
 
 
     

5.9% 
 
 
 

6.95% 

         10/28/2025       
   
 
 

         11/13/2025 
 
 
       

 
   1053 Bush St  20                
 

 
         

2 studios 
  16 (1) bdrm 
 
  
 

      $4,995,000           
 

  

           $249,750            
 

        

        $377  
 
        

6.12% 
 
 

         11/21/2025 
 
      

        
  

          



 
 

 
 
 
 
 
 
 
 
 



 
 

 
 
 
 
 
  



 
  





 
  





  



 

  



 
 
 
 
San Francisco Transportation Map  
 
 
 

 
  



 
 

 
 
 
 
  

765 
O’Farrell 

















 
 
 
 
 
 
 
  







  



 





  



 











  



 

 
  



  



 





  



 

 
 
 

  



 
 

  



 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 

 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 



 

 
  



 
  



 
 
 
 
 
 
 
  



 
  



 
 
 



 
  



 
  



 
  



 
  



 

 
  



 
  



 
  



  



 
  



 
  



 
  



 
  



 
  







 
 
 
 
  



 
  



 
  



 
 


	   SALES COMPARABLES FOR APARTMENT BULDINGS

