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IN THIS DOCUMENT CONFIDENTIALITY & DISCLAIMER
All materials and information received or derived from Marcus & Millichap its directors, offcers, 
agents, advisors, affliates and/or any third party sources are provided without representation or 
warranty as to completeness, veracity, or accuracy, condition of the property, compliance or lack 
of compliance with applicable governmental requirements, developability or suitability, fnancial 
performance of the property, projected fnancial performance of the property for any party’s 
intended use or any and all other matters.

Neither Marcus & Millichap its directors, offcers, agents, advisors, or affliates makes any 
representation or warranty, express or implied, as to accuracy or completeness of the any 
materials or information provided, derived, or received. Materials and information from any source, 
whether written or verbal, that may be furnished for review are not a substitute for a party’s 
active conduct of its own due diligence to determine these and other matters of signifcance to 
such party. Marcus & Millichap will not investigate or verify any such matters or conduct due 
diligence for a party unless otherwise agreed in writing.

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE.

Any party contemplating or under contract or in escrow for a transaction is urged to verify all 
information and to conduct their own inspections and investigations including through appropriate 
third party independent professionals selected by such party. All fnancial data should be verifed 
by the party including by obtaining and reading applicable documents and reports and 
consulting appropriate independent professionals. Marcus & Millichap makes no warranties 
and/or representations regarding the veracity, completeness, or relevance of any fnancial 
data or assumptions. Marcus & Millichap does not serve as a fnancial advisor to any party 
regarding any proposed transaction. All data and assumptions regarding fnancial performance, 
including that used for fnancial modeling purposes, may differ from actual data or performance. 
Any estimates of market rents and/or projected rents that may be provided to a party do not 
necessarily mean that rents can be established at or increased to that level. Parties must evaluate 
any applicable contractual and governmental limitations as well as market conditions, vacancy 
factors and other issues in order to determine rents from or for the property.

Legal questions should be discussed by the party with an attorney. Tax questions should be 
discussed by the party with a certifed public accountant or tax attorney. Title questions should be 
discussed by the party with a title offcer or attorney. Questions regarding the condition of the 
property and whether the property complies with applicable governmental requirements should 
be discussed by the party with appropriate engineers, architects, contractors, other consultants and 
governmental agencies. All properties and services are marketed by Marcus & Millichap in 
compliance with all applicable fair housing and equal opportunity laws.

Activity ID: ZAE0030140
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PROPERTY SUMMARY

AMAS VILLAS

LIST PRICE

DOWN PAYMENT

NOI

CAP RATE

PRO FORMA CAP RATE

PRICE / UNIT

PRICE / SF

$15,900,000

$7,566,993 | 48%

$601,484

3.78%

5.04%

$220,833

$277.49

$15,900,000
LISTING PRICE

3.78%
CAP RATE

ADDRESS

CITY, STATE

UNITS

NET RENTABLE SF

YEAR BUILT

PARCEL SIZE

2043 – 2045 WYDA WAY,

SACRAMENTO, CA

72

57,300

1970

2.32

INVESTMENT HIGHLIGHTS

Excel lent Unit Mix In High Occupancy 
Submarket In Suburban Sacramento

Assumable Financing With 4.68% Rate

Approximately 14% Loss-To-Lease 
Upside

72
UNITS



PROPERTY DETAILS

Amas Villas is an excellent opportunity to own an attractive 
multi-family asset in one of Sacramento's strongest rental 
submarkets, Arden-Arcade. The property boasts an 
impressive unit mix of all two-bedroom units except for a 
single one-bedroom. Macro market lift and recent upgrades 
to the property have caused rental rates to climb steadily at 
Arden Villas in the past year, with new leases achieving as 
high as $1650/mo with units equipped with washer & dryer 
hookups. 

The property has strong curb appeal and visibility, with two 
separate parking lots behind controlled gated
access. Double pane vinyl windows have been installed 
throughout. Residents enjoy a swimming pool in the rear of 
the property and laundry facilities for those units not 
equipped with in-suite laundry. Much of the interior 
landscaping has been converted to "droughtscape," 
lessening landscape and water bills.

The seller currently has a loan with JP Morgan Chase with a 
balance slightly above $8,000,000 with a rate fixed for five 
years at 4.68% that was originated in July of 2022. 

Do not disturb management. All site visits and tours must be with listing 
agent present.
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AMAS VILLAS
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PROPERTY PHOTOS

AMAS VILLAS
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INTERIOR PROPERTY PHOTOS

AMAS VILLAS



LOCAL AERIAL
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AMAS VILLAS

AMAS VILLAS



REGION AERIAL
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AMAS VILLAS

AMAS
VILLAS

AMERICAN RIVER

DISCOVERY PARK

EAST SACRAMENTO

EAST LAWN 
MEMORIAL PARK

MCKINLEY PARK

arden fair mall

DOWNTOWN

C E N T E  R



1 OAK GARDEN APARTMENTS
2800 Corabel Ln
Sacramento, CA 95821

2 HACIENDA APARTMENTS
2666 Cottage Way
Sacramento, CA 95825

3 LIV1621
1621 Hood Rd
Sacramento, CA 95825

4 THE CARMICHAEL
4600 Marconi Ave
Sacramento, CA 95821

5 COUNTRY CLUB PLAZA
3529 Cody Way
Sacramento, CA 95864

6 ARDENDALE APARTMENTS
3457 Ardendale Ln
Sacramento, CA 95825

LEASE COMPARABLES

7

11
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AMAS VILLAS
2043 Wyda Way, Sacramento, CA 95825

AMAS VILLAS

7 COURTYARD AT ARTISAN 
SQUARE
1503 Fulton Ave
Sacramento, CA 95825

8 FULTON WOODS
1000 Fulton Ave
Sacramento, CA 95825

1
4

2

7

6

5

8
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1

1

2

4

UNIT TYPE # UNITS % OF SIZE SF RENT RENT/SF UNIT TYPE # UNITS % OF SIZE SF RENT RENT/SF UNIT TYPE # UNITS % OF SIZE SF RENT RENT/SF

2 BD / 1 BA 43 100 882 $1,845 $2.09 2 BD / 1 BA 104 100 891 $1,695 $1.90 2 BD / 1 BA 12 100 800 $1,710 $2.14

TOTAL/AVG 43 100% 882 $1,845 $2.09 TOTAL/AVG 104 100% 891 $1,695 $1.90 TOTAL/AVG 12 100% 800 $1,710 $2.14

OAK GARDEN APARTMENTS
2800 Corabel Ln
Sacramento, CA 95821

5

HACIENDA APARTMENTS
2666 Cottage Way
Sacramento, CA 95825

2

6

LIV1621
1621 Hood Rd
Sacramento, CA 95825

3

YEAR BUILT 1990
56 UNITS

YEAR BUILT 1979
112 UNITS

YEAR BUILT 1973
2 UNITS

LEASE COMPARABLES
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AMAS VILLAS

4

UNIT TYPE # UNITS % OF SIZE SF RENT RENT/SF UNIT TYPE # UNITS % OF SIZE SF RENT RENT/SF UNIT TYPE # UNITS % OF SIZE SF RENT RENT/SF

2 BD / 1 BA 23 100 1,155 $1,750 $1.51 2 BD / 1 BA 21 100 1,007 $1,895 $1.88 2 BD / 1 BA 52 29 988 $1,695 $1.72

TOTAL/AVG 23 100% 1,155 $1,750 $1.51 TOTAL/AVG 21 100% 1,007 $1,895 $1.88 TOTAL/AVG 52 29% 988 $1,695 $1.72

THE CARMICHAEL
4600 Marconi Ave
Sacramento, CA 95821

COUNTRY CLUB PLAZA
3529 Cody Way
Sacramento, CA 95864

5 ARDENDALE APARTMENTS
3457 Ardendale Ln
Sacramento, CA 95825

6

YEAR BUILT 1979
23 UNITS

YEAR BUILT 1966
21 UNITS

YEAR BUILT 1970
180 UNITS



1

7

2

UNIT TYPE # UNITS % OF SIZE SF RENT RENT/SF UNIT TYPE # UNITS % OF SIZE SF RENT RENT/SF

2 BD / 1 BA 104 46 912 $2,043 $2.24 2 BD / 1 BA 42 60 952 $1,850 $1.94

TOTAL/AVG 104 46% 912 $2,043 $2.24 TOTAL/AVG 42 60% 952 $1,850 $1.94

COURTYARD AT ARTISAN SQUARE
1503 Fulton Ave
Sacramento, CA 95825

FULTON WOODS
1000 Fulton Ave
Sacramento, CA 95825

8

YEAR BUILT 1970
104 UNITS

YEAR BUILT 1965
70 UNITS

LEASE COMPARABLES
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AMAS VILLAS





UNIT MIX

RENT ROLL SUMMARY
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SCHEDULED PRO FORMA

UNIT TYPE # OF UNITS AVG SQ FEET AVG RENT AVG RENT/SF MONTHLY 
INCOME AVG RENT AVG RENT/SF MONTHLY 

INCOME

1BD 1BA 1 500 $1,250 $2.50 $1,250 $1,250 $2.50 $1,250

2BD 1BA 37 800 $1,387 $1.73 $51,302 $1,650 $2.06 $61,050

2BD 1BA  W & D 34 800 $1,444 $1.81 $49,110 $1,650 $2.06 $56,100

TOTALS / 
AVERAGES 72 796 $1,412 $1.77 $101,662 $1,644 $2.07 $118,400

GROSS ANNUALIZED RENTS $1,219,943 $1,420,800

UNIT RENT

1BD 1BA

2BD 1BA

2BD 1BA
W & D

50% 50%

AMAS VILLAS

2%

$0.00 SF

$0.50 SF

$1.00 SF

$1.50 SF

$2.00 SF

$2.50 SF

$3.00 SF

$1,150

$1,200

$1,250

$1,300

$1,350

$1,400

$1,450

$1,500

1BD 1BA 2BD 1BA 2BD 1BA W&D

Rent p
er SF/M

onthRE
N

T P
ER

 M
O

N
TH

UNIT TYPE

Average Rent Average  Rent / SF



FINANCIAL ANALYSIS
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AMAS VILLAS

SUMMARY 
Price $15,900,000
Down Payment $7,566,993 48%
Number of Units 72
Price Per Unit $220,833
Price Per SqFt $277.49
Rentable SqFt 57,300
Lot Size 2.32 Acres
Approx. Year Built 1970

RETURNS Current Pro Forma
CAP Rate 3.78% 5.04%
GRM 12.71 11.19
Cash-on-Cash 0.97% 3.62%
Debt Coverage 
Ratio 1.14 1.52

FINANCING 1st Loan
Loan Amount $8,333,007
Loan Type Assumed
Interest Rate 4.68%
Amortization 30 Years
Year Due 2027
Current Loan is with JP Morgan Chase. More information available upon 
request.

# OF UNITSUNIT TYPE SQFT/UNIT CURRENT RENTS MARKET RENTS
1 1BD 1BA 500 $1,250 $1,250 
71 2BD 1BA 800 $1,451 $1,650 

INCOME Current Pro Forma
Gross Scheduled Rent $1,251,000 $1,420,800
Less: Vacancy/Deductions 5.0% $62,550 5.0% $71,040
Total Effective Rental Income $1,188,450 $1,349,760
Other Income $0 $43,200
Effective Gross Income $1,188,450 $1,392,960
Less: Expenses 49.4% $586,966 42.4% $591,057
Net Operating Income $601,484 $801,903
Cash Flow $601,484 $801,903
Debt Service $527,785 $527,785
Net Cash Flow After Debt 
Service 0.97% $73,699 3.62% $274,118

Principal Reduction $140,795 $147,527
TOTAL RETURN 2.83% $214,494 5.57% $421,646

EXPENSES Current Pro Forma
Real Estate Taxes** $192,374 $192,374
Insurance $22,585 $22,585
Utilities $121,910 $121,910
Service Vendors $48,681 $48,681
Repairs & Maintenance $117,493 $117,493
Payroll $34,784 $34,784
Professional Fees $7,370 $7,370
Operating Reserves $18,000 $18,000
Management Fee $23,769 $27,859
TOTAL EXPENSES $586,966 $591,057
Expenses/Unit $8,152 $8,209
Expenses/SF $10.24 $10.32

* P l e a s e  Re f e re nc e  Pa ge  2  Of  T h i s  Of f e r i ng  Me m ora nd um  Fo r  Fu l l  Conf i d e nt i a l i t y  A nd  D i s c l a i m e r  Re ga rd i ng  Inc om e  &  Ex p e ns e  Und e rwr i t i ng .

* * A n a d d i t i ona l  Me l l o -Roos  p a ym e nt  i s  d ue  on  t he  p rop e r t y  t a x e s  f o r  t he  f i na nc i ng  p a ym e nt  o f  roo f s  t ha t  we re  i n s t a l l e d  i n  2020  b y S e l l e r .  
P l e a s e  s e e  Due  D i l i ge nc e  i n  V i r t ua l  De a l  Room  f o r  m ore  i n f o rm a t i on .   





SACRAMENTO OVERVIEW

REGION INFORMATION

SACRAMENTO
As capital to the largest U.S. state economy, the 
Sacramento-Roseville-Arden-Arcade metro is a hub of 
public and private sector activity. Two major universities 
foster and educated workforce that draws new 
companies to the market. New job opportunities, in turn, 
foster population growth as more households seek 
residential options in less dense areas.

Lying in the middle of 450-mile-long Central Valley, the 
metro is comprised of four counties: Sacramento, El 
Dorado, Placer and Yolo. About 2.4 million people call the 
area home, and unlike the nearby Bay Area, Sacramento 
is seismically quiet, making it an ideal location for data 
centers and cloud computing storage. The city of 
Sacramento is the most populous, at approximately 
535,000 residents, followed by Elk Grove and Roseville. 

METRO HIGHLIGHTS
BUSINESS ADVANTAGES
L owe r  c os t s  re l a t ive  to  the  Ba y  Are a  a t t ra c t  b us ine s s  a nd  ha ve  d r ive n  job  c re a t ion  
in  re c e nt  y e a r s ,  inc l ud ing  the  h i r ing  o f  S a c ra me nto -b a s e d  p e r s onne l  fo r  re mote  a nd  
hy b r id  p os i t ion s .

RESIL IENT EMPLOYMENT BASE
I n  e a r l y  2022 ,  tow y e a r s  a f te r  the  ons e t  o f  COV I D-1 9 ,  S a c ra me nto  wa s  one  o f  the  
f i r s t  ma jo r  Ca l i fo r n ia  me t ro s  to  re p or t  a  h ighe r  ove ra l l  job  c ount  tha n  i t s  Fe b rua ry  
2020  p e a k .  

EXPANDING RESIDENTIAL NEEDS
Ros e v i l l e  a nd  P l a c e r  County  ove ra l l  i s  one  o f  the  fa s te s t -g r o w i n g  re g ions  in  the  
s ta te ,  c ont r ib u t i n g  to  rob us t  l ong- te r m  hous ing  d e ma nd .  

ECONOMY
• Sacramento i s  home to the s tate  capi to l ,

mak i ng the government sector  i mportant to
the regi on 's  economy, even w i th  i t s  recent
d i vers i f i cat i on.

• Heal th  care  i s  a  promi nent component of  the
l ocal  empl oyment base.  Top empl oyers  i n  the
metro i nc l ude Ka i se r  Permanente,  Sutte r
Heal th  and D i gn i ty  Heal th .

• Uni vers i ty  of  Cal i fo rn i a ,  Dav i s ,  Cal i fo rn i a  State
Un i vers i ty ,  Sacramento and associ ated
medi ca l  sys tems prop up a l a rge educat i on
and heal th  se rv i ces  ecosys tem, fo rmi ng a
broad base for  empl oyment,  a l ong w i th  many
area hosp i ta l s .

DEMOGRAPHICS

POPULATION:

2.4M
GROWTH

2022-2027:
3.5%

HOUSEHOLDS:

882K
GROWTH

2022-2027:
3.9%

MEDIAN AGE:

34.4
U.S. MEDIAN:

38.6%

MEDIAN 
HOUSEHOLD 

INCOME:

$79,300
U.S. MEDIAN:
$66,400
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MAJOR AREA EMPLOYERS
• California State University, Sacramento

• Sutter Health

• Kaiser Permanente

• Verizon

• UPS

• Intel Corp.

• Catholic Healthcare West/Mercy Healthcare

• University of California, Davis

• Blue Shield of California

• Wells Fargo

ECONOMIC GROWTH



SACRAMENTO DEMOGRAPHICS MAP & REPORT

MARKET OVERVIEW

POPULATION 0.25 MILES 0.5 MILES 1 MILE

TOTAL 
POPULATION 17,555 141,271 374,462

AVERAGE AGE 31.4 36.1 36.5

MALE 
POPULATION 49.1% 48.0% 48.8%

FEMALE 
POPULATION 50.9% 52.0% 51.3%

HOUSEHOLDS 
& INCOME 0.25 MILES 0.5 MILES 1 MILE

TOTAL HOUSEHOLDS 7,073 58,740 155,743

# OF PERSON PER HH 2.4 2.3 2.3

AVERAGE HH 
INCOME $56,616 $90,727 $89,452
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