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EXECUTIVE 
SUMMARY
Stream Realty Partners is pleased to present for sale 1000 Saint Francis Way located in 
Rio Vista, California. This is a fully entitled cannabis business park with a collection of 
eight tenants that specialize in cannabis cultivation, manufacturing, and distribution with 
a storefront dispensary. The Property offers investors a rare high-yielding investment 
opportunity to acquire a fully leased cannabis business park in Northern California.

The project broke ground in early 2019 with tenants occupying spaces April 2020. The project 
was fully leased upon completion of construction. The property features 22’ clear heights, 
ten 18’ ground level doors, and 4000A/480V power for the property.

The property is surrounded by Solana County, Contra Costa County and Sacramento County. 
The city of Rio Vista is very accommodating to cannabis, and continues to court operators via 
friendly tax rates, low cost of living, and inexpensive labor.

Asking Price $11,175,000
Year 1 NOI $902,673
Cap Rate 8.08%

Building Size 34,252 SF
Weighted Avg Lease Term* 3 Years

*Opportunity to extend some tenants on long-term leases.

4    1 000  S A I NT  FR A NC IS  |  R IO  V ISTA ,  CA   



1000  SA INT  FR ANC IS  |  R IO  V ISTA ,  CA    5        



PROPERTY
OVERVIEW

Address 1000 Saint Francis Way
Rio Vista, CA

Land Area 2.00 Ac

Parcel 0178-230-020

Zoning Industrial Employment

Size 34,252 SF

Year Built 2020

Building Height 22’

Construction Steel

Parking 33 Stalls

Power 4000A / 480V
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Suite Tenant Size
A Haze Rio Vista 4,300 SF
B or C MTDN Rio LLC 10,800 SF
D Michael Noe 1,800 SF
F Magic Show LLC 2,135 SF
G or I Pinnacle Gardens LLC 6,352 SF
H Phresh Concepts LLC 4,500 SF
J Pacific Coast LLC 4,250 SF
K Dorrington Holdings LLC 115 SF
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INVESTMENT  H I GHL I GHT S

New Construction – The project was constructed less than two years ago and 
delivered in Q2 of 2020. There are no other properties for lease to cannabis 
tenants in the area.

Cannabis Entitlements – The project is fully entitled for all cannabis uses 
including retail and Type 7 manufacturing, which is generally more difficult 
to achieve.

High Yield Returns – This is a unique investment opportunity that offers 
very high cash returns (almost 50% above market), a sharp contrast to many 
industrial warehouses in the market. The submarket cap rate for industrial 
properties is only 5.50%.

Local Cannabis Tax Rate – Local cannabis taxes in Rio Vista are some of the 
lowest in the state, offering the tenants a significant edge over competitors in 
neighboring cities. For example, the retail tax rate is 1% of gross sales for the 
first year, 2% of gross sales for the second year, then 3% the third year and is 
capped there.

INVESTMENT
OVERVIEW
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Vallejo-Fairfield Market - Rio Vista is an incorporated city in the Vallejo-Fairfield 
market, which is adjacent to the East Bay market in Northern California. There is 
46,500,000 square feet in the Vallejo-Fairfield market with strong rent growth 
(8.9%) and minimal vacancies (3.0%). The average cap rate in the market is 
5.5%, a much lower yield than this property.

Strong Workforce for Cannabis – The market workforce is significantly 
different from other Bay Area markets. Rio Vista offers a strong blue collar 
labor, a sought after characteristic by many cannabis companies. 

Strategically Located – The property is strategically located in Northern 
California, with ease of access to highways 5, 12, and 160. It is only 45 miles 

away from Sacramento and 60 miles from San Francisco. Furthermore, there 
is access to the Rio Vista airport, located 2 miles away.

The property is surrounded by Solana County, Contra Costa County and Sacramento County. The city of Rio 
Vista is very accommodating to cannabis, and continues to court operators via friendly tax rates, low cost of 
living, and inexpensive labor.
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GEOGRAPHY
7+ million California 
Residents consume  
cannabis annually

Cannabis sales are expected 
to double by from  

2022 to 2026

Retail stores sold  
over $5.2 billion of  

product in 2021

Cap rates will continue to 
compress significantly over 

the next few years
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Industrial rents in the Vallejo-Fairfield Market were rising at a 8.9% 
annual rate during the first quarter of 2022 and have posted an 
average annual gain of 5.6% over the past three years. In addition 
to 2.2 million SF that has delivered over the past three years (a 
cumulative inventory expansion of 4.9%), there is 1.8 million SF 
currently underway. Vacancies in the metro were below the 10-year 

average as of 2022Q1 and trended down over the past four quarters. 
Nonfarm payrolls in the metro were recently increasing at solid clip 
of 4.3%, or a gain of about 5,700 jobs. 

While COVID affected all sectors of real estate, industrial and 
cannabis in the market has done remarkably well. Manufacturing, 
education and health services employment has held up, and retail 

MARKET AREA OVERVIEW
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MARKET AREA OVERVIEW

trade has rebounded above pre-pandemic levels. The federal 
government has a presence here—the Travis Air Force Base in 
Fairfield employs more than 14,000 military members and civilian 
employees, many of which live off-base. The base handles more 
cargo and passenger traffic through its airport than any other 
military air terminal in the United States and has recently invested 
in the expansion of its runway capabilities.

Biotechnology leader Genentech recently expanded its 
pharmaceutical manufacturing plant in Vacaville (29 miles from 
Rio Vista) to 450,000 SF to accommodate for an additional 250 
jobs. Genentech employs over 1,000 local workers in the metro. 
And Massachusetts-based biotech company Agenus Inc. recently 
purchased a 120-acre lot in Vacaville near Genentech. The 
company plans to build its own 400,000 SF facility, expanding the 
region’s biotech presence significantly. It is expected that the 
biotech presence in the market will continue to grow.

It appears that institutional capital is moving into the submarket 
– over the past five years, 49% of acquisitions have been 
completed by institutional buyers, whereas only 26% of sales 
have been by the same group.
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Nationally, legal U.S. Cannabis sales grew 38% between 2020 to 
2021, up $24B for the year and anticipates the U.S. to reach $47.6B 
in 2026. The industry proved to be recession-resistant; sales grew 
exponentially during the pandemic. Whether for mental health needs, 
self-medication, or purely recreational use, the consuming public 
sought out marijuana, as well as alcohol and other substances, to 
cope with the stay-at-home order and other effects of the pandemic 
rose. In California alone, six-to-seven million people consume 
cannabis at least once per month.

In 2021, retail stores in the state sold $5.2 billion worth of cannabis 
products, a nearly 20% growth compared to 2020. California 
amounts for 20% of legal sales in the United States; recreational 
cannabis sales nationally reached almost $25 billion. Total tax 
revenue reported by the cannabis industry in 2021 is about $1.3B 
including about $668M in excise tax. The first quarter of 2021 brought 
in $308 million of tax revenue, the second and third increases to 
$344M and $333M respectively. 

As of 2020, BDS Analytics estimate that 80% of cannabis 
transactions still occur in the black market. In 2022, California will 
begin introducing new fines against anybody aiding and abetting 
any unlicensed dealers in the state and to support legal operations. 
Keeping consistent with forecast growth, more California cities 

Cannabis consumption has 
shown to be recession proof, 
similar to alcohol and tobacco. 

38% increase in legal cannabis 
sales year-over-year (nationally).

RECESSION 
PROOF

38%

OUR PASS IO N .  OUR  PROF E SS IO N .

Legal consumption and 
sales are expected to 
double by 2026 

DOUBLE THE 
SALES

CANNABIS INDUSTRY
are opening new recreational licensing opportunities in 2022 either by embracing the legal 
marijuana industry for the first time or by increasing the number of available permits.

There is an ever-increasing demand for real estate requirements. As sales continue to 
grow, the requirements for cannabis friendly commercial real estate will grow as well. 
The need for cultivation and manufacturing facilities are directly correlated to the increase 
in cannabis consumption.

Sources
 1. Globe Newswire, “BSDA Reports Global Cannabis Surge 41% YoY in 2021”
 2. Cannabis Business Plans, “California Cannabis Market” 
 3. CA Department of Tax and Fee Administration, “Cannabis Tax Revenues”
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The information contained in this offering memorandum is furnished 
solely for the purpose of review by a prospective buyer and is not to 
be used for any other purpose or made available to any other person 
without the express written consent of Stream Realty Partners. The 
information contained in this package is from sources deemed 
reliable but is not guaranteed by Stream Realty Partners in any way 
and is subject to change in corrections, errors and omissions or 
withdrawal without notice. 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. All references to financials, square footages, 
and other measurements are approximations. 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 suitability for your needs. 

Summaries of any documents are not intended to be comprehensive 
or all-inclusive, but rather a general outline of the pertinent provisions 
contained herein. Prospective buyers should rely upon their own 
financial projections and conclusions without reliance upon the 
material contained herein and conduct their own independent due 
diligence. 

CONFIDENTIALITY 
ANY RELIANCE ON THE CONTENT OF THIS MEMORANDUM IS SOLELY AT 
YOUR OWN RISK. 

No copies of this package may be made in whole or in part without 
the prior written consent of Stream Realty Partners. This package is 
solely the property of Stream Realty Partners and may be used only 
by parties approved by Stream Realty Partners. By accepting this 
package, the party in possession hereof agrees that the package and 
its contents are of a confidential nature and will be held and treated 
in the strictest confidence. 

The Owner expressly reserves the right, at its sole discretion, to 
reject any or all expressions of interest or offers to purchase, 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 Stream Realty Partners (including its parent, successor, or 
affiliate entities), 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. Photos herein are the 
property of their respective owners. Use of these images without the 
express written consent of the owner is prohibited. Stream and the 
Stream logo are service marks of Stream Realty Partners, L.P. and 
Stream Realty Partners-orange County, L.P. All other marks displayed 
on this document are the property of their respective owners.
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