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OFFERING MEMORANDUM
SOUTHWAY FLATS
78704 Urban Townhome Collection
3802 Southway Drive  |  Austin, TX 78704


	LIST PRICE
$1,450,000
	CAP RATE
6.27%
	NOI
$91,036





INVESTMENT HIGHLIGHTS
•  Exceptional opportunity in Austin's most coveted zip code -- 78704
•  Fully leased 4-unit townhome portfolio generating $120,480 in gross annual income
•  Full renovation completed October 2024 -- $290,000 invested in full renovation including appliances, HVAC, and water heaters
•  4 townhome-style units, each 2 BD / 1.5 BA with in-unit stackable W/D and private fenced yard
•  Unmatched demand drivers -- South Congress, Bouldin Creek, and Lady Bird Lake all within minutes
•  Low vacancy risk with strong rent growth fundamentals in one of Austin's tightest submarkets
•  Condo conversion potential -- comparable 78704 townhomes retail at $450K-$500K per unit

Exclusively Listed by David Aceves  |  Ace Team ATX at Compass


PROPERTY OVERVIEW

	Property Details

	Address
	3802 Southway Drive, Austin, TX 78704

	Portfolio Name
	78704 Urban Townhome Collection

	Asset Type
	Multifamily -- Fourplex

	Year Built
	1971

	Total Units
	4

	Unit Mix
	4x 2 BD / 1.5 BA

	Total Sq Ft
	4,030 SF

	Lot Size
	8,302 SF

	Parking
	Off-street, unassigned

	Laundry
	In-unit stackable W/D

	Renovation Completed
	October 2024

	Renovation Investment
	$290,000

	List Price
	$1,450,000

	Price Per Unit
	$362,500

	Price Per Sq Ft
	$359.80



FINANCIAL SUMMARY

	Income

	Gross Rental Income (Annual)
	$116,160

	Utility Bill-Back Income (Annual)
	$4,320

	Gross Annual Income
	$120,480

	Vacancy Allowance (5%)
	($6,024)

	Effective Gross Income
	$114,456



	Operating Expenses

	Property Taxes (2025 Actual)
	$16,845

	Insurance (Annual)
	$4,900

	Water (Annual)
	$1,800

	Landscaping (Annual)
	$720

	Total Operating Expenses
	$24,265



	Returns

	Net Operating Income (NOI)
	$91,036

	Cap Rate at List Price
	6.27%

	List Price
	$1,450,000

	Price Per Unit
	$362,500

	Gross Income Multiplier (GIM)
	12.03x






RENT ROLL

	Unit
	Beds/Baths
	Sq Ft
	Monthly Rent
	Utility Bill-Back
	Annual Income

	101
	2 BD / 1.5 BA
	1,008
	$2,585
	$90
	$31,020

	102
	2 BD / 1.5 BA
	1,008
	$2,585
	$90
	$31,020

	103
	2 BD / 1.5 BA
	1,007
	$2,385
	$90
	$28,620

	104
	2 BD / 1.5 BA
	1,007
	$2,485
	$90
	$29,820

	TOTAL
	4 Units
	4,030
	$10,040
	$360
	$120,480



All units fully occupied. Rents include a $90/month utility bill-back for water. 

RENOVATION SUMMARY

The property underwent a comprehensive renovation completed in October 2024, with approximately $290,000 invested across all four units. Capital improvements included:

•  New appliances -- all four units
•  HVAC wall units replaced -- all four units
•  Water heaters replaced -- all four units
•  Interior updates to kitchens and baths
•  Private fenced yard areas per unit





MARKET OVERVIEW

78704 -- Why It Matters
The 78704 zip code is one of Austin's most sought-after and supply-constrained urban submarkets. Anchored by South Congress Avenue (SoCo), Bouldin Creek, and Lady Bird Lake, this corridor consistently outperforms the broader Austin market on rent retention and appreciation. Key demand drivers include:

•  South Congress Avenue -- Austin's premier dining, retail, and entertainment corridor
•  Bouldin Creek neighborhood -- one of Austin's most walkable and desirable residential pockets
•  Lady Bird Lake and Barton Springs -- premium outdoor amenities within minutes
•  Minutes to downtown Austin employment core
•  Travis CAD assessed value growth from $108K (2005) to $823K (2025) on this parcel

Multifamily Cap Rate Context
Austin B/C class multifamily assets are currently trading in the 5.5%-6.5% cap rate range. At 6.27%, Southway Flats is priced competitively for a fully renovated, fully occupied 78704 asset with immediate income. Cap rates are expected to compress gradually through 2026 as credit conditions ease, providing near-term appreciation tailwind for buyers entering today.

INVESTMENT THESIS

Buy-and-Hold Income
Southway Flats delivers immediate stabilized income in Austin's most coveted zip code. With $290,000 in capital improvements complete and all four units occupied, a buyer acquires day-one cash flow with no required near-term capital outlay. The 78704 submarket has demonstrated durable rental demand and consistent long-term appreciation, making this an ideal core-plus hold.

Condo Conversion Upside
Each unit's townhouse-style layout -- with individual fenced yards and separate entrances -- positions Southway Flats as a strong candidate for condo conversion and individual resale. Comparable 2 BD / 1.5 BA townhomes in 78704 have sold between $450,000 and $500,000, implying a potential gross retail value of $1,800,000 to $2,000,000 across four units. Buyers should conduct independent legal and city review of conversion feasibility under current Austin LDC zoning.




CONFIDENTIALITY NOTICE
This Offering Memorandum has been prepared by the listing agent and is intended solely for the use of prospective purchasers of the property described herein. The information contained in this document was obtained from sources believed to be reliable; however, neither the seller nor the listing agent make any representations or warranties, express or implied, as to the accuracy or completeness of the information. Prospective buyers are encouraged to conduct their own independent due diligence, including physical inspection, financial analysis, and legal review.

This document is confidential and may not be reproduced or distributed without the prior written consent of the listing agent. By accepting this memorandum, the recipient agrees to treat all information contained herein as confidential.
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