
CONFIDENTIAL OFFERING MEMORANDUM
RIO @ 1604
14900 NACOGDOCHES RD, SAN ANTONIO, TX 78247

MULTIFAMILY  |  132 UNITS



Offer Procedures 
Letter of intent
Resume and/or business letter indicating assets owned
Transaction references
Banking references
Source of equity for acquisition

Property Tours
Prospective investors are encouraged to visit the subject property prior to submitting an offer. Please do not
contact the on-site management or staff without prior approval. All property showings are by appointment only.
Please contact us for more details.

Sale Conditions
Interested prospective investors should be aware that the owner of the property is selling the property in as-is,
where-is condition with all faults, if any, and without representations or warranties of any kind of nature,
expressed or implied, written or oral.

Communications
All communications, inquiries and requests, including property tours, should be addressed to the listing agent
and/or the owner contact. 

Presented By:

INVESTMENT SALES

Listing Agent

Owner Contact

Mike Minnick
Principal
(801) 918-7888
incomeprop@comcast.net
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Work Completed by Current Owner

Renovated 80 units with granite countertops, new flooring, updated appliances,

new paint, and upgraded plumbing & lighting fixtures for monthly premiums of

$100+ per unit

Added 80 washers & dryers to units for monthly premiums of $45 per unit

Replaced 100% of the windows in all 132 units and the clubhouse

Upgraded the monument sign and community signage across the property

Completed exterior paint on all apartment buildings and clubhouse

Resurfaced the parking lot

Potential Upgrades

Renovate 50 remaining classic units to achieve $100 per month rent premiums

Add 50 washers & dryers to the remaining classic units and charge an

additional $45 per unit per month

Add 12 private yards to the already existing 3 for monthly premiums of $75 per

yard

Add 25 reserved parking stalls for monthly premiums of $15 per unit

Value Add Potential

Investment Overview  |  VALUE ADD



Multifamily Units
132

Occupancy
93%

Avg. Unit Size
1,242 SF

Avg. Leased Rent
$1,287

Avg. Market Rent
$1,368

Investment Overview  |  PROPERTY DETAILS



Investment Overview  |  PROPERTY AERIAL

JUDSON ROAD

NACOGDOCHES RD.

FOUNTAINWOOD



Regional Overview  |  SAN ANTONIO TEXAS

WHY SAN ANTONIO IS THE
PLACE FOR BUSINESS

01
Headquarters to seven Fortune 1000
companies (Fortune)

BIG BUSINESS

02
1 million new residents projected to be
added by 2040

POPULATION GROWTH

03
Among the top 20 “Best Major U.S. cities to
start a small business (WalletHub)

SMALL BUSINESS

04
No. 11 “Best Cities in U.S” (travel + Leisure)
TRAVEL



Methodist Hospital Texsan (0.5 miles):
Methodist Hospital Texsan is part of Methodist Healthcare, comprised of nine hospitals, three
ambulatory surgery centers, four 24-hour free-standing ERs, and housing over 2,100 beds
Methodist Healthcare employs more than 7,500 medical professionals and support staff, making it
the third-largest private employer in the metro

South Texas Medical Center (4.1 miles):
South Texas Medical Center (STMC) encompasses 900 acres and houses 75 medical-related
facilities, 45 clinics, 12 major hospitals, and a medical school
STMC plays an integral role in the local health care and bioscience industry, employing over
30,000 medical professionals and support staff generating a $37 billion annual economic impact

St Mary’s University (2.3 Miles):
St. Mary’s offers 75 academic programs with an enrollment of approximately 4,000 undergraduate
and graduate students

USAA Headquarters (2.9 miles):
Located on a 232-acre campus in Northwest San Antonio, USAA provides banking, investing, and
insurance services to more than 12.4 million individuals and families
USAA employs nearly 15,000 individuals, making it the second largest employer in the metro

San Antonio International Airport (5.2 miles):
The San Antonio International and Stinson Municipal airports generate more than $5 billion in
economic impact to the region and supports over 97,500 jobs with nearly $1.6 billion in annual
earnings

Economic Highlights Lifestyle 
Wonderland of Americas

Located at the intersection of Loop 410 and I-10, Wonderland of the Americas is a
1.1 million-square-foot office and shopping mall anchored by Target, Burlington
Coat Factory, Stein Mart, Hobby Lobby, and Ross

Six Flags Fiesta Texas:
Located on a 200-acre campus and employs over 3,000 individuals, making it one
of the largest private employers the metro.

Developments

Major expansions in San Antonio's medical infrastructure are underway, with
significant new campuses from Baptist Health System, Christus Santa Rosa-Westover
Hills, Methodist Healthcare, and University Health set to open by 2027. These
developments represent substantial investments in healthcare infrastructure,
promising to significantly expand medical services and access across the city,
potentially transforming the healthcare landscape and positively impacting the
community's well-being.

Construction on a new terminal at the airport is underway, with pre-construction
activities initiated over the summer, including the relocation of a vehicle access gate.
Although the new terminal isn't slated for completion until 2028, the ground loading
facility is projected to be finished by the second quarter of 2025.



MARKET OVERVIEW

Northeast San Antonio

SUBMARKET OVERVIEW

San Antonio-New Braunfels, TX MSA

Home to 2.6 million people, San Antonio MSA spans eight counties in the Texas
Triangle. With over 1.5 million residents, it's the seventh-largest city in the U.S. and
the second-largest in Texas, experiencing a 22% growth since 2010. Projected to add
1 million more residents by 2040, it's a rapidly growing city.

As the county seat of Bexar County, San Antonio offers abundant economic
opportunities and services. Key employers include Joint Base San Antonio,
Methodist Health Care System, JPMorgan Chase, USAA, and Wells Fargo, providing a
high quality of life with access to jobs, healthcare, and education. The city also
boasts diverse recreational activities, attracting over 37 million visitors annually and
generating $15 billion in tourism revenue. San Antonio's government supports
economic growth through the SA Tomorrow Comprehensive Plan, focusing on
traditional and high-tech sectors like aerospace, biosciences, cybersecurity,
healthcare, and information technology, diversifying the economy and enhancing
residents' quality of life.

In recent years, Northeast San Antonio has undergone significant transformation,
embracing a more economically diverse workforce spanning various industries.
Despite this newfound diversification, local performance has closely mirrored
trends across the metro area. Notably, between early March 2021 and early March
2024, rent growth has surpassed metro-wide averages, echoing patterns observed
throughout San Antonio. However, it's important to note that a considerable portion
of the submarket remains concentrated in industrial employment, indicating a less
varied economic landscape than initially apparent. Nonetheless, residents have
been drawn to these job opportunities.

San Antonio-New Braunfels, TX MSA (Source: U.S. Bureau of Labor Statistics as of December 2023)

1,178,000
TOTAL NONFARM

EMPLOYMENT

3.8%
UNEMPLOYMENT

RATE
(Since 2020)

7.7%
EMPLOYMENT

GROWTH

+50,000
Population Increase

per year
(Since 2020)



RIO @ 1604

MAJOR
EMPLOYERS



Rent Comps  |  SUMMARY

The Grand Kenton Place The Cabrillo The Village at
Lost Creek

Acadia On The
Lake

Judson
Meadow

Rio @ 1604 emphasizes not only the advantageous pricing due
to larger unit sizes but also highlights the investment potential
of the property. With rents per square foot significantly lower
than the submarket average by approximately $0.20 psf,
there's an opportunity for organic rent growth as new leases
are gradually brought up to current asking rents over a span of
12 months. Moreover, while individual unit comparisons show
similar pricing with competitors like Grand Apartment Homes
and Acadia Lake, the overall strategy of aligning average leased
rent with current asking rents positions Rio @ 1604 as a
compelling investment opportunity with promising revenue
growth potential.

ORGANIC GROWTH



Rent Comps  |  CLASSIC VS RENOVATED

The Rio@1604 classic units exhibit a unique trend where despite experiencing rent
increases ranging from $100 to $150 above the effective rent, they still offer lower
rent per square foot compared to similar units in the area. This intriguing scenario is
primarily attributed to Rio's consistently high occupancy rates, allowing ownership to
leverage this demand by pushing rents on renewals. Consequently, despite the
apparent increase in rent, tenants at Rio@1604 classic units still enjoy relatively
affordable rates per square foot, highlighting the complex interplay between market
demand, occupancy rates, and rental pricing strategies.

$100 - $150 MONTHLY PREMIUMS
The renovated units at Rio@1604 are demonstrating a notable trend by achieving rental
premiums of over $100 per month. This presents a compelling opportunity for new
ownership, especially considering the presence of 50 classic units yet to undergo
renovation. With an estimated renovation cost ranging from $4,000 to $7,000 per unit, the
potential to achieve such additional premiums is substantial. This strategy finds support in
the comparison with two main comps, the Grand Apartment Homes and O'Connor
Apartment Homes, both of which have successfully implemented similar renovation
programs resulting in increased rental premiums. By strategically renovating the
remaining classic units, Rio@1604 stands to capitalize on this market trend, further
enhancing its competitive positioning and revenue potential in the rental market.

$100+ MONTHLY PREMIUMS ABOVE CLASSIC MARKET RENT

CLASSIC COMPS RENOVATED COMPS



Financial Analysis  |  UNIT MIX



Financial Analysis | HISTORICAL & PROFORMA FINANCIALS



Financial Analysis | PROJECTED CASH FLOWS



Community Images  |  PROPERTY



Community Images  |  AMENITIES



Community Images  |  APARTMENT INTERIORS



Listing Agent

Owner Contact

INVESTMENT SALES

Mike Minnick
Principal
(801) 918-7888
incomeprop@comcast.net

All communications, inquiries and requests, including property tours,
should be addressed to the listing agent and/or the owner contact. 

COMMUNICATIONS



Justin Hansen
Stamp



All materials and information received or derived from KW Commercial its directors, officers, agents, advisors, affiliates 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, financial performance of the property, projected financial performance of the property for any party’s intended use or any and all
other matters.

Neither KW Commercial its directors, officers, agents, advisors, or affiliates makes any representation or warranty, express or implied, as to accuracy or completeness of the
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 significance to such party. KW Commercial 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 financial data should be verified by the party including by obtaining and reading
applicable documents and reports and consulting appropriate independent professionals. KW Commercial makes no warranties and/or representations regarding the
veracity, completeness, or relevance of any financial data or assumptions. KW Commercial does not serve as a financial advisor to any party regarding any proposed
transaction.

All data and assumptions regarding financial performance, including that used for financial 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 certified public accountant or tax
attorney. Title questions should be discussed by the party with a title officer 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 Keller Williams Lubbock in compliance with all applicable fair housing and equal opportunity laws.




