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OFFERING MEMORANDUM
7334 SAN PEDRO AVENUE, SAN ANTONIO, TX 78216
1.19 ACRES | $5,300,000| 6.36% CAP



This Confidential Offering Memorandum (“COM”) is provided by Foresite Real Estate, Inc. solely for your
consideration of the opportunity to acquire the commercial property described herein (the “Property”). This COM
may be used only as stated herein and shall not be used for any other purpose, or in any other manner, without
prior written authorization and consent of Foresite Real Estate, Inc..

This COM does not constitute or pertain to an offer of a security or an offer of any investment contract. This
COM contains descriptive materials, financial information and other data compiled for the convenience of
parties who may be interested in the Property. Such information is not all inclusive and is not represented
to include all information that may be material to an evaluation of the acquisition opportunity presented.
Foresite Real Estate, Inc. has not independently verified any of the information contained herein and makes
no representations or warranties of any kind concerning the accuracy or completeness thereof. All
summaries and discussions of documentation and/or financial information contained herein are qualified in
their entirety by reference to the actual documents and/or financial statements, which upon request may
be made available. An interested party must conduct its own independent investigation and verification of
any information the party deems material to consideration of the opportunity, or otherwise appropriate,
without reliance upon Foresite Real Estate, Inc..

The Property may be financed or withdrawn from the market without notice, and its owner(s) reserve(s) the
right to negotiate with any number of interested parties at any time. The Property is offered and sold by its
owner(s) as is, where is, and with all faults, without representation or warranty of any kind except for any
customary warranties of title.

BY ACCEPTING THIS COM, YOU AGREE THAT: (1) all information contained herein, and all other information
you have received or may hereafter receive from Foresite Real Estate, Inc. relating to the Property, whether
oral, written or in any other form (collectively, the “Information”), is strictly confidential; (2) you will not copy
or reproduce, and claim as your own without attribution to Foresite Real Estate, Inc. all or any part of this
COM or the Information; (3) upon request by Foresite Real Estate, Inc. at any time, you will return and/or
certify your complete destruction of all copies of this COM and the Information; (4) for yourself and all your
affiliates, officers, employees, representatives, agents and principals, you hereby release and agree to
indemnify and hold harmless comp all of its affiliates, officers, employees, representatives, agents and
principals, from and with respect to any and all claims and liabilities arising from or related to the receipt or
use of this COM and/or any other Information concerning the Property; (5) you will not provide this COM or
any of the Information to any other party unless you first obtain such party’s acceptance and approval of all
terms, conditions, limitations and agreements set forth herein, as being applicable to such party as well as
to you; and (6) monetary damages alone will not be an adequate remedy for a violation of these terms and
that Foresite Real Estate, Inc. shall be entitled to equitable relief, including, but not limited to, injunctive
relief and specific performance, in connection with such a violation and shall not be required to post a bond
when obtaining such relief.

c o n f i d e n t i a l i t y  &  D i s c l a i m e r

C H A D  K N I B B E ,  C C I M
Director of Investment Sales
cknibbe@foresitecre.com
(210) 816-2734

A L E X A N D R I A  T A T E M
Associate Vice President
Head of Research 
atatem@foresitecre.com
(210) 816-2734

E X C L U S I V E L Y
O F F E R E D  B Y :

L E X  L U T T O
Senior Vice President
llutto@foresitecre.com
(210) 816-2734

X A V I E R  A L V A R A D O
Investment Sales Associate
xalvarado@foresitecre.com
(210) 816-2734



BUILDING SIZE

LOT SIZE

OCCUPANCY

YEAR BUILT / UPDATED

13,155

1.19 Acres

88.3%

1978 / 1990

Village Shopping Center is located directly across the street

from North Star Mall, one of San Antonio’s premier

shopping destinations. This property is situated on a

signalized corner lot on San Pedro Avenue, easily visible

and accessible to over 40,000 vehicles per day.

PROPERTY STATS

The following information has been secured from sources we believe to be reliable but we make no representations or warranties, expressed or implied, as to the accuracy of the information. 
Buyer must verify the information and bears all risk of any inaccuracies



AERIAL



INVESTMENT SUMMARY

The following information has been secured from sources we believe to be reliable but we make no representations or warranties, expressed
or implied, as to the accuracy of the information. Buyer must verify the information and bears all risk of any inaccuracies

PRICING

NET OPERATING INCOME

CAP RATE 

LEASE TYPE

NUMBER OF SUITES

OCCUPANCY

$5,300,000

$336,979

6.36%

NET LEASED

6

88.9%

RENTABLE AREA

LOT SIZE

YEAR BUILT / UPDATED

VEHICLE COUNTS

POPULATION

OFFERING

PROPERTY STATS
13,155 SF

1.19 ACRES

1978 / 1990

39,340 ON SAN PEDRO AVENUE

102,474 PEOPLE WITHIN A 3 MILE RADIUS





SAN PEDRO AVENUE

37,997 CARS PER DAY

RECTOR DRIVE

6,891 CARS PER DAY

LOOP 410

238,723 CARS PER DAY



SITE PLAN
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PROPERTY
Village Shopping Center is a 13,155 square foot retail center in central
San Antonio with two points of ingress/egress. 

LOCATION
Across the street from the area’s dominant super regional mall, the
property is located on the corner of a lighted intersection on a highly-
trafficked thoroughfare and is less than a quarter mile inside Loop 410.

STRONG DEMOGRAPHICS
Major retail and office market with a daytime population of over
100,000 people within a 3 mile radius.

STAGGERED LEASE EXPIRATIONS
The property’s rent roll is strategically crafted to have tenants expiring
in different years to help maintain strong occupancy and consistent
rent growth.

OCCUPANCY
The property has a physical occupancy of 88.3%. There is
opportunity for a buyer to add value through leasing the vacancy. 

TENANT STRENGTH
Four of the five tenants are experienced multi-unit operators or
national franchises.  

INVESTMENT HIGHLIGHTS



National Vision (America's Best) 7342 25.0 3,285 $33.21 NNN

Brident Dental 7334 24.2 3,187 $30.00 NNN05/2014 10/2024

Removery Tattoo 7344 13.4 1,763 $27.81 NNN05/2022 04/2027

Vacant - Former Nail Salon 7336 11.7 1,450

Tulpar Tech 7340 8.6 1,135 $30.00 NNN11/2022 10/2026

Barber Shop 7338 17.1 2,247

The following information has been secured from sources we believe to be reliable but we make no representations or warranties, expressed or implied, as to the accuracy of the information. 
Buyer must verify the information and bears all risk of any inaccuracies

TENANT 
NAME

UNIT 
NUMBER

% OF 
GLA

UNIT 
SIZE (SF)

LEASE
START

LEASE
END

ANNUAL
RENT/SF

LEASE
TYPE

Totals/Averages 13,155

08/2016 06/2026

ANNUAL
RENT

$109,095

$95,610

$49,135

$34,050

$345,26588.9%

RENT ROLL

$29.30

$25.50 NNN03/2023 02/2028 $57,375

RENT BUMPS $34.2008/2024
$35.2308/2025

RENT BUMPS $28.6505/2024
$29.5105/2025
$30.4005/2026

RENT BUMPS $31.0011/2024
$32.0011/2025

$26.2703/2024RENT BUMPS
$27.0503/2025
$27.8603/2026
$28.7003/2027



TENANT NATIONAL VISION (AMERICA'S BEST)
LOCATIONS 300

RENTABLE AREA 3,285 SF (25.0% GLA)

RENT $109,095 ($33.21/SF)

LEASE TERM 08/2016-06/2026

OPTIONS NONE

TENANT BRIDENT DENTAL
LOCATIONS 70

RENTABLE AREA 3,187 SF (24.2% GLA)

RENT $95,610 ($30.00/SF)

LEASE TERM 05/2014-10/2024

OPTIONS NONE

TENANT VACANT
LOCATIONS
RENTABLE AREA 1,538 SF (11.7% GLA)

RENT
LEASE TERM
OPTIONS

America's Best is a contacts and eyeglasses
retailer. America's Best is part of National
Vision, one of the largest and fastest-growing
optical retailers in the United States. Their
Mission is to deliver the best value in quality
eyecare and eyewear at low prices every day. 

Brident Dental & Orthodontics offers dental
services to adults and children. They provide
everything from cleanings to implants,
braces, and periodontal care. They host
panoramic x-rays, oral surgery, and restorative
work all in one location.

The suite is currently built out as a nail salon.

TENANT PROFILES

FORMER 
NAIL SALON



TENANT TULPAR TECH
LOCATIONS 1

RENTABLE AREA 1,135 SF (8.6% GLA)

RENT $34,050 ($30.00/SF)

LEASE TERM 11/2023-10/2026

OPTIONS NONE

TENANT REMOVERY TATTOO
LOCATIONS 3

RENTABLE AREA 1,763 SF (13.4% GLA)

RENT $49,135 ($27.81/SF)

LEASE TERM 05/2022-04/2027

OPTIONS NONE

TENANT 1 OF ONE BARBER STUDIO
LOCATIONS 7

RENTABLE AREA 2,247 SF (17.1% GLA)

RENT $57,375 ($25.50/SF)

LEASE TERM 03/2023-02/2028

OPTIONS NONE

Tulpar Tech offers cell phone repairs, sells cell
phone accessories and cell phone services.
Repair technicians run tests to assess the
phones' functionality, install and update
phone software, troubleshoot problems, and
replace damaged parts and components. 

Removery Tattoo is a laser tattoo removal
company working to normalize tattoo
removal and reduce the stigma of laser
tattoo removal and fading. Removery works
directly with laser manufacturers to remain at
the forefront of new technologies. 

1 Of One Barber Shop is a chain of high-end
barbershops servicing San Antonio and the
surrounding areas. They offer a vibrant and
welcoming space where highly skilled
barbers craft the best haircuts, stylish fades,
and precision beard trims San Antonio has to
offer. Their award-winning barbers are
dedicated to exceptional service, premium
products, and attention to detail.

TENANT PROFILES

TULPAR TECH

1 OF ONE
BARBER STUDIO





CASH FLOW ASSUMPTIONS

The following information has been secured from sources we believe to be reliable but we make no representations or warranties, expressed or implied, as to the accuracy of the information. 
Buyer must verify the information and bears all risk of any inaccuracies.

GENERAL
The cash flow analysis period begins January 1, 2024.
Inflation is assumed to be 3% annually on a calendar year basis.
A 5% vacancy factor is applied upon 100% occupancy.

LEASING
All renewal options were assumed to renew. Therefore, renewal probability was assumed to
be as shown below.

EXPENSE REIMBURSEMENTS
Expense reimbursements were based on 2023 expense reconciliations. CAM caps were
projected at one year increase over 2023 actuals.

EXPENSES
Management fee was underwritten at 4.0% of E.G.R.
No other non-reimbursable expenses were underwritten.
All other expenses were modeled as per 2023 actual expenses, growing annually by inflation.

Renewal Probablity
Term Length

75.00%
36 Months

INLINE

New
Renewal

$27.00/SF/Year
3% Increase 

2 Months
0 Months
0.5 Months

NNN

RENEWAL ASSUMPTIONS

MARKET RENT

MONTHS VACANT

TENANT IMPROVEMENTS

LEASING COMMISSIONS

RENT ESCALATIONS

REIMBURSEMENTS

New 
Renewal
Blended

6 Months
0 Months
1.5 Months

New 
Renewal
Blended

FREE RENT

3% annually

New 
Renewal
Blended

$8.00/SF
$0.00/SF
$2.00/SF

New 
Renewal
Blended

6.00%
2.00%
3.00%

85.00%
60 Months

END CAPS

$30.00/SF/Year
At same rate

2 Months
0 Months
0.5 Months

NNN

6 Months
0 Months
1.5 Months

3% annually

$8.00/SF
$0.00/SF
$2.00/SF

6.00%
2.00%
3.00%



CASH FLOW SUMMARY

YEAR 1 YEAR 2

ANNUALIZED
OPERATING DATA

 (Current
Occupancy)

PER SF
 (100% 

Occupancy)
PER SF

POTENTIAL GROSS
REVENUE

     BASE RENTAL INCOME $349,056 $26.53 $398,755 $30.31

     SIGN INCOME $8,840 $0.67 $9,105 $0.69

     TOTAL RECOVERY 
     INCOME

$157,993 $12.01 $185,553 $14.11

EFFECTIVE GROSS
REVENUE $515,889 $39.22 $593,413 $45.11

OPERATING EXPENSES

     REAL ESTATE TAXES $104,995 $7.98 $108,145 $8.22

     INSURANCE $25,000 $1.90 $25,750 $1.96

     MANAGEMENT FEE 4% $20,655 $1.57 $22,550 $1.71

     UTILITIES $11,440 $0.87 $11,783 $0.90

     REPAIRS &     
     MAINTENANCE

$16,820 $1.28 $17,325 $1.32

GROSS EXPENSES $178,910 $13.60 $185,553 $14.11

NET OPERATING
INCOME $336,979 $25.62 $407,860 $31.00

CAP RATE 6.36% 7.70%

PROPOSED FINANCING

$3,405,534.26

New

64.26%

6.25%

25 Years

1.25

$1,894,466

Loan Amount

Loan Type

Loan to Value

Interest Rate

Amortization

Debt Coverage Ratio

Down Payment

current proforma



POPULATION SUMMARY 1-MILE 3-MILE 5-MILE

2023 TOTAL POPULATION 9,746 102,474 301,045

2023 MEDIAN AGE 40.7 37.8 38.3

HOUSEHOLD INCOME 1-MILE 3-MILE 5-MILE

2023 AVERAGE HOUSEHOLD
INCOME

$86,023 $97,608 $102,225

2023 MEDIAN HOUSEHOLD
INCOME

$59,595 $58,614 $62,116

2023 PER CAPITA INCOME $37,473 $40,877 $44,833

DEMOGRAPHICS





7th
Largest city in America and
third fastest growing city in the
U.S.

34M
San Antonio hosts more than
34 Million visitors per year for
tourism and business events

$109B
With a gross domestic product
of approximately 109 Billion
dollars per year, San Antonio
hosts a diverse economy

2.36M
San Antonio MSA is home to
more than 2.368 million
residents and is consistently
among the top 5 fastest
growing cities in America

Rising above economic  
challenges since 1718.

With a diverse economy, skilled work force, and low cost of living, San Antonio's economy has
faired well throughout history providing investors stability in uncertain times.



O F F E R I N G  M E M O R A N D U M

San Antonio, Texas 78216

VILLAGE
SHOPPING CENTER

ALEXANDRIA TATEM
Associate Vice President

CHAD KNIBBE, CCIM
Director of Investment Sales
(210) 816-2734
cknibbe@foresitecre.com

(210) 816-2734
atatem@foresitecre.com

LEX LUTTO
Senior Vice President
(210) 816-2734
llutto@foresitecre.com

XAVIER ALVARADO
Investment Sales Associate
(210) 816-2734
xalvarado@foresitecre.com



INFORMATION ABOUT BROKERAGE SERVICES
Texas law requires all real estate license holders to give the following information
 about brokerage services to prospective buyers, tenants, sellers and landlords.

TYPES OF REAL ESTATE LICENSE HOLDERS: 
A BROKER is responsible for all brokerage activities, including acts performed by sales agents
sponsored by the broker. 
A SALES AGENT must be sponsored by a broker and works with clients on behalf of the broker.

A BROKER’S MINIMUM DUTIES REQUIRED BY LAW 
(A client is the person or party that the broker represents):
Put the interests of the client above all others, including the broker’s own interests; 
Inform the client of any material information about the property or transaction received by the
broker; 
Answer the client’s questions and present any offer to or counter-offer from the client; and 
Treat all parties to a real estate transaction honestly and fairly

A LICENSE HOLDER CAN REPRESENT A PARTY IN A REAL ESTATE TRANSACTION: AS AGENT FOR OWNER
(SELLER/LANDLORD): The broker becomes the property owner's agent through an agreement with the
owner, usually in a written listing to sell or property management agreement. An owner's agent must
perform the broker’s minimum duties above and must inform the owner of any material information about
the property or transaction known by the agent, including information disclosed to the agent or
subagent by the buyer or buyer’s agent. 
AS AGENT FOR BUYER/TENANT: The broker becomes the buyer/tenant's agent by agreeing to
represent the buyer, usually through a written representation agreement. A buyer's agent must perform
the broker’s minimum duties above and must inform the buyer of any material information about the
property or transaction known by the agent, including information disclosed to the agent by the seller or
seller’s agent. AS AGENT FOR BOTH - INTERMEDIARY: To act as an intermediary between the parties
the broker must first obtain the written agreement of each party to the transaction. The written
agreement must state who will pay the broker and, in conspicuous bold or underlined print, set forth the
broker's obligations as an intermediary. A broker who acts as an intermediary: 

Must treat all parties to the transaction impartially and fairly; 
May, with the parties' written consent, appoint a different license holder associated with the broker
to each party (owner and buyer) to communicate with, provide opinions and advice to, and carry out
the instructions of each party to the transaction. 
Must not, unless specifically authorized in writing to do so by the party, disclose: 

 that the owner will accept a price less than the written asking price;
that the buyer/tenant will pay a price greater than the price submitted in a written offer; and 
 any confidential information or any other information that a party specifically instructs the
broker in writing not to disclose, unless required to do so by law. 

AS SUBAGENT: A license holder acts as a subagent when aiding a buyer in a transaction without an
agreement to represent the buyer. A subagent can assist the buyer but does not represent the buyer and
must place the interests of the owner first. 

TO AVOID DISPUTES, ALL AGREEMENTS BETWEEN YOU AND A BROKER SHOULD BE IN WRITING
AND CLEARLY ESTABLISH: 

The broker’s duties and responsibilities to you, and your obligations under the representation
agreement. 
Who will pay the broker for services provided to you, when payment will be made and how the
payment will be calculated. 

LICENSE HOLDER CONTACT INFORMATION: This notice is being provided for information purposes.
It does not create an obligation for you to use the broker’s services. Please acknowledge receipt of
this notice below and retain a copy for your records. 

Regulated by the Texas Real Estate Commission  Information available at www.trec.texas.gov

IABS 1-0

Foresite Real Estate, Inc. 9003568 (210) 816-2734
Licensed Broker/ Broker Firm Name or
Primary Assumed Business Name

Licensed No. E-Mail Phone

Bethany Babcock (210) 816-2734
Designated Broker of Firm E-Mail Phone

Chad Knibbe (210) 816-2734
Licensed Supervisor of Sales Agents/
Associate

E-Mail Phone

Alexandria Tatem (210) 816-2734
Sales Agent/ Associate's Name E-Mail Phone

bbabcock@foresitecre.com

cknibbe@foresitecre.com

atatem@foresitecre.com

598255

497303

716498


