
SAN ANTONIO, TX

OFFERING MEMORANDUM

FORMER BLOCKBUSTER /
DOMINO'S PIZZA



The information contained in the following Marketing Brochure is proprietary and strictly confidential.  It is intended 

to be reviewed only by the party receiving it from Marcus & Millichap and should not be made available to any other 

person or entity without the written consent of Marcus & Millichap.  This Marketing Brochure has been prepared to 

provide summary, unverified information to prospective purchasers, and to establish only a preliminary level of 

interest in the subject property.   The information contained herein is not a substitute for a thorough due diligence 

investigation. Marcus & Millichap has not made any investigation, and makes no warranty or representation, with 

respect to the income or expenses for the subject property, the future projected financial performance of the property, 

the size and square footage of the property and improvements, the presence or absence of contaminating substances, 

PCB's or asbestos, the compliance with State and Federal regulations, the physical condition of the improvements 

thereon, or the financial condition or business prospects of any tenant, or any tenant’s plans or intentions to continue 

its occupancy of the subject property.  The information contained in this Marketing Brochure has been obtained from 

sources we believe to be reliable; however, Marcus & Millichap has not verified, and will not verify, any of the 

information contained herein, nor has Marcus & Millichap conducted any investigation regarding these matters and 

makes no warranty or representation whatsoever regarding the accuracy or completeness of the information provided.  

All potential buyers must take appropriate measures to verify all of the information set forth herein.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONSULT YOUR MARCUS & MILLICHAP 

AGENT FOR MORE DETAILS. 
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This 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. References to square footage or age are approximate. Buyer must verify the
information and bears all risk for any inaccuracies. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus
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SECTION  ONE

........................................................PROPERTY DESCRIPTION

SECTION  TWO

.........................................PRICING & FINANCIAL ANALYSIS

SECTION  THREE
...........................................RENT COMPARABLES

SECTION  FOUR

...............................DEMOGRAPHIC ANALYSIS

SECTION  FIVE

................................MARKET OVERVIEW
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Marcus & Millichap is pleased to present investors the opportunity to 

invest in a realistic value-add, multi-tenant retail deal.   

Although Blockbuster is currently dark they continue to pay rent and 

are under a lease until June 2012. Blockbuster  subleased a portion of 

their space to a successful Domino's Pizza franchise through 2014.  The 

Domino's franchise has a Right of First Refusal to purchase the 

property.

Investors are afforded the opportunity to enjoy the remaining months of 

Blockbuster rent while preparing to re-tenant this highly visible retail 

space with good demographics and strong surrounding traffic drivers.

The property is already subdivided into two suites saving a new owner 

thousands of dollars in improvement costs.  A new owner with a 

reasonable budget of $200,000 for tenant improvements and leasing 

commissions, can re-tenant the property and achieve a 10 percent 

capitalization rate at the listed price.
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INVESTMENT 
HIGHLIGHTS 

Investment Overview

Re-Development / Re-Tenanting
Opportunity Next to Dominant
Grocer

Strong Retail Trade Area - Major
Retailers in the Area Include: HEB
Grocery, Best Buy, Target, Ross,
Office Max, Petco

Strong Leasing Market - Low
Submarket Vacancy

Excellent Access and Visibility
from Main Thoroughfare

Nearly 100,000 People Expected to
Reside in Three-Mile Radius by
2015
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THE OFFERING

Property Former Blockbuster / Domino's Pizza

Property Address 6604 FM 78

San Antonio, TX 78244

SITE DESCRIPTION

Year Built 1996

Gross Leasable Area (GLA) 6,517 SF

Lot Size .76 Acres

Type of Ownership Fee Simple
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Property Summary



LOCAL MAP

REGIONAL MAP
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Area Maps
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Property Photos
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Property Photos
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EXISTING FINANCING
Loan Type Free and Clear

Financing
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COMMENTS
* CAM numbers are a Pro Forma budget estimate based on $0.75 per square foot.

8

PRO FORMA PER SF

Real Estate Taxes $14,969 $2.30

Insurance 1,500 0.23

CAM * 4,888 0.75

TOTAL EXPENSES $21,357 $3.28

Expenses

TENANTS (% OF GLA)
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COMMENTS
* Pro-Forma Expense Reimbursements assumes 100 percent of GLA is on NNN lease.
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PRO FORMA PER SF

Base Rent

Occupied Space $117,306 $18.00

GROSS POTENTIAL RENT $117,306 $18.00

Expense Reimbursements

Real Estate Taxes 14,969 2.30

Insurance 1,500 0.23

CAM 4,888 0.75

Total Expense Reimbursements $21,357 $3.28

GROSS POTENTIAL INCOME $138,663 $21.28

Vacancy/Collection Allowance (% of GPI) (5%)  6,933 1.06

EFFECTIVE GROSS INCOME $131,730 $20.21

Total Expenses $21,357 3.28

NET OPERATING INCOME $110,373 $16.94

9

Gross Leasable Area (GLA) 6,517 SF

Expenses PRO FORMA PER SF

Real Estate Taxes $14,969 $2.30

Insurance 1,500 0.23

CAM * 4,888 0.75

TOTAL EXPENSES $21,357 $3.28

Income & Expenses

COMMENTS
* CAM numbers are a pro forma budget estimate based on $0.75 per square foot.
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COMMENTS
* Domino's Pizza is a sub-tenant of Blockbuster and therefore has termination right upon Blockbuster vacancy.
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Tenant GLA % of
GLA

Lease
Commence

Lease
Expire

Annual
Rent

Rent/
SF

Lease
Type

Dark (Formerly Blockbuster
Video)

5,139 78.86% 6/1/2009 6/1/2012 $90,000.00 $17.51 NNN

Domino's Pizza * 1,378 21.14% 6/1/2009 6/1/2014 $28,224.00 $20.48 Gross

TOTAL VACANT

TOTAL OCCUPIED 6,517 100.00% $118,224.00

TOTAL 6,517 100.00% $118,224.00

10

Domino's Pizza *: 21.14%

Dark (Formerly Blockbuster Video): 78.

Tenant Summary

TENANTS (% OF GLA)
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For The Year Beginning Year 1
Aug 2011

Year 2
Aug 2012

Year 3
Aug 2013

Year 4
Aug 2014

Year 5
Aug 2015

Year 6
Aug 2016

Year 7
Aug 2017

Year 8
Aug 2018

Year 9
Aug 2019

Year 10
Aug 2020

Tenant(s) Name Dark
(Formerly

Blockbuster
Video)

Domino's
Pizza *

Total Number of Tenants 1 1

Total Square Feet 5,139 1,378

Total Percentage 78.9% 21.1%

Cumulative Percentage 78.9% 100.0%

Lease Expiration Summary

Percentage of SF Expiring Number of Tenants Expiring Cumulative % of SF Expiring
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Any projections, opinions, assumptions or estimates used here within are for example purposes only and do not represent the current or future performance of the property.



6604 FM 78

San Antonio, TX 78244

Price $899,000

Down Payment 100.0%  $899,000

Gross Leasable Area (GLA) 6,517

Price/SF $137.95

CAP Rate - Pro Forma 12.28%

Year Built 1996

Lot Size .76 Acres

Type of Ownership Fee Simple

ANNUALIZED OPERATING DATA
INCOME PRO FORMA

Base Rent

Occupied Space $117,306

Gross Potential Rent $117,306

Expense Reimbursements 21,357

Gross Potential Income $138,663

Vacancy/Collection Allowance 5%  6,933
Effective Gross Income $131,730

Total Expenses 21,357

Net Operating Income $110,373

Total Return 12.28% $110,373

LOCATION
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Real Estate Taxes $14,969

Insurance 1,500

CAM * 4,888

TOTAL EXPENSES $21,357

EXPENSES/SF $3.28

12

Financial Overview
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AVERAGE OCCUPANCY
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AVERAGE RENT/SF

Occupancy & Average Rent/SF



SUBJECT PROPERTY

2

WOODLAKE MARKET
6531 FM 78
San Antonio, TX 78244

6612 FM 78

San Antonio, TX 78244

1

Date Surveyed: July 2011 Major Tenants

Occupancy: 100% Little Caesars

Year Built: 1997 Liberty Tax

Gross Leasable Area (GLA): 3,160 SF Pocket

Date Surveyed: July 2011 Major Tenants

Occupancy: 85% Shipley Donuts

Year Built: 2005 Quizno's Subs

Gross Leasable Area (GLA): 17,150 SF Monarch Dental

Rent/SF (GLA): $22.50-$24.00 Washington Mutual
Available SF: 2,505 Sprint

UPS Store

Lease Type: NNN Miracle Nails

Date Surveyed: July 2011 Major Tenants

Occupancy: 100% Blockbuster

Year Built: 1996 Domino's PIzza

Gross Leasable Area (GLA): 6,517 SF

Rent/SF (GLA): $18.00

Available SF: 5,139

Lot Size: .76 Acres

Lease Type: NNN
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FORMER BLOCKBUSTER / DOMINO'S PIZZA

6604 FM 78
San Antonio, TX 78244

Rent Comparables



5

6615 FM 78
San Antonio, TX 78244

FM 78 RETAIL CENTER
6620 FM 78
San Antonio, TX 78244

RITTIMAN POINTE
5723 North Foster Road

San Antonio, TX 78219

3

4

Date Surveyed: July 2011 Major Tenants

Occupancy: 94% Cricket Wireless

Year Built: 2005 Action MMA

Gross Leasable Area (GLA): 33,560 SF Check Into Cash

Rent/SF (GLA): $16.00 Hair City Beauty

Available SF: 2,000 J Nails

Peter Piper Pizza

Lease Type: NNN Purpose Money

FORMER BLOCKBUSTER / DOMINO'S PIZZA
SAN ANTONIO, TX

Date Surveyed: July 2011 Major Tenants

Occupancy: 100% AT&T

Year Built: 2005 Title Max

Gross Leasable Area (GLA): 6,013 SF Wireless Mission

Rent/SF (GLA): $18.00

Available SF: 0

Lease Type: NNN

This 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. References to square footage or age are approximate. Buyer must verify the
information and bears all risk for any inaccuracies. Marcus & Millichap Real Estate Investment Services is a service mark of Marcus
& Millichap Real Estate Investment Services, Inc. © 2011 Marcus & Millichap S0490026

R
EN

T
 C

O
M

P
A

R
A

B
LES

16

Date Surveyed: July 2011 Major Tenants

Occupancy: 100% Fred Loya

Year Built: 2005 Jackson Hewitt

Gross Leasable Area (GLA): 4,593 SF The Money Box

Texas Wireless

Rent Comparables



WOODLAKE CROSSING SMALL SHOP RETAIL

6914 FM 78
San Antonio, TX 78244

6
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Date Surveyed: July 2011 Major Tenants

Occupancy: 61% Mattress Firm

Year Built: 2008 Verizon

Gross Leasable Area (GLA): 67,675 SF GNC

Rent/SF (GLA): $20.00-$22.00 Sally Beauty

Available SF: 26,328 Great Clips

DOTS

Lease Type: NNN Rack Room Shoes

Rent Comparables
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1 Miles: 3 Miles: 5 Miles:

1990 Population 4,152 52,921 123,575
2000 Population 5,375 68,491 142,672
2010 Population 10,044 86,914 173,772
2015 Population 14,711 98,173 200,142

1990 Households 1,349 17,941 43,428
2000 Households 1,744 22,979 51,484
2010 Households 3,070 28,056 60,185
2015 Households 4,458 31,390 68,115
2010 Average Household Size 3.27 3.09 2.84

2010 Daytime Population 2,149 23,860 72,307

1990 Median Housing Value $59,528 $61,682 $61,641
2000 Median Housing Value $70,489 $73,044 $73,043

2000 Owner Occupied Housing Units 65.1% 66.4% 58.3%
2000 Renter Occupied Housing Units 30.1% 28.9% 35.5%
2000 Vacant 4.80% 4.62% 6.15%

2010 Owner Occupied Housing Units 63.1% 63.6% 56.2%
2010 Renter Occupied Housing Units 28.8% 27.9% 33.9%
2010 Vacant 8.10% 8.48% 9.83%

2015 Owner Occupied Housing Units 62.5% 62.7% 55.4%
2015 Renter Occupied Housing Units 29.2% 28.7% 34.7%
2015 Vacant 8.30% 8.62% 9.87%

$ 0 - $ 14,999 7.9% 10.2% 11.2%
$ 15,000 - $24,999 9.9% 10.3% 11.0%
$ 25,000 - $34,999 13.1% 12.9% 13.2%

$ 35,000 - $49,999 21.2% 18.4% 18.2%
$ 50,000 - $74,999 25.3% 23.8% 21.8%
$ 75,000 - $99,999 13.7% 12.4% 12.2%
$100,000 - $124,999 4.4% 6.5% 6.5%
$125,000 - $149,999 1.8% 3.0% 3.2%
$150,000 - $200,000 1.7% 1.4% 1.6%
$200,000 to $249,999 0.5% 0.4% 0.4%

$250,000 + 0.5% 0.7% 0.8%

Median Household Income $48,621 $48,412 $47,068
Per Capita Income $16,929 $17,852 $19,961

Average Household Income $53,892 $54,878 $55,518

Demographic data © 2008 by Experian/Applied Geographic Solutions.
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Demographic Report



Geography: 5 Miles

Population
In 2010, the population in your selected geography is 173,772. The population has changed by 21.80% since 2000. It is
estimated that the population in your area will be 200,142 five years from now, which represents a change of 15.18%
from the current year. The current population is 48.41% male and 51.59% female. The median age of the population in
your area is 33.5, compare this to the US average which is 37.1. The population density in your area is 2,212.53 people
per square mile.

Households
There are currently 60,185 households in your selected geography. The number of households has changed by 16.90%
since 2000. It is estimated that the number of households in your area will be 68,115 five years from now, which
represents a change of 13.18% from the current year. The average household size in your area is 2.84 persons.

Income

In 2010, the median household income for your selected geography is $47,068, compare this to the US average which is
currently $51,517. The median household income for your area has changed by 15.21% since 2000. It is estimated that
the median household income in your area will be $49,138 five years from now, which represents a change of 4.40%
from the current year.

The current year per capita income in your area is $19,961, compare this to the US average, which is $27,867. The
current year average household income in your area is $55,518, compare this to the US average which is $72,148.

Race & Ethnicity

The current year racial makeup of your selected area is as follows: 59.48% White, 17.91% Black, 0.35% Native American
and 3.59% Asian/Pacific Islander. Compare these to US% averages which are: 73.52% White, 12.42% Black, 0.76%
Native American and 4.60% Asian/Pacific Islander.

People of Hispanic origin are counted independently of race. People of Hispanic origin make up 41.93% of the current
year population in your selected area. Compare this to the US% average of 15.45%.

Housing

The median housing value in your area was $73,043 in 2000, compare this to the $US average of $115,194 for the same
year. In 2000, there were 31,992 owner occupied housing units in your area and there were 19,492 renter occupied
housing units in your area. The median rent at the time was $543.

Employment
In 2010, there are 72,307 employees in your selected area, this is also known as the daytime population. The 2000
Census revealed that 63.8% of employees are employed in white-collar occupations in this geography, and 36.2% are
employed in blue-collar occupations. In 2010, unemployment in this area is 6.36%. In 2000, the median time traveled to
work was 21.1 minutes.

Demographic data © 2008 by Experian/Applied Geographic Solutions.
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Summary Report



Number of people living in a given area per square 
mile.

Demographic data © 2008 by Experian/Applied Geographic Solutions.
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Theme Low High

High 172 or more

Above Average 108 172

Average 68 108

Below Average 43 68

Low less than 43
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Population Density

Population Density



The number of people employed in a given area per 
square mile.

Demographic data © 2008 by Experian/Applied Geographic Solutions.
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Theme Low High

High 82 or more

Above Average 52 82

Average 33 52

Below Average 21 33

Low less than 21
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Employment Density

Employment Density



Average income of all the people 15 years and older 
occupying a single housing unit.

Demographic data © 2008 by Experian/Applied Geographic Solutions.
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Theme Low High

High $144,296 or more

Above Average $90,901 $144,296

Average $57,264 $90,901

Below Average $36,074 $57,264

Low less than $36,074
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Average Household Income

Average Household Income



Two-way, average daily traffic Traffic Count data © 2010 by TrafficMetrix. All rights reserved.
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Traffic Counts



Approved by the Texas Real Estate Commission for Voluntary Use
Texas law requires all real estate licensees to give the following information

about brokerage services to prospective buyers, tenants, sellers and landlords.

Information About Brokerage Services
Before working with a real estate broker, you should know that 
the duties of a broker depend on whom the broker represents. 
If you are a prospective seller or landlord (owner) or a 
prospective buyer or tenant (buyer), you should know that the 
broker who lists the property for sale or lease is the owner’s 
agent. A broker who acts as a subagent represents the owner 
in cooperation with the listing broker. A broker who acts as a 
buyer’s agent represents the buyer. A broker may act as an 
intermediary between the parties if the parties consent in 
writing. A broker can assist you in locating a property, 
preparing a contract or lease, or obtaining financing without 
representing you. A broker is obligated by law to treat you 
honestly.

IF THE BROKER REPRESENTS THE OWNER:
The broker becomes the owner’s agent by entering into an 
agreement with the owner, usually through a written - listing 
agreement, or by agreeing to act as a subagent by accepting 
an offer of subagency from the listing broker. A subagent may 
work in a different real estate office. A listing broker or 
subagent can assist the buyer but does not represent the buyer 
and must place the interests of the owner first. The buyer 
should not tell the owner’s agent anything the buyer would not 
want the owner to know because an owner’s agent must 
disclose to the owner any material information known to the 
agent.

IF THE BROKER REPRESENTS THE BUYER:
The broker becomes the buyer’s agent by entering into an 
agreement to represent the buyer, usually through a written 
buyer representation agreement. A buyer’s agent can assist the 
owner but does not represent the owner and must place the 
interests of the buyer first. The owner should not tell a buyer’s 
agent anything the owner would not want the buyer to know 
because a buyer’s agent must disclose to the buyer any 
material information known to the agent.

IF THE BROKER ACTS AS AN INTERMEDIARY:
A broker may act as an intermediary between the parties if the 
broker complies with The Texas Real Estate License

Act. The broker must obtain the written consent of each party 
to the transaction to act as an intermediary. The written 
consent must state who will pay the broker and, in conspicuous 
bold or underlined print, set forth the broker’s obligations as an
intermediary. The broker is required to treat each party 
honestly and fairly and to comply with The Texas Real Estate 
License Act. A broker who acts as an intermediary in a 
transaction:
(1) shall treat all parties honestly;
(2) may not disclose that the owner will accept a price less than 
the asking price unless authorized in
writing to do so by the owner;
(3) may not disclose that the buyer will pay a price greater than 
the price submitted in a written offer unless authorized in 
writing to do so by the buyer; and
(4) may not disclose any confidential information or any 
information that a party specifically instructs the broker in 
writing not to disclose unless authorized in writing to disclose 
the information or required to do so by The Texas Real Estate 
License Act or a court order or if the information materially 
relates to the condition of the property.  With the parties’ 
consent, a broker acting as an intermediary between the 
parties may appoint a person who is licensed under The Texas 
Real Estate License Act and associated with the broker to 
communicate with and carry out instructions of one party and 
another person who is licensed under that Act and associated 
with the broker to communicate with and carry out instructions 
of the other party.

If you choose to have a broker represent you,
you should enter into a written agreement with the broker that 
clearly establishes the broker’s obligations and your 
obligations. The agreement should state how and by whom the 
broker will be paid. You have the right to choose the type of 
representation, if any, you wish to receive. Your payment of a 
fee to a broker does not necessarily establish that the broker 
represents you. If you
have any questions regarding the duties and responsibilities of 
the broker, you should resolve those
questions before proceeding.

Real estate licensee asks that you acknowledge receipt of this information about brokerage services for the  licensee’s records.
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Brokerage Services

Texas Real Estate Brokers and Salespersons are licensed and regulated by the Texas Real Estate Commission (TREC). If you have a  
 complaint regarding a real estate licensee, you should contact TREC at P.O. Box 12188, Austin, Texas 78711-2188 or 512-465-3960.
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MARKET HIGHLIGHTS

Strong population growth

• San Antonio’s population is projected to grow by

approximately 10 percent over the next five years.

Robust job creation

• Job growth in San Antonio is expected to average

3.4 percent per year through 2015.

Low cost of living

• San Antonio residents enjoy a cost of living well

below the national average and no state personal

income taxes.

GEOGRAPHY

San Antonio MSA is located in the southern portion of central Texas, with the Edwards Plateau to the

northwest and the Gulf Coastal Plains to the southeast. The metro covers 412 square miles straddling the

Interstate 35 corridor, one of the fastest growing areas in the state.

San Antonio

San Antonio MSA
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METRO

The San Antonio MSA covers eight counties —

Bandera, Atascosa, Kendall, Bexar, Guadalupe, Comal,

Medina and Wilson — and contains more than 2.1

million inhabitants. Six incorporated cities and towns

have populations greater than 10,000. San Antonio is

the largest, with nearly 1.3 million residents.
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Largest Cities: San Antonio MSA

28

INFRASTRUCTURE

San Antonio serves as a major gateway between the

United States and Mexico. Situated only 145 miles from

Laredo, San Antonio is an easy drive along Interstate 35

from the border. The area is further enhanced by a

transportation network that provides a myriad of

shipping options to domestic and international

businesses.

Also bolstering San Antonio’s trade is the air cargo

component of the international airport, which consists

of two Foreign Trade Zones. Air Cargo East features

104,000 square feet of warehouse space and 1.1 million

square feet of aircraft apron. Air Cargo West provides

65,300 square feet of warehouse space and 248,140

square feet of aircraft apron to attract companies.

The Port of San Antonio is a 1,900-acre aerospace and

industrial complex, as well as an international logistics

platform, located at the site of the former Kelly Air

Force Base. The entire site is covered by a General

Purpose Foreign Trade Zone. Rail service to the port

and throughout the region is provided by BNSF and

Union Pacific.

Airports

• San Antonio International Airport

• Kelly Field

Major roadways

• Interstates 10, 35, 37 and 410

• U.S. Highways 281 and 90

• State Highway 151 and Loop 1604

Rail

• Freight - BNSF, Union Pacific

• Passenger - Amtrak

Port

• Port of San Antonio

The San Antonio MSA is:

• 75 miles from Austin

• 145 miles from Laredo

• 190 miles from Houston

• 250 miles from Dallas

San Antonio
New Braunfels
Schertz
Seguin
Canyon Lake
Timberwood Park

1,288,300
50,400
28,700
22,800
21,800
19,900

San Antonio

2010 Estimate
Sources: Marcus & Millichap Research Services, AGS
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ECONOMY

San Antonio’s economy is anchored by three

industries: heathcare, tourism and national defense.

Despite the importance of these sectors, San Antonio

continues to make great strides in diversifying its

economic base, resulting in one of the nation's most

abbreviated down cycles during the last recession.

San Antonio is the clear leader in Texas when it comes

to benefiting from military spending. Accordingly, the

local government sector is projected to expand

payrolls considerably through 2015.

Education and healthcare play vital roles in the local

economy. An important component of the healthcare

industry is South Texas Medical Center, a

conglomerate of hospitals, clinics, and research and

higher education facilities. The center employs

thousands of workers and is directly responsible for

the area’s large biomedical industry.

As the most visited city in Texas, San Antonio's travel

and tourism industry remains a key economic utility.

Destinations like the Alamo and River Walk make the

city highly identifiable and popular.

San Antonio
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LABOR

The San Antonio MSA attracts businesses seeking to take advantage of lower costs of living and doing

business, which will continue to drive strong population gains over the long term. The expanded

infrastructure needed to meet this growth will restore employment in the construction industry; the sector will

expand at an annual average rate of 5 percent through 2015.

The largest job sector in the local economy is government, supported by the military. Overall, more than

156,000 people, or 19 percent of the labor force, is employed in this segment. The second largest industry,

trade, transportation and utilities, accounts for 17 percent of all jobs in the metro.

Education and health services companies employ the third largest share of San Antonio workers, with its

standing heavily influenced by the South Texas Medical Center, the largest medical research and care provider

in southern Texas. The education and health services sector is forecast to post 4.2 percent annual job creation

over the next five years.

The leisure and hospitality sector plays a crucial role, employing more than 100,000 residents. Tourism in San

Antonio is related not only to the U.S. economy but also to the Mexican economy. San Antonio is the only non-

border town in the United States to have such a correlation. Substantial employment increases of 3.4 annually

are projected for the industry through 2015.

San Antonio
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EMPLOYERS

A strong, diverse private sector fosters the San

Antonio economy. Major corporate headquarters in

San Antonio include four Fortune 500 companies. The

largest of these, the United Service Automobile

Association, or USAA, provides 3,000 upper- and

middle-income jobs, adding to the prosperity and

stability of the region.

San Antonio is receiving greater interest from

companies that manufacture items too large to

affordably ship from overseas. As a result, the local

manufacturing base is forecast to grow 1.6 through

2015. Helping to drive these gains is Toyota Motor

Manufacturing Texas, which began building Tundra

trucks in 2006 and now hires thousands of workers

locally.

The healthcare industry rounds out the top employers

in San Antonio. The leader in both total employment

and healthcare employment is South Texas Medical

Center, which provides thousands of jobs.

31

Major Employers

South Texas Medical Center

H-E-B Food Stores

USAA

Clear Channel Communications

Southwest Research Institute

Valero Energy

Cardell Cabinetry

Cullen/Frost Bankers

Toyota Motor Manufacturing Texas

Kinetic Concepts, Inc.

San Antonio
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DEMOGRAPHICS

The San Antonio MSA’s population will grow at a rate

double the U.S. average over the next five years,

expanding 2.3 percent annually. The city of San

Antonio will register the largest absolute increase,

while Schertz will lead in percentage growth.

Area residents are relatively young, with more than 28

percent in their prime working years of ages 25 to 44.

The low median age of 33.7 years is due in large part

to the area's strong military presence, as well as its

sizable student population; the region houses 17

institutions of higher learning.

The median household income in the San Antonio

MSA, at $45,000 per year, falls below the U.S. median

of $52,500 annually. Although this trend is expected to

continue over the next few years, income levels should

grow faster than home values, bolstering disposable

incomes. This, in turn, will help boost retail sales.

The median home price of $145,370, is well below the

national median of $171,380, has allowed nearly 59

percent of households to own their homes.

San Antonio
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QUALITY OF LIFE

With over 300 days of sunshine annually and an

average temperature of 68.8 degrees, San Antonio’s

mild climate makes it easy to enjoy the numerous

outdoor activities available in the region, including

golf at one of more than 50 courses.

Hispanic culture and history abounds in such places as

La Villita, the Spanish Governor’s Palace, San

Fernando Cathedral, Jose Antonio Navarro State

Historical Park and the Alamo. Tradition blends with

more modern attractions such as the River Walk, a 2.5-

mile stretch of parks, cafés, nightclubs and hotels.

Locals and tourists can enjoy theme parks such as

SeaWorld San Antonio, the world’s largest marine life

park, and Six Flags Fiesta Texas. In addition, the city is

home to numerous sporting events and teams,

including the NBA's San Antonio Spurs, WNBA's San

Antonio Silver Stars and AA baseball’s Missions.

Arts enthusiasts can visit any one of San Antonio’s

many museums and cultural centers. McNay Art

Museum and the San Antonio Museum of Art, for

instance, both display a wide variety of works.

The broad mix of recreational activities, together with

a low cost of living and consistent job growth, will

continue to attract residents to the San Antonio metro.

San Antonio
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INVESTORS ACT TO TAKE ADVANTAGE OF STRONG RECOVERY

A vigorous employment market will support a strong recovery in the San Antonio retail sector this year,
reducing vacancy to pre-recession levels and generating modest rent growth. Local private-sector employment
increased 1.3 percent during the first quarter, compared with a 0.5 percent gain nationwide, and recent
announcements of employer expansions reinforce the metro’s status as an attractive place to do business.
Further private-sector job creation will sustain consumer spending and support additional store openings,
resulting in more than 750,000 square feet of positive net absorption over the final three quarters of 2011. Rents
will rise at a steady pace this year but will remain low enough to discourage new construction. Projected
completions during 2011 will come in well below the 10-year average of 2 million square feet annually,
although more retailers have begun to select new locations. Grocery chain H-E-B, for example, plans to open
multiple stores across the metro this year.

Fueled by expanding access to financing, the investment market continues to recover. Risk tolerance remains
low, however, as reflected in robust demand for single-tenant assets net leased to highly rated corporate
tenants. Cap rates on properties occupied by strong-credit tenants typically start at 7 percent, while lower-
quality assets are offered from 8.0 percent to 8.5 percent. Local properties remain most attractive to out-of-state
investors, but in-state buyers have increased their activity. Sales of shopping centers picked up recently, with
grocery-anchored properties in strong trade areas a primary target. Some buyers have started to move down
the quality chain to consider unanchored strip centers with stable tenancies and consistent cash flows. The few
recent deals for this type of product do not yet indicate a trend but signal a greater willingness on the part of
investors to assume risk in this rapidly recovering local market.

Employment: Led by a resurgent private sector, local employers will add 27,000 jobs
in 2011, a 3.2 percent increase and more than twice the projected U.S. growth rate.
Last year, San Antonio companies created 7,200 jobs.

Construction: In 2011, developers will complete 530,000 square feet of new retail
space, a slight decline from the 551,000 square feet delivered last year. Home
building, a precursor of future retail property development, will fall 14 percent to
6,100 units.

Vacancy: New-store openings and a modest stock addition will support a 40 basis
point vacancy improvement in 2011 to 8.6 percent, the same rate as at the start of the
recession. Last year, vacancy fell 50 basis points.

Rents: Owners will raise rents this year in response to strengthening tenant demand.
Asking rents will advance 1.4 percent to $14.47 per square foot, and effective rents
will gain 1.9 percent to $12.67 per square foot. During 2010, asking and effective rents
fell 0.6 percent and 1.3 percent, respectively.

2011 ANNUAL RETAIL FORECAST

34

San Antonio
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ECONOMY

• San Antonio employers expanded payrolls by 9,800 positions in the first quarter, driving the year-over-

year gain to 12,000 jobs, a 1.4 percent increase. One year earlier, marketwide employment grew by just 800

spots.

• The trade, transportation and utilities sector contributed the most new jobs during this year’s opening

period, adding 5,800 workers. Nearly all of the positions were in retail, as national chains began to restaff

in light of improving sales. During the past year, retail sales grew 5.2 percent, compared with a 3.2 percent

drop one year earlier.

• The metro remains a popular hub for back-office operations. VMC Consulting recently opened a facility in

San Antonio with plans to hire approximately 600 help-desk positions.

• Outlook: San Antonio metro staffing levels will increase by 27,000 positions in 2011, or 3.2 percent, up

from the addition of 7,200 jobs last year.

San Antonio

CONSTRUCTION

• Developers completed nearly 630,000 square feet of retail space during the year ending in the first quarter,

down from the previous 12-month period, when 668,000 square feet came online.

• Approximately 550,000 square feet of space is under construction in the metro, 20 percent of which is in

fast-food and casual dining establishments. The planning pipeline contains 6.1 million square feet, though

none of these projects has a scheduled start date.

• One notable project under way is the 120,000-square foot first phase of City Base West, located at

Southeast Military Drive and South New Braunfels Avenue in San Antonio. Upon final build-out in 2012,

the center will encompass approximately 250,000 square feet.

• Outlook: Builders will complete 530,000 square feet of new retail space in the San Antonio metro this year,

down modestly from the delivery of 551,000 square feet in 2010.
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VACANCY

• San Antonio retail vacancy rose 20 basis points in the first quarter to 9.2 percent, due, in part, to the

shuttering of seasonal retailers and modest tenant churn. The rate reported in the opening quarter,

however, was identical to one year earlier.

• An uptick in leasing activity at neighborhood centers during the first quarter pulled down vacancy 40

basis points to 14.4 percent. Modest stock additions weighed on community center operations, however,

pushing up the vacancy rate 20 basis points in that time to 8.7 percent.

• Shopping center vacancy rates in both the North/North Central and Northwest submarkets stabilized

over the past year at 10.8 percent and 13.7 percent, respectively.

• Outlook: Solid demand growth and a slight slowdown in construction will support a 40 basis point

vacancy improvement in 2011 to 8.6 percent. Last year, the vacancy rate fell 50 basis points.

RENTS

• Although properties are stabilizing at a steady pace, rents continued to trend downward over the past

year, albeit at a more subdued rate. Both asking and effective rents dipped 0.4 percent during that stretch

to $14.25 per square and $12.42 per square foot, respectively. In the preceding 12-month period, asking

rents decreased 3.8 percent, while effective rents fell 6.1 percent.

• Marketwide concessions averaged 12.8 percent of asking rents in the first quarter, similar to year-earlier

levels. As the retail operating climate improves, owners will scale back concessions modestly through the

second half of 2011.

• Lagging leasing activity and continued rent reductions pushed down average revenues 0.4 percent over

the past year, including a 0.3 percent slide in the first quarter.

• Outlook: Owners will raise rents in response to strengthening tenant demand. In 2011, asking rents will

advance 1.4 percent to $14.47 per square foot, and effective rents will gain 1.9 percent to $12.67 per square

foot.

San Antonio
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SINGLE-TENANT SALES TRENDS**

• Investor interest in local single-tenant properties remains high, driving a 26 percent increase in sales

velocity during the most recent 12-month period. Local buyers, including owner-users, accelerated their

activity by 17 percent in that time.

• The median sales price for single-tenant assets traded in the past year slipped 11 percent to $199 per

square foot, as buyers moved down the quality scale to capture yields. Nationally branded restaurants,

though, can change hands for more than $400 per square foot.

• Cap rates average in the high-7 percent range, up 10 basis points from one year ago. The increase can be

attributed to an uptick in trades involving lower-tier properties rather than a decline in valuations.

• Outlook: Texas-based investors will remain particularly active in San Antonio this year, targeting single-

tenant assets in an attempt to avoid competing with the institutions and REITs dominating investment

activity in other major Texas markets.
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MULTI-TENANT SALES TRENDS**

• Multi-tenant deal flow remains light, though velocity has trended higher year to date.

• Based on only a few reported deals, the median sales price in the most recent 12-month period was $145

per square foot, down 14 percent from the prior year.

• Average cap rates for mid-tier strip centers that qualify for financing will likely start in the mid-9 percent

this year, depending on location.

• Outlook: All-cash deals for distressed properties in the northern suburbs will help accelerate multi-tenant

velocity in the coming months, though only a handful of assets will come to market. Nonetheless, buyer

urgency to lock in current interest rates before the end of QE2 could establish a pricing floor.

** Data reflects a full 12-month period, calculated on a trailing 12-month basis by quarter.
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SUBMARKET OVERVIEW

• Retail asset owners are employing creative solutions to bolster traffic. General Growth Properties, for

instance, has created a small-business incubator at North Star Mall that allows budding retailers to operate

at minimal cost. The new merchants will likely draw more customers to the mall.

• Red Ventures, a direct marketing and sales firm, recently leased space in the Northwest submarket on

Northwest Parkway near Interstate 10. The company will hire nearly 400 workers, elevating traffic counts

for nearby retailers.

• Several retailers will pursue local expansions in 2011, including H-E-B, which plans to open four sites in

the metro. In the first quarter, the retailer debuted a 112,000-square foot store in Bulverde, resulting in the

transfer of 240 employees from a nearby store and the hiring of another 160 workers.

San Antonio
CAPITAL MARKETS

• The yield on the 10-year U.S. Treasury remained in the mid-3 percent range throughout the first quarter,

where it will stay over the rest of 2011. A change in the ratings outlook for the nation hardly disturbed the

credit markets, but ongoing U.S. budget battles, unrest in the Middle East and lingering uncertainty

concerning sovereign European debt could affect interest rates.

• Active lenders include life companies, commercial banks and other financial companies. CMBS staged a

comeback in the first quarter, with $8.7 billion of new issuance, and will easily exceed last year’s total of

$12 billion. Conduits continue to broaden their lending criteria as property operations stabilize.

• Loan-to-value ratios generally range from 60 percent to 75 percent, depending on asset age and quality,

location, tenant mix, and tenant credit rating. Multi-tenant assets with strong anchors and a stable mix of

national in-line tenants remain preferred. Debt-service ratios range from 1.25x to 1.40x. Financing for

lower-quality but not distressed assets will stay limited until economic factors stabilize further and

investor demand increases.

• Lending rates remain low for performing assets in primary markets. All-in rates for five-year retail loans

typically start in the low- to mid-5 percent range, while seven- and 10-year loans price between 5.5 percent

and 6.0 percent.



Approved by the Texas Real Estate Commission for Voluntary Use
Texas law requires all real estate licensees to give the following information

about brokerage services to prospective buyers, tenants, sellers and landlords.

Information About Brokerage Services
Before working with a real estate broker, you should know that 
the duties of a broker depend on whom the broker represents. 
If you are a prospective seller or landlord (owner) or a 
prospective buyer or tenant (buyer), you should know that the 
broker who lists the property for sale or lease is the owner’s 
agent. A broker who acts as a subagent represents the owner 
in cooperation with the listing broker. A broker who acts as a 
buyer’s agent represents the buyer. A broker may act as an 
intermediary between the parties if the parties consent in 
writing. A broker can assist you in locating a property, 
preparing a contract or lease, or obtaining financing without 
representing you. A broker is obligated by law to treat you 
honestly.

IF THE BROKER REPRESENTS THE OWNER:
The broker becomes the owner’s agent by entering into an 
agreement with the owner, usually through a written - listing 
agreement, or by agreeing to act as a subagent by accepting 
an offer of subagency from the listing broker. A subagent may 
work in a different real estate office. A listing broker or 
subagent can assist the buyer but does not represent the buyer 
and must place the interests of the owner first. The buyer 
should not tell the owner’s agent anything the buyer would not 
want the owner to know because an owner’s agent must 
disclose to the owner any material information known to the 
agent.

IF THE BROKER REPRESENTS THE BUYER:
The broker becomes the buyer’s agent by entering into an 
agreement to represent the buyer, usually through a written 
buyer representation agreement. A buyer’s agent can assist the 
owner but does not represent the owner and must place the 
interests of the buyer first. The owner should not tell a buyer’s 
agent anything the owner would not want the buyer to know 
because a buyer’s agent must disclose to the buyer any 
material information known to the agent.

IF THE BROKER ACTS AS AN INTERMEDIARY:
A broker may act as an intermediary between the parties if the 
broker complies with The Texas Real Estate License

Act. The broker must obtain the written consent of each party 
to the transaction to act as an intermediary. The written 
consent must state who will pay the broker and, in conspicuous 
bold or underlined print, set forth the broker’s obligations as an
intermediary. The broker is required to treat each party 
honestly and fairly and to comply with The Texas Real Estate 
License Act. A broker who acts as an intermediary in a 
transaction:
(1) shall treat all parties honestly;
(2) may not disclose that the owner will accept a price less than 
the asking price unless authorized in
writing to do so by the owner;
(3) may not disclose that the buyer will pay a price greater than 
the price submitted in a written offer unless authorized in 
writing to do so by the buyer; and
(4) may not disclose any confidential information or any 
information that a party specifically instructs the broker in 
writing not to disclose unless authorized in writing to disclose 
the information or required to do so by The Texas Real Estate 
License Act or a court order or if the information materially 
relates to the condition of the property.  With the parties’ 
consent, a broker acting as an intermediary between the 
parties may appoint a person who is licensed under The Texas 
Real Estate License Act and associated with the broker to 
communicate with and carry out instructions of one party and 
another person who is licensed under that Act and associated 
with the broker to communicate with and carry out instructions 
of the other party.

If you choose to have a broker represent you,
you should enter into a written agreement with the broker that 
clearly establishes the broker’s obligations and your 
obligations. The agreement should state how and by whom the 
broker will be paid. You have the right to choose the type of 
representation, if any, you wish to receive. Your payment of a 
fee to a broker does not necessarily establish that the broker 
represents you. If you
have any questions regarding the duties and responsibilities of 
the broker, you should resolve those
questions before proceeding.

Real estate licensee asks that you acknowledge receipt of this information about brokerage services for the  licensee’s records.

Buyer, Seller, Landlord or Tenant                                                                                       Date
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Brokerage Services

Texas Real Estate Brokers and Salespersons are licensed and regulated by the Texas Real Estate Commission (TREC). If you have a  
 complaint regarding a real estate licensee, you should contact TREC at P.O. Box 12188, Austin, Texas 78711-2188 or 512-465-3960.
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