
BROKER'S OPINION OF VALUE

KET Enterprises Incorporated   I   1770 St James Pl, Suite 382   I   Houston, TX  77056   I   www.ketent.com



Units: 274

Avg Size: 817

Date Built: 1982

Rentable Sq. Ft.: 223,927

Acreage: 10.44

Occupied: 91%

Class: B-/C+

► Available on an All Cash or New Loan Basis ►   The Area Maintains High Occupancy

► Ideal to recapitalize by replacing the Mezz loan and ►   Property is a 30 Minute Drive to Downtown Houston

and reworking the first lein ►   Easy access to I-45 north of FM 1960

► Value Add Investment ►   All units have washer/dryer connections

► Just received a 90% HFC abatement for taxes

► (ask Broker for details on the HFC)

► Strong Area Rents

► Ideal for Long-Term Hold

► 234 of 274 Units Have Been Upgraded

► Appointment and Proof of Funds Required

FOR MORE INFORMATION PLEASE CONTACT:

INVESTMENT HIGHLIGHTS

22715 Imperial Valley Drive, Houston, TX  77073

A P A R T M E N T S   F O R   S A L E Market

KET  ENTERPRISES  INCORPORATED

1770 St James I Suite 382  I  Houston, Tx  77056
www.ketent.com    

Broker License  #0406902
TOM WILKINSON

713-355-4646 ext 102

REDSTONE VISTA
apartment homes

ACC Realty LLC

2807 Eastgrove Ln  Houston, Tx  77027
Acc Realty, L.l.c., TX LLC Real Estate Broker - HAR.com

Broker License  #468161
CHARLENE NICKSON

713-961-4400



22715 Imperial Valley Drive, Houston, TX  77073

Asking Price Mortgage @ 65% LTV Est Mkt Rent (Aug-24)

Price Per Unit Amortization 12 Mo Avg

Price Per Sq. Ft. Debt Service

Stabilized NOI Monthly P & I (IO)

Interest Rate

Due Date

Water Meter RUBS/Indv Wtr Htrs Yield Maintenance

Transfer Fee

Pitched

PRO-FORMA INCOME
Current Street Rent with a 5% Increase $274,162 / Mo

Estimated Gross Scheduled Income $274,162 / Mo

Estimated Loss to Lease (2% of Total Street Rent) 2%

Estimated Vacancy (6% of Total Street Rent)
Estimated Concessions and Other Rental Losses (3% of Total Street Rent) 3%

Estimated Utilities Income (electricity, water/sewer, gas & trash)
Estimated Other Income $417 / Unit / Yr

Estimated Total Rental Income

ESTIMATED TOTAL PRO-FORMA INCOME $256,777 / Mo

12 Mo Avg Income Annualized

Fixed Expenses

2023 Tax Rate & Future Assessment

Estimated

$2,042 per Unit $1,920 per Unit

net of reimbursements

Gas
net of reimbursements

Total Utilities $193 per Unit $193 per Unit

Other Expenses
General & Admin & Marketing
Repairs & Maintenance
Labor Costs
Contract Services
Management Fees 3.22% $291 per Unit 3.00% $337 per Unit

Total Other Expense $2,726 per Unit $2,773 per Unit

Total Operating Expense $4,962 per Unit $4,886 per Unit

Reserve for Replacement $300 per Unit $300 per Unit

Total Expense $5,262 per Unit $5,186 per Unit

Net Operating Income Jumps by $289,265 after Harris County removes from tax rolls

Asking Price

Proposed Debt
Equity
Estimated Debt Service

Cash Flow
Cash on Cash

Got 90% tax abatement

Physical Occ (Oct-24)

NOTES: ACTUALS:  Actuals are based on owner's Sep '23 thru Aug '24 Income & Expenses.  PRO FORMA:  Income is Pro Forma as Noted.  Taxes were calculated using 2023 Tax Rate & 

Future Assessment.  Insurance is estimated.   Management Fees calculated as 3.% of Gross Income, Other expenses are Estimated for the Pro Forma.

0 0

1,032,146 1,660,320

#VALUE! #VALUE!

0 0

#VALUE! #VALUE!

1,032,146 1,660,320

Market Market

746,986 759,690

1,359,522 1,338,801

$61,749 $225 per Unit $61,749 $225 per Unit

$79,736 $92,440

$158,000 $577 per Unit $158,000 $577 per Unit

$342,863 $1,251 per Unit $342,863 $1,251 per Unit

Other Expenses Estimated Other Expenses

$104,639 $382 per Unit $104,639 $382 per Unit

Utility Bond/Meter Reading Fees $10,693 $39 per Unit $10,693 $39 per Unit

53,015 53,015

$16,645 $61 per Unit $16,645 $61 per UnitWater & Sewer

Insurance $177,614 $648 per Unit $438,400 $1,600 per Unit

$0 $ per Unit$ per Unit$0

Electricity $25,677

526,096

$2,473,868

EXPENSE Sep '23 thru Aug '24 Expenses Estimated Expenses

Fixed Expenses Estimated Fixed Expenses

$94 per Unit $25,677 $94 per Unit

Taxes $381,907 $1,394 per Unit 2023 Assessment & 2023 Tax Rate $87,696 $320 per Unit

Total Fixed Expense 559,521

Utilities Utilities Estimated Utilities

Est Future Taxes $87,696

Roof Style Est FutureTax Assessment $17,769,082

HVAC System HVAC-Indiv *Current Value is Stabilized Value less Rehab, Profit and Carry Interest Rates Vary Daily

114,164

1982 2023 Tax Rate/$100 2.12144

5.80%

10 Years

Land Area (Acres) 10.44 $1,660,320 Est Ins per Unit per Yr $1,600

Date Built 

Elec Meter Indiv Est 2023 Taxes $376,961

Yes 2024 Assessment $17,769,082

1%+app+legal

817

82,200 82,200

1,441,722 1,421,001

DISCLAIMER: The information contained herein has been obtained from sources that we deem reliable. We have no reason to doubt the accuracy of the information, but we have not verified it and make no guaranty, warranty or representation about it. It is your resonsibility to independently confirm its accuracy

and completeness. We have not determined whether the property complies with deed restrictions or any city licensing or ordinances including life safety compliance or if the property lies within a flood plain. The owner reserves the right to withdraw this listing or change the price at anytime without notice during the

marketing period.

INCOME

3,289,939

3,289,939

(65,799)

(197,396) 6%

MODIFIED ACTUALS                             PRO-FORMA

3,081,321

3,081,321

(98,698)

39,112 $143 / Unit / Yr

Cap Rate

Physical Information Financial Information Proposed Loan Information Operating Information

91%

Units per Acre 26.240 Property Tax Information

Net Rentable Area 223,927

$206,156

Number of Units 274 Market $261,106

360Avg Unit Size

11/18/2024 RedStoneVista





22715 Imperial Valley Drive, Houston, TX  77073 Property Overview

Age: 1982 Mortg Bal Arbor $17,500,000

Renovated: 2016 Mortg Bal KeyBank/Electra $3,576,575 Spring ISD $1.109200

Elec Meter: Indiv Amortization Harris County $0.350070

A/C Type: HVAC P & I Harris County Flood Control $0.031050

Water: RUBS/Indv Wtr Htrs Type Port of Houston Authority $0.005740

Wiring: Copper Assumable Harris County Hospital Dist $0.143430

Roof: Pitched Monthly Escrow Harris County Education Dept $0.004800

Paving: Concrete Origination Date Lone Star College System $0.107600

Materials: Brick, Stucco and Hardie Due Date North Park PUD $0.245000

# of Stories: 2 Interest Rate HC Emerg Srv Dist 11 & 28 $0.124552

Buildings: 22 Yield Maintenance 2023 Tax Rate/$100 $2.121442

Parking: 928 Spaces Transfer Fee 1%+app+legal 2024 Assessment $17,769,082

Units/Acre: 26.24 HCAD Net Rentable Sq Ft 222,382

Total $2,473,868

12 Mo Avg $206,156

Sep 2023 $207,120

Oct 2023 $215,543

Nov 2023 $215,092 9 Mo Avg $204,013

Dec 2023 $211,596

Jan 2024 $209,358

Feb 2024 $216,762 6 Mo Avg $199,733

Mar 2024 $206,213

Apr 2024 $223,635

May 2024 $186,921 3 Mo Avg $193,876

Jun 2024 $166,810

Jul 2024 $204,273

Aug 2024 $210,546

COLLECTIONS

TAXING AUTHORITY 

Property Account #: 1143120000016

CURRENT MORTGAGEPROPERTY INFORMATION
Harris County

PLEASE DO NOT VISIT THE SITE WITHOUT AN APPOINTMENT MADE THROUGH THE BROKER.

PROPERTY HIGHLIGHTS
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Redstone Vista is a two story, 274 unit, garden-style, apartment community, located in north Houston. The asset was constructed in 1982 and per

HCAD, was remodeled in 2019.

Redstone Vista is property in north Houston in the desirable Cypresswood. Important attributes of the property: (1) all units have washer dryer

connections (2) all units have indiv hot water heaters (3) 234 of the 274 units have been upgraded (4) patios and (5) some covered parking at

$35/mo. The Spring ISD is a major plus! And, per the previous owner, all roofs were replaced in 2017. 100% washer/dryer connections!

Housing Finance Corporation (HFC) Structure just approved allows a portion of units deed restricted for moderate income households and enables

property to qualify for an exemption from ad valorem property taxes. (Regulatory Agreement Structure Available)

Per owner, there is faux wood flooring in all downstairs units with carpet in upstairs units and two toned paint. Patios and balconies are a feature for all

units, along with individual hot water heaters. Every unit has washer dryer connections and most tenants rent the washer and dryer machines for $40 per

month. The kitchen cabinets are original but many of the doors have been replaced. There is a total of 8 personnel at the property, 4 inside and 4

outside. The property has a club house with a business office currently not in use.

The property is a 30 minute drive to downtown Houston. Easy access to all major freeways, just east of I-45 and north of FM 1960.

Per owner, the few down units will be brought on line within the next 60 days. Seller says he will assign the proceeds of insurance.

Owner motivated, need an offer. Or owner will consider a recapitalization.



Property Address Yr Built Units Impr Sq.Ft. Impr Value Impr Value/Unit Impr Value/Sq.Ft.

A Champion Court                                     17601 Cali Dr. 1978 170 129,084 $10,092,911 $59,370 $78.19

1159100100001

B Arden Cypress Station                                                   905 Cypress Station Dr. 1981 440 367,254 $39,997,000 $90,902 $108.91

0421850000661

C Cali Crossing                                           17610 Cali Dr. 1978 134 114,832 $11,850,000 $88,433 $103.19

1159100110001

D Copper Lodge                                             1000 Cypress Station Dr. 1978 294 249,134 $32,507,539 $110,570 $130.48

1082290000001

E Cypress Parc                                                18001 Cypress Trace Rd 1979 200 256,251 $22,500,000 $112,500 $87.80

0421850000220

Redstone Vista 22715 Imperial Valley Dr 1982 274 365,298 $17,769,082 $64,851 $48.64

2024 KET RENT COMPARABLE TAX ANALYSIS

Averages 1979 252 246,976 $22,452,755 $87,771 $92.87



2024 KET RENT COMPARABLE TAX ANALYSIS



22715 Imperial Valley Drive, Houston, TX  77073 Unit Mix

Floorplan Type No. Units Sq Ft Total SqFt Market Rent Total Rent Rent/SF

A1 1 Bed/1 Bath 18 718 12,924 $819 $14,751 $1.14

A1F 1 Bed/1 Bath 111 718 79,698 $839 $93,129 $1.17

A2 TH 1 Bed/1 Bath 5 813 4,065 $869 $4,345 $1.07

A2F 1 Bed/1 Bath 37 813 30,081 $899 $33,278 $1.11

A3 Den 1 Bed/1 Bath 5 865 4,325 $959 $4,795 $1.11

A4 1 Bed/1 Bath 50 865 43,250 $1,029 $51,450 $1.19

B1 2 Bed/2 Bath 4 1033 4,132 $1,099 $4,398 $1.06

B1F 2 Bed/2 Bath 44 1033 45,452 $1,249 $54,961 $1.21

Source:  10/24 RR

274 817 223,927 $953 $261,106 $1.17

UNIT MIX 

Total Units
Average 

Sq. Ft.

Total Sq. 

Feet

Average 

Rent/Unit

Total                       

Rent

Average 

Rent/ SF
TOTALS AND AVERAGES

SITE AMENITIES

HOME AMENITIES

226, 82%

48, 18%

1 Bed/1 Bath 2 Bed/2 Bath

1 Bed/1 Bath
7%

1 Bed/1 Bath
41%

1 Bed/1 Bath
2%

1 Bed/1 
Bath
13%1 Bed/1 Bath

2%

1 Bed/1 Bath
18%

2 Bed/2 Bath 
1%

2 Bed/2 Bath 
16%

1 Bed/1 Bath 1 Bed/1 Bath 1 Bed/1 Bath

1 Bed/1 Bath 1 Bed/1 Bath 1 Bed/1 Bath

2 Bed/2 Bath 2 Bed/2 Bath

*In Select Units

Access to Public Transportation

Beautiful Landscaping

Business Center

Cable Available

Dog Park

Easy Access to Freeways

Easy Access to Shopping

Gated Access

On-call Maintenance

On-site Maintenance

Part-time Courtesy Patrol

Shimmering Swimming Pool with Hot Tub

All-electric Kitchen

Balcony or Patio

Carpeted Floors and Wood Style Flooring

Ceiling Fans

Central Air and Heating

Den or Study*

Dishwasher

Mini Blinds

Refrigerator

Walk-in Closets

Washer and Dryer Connections

Wood Buring Fireplaces*

Updated Lighting and Plumbing Fixtures

Hot Water Heaters in All Units



22715 Imperial Valley Drive, Houston, TX  77073
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22715 Imperial Valley Drive, Houston, TX  77073 Rent Comparables

1 Champion Court                                     

17601 Cali Dr.

2 Arden Cypress Station                                                   

905 Cypress Station Dr.

3 Cali Crossing                                           

17610 Cali Dr.

4 Copper Lodge                                             

1000 Cypress Station Dr.

5 Cypress Parc                                                

18001 Cypress Trace Rd

Totals/Averages Comps 1978 87% 248 871 $1,076 $1.24

Redstone Vista

22715 Imperial Valley Dr

Sub Market Averages (Willowbrook/Champions/Ella) 88% 42,387 887 $1,134 $1.280

Houston Market Averages 89% 766,851 895 $1,284 $1.440

$1.17

Miles From 

Property

0.80

0.30

0.80

0.30

0.40

Year 

Renovated

2009

Avg SF

76% 294 835

1978 90% 134 820

1978

2016

+EW

+EWG

+EWG

1.340

1.2102023

2023

1.270

$1,119

1188 $1,509

Property Name

1978

1979 N/A 91% 200

+EWG

+EWG

+EWG

P/SFAvg Rent

$992

1982 91% 274 817 $953

Rent Comparables (MRI Apartment Data 2024)

98% 170 714

1978 82% 440 797 $893

1.240$885

1.120

Year Built Occ #Units

2023







22715 Imperial Valley Drive, Houston, TX  77073 Sales Comparables

1 Parc at Champion Forest Bella Vida

15330 Ella Blvd

2 Costa Mesa

14150 Tomball Pkwy

3 Cottages of Cypresswood

7203 Oakwood Glen

4 Oak Bend Place

915 Baker

5 Fairfield Cove

15615 Blue Ash

Totals/Averages Comps $19,460,000 152,318 $108,157 $125.82 1983 186

Redstone Vista

22715 Imperial Valley Dr
Market 223,927 1982

1983 135

274

03/01/23 $14,000,000 118,300 $103,704 $118.34

1985 136

01/12/24 $16,500,000 135,236 $108,553 $122.01 1984 152

12/01/23 $18,300,000 135,544 $134,559 $135.01

05/01/23 $33,500,000 243,174 $94,633 $137.76 1983 354

12/05/23 $15,000,000 129,336 $99,338 $115.98 1981 151

Property Name Date Sold Price Total Sq. Ft. Price/Unit Price/SF Built Units



22715 Imperial Valley Drive, Houston, TX  77073



22715 Imperial Valley Drive, Houston, TX  77073



Area Industry

The Woodlands

Downtown

Greenspoint

Energy Corridor

249 Technology Corridor

290 Industrial Corridor

❶
❷

❸❹
❺
❻

❼
❽

❾

❶ ExxonMobil North American 

Headquarters
Currently developing a 3.5 million SF campus set 

to bring 10,000 employees and 40,000 total jobs.

❷ Southwestern Energy Campus
Currently developing a new campus for its 1,000 

Houston employees.

❸ Kindred Hospital
A transitional care hospital dedicated to 

providing care to medically complex and 

catastrophically ill patients.

❹ Houston Northwest Medical Center
Medical staff of approximately 600 members 

offering a wide range of inpatient, outpatient and 

diagnostic imaging services.

❺ Hillwood Industrial Development
Expected completion in 2015.   414,000 SF 

Industrial complex with 120 docks.

❻ Farouk Systems
Farouk Systems now has more than 2,000 

employees and product distribution in over 100 

countries worldwide.

❼George Bush Intercontinental Airport
Served 39.8M passengers in 2013.  28th busiest 

airport in the world and 12th busiest in North 

America (for passenger traffic).

❽ Rankin Road Industries
Major employers such as Schlumberger; 

Honeywell, Baker Hughes, Borden and several oil 

and gas businesses are situated along Rankin 

road.

❾Greenspoint Business District
More than 4,400 companies and 18 million SF of 

office, retail and industrial space.

❿ Pinto Business Park
971 acre class "A" business park.  Home to Sysco 

Corporation's 585,000 SF distribution center.

AREA INDUSTRIAL DEVELOPMENT

❿



22715 Imperial Valley Drive, Houston, TX  77073 Demographics

SUMMARY PROFILE

22715 Imperial Valley Drive, Houston, TX  77073

Population

2021 Estimated Population 15,035 63,144 140,563

2026 Projected Population 14,879 63,018 141,078

2010 Census Population 14,091 59,879 134,496

2000 Census Population 14,979 61,110 133,503

Projected Annual Growth 2021 to 2026 -0.2% - -

Historical Annual Growth 2000 to 2021 - 0.2% 0.3%

2021 Median Age 35.6 34.6 34.6

Households

2021 Estimated Households 5,272 22,401 51,711

2026 Projected Households 5,294 22,740 52,994

2010 Census Households 4,758 20,261 46,984

2000 Census Households 4,892 20,222 44,878

Projected Annual Growth 2021 to 2026 - 0.3% 0.5%

Historical Annual Growth 2000 to 2021 0.4% 0.5% 0.7%

Race and Ethnicity

2021 Estimated White 39.8% 52.8% 56.7%

2021 Estimated Black or African American 31.3% 18.9% 15.8%

2021 Estimated Asian or Pacific Islander 1.0% 1.3% 1.7%

2021 Estimated American Indian or Native Alaskan 0.9% 0.7% 0.8%

2021 Estimated Other Races 27.1% 26.2% 25.0%

2021 Estimated Hispanic 55.9% 62.2% 61.2%

Income

2021 Estimated Average Household Income $44,525 $86,144 $99,558

2021 Estimated Median Household Income $34,607 $59,181 $69,818

2021 Estimated Per Capita Income $16,011 $30,693 $36,712

Education (Age 25+)

2021 Estimated Elementary (Grade Level 0 to 8) 21.1% 18.0% 15.5%

2021 Estimated Some High School (Grade Level 9 to 11) 14.9% 14.1% 12.0%

2021 Estimated High School Graduate 30.6% 26.7% 24.9%

2021 Estimated Some College 17.4% 14.7% 14.1%

2021 Estimated Associates Degree Only 4.1% 4.0% 4.0%

2021 Estimated Bachelors Degree Only 7.2% 13.1% 18.2%

2021 Estimated Graduate Degree 4.7% 9.4% 11.4%

Business

2021 Estimated Total Businesses 713 3,217 7,398

2021 Estimated Total Employees 5,743 27,039 59,231

2021 Estimated Employee Population per Business 8.0 8.4 8.0

2021 Estimated Residential Population per Business 21.1 19.6 19.0

1 Mile Radius

2000-2010 Census, 2021 Estimates with 2026 Projections
Calculated using Weighted Block Centroid from Block Groups

1 Mile 

Radius

2 Mile 

Radius

3 Mile 

Radius

White Black Other Hispanic

Non-Hispanic Hispanic

44,525

121,281

0

20,000

40,000

60,000

80,000

100,000

120,000

140,000

 Subject  Houston
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22715 Imperial Valley Drive, Houston, TX  77073 Flood Plain Map

PLEASE VERIFY



Assumption

N/A



D I S C L A I M E R   &  N O N-E N D O R S E M E N T   N O T I C E

FOR INFORMATION PLEASE CONTACT:

KET  ENTERPRISES  INCORPORATED

1770 St James Pl I Suite 385  I  Houston, Tx  77056
www.ketent.com    

Broker License  #0406902

TOM WILKINSON
Broker/Vice President

KET Enterprises Incorporated
twilk4@ketent.com

713-355-4646 ext 102

Disclaimer: The information contained in this Memorandum reflects material from sources deemed to be reliable, including data such as
operating statements, rent rolls, etc. However, we (KET Enterprises Incorporated or any of the owners or officers, directors, employees,
agents or representatives of any such entities) have not verified its accuracy and make no guarantee or representation about it. It is submitted
subject to the possibility of errors, omissions, change of rental or other conditions. We include projections, opinions, assumptions or estimates
for example only, and they may not represent current or future performance of the property. We make no representations or warranties,
expressed or implied, as to the validity, accuracy or completeness of the information provided or to be provided, and nothing herein shall be
deemed to constitute a representation, warranty or promise by any such parties as to the future performance of the Property or any other
matters set forth herein. You and your tax and legal advisors should verify the information and rely on his accountants or attorneys for legal
and tax advice. Rates of return vary daily. No representations are made concerning environmental issues, if any.

Non-Endorsement Notice: KET Enterprises Incorporated is not affiliated with, sponsored by, or endorsed by any commercial tenant or
lessee identified in this marketing package. The presence of any corporation’s logo or name is not intended to indicate or imply affiliation with,
or sponsorship or endorsement by KET Enterprises Incorporated or any of the owners or officers, directors, employees, agents or
representatives of any such entities, and is solely included for the purpose of providing tenant lessee information about this listing to
prospective customers.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY

apartment homes
Redstone Vista


