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Executive Summary
Investment Opportunity

❖ An investment opportunity to develop Gated Communities in the Texas Hill
Country - Canyon Lake, Boerne and Spring Branch with 30% of profit return
on investment.

❖ This is a unique opportunity given:
❖ Prime Location & Accessibility – Sites are located across Comal and

Kendall counties, within the San Antonio–Austin growth corridor.
❖ Gated Luxury Living – Development of 15 upscale homes in a secure,

private community designed for premium market appeal.
❖ High Returns – Attractive investor returns with 12.9% IRR and 1.09x

equity multiple.

Item Detail

Location Comal and Kendall Counties, Texas, USA

Land Area 556,087 sq ft (12,766 acres, 04 lots)

NSA 47,970 sq ft

Asset Type 15 Custom Luxury Homes

Transaction Type Preferred share

Development Cost US$17.7 million

Equity Investment US$17.7 million

Debt -

Key Returns

❖ Total Cash flow US$3.7 million

❖ Investor IRR 12.9%

❖ Equity Multiple 1.09x

Time-line

Aug 2025: Land Purchase
Sep 2025: Construction start
Dec 2025: Presales open
Apr 2027: Construction end
May 2027: Handover



02
MARKET 
OVERVIEW & 
ANALYSIS



55(Confidential Document)

Market Overview & Analysis
Market Overview

The Texas Hill Country corridor — anchored by Comal and Kendall counties — has emerged as one of the fastest-growing luxury housing markets in
Texas.
Affluent in-migration from Austin, San Antonio, and out-of-state buyers is fueling sustained demand for gated, view-driven, and lifestyle-oriented
residential product.
Population growth:
• Comal County: 85% growth since 2010; one of the fastest-growing U.S. counties.
• Kendall County: 57% growth since 2010; consistently ranked among top 5 wealthiest counties in Texas.
The substantial population increase in Comal County, nearly doubling over 15 years, indicates a robust demand for housing, including luxury
segments. This growth is driven by factors such as:
• In-Migration: An influx of residents from urban centers seeking the tranquility and amenities of the Hill Country.
• Economic Development: Expansion of local businesses and infrastructure attracting new residents.
• Lifestyle Appeal: The allure of scenic landscapes, recreational opportunities, and a higher quality of life.
Kendall County, while experiencing a more modest growth, still shows a healthy increase, reinforcing the region's overall attractiveness.
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Market Overview & Analysis
Demand Drivers

Texas Hill Country attracting in-migration from high-
cost states:
• California is the #1 inbound state to Texas
• Hill Country counties ranked in top relocation

destinations.
The market features several ultra-luxury listings,
including estates priced between $4 million and $5.5
million, located in areas like Bulverde, Canyon Lake,
and Fischer.
Market Trends & Demand:
❖ Price Appreciation: The median listing home

price in Comal County reached $518,500 in April
2025, marking a 4.7% year-over-year increase.

❖ Sales Activity: Luxury homes typically spend
around 76 days on the market and often receive
multiple offers, indicating strong buyer interest.

❖ Lifestyle Appeal: The area's natural beauty,
including proximity to Canyon Lake and the Texas
Hill Country, combined with a lower tax burden
compared to neighboring counties, enhances its
attractiveness to affluent buyers seeking primary
residences or vacation homes.

❖ No state income tax is also a top driver for
wealthy relocations to Texas
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Serenity Oaks
Mystic Shores

Ensenada Shores

Cordillera Ranch

Market Overview & Analysis
Location

Sites are located across Comal and Kendall counties, within the San Antonio–Austin growth corridor.
• Ensenada Shores & Mystic Shores: Lakefront luxury at Canyon Lake
• Cordillera Ranch: Golf & equestrian resort living in Boerne
• Serenity Oaks: Private, scenic river-access community in Spring Branch
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Market Overview & Analysis
Asking price

Project Name Location Lot Price (USD/ 1-acre 
lot) Highlight

Ensenada Shores Canyon Lake, TX $150,000 Gated lakefront, dramatic terrain, premium for high-end outdoor
and view-oriented designs

Cordillera Ranch Boerne, TX $200,000 Luxury resort-style living, Jack Nicklaus golf, river access,
equestrian facilities

Serenity Oaks Spring Branch, TX $150,000 Privacy, scenic charm, river access, great for families and retirees

Mystic Shores Canyon Lake, TX $200,000 Lakefront master-planned community, dramatic views, ideal for
second homes and retirement



04
PROJECT
DEVELOPMENT



1111(Confidential Document)

Project Development
Concept Development

Concept Development - Link to video

https://vimeo.com/1090680042
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Project Development
Concept
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Project Development
Concept: Shops at La Cantera, San Antonio
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Project Development
Sources and Uses of Fund (S&U)

USES OF FUND USD %

Total Acquisition Cost $2,600,000 14.7%

Total construction cost after contingency $14,703,750 82.9%

Soft Cost $440,179 2.5%

Total $17,743,929 100.0%

SOURCES OF FUND USD %

Equity $15,000,000 85.0%

Eagle Nest LLC - 0%

Investor A $15,000,000 85.0%

Debt 2,743,929 15.0%

Total $17,743,929 100.0%

USES OF FUND

Acquistion Cost

Construction Cost (with
contingency)

Soft Cost

SOURCES OF FUND

Equity

Debt
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Financial Snapshot
Financial Summary
Financial Summary

Revenue $22,008,950 

Development Cost ($17,743,929)

Gross Profit $4,265,021 

Interest Expenese ($506,906) 

Net Profit $3,758,115 

Distribution

Investor A 30.0% $1,279,506 

Eagle Nest LLC 70.0% $2,478,609 
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Financial Snapshot
Development Cash flow

❖ The project is financed through a combination of

equity and debt, with phased capital deployment

over a 20-month period.

❖ Peak construction expenditure occurs in 2026,

followed by final delivery activities in 2027.

❖ The cash-in structure is front-loaded on equity,

with 100% of the $15.0 million equity

contribution fully injected in 2025, providing

robust liquidity and flexibility during the

construction phase. Debt drawdown of

approximately $2.74 million is strategically timed

to match project needs, occurring in 2027 to

support final construction and sales activities.

❖ From 2025 through 2027:

▪ Land acquisition is completed upfront in

2025.

▪ Construction outlays ramp up significantly in

2026 and taper into 2027.

Year Total 2025 2026 2027

ACQUISITION COST

Land Cost $2,600,000 $2,600,000 $0 $0 

Closing $0 $0 $0 

Total Acquisition Cost $2,600,000 $2,600,000 $0 $0 

$0 $0 $0 

CONSTRUCTION COST

Construction Cost $14,703,750 $2,940,750 $8,822,250 $2,940,750 

Contingency $0 $0 $0 

Total Construction Cost $14,703,750 $2,940,750 $8,822,250 $2,940,750 

$0 $0 $0 

SOFT COST

Soft Cost $0 $0 $0 $0 

Selling Expenses $440,179 $73,363 $366,816 $0 

Total Soft Cost $440,179 $73,363 $366,816 $0 

TOTAL CASH OUT $17,743,929 $5,614,113 $9,189,066 $2,940,750 

Equity $15,000,000 $15,000,000 $0 $0 

% Disbursement 100%

Debt $2.743.929 $0 $0 $2.743.929

% Disbursement 100%

TOTAL CASH IN $17,743,929 $15,000,000 $0 $2.743.929 
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Financial Snapshot
Presale

Key Assumptions:
❖ Total Home Sales: 15 units, 

sold as luxury for-sale homes.
❖ Average Sale Price: 

$1,467,263 per unit.
❖ Growth rate: 0%/ year
❖ Gross Revenue: $22,008,950.
❖ Sales Absorption:

• Sales begin Aug 2025.
• Sales pace: 3 

units/month during 
active months.

• 100% of units sold by Jul 
2027.

❖ Majority of collections in 
2026–2027, matching delivery 
schedule.

Pre-sales TOTAL 2025 2026 2027 2028

REVENUE

Home for sale

Unit 15 15 15 15

Sale pace 100% 16.7% 83.3% 0.0% 0.0%

Cumulative Sale pace 0% 16.7% 83.3% 0% 0%

Sale Unit 15 3 13 0 0

Price 0 $1,467,263 $1,467,263 $1,467,263 $1,467,263 

% growth YoY 0 $0 0.0% 0.0% 0.0%

TOTAL REVENUE $22,008,950 $3,668,158 $18,340,792 $0 $0 

CASH FLOW $0 $0 $0 $0 $0 

Cash Collection $22,008,950 $366,816 $17,240,344 $4,401,790 $0 

Selling Expense ($440,179) ($73,363) ($366,816) $0 $0

Net Cash Flow $21,568,771 $293,453 $16,873,528 $2,200,895 $0 
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Financial Snapshot
Project Return

❖ Equity is fully deployed in 2025 with a $15.0 million investment to fund development.
❖ The project generates $22.0 million in presale revenue, resulting in a 46.0% levered IRR and 1.25x equity multiple.
❖ Net cash flow distributions are primarily realized by 2027, with final debt service completed in 2028.

Year 2025 2026 2027 2028

Equity ($15,000,000) ($15,000,000) $0 $0 

Home Sale

Presale Revenue Cash Flow $22,008,950 $366,816 $17,240,344 $4,401,790 

Debt service

Interest Expense Payment ($506.906) $0 $0 ($235.257) ($271.649)

Principal repayment ($2.743.929) $0 $0 $0 ($2.743.929)

Levered Net Cash flow $3.758.115 ($14.633.184) $17.240.344 $4.166.533 ($3.015.578)

IRR 46.0%

Equity Multiple 1.25 x

ROI/year 15.03%
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Financial Snapshot
Investor Return

❖ Limited Partners contribute $6.40 million, with full equity payback and $15.0 million in preferred interest realized by 2027.
❖ The LP achieves a 12.9% IRR and 1.09x equity multiple, with annual ROI of 5.12%, reflecting consistent capital recovery and modest upside.

LP Cash Flow Total 2025 2026 2027

Distributions $16.279.506 $366.816 $15.415.332 $497.358 

Initial Equity Payback $366.816 $14.633.184 $0 

Actual Preferred Interest $366.816 $15.000.000 $15.000.000 

Expected Preferred Interest $0 $782.148 $497.358 

Contributions $6.397.532 $1.279.506 $1.279.506 $1.279.506 

Profit ($15.000.000) ($15.000.000) $0 $0 

IRR 12.9%

Equity Multiple 1.09X

ROI/year 5.12%
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RISK ANALYSIS
Risk & Opportunity

Risk Opportunity

Price sensitivity: Average sale price of ~$1.47M may 
face buyer resistance. 01

Cost escalation risk : Construction costs are fully 
equity-funded, unforeseen cost increases.

02

Regulatory / Zoning variability : Multiple jurisdictions 
may introduce permitting or entitlement delays. 03

Absorption: Luxury homes may face slower sales if 
market softens. 04

Exit concentration: Equity repayment and profit 
heavily back-loaded to 2027; sales delays could 

impact returns.

05

High demand: Texas Hill Country continues to 
attract affluent in-migrants; limited supply of 
premium gated product.

01

Portfolio diversification: Exposure to multiple 
submarkets diversifies demand sources.

02

No debt loan: Fully equity-funded structure 
eliminates debt service risk and enhances flexibility 
during market shifts or extended sales cycles.

03

Early sale: Project’s phased delivery allows for 
presales and early revenue realization.04

Tax advantage: Texas’ no state income tax 
continues to attract affluent buyers from high-tax 
states, supporting demand for luxury homes.

05
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Risk Analysis
Sensitivity Tables

❖ Below are sensitivity tables analyzing the base case,
upside scenarios, and downside scenarios to assess
risks related to construction cost and home selling
price

❖ The key factors affecting the project's IRR are primarily
home selling price and construction cost.

Construction Cost IRR EM
45,97% 1,25 x

$226 52,98% 1,36 x
$238 49,83% 1,31 x
$250 45,97% 1,25 x
$263 41,36% 1,19 x
$276 35,46% 1,13 x

Home Selling Price IRR EM

45.97% 1.25 x
$364 66,63% 1,38 x
$347 56,09% 1,31 x
$330 45,97% 1,25 x
$314 35,64% 1,19 x
$298 25,47% 1,13 x
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EAGLE NEST LLC

https://vimeo.com/1090680042
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LEGAL DISCLOSURE
Confidentiality & Use of Information

This Investment Memorandum (“Memorandum”) is being provided solely for informational purposes to prospective investors and should not be construed as an offer to sell, or the solicitation of an offer to buy, 

any securities. The information contained herein is confidential and may not be reproduced, distributed, or disclosed without the express written consent of Eagle Nest LLC (“Company”).

No Guarantee of Returns

The financial projections, forecasts, and anticipated performance metrics presented in this Memorandum are based on estimates and assumptions that are subject to change. Past performance is not indicative of 

future results, and no guarantee of returns, profitability, or success is made or implied. Investors should conduct their own due diligence before making any investment decision.

Forward-Looking Statements

Certain statements contained in this Memorandum constitute “forward-looking statements” within the meaning of applicable securities laws. These statements involve risks, uncertainties, and assumptions that 

could cause actual results to differ materially from those expressed or implied. The Company assumes no obligation to update or revise any forward-looking statements based on future developments.

No Investment Advice

This Memorandum does not constitute legal, tax, or financial advice. Prospective investors should consult their own legal, financial, and tax advisors to assess the suitability of the investment. Nothing in this 

document should be relied upon as a substitute for independent judgment or professional advice.

Regulatory & Securities Law Compliance

The offering of securities described in this Memorandum has not been registered with, or approved by, any regulatory authority, including the U.S. Securities and Exchange Commission (SEC) or any state 

securities commission, or by any equivalent authority in other jurisdictions. The investment is offered in reliance on exemptions from registration under applicable securities laws.

Risk Factors

Investment in real estate and real estate-related assets involves a high degree of risk, including but not limited to market fluctuations, liquidity risks, regulatory changes, economic downturns, and operational 

risks. Investors should carefully review the “Risk Factors” section of this Memorandum before making an investment decision.

Limitation of Liability

Neither the Company, its affiliates, nor its representatives make any representation or warranty, express or implied, as to the accuracy or completeness of the information contained in this Memorandum. The 

Company and its affiliates disclaim all liability for any loss or damage arising directly or indirectly from the use of this Memorandum or reliance on its contents.

Jurisdiction & Governing Law

This Memorandum is governed by and shall be construed in accordance with the laws of County of Bexar, State of Texas, without regard to conflicts of law principles. Any disputes arising from or related to this 

Memorandum shall be subject to the exclusive jurisdiction of the courts in County of Bexar, State of Texas
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For more information and to request an 
investment allocation, please contact:

RADIX DEVELOPMENT LLC 

ALEXANDER SAUNDERS

Director of Operations 

Senior Partner 

📱 888-723-4943 Ext: 702

📱 + 1 561-900-8201 c

📧 Alex@Radix4u.com

HEADQUARTERS:

📍 1825 NW Corporate Blvd, Ste: 110, Boca Raton, FL 33431

🆔 EIN: 99-0948055

REGIONAL HQ:

📍 8911 N Capital of Texas Hwy, Ste: 4200, Austin, TX 78759

🌐 Link to website

MCCUMBER REALTY GROUP

Keller Williams Heritage | Veteran Owned

📍 1717 N Loop 1604 E, Suite 325, San Antonio, TX 78233, USA

FRANK MCCUMBER

REALTOR®, U.S. Marine Corps Retired

📱 858-883-3011

📧 Frank.McCumber@kw.com

📱 Facebook: @mccumberrealtygroup

📱 Instagram: @mccumberrealtygroup

ROZ MCCUMBER

REALTOR® GRI, MRP

📱 210-393-3011

📧 roz@mccumberrealtygroup.com

Steve-O McCumber Steve-o@McCumberRealtyGroup.com

🌐Website: Selling-Texas.kw.com

STELLAR BUILT 

Custom Homes 

CHRIS SUTHER 

President - Operator

📱 +1 210-316-2088 c

📍 San Antonio TX 78259

https://linktr.ee/radix4u

