


SCHOOL APARTMENTSSCHOOL APARTMENTS
500 W STATE ST JACKSONVILLE, IL 62650

OFFERING
SUMMARY

58 UNITS | JACKSONVILLE, IL

LIST PRICE: $2,800,000

CAP RATE: 8.03%



Marcus & Millichap is pleased to present School Apartments, a 58-
unit multifamily asset located at 500 W. State Street in Jacksonville,
Illinois. Originally constructed as a school building and thoughtfully
converted to multifamily use, the property offers distinctive
architectural character supported by durable construction elements
not typically found in conventional garden-style product. Positioned
within an established residential corridor in Morgan County, its
centralized location enhances accessibility to employment, retail,
and community services, supporting consistent rental demand.

School Apartments benefits from immediate proximity to
neighborhood retail and daily needs shopping. Jacksonville Shoppes
and Wal-Mart Plaza are located within approximately 1.5 miles,
providing convenient access to grocery, pharmacy, and general retail
amenities. The property is also just two miles from Passavant Area
Hospital, one of the area’s primary healthcare providers and a
significant employment anchor. In addition, Illinois College
contributes to steady rental demand from students, faculty, and
administrative staff. Located within the Jacksonville School District
117 attendance area and near major local roadways, the property is
well-positioned within a stable and accessible residential submarket.

Jacksonville serves as a key hub in Central Illinois, supported by
employment across healthcare, education, corrections, government
services, and light manufacturing. Major employers include
Passavant Area Hospital, Illinois College, Jacksonville Correctional
Center, and several regional manufacturing operators. The city
benefits from connectivity to Springfield and surrounding
communities via U.S. Route 67 and IL-104 while maintaining a lower
cost structure relative to larger Illinois metro markets. School
Apartments presents investors with the opportunity to acquire a
distinctive, income-producing asset in a steady, institutionally
anchored Central Illinois rental market.

THE OFFERINGTHE OFFERING
SCHOOL APARTMENTSSCHOOL APARTMENTS

DRIVE TIMES

35 Miles | 40 Minutes to Springfield

85 Miles | 2 Hours to Peoria

90 Miles | 2 Hours to St. Louis

120 Miles | 2 Hours to Champaign

230 Miles | 3.5 Hours to Chicago

250 Miles | 4 Hours to Indianapolis



OFFERING SUMMARY
SALE PRICE:

NUMBER OF APARTMENTS:

PRICE PER UNIT:

GRM:

CAP RATE:

$2,800,000

58

$48,276

6.77

8.03%



THE PROPERTY
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Year Built/Converted
1920/1983

Year Built/Converted
1920/1983

Ownership
Fee Simple
Ownership
Fee Simple

# of Buildings
1

# of Buildings
1

# of Units
58

# of Units
58

Building SF
73,791

Building SF
73,791

Lot Size (Acres)
2.23

Lot Size (Acres)
2.23

Water
Landlord Paid

Water
Landlord Paid

Gas
Landlord/Tenant Paid

Gas
Landlord/Tenant Paid
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FINANCIAL ANALYSIS
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UNIT MIX SUMMARYUNIT MIX SUMMARY
School ApartmentsSchool Apartments

UNIT TYPE

Studio

1 Bedroom 1 Bath 

1 Bedroom 1.5 Bath

2 Bedroom 1 Bath 

2 Bedroom 2 Bath

Total
Units

1

30

2

1

24

AVG. 
MARKET RENT

$450

$575

$675

$750

$575

 CURRENT 
RENT RANGE

$450-$450

$450-$575

$675-$675

$465-$750

$525-$575

AVG. 
CURRENT RENT

$450

$532

$675

$626

$550

HIGHEST
ACHIEVED RENT

$450

$575

$675

$750

$575



OPERATING STATEMENTOPERATING STATEMENT
 School Apartments School Apartments

RESIDENTIAL EXPENSES

Total Repairs & Maintenance

NOTES TO OPERATING STATEMENT

[1] Weighted average of $647/unit

[2] Per Broker Estimate

[3] Broker Estimate of 5% Market Vacancy

[4] Please see Broker for details

[5] Per County Assessor

[6]  Per Owner Statement (2025)

[7] Per Broker Estimate

[8] Broker Estimate of $250 / unit

[9]  Per Owner Statement (2025)

[10] Broker Estimate of $550 / unit

[11] Broker Estimate of $225 / unit

[12] Per Owner Statement (2025)

[13] Broker Estimate of $125 / unit

[14] Broker Estimate of $75 / unit

[15] Broker Estimate of $75 / unit

Gross Potential Rent

Total Net Revenue

Other Income

RESIDENTIAL INCOME

Loss to Lease

Gross Rent

Vacancy

Net Apartment Income

Real Estate Taxes

Insurance

Management

Total Contract Services

Total Expenses

Net Operating Income

Total Office & Admin

Total Utilities

Total Cleaning & Decorating

Total Supplies

Total Advertising

Reserves

$7,759

$319

$7,093

Per Unit

8.15%

$7,131

5.00%

$6,774

$880

Per Unit

$351

$355

$125

$550

$75

$75

$225

Notes

[6]

Notes

[7]

[8]

[13]

[14]

[10]

[11]

[15]

[12]

$250

[9]

[1]

[2]

[3]

[4]

[5]

Owner 2025

$18,490

$383,030

$364,540

Owner 2025

$51,045

$20,353

-

$6,540

$112,625

$270,403

$1,233

$12,600

$20,856

-

-

-

-

$1,791

$113

$450,300

$18,490

$411,411

Stabilized

($36,699)

$413,601

($20,680)

$392,921

$51,045

Stabilized

$20,353

$20,571

$7,250

$31,900

$13,050

$4,350

$4,350

$14,500

$12,600

$6,540

$186,509

$224,902 $3,485

$3,748

Expense Ratio 29% 45%

Owner 2025

$51,045

$20,353

-

$6,540

$112,625

$296,995

$1,233

$12,600

$20,856

-

-

-

-

28%

$18,490

$409,620

Current 
Rent Roll

$392,220

$517,380

$18,490

$497,713

Proforma

($12,935)

$504,446

($25,222)

$479,223

$62,000

Proforma

$20,353

$24,886

$7,250

$31,900

$13,050

$4,350

$4,350

$14,500

$12,600

$6,540

$201,779

$295,935
41%



PricingPricing
School ApartmentsSchool Apartments

Purchase Price: $2,800,000

Number of Units 58

Price Per Unit $48,276

Market Loan

Interest Rate 6.50%

Amortization Period 30 Years

Loan to Value 75.00%

Loan Amount $2,100,000

Down Payment $700,000

Returns

Cap Rate 8.03%

GRM 6.77

Cash-on-Cash 9.37%

DSCR 1.41

Stabilized

Cap Rate 8.03%

$2,800,000

58

$48,276

6.50%

30 Years

75.00%

$2,100,000

$700,000

10.57%

5.55

19.52%

1.86

Proforma

10.57%



Jacksonville’s multifamily market is defined by stability and a lack of
new development, creating a favorable backdrop for existing owners.
With no units under construction and no recent deliveries, the market
remains insulated from supply-side pressure, allowing occupancy to
hold firm and limiting competitive lease-up risk. Vacancy remains low
at approximately 4.8%, reflecting a consistently occupied inventory and
supporting steady operations for stabilized assets.

Rent growth has remained positive, with market rents increasing to
approximately $717 per unit, reinforcing the reliability of income rather
than volatility. This steady performance - paired with minimal
concessions - creates a “sticky” tenant base where affordability and
retention work in tandem to support consistent cash flow.

Demand in Jacksonville is driven primarily by local, needs-based
renters rather than transient or speculative demand. A workforce
anchored by healthcare, education, light manufacturing, and local
services provides a stable tenant base across multiple income cohorts.
While overall population growth has been modest, the composition of
renters continues to support consistent absorption and occupancy over
time.

Looking ahead, the absence of new supply, combined with stable
demand drivers and affordable rent levels, positions Jacksonville for
continued operational consistency. For buyers, the opportunity lies in
capturing dependable cash flow with incremental upside through
interior renovations, expense optimization, and modest rent increases.
In short: no new supply, stable demand, and durable yield
characteristics make Jacksonville a fundamentally sound market for
long-term multifamily investment.

Apartment FundamentalsApartment Fundamentals
JACKSONVILLE RENTAL MARKET: 
STABLE DEMAND & TIGHT SUPPLY
JACKSONVILLE RENTAL MARKET: 
STABLE DEMAND & TIGHT SUPPLY

Q1 ‘26 Unit InventoryQ1 ‘26 Unit Inventory

1,1251,125

Avg. Units Per BuildingAvg. Units Per Building

5656

3Y Asking Rent Growth3Y Asking Rent Growth

3.5%3.5%

12m Units Delivered12m Units Delivered

ZeroZero

Q1 ‘26 Occ. Avg.Q1 ‘26 Occ. Avg.

95.2%95.2%



Anchored by Government. Strengthened by Healthcare. Supported by Education.Anchored by Government. Strengthened by Healthcare. Supported by Education.
Springfield–Jacksonville–Lincoln Combined Statistical AreaSpringfield–Jacksonville–Lincoln Combined Statistical Area

Economic Base & Major Employers
The Springfield–Jacksonville–Lincoln regional economy is stable and diversified, anchored by state
government, healthcare systems, education institutions, manufacturing, and regional distribution
operations. Major employers include:

State of Illinois (13,000+ employees) – Government administration headquartered in Springfield, IL
 Memorial Health (9,000+) – Regional hospital system and healthcare provider
 Springfield Clinic (2,500+) – One of the Midwest’s largest physician-owned medical groups
 Southern Illinois University School of Medicine (1,500+) – Medical education & research institution
 BUNN-O-Matic Corporation (1,000+) – Global beverage equipment manufacturing 
 Illinois College & Lincoln Land Community College (Combined 1,500+) – Higher education

Why the Springfield–Jacksonville–Lincoln Region?
Strategically positioned in central Illinois, the Springfield–Jacksonville–Lincoln region offers strong
connectivity, affordability, and economic stability. Anchored by Springfield, Illinois - the capital of Illinois - the
region benefits from a highly stable employment base driven by state government, healthcare, education, and
professional services. Major employers include the State of Illinois, Memorial Health, Springfield Clinic, and
Southern Illinois University School of Medicine.

Positioned along key transportation corridors including Interstate 55 and Interstate 72, the region provides
convenient access to major Midwestern markets such as Chicago, Illinois, St. Louis, Missouri, and Peoria,
Illinois. For investors, the region offers stable rental demand, attractive entry pricing, and long-term upside
supported by one of the most consistent employment anchors in the Midwest.

Location & Accessibility
The Springfield–Jacksonville–Lincoln region benefits from strong connectivity, with direct
access to Interstate 55, Interstate 72, and Interstate 155, along with Class I rail lines and
Abraham Lincoln Capital Airport. Located within a few hours of Chicago, Illinois (200 mi),
St. Louis, Missouri (100 mi), Peoria, Illinois (75 mi), and Bloomington, Illinois (65 mi), the
region serves as a central hub for government, commerce, and workforce mobility.
A well-integrated highway network supports commuter traffic throughout the area, while
nearby communities such as Jacksonville, Illinois, Lincoln, Illinois, Decatur, Illinois, and
Taylorville, Illinois fall within a 60-mile radius, expanding regional labor access and
economic connectivity.



Metro Population:

32,000 MAJOR EMPLOYERSMAJOR EMPLOYERS
• Memorial Health Passavant Area Hospital •
Illinois College • WestRock • Nestlé Purina 
• Prairie Farms Dairy  • Eli Bridge Company 

DIVERSE ECONOMY
Manufacturing, Healthcare,

Education, Agriculture, Food
Production & Government

EDUCATION
Illinois College • Lincoln

Land Community College •
SIU School of Medicine

LIVABILITY & ACCESS
Abraham Lincoln Capital Airport • Bank of Springfield Center • Illinois State

Capitol • Lincoln Home National Historic Site • Lake Springfield • Nichols Park

Jacksonville, IL MSA
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DEMOGRAPHICS HIGHLIGHTS 
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NON-ENDORSEMENT & DISCLAIMER NOTICE
CONFIDENTIALITY & DISCLAIMER
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.

NON-ENDORSEMENT NOTICE
Marcus & Millichap 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, said corporation of Marcus & Millichap, its affiliates or subsidiaries, or any agent, product, service, or commercial listing of Marcus & Millichap, 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. PLEASE CONSULT YOUR MARCUS & MILLICHAP AGENT FOR MORE DETAILS.

RENT DISCLAIMER
Any rent or income information in this offering memorandum, with the exception of actual, historical rent collections, represent good faith projections of potential future rent only, and Marcus & Millichap makes no representations as to
whether such rent may actually be attainable. Local, state, and federal laws regarding restrictions on rent increases may make these projections impossible, and Buyer and its advisors should conduct their own investigation to determine
whether such rent increases are legally permitted and reasonably attainable.

SPECIAL COVID-19 NOTICE
All potential buyers are strongly advised to take advantage of their opportunities and obligations to conduct thorough due diligence and seek expert opinions as they may deem necessary, especially given the unpredictable changes resulting
from the continuing COVID-19 pandemic. Marcus & Millichap has not been retained to perform, and cannot conduct, due diligence on behalf of any prospective purchaser. Marcus & Millichap’s principal expertise is in marketing investment
properties and acting as intermediaries between buyers and sellers. Marcus & Millichap and its investment professionals cannot and will not act as lawyers, accountants, contractors, or engineers. All potential buyers are admonished and
advised to engage other professionals on legal issues, tax, regulatory, financial, and accounting matters, and for questions involving the property’s physical condition or financial outlook. Projections and pro forma financial statements are not
guarantees and, given the potential volatility created by COVID-19, all potential buyers should be comfortable with and rely solely on their own projections, analyses, and decision-making.

Activity ID #
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License: IL 471.011175

Broker of Record:
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