56-18/20 Woodside Avenue

lll MERIDIAN

INVESTMENT SALES

FOR SALE | CORNER MIXED-USE BUILDING | WOODSIDE, NY

PROPERTY INFORMATION

SW Corner of Woodside

CROSS STREETS

BLOCK / LOT

LOT DIMENSIONS

LOT SIZE

BUILDING DIMENSIONS
BUILDING SIZE (SF)

BUILDING CLASS

YEAR BUILT

STORIES

ZONING

TAX ASSESSMENT (25/26)
TAX RATE (CLASS 2)
TAXES (25/26)

Avenue & 57" Street
1240 /102

47 x 56’
2,296 SF
40’ x 40’ EXT IRR

6,340 SF

S9 - Multiple Dwelling
with Stores or Offices

1919

3

R5B
$401,827
12.500%
$50,228

Contact Exclusive Agents for Additional Information:

Thomas A. Donovan
PRESIDENT
QUEENS INVESTMENT SALES

646.502.3481
tdonovan@meridiancapital.com

Eugene Kim
VICE PRESIDENT
INVESTMENT SALES

646.502.3483
ekim@meridiancapital.com

ASKING PRICE

$2,740,000

8 APARTMENTS + 3 COMMERCIAL UNITS
PRIME WOODSIDE LOCATION
6,340 SQUARE FEET

8 Rent Stabilized Apartments (1 Rent
Controlled) & 3 Commercial Units

 Prime Woodside corner location,
steps to Roosevelt Avenue and
Queens Boulevard

« Short walk to 7 subway and Long
Island Railroad stations

* |deal long-term investment or 1031
exchange opportunity

FINANCIAL OVERVIEW

GROSS ANNUAL INCOME $236,871
ANNUAL EXPENSES -$86,711
NET OPERATING INCOME $150,160
"H
2
/ %ODSJ ﬁé;
= Al o

Tommy Lin

VICE PRESIDENT
INVESTMENT SALES

646.502.3484
tlin@meridiancapital.com



lll MERIDIAN

INVESTMENT SALES

56-18/20 Woodside Avenue

FOR SALE | CORNER MIXED-USE BUILDING | WOODSIDE, NY

RESIDENTIAL

Unit Size Lease Start Lease End Legal Rent Monthly Rent Annual Rent
56-18, #1 1BR/1BA 06/01/25 05/01/26 $1,637.00 $1,600.00 $19,200.00

56-18, #2F 2BR/1BA 10/01/24 10/01/26 $2,079.32 $1,885.00 $22,620.00

56-18, #3R 2BR/1BA 09/01/23 09/01/25  $2,069.68 $2,069.68 $24,836.16

56-18, #3F 1BR/1BA 01/01/25 12/31/25 $1,929.45 $1,900.00 $22,800.00

56-20, #2R 1BR/1BA 08/31/24 08/31/26 $1,570.78 $1,570.78 $18,849.36

56-20, #2F 1BR/1BA 10/01/24 10/01/26 $1,499.08 $1,499.08 $17,988.96

56-20, #3R 1BR/1BA Rent Controlled $100.00 $100.00 $1,200.00

56-20, #3F* 1BR/1BA 06/01/25 05/31/26 $1,500.00 $1,500.00 $18,000.00

Total Residential: $12,124.54 $145,494.48

$12,385.31

COMMERCIAL

Lease Start Lease End Sq. Ft. P.P.S.F. Monthly Rent Annual Rent
Hair Salon 07/11/05 4/31/26 450 $78 $2,925.63 $35,107.56
Convenience 06/01/23 05/31/28 700 $75 $4,349.60 $52,195.20
Import/Export M-M 250 $46 $950.00 $11,400.00
Total Commercial: $8,225.23 $98,702.76

REVENUE

Residential Income $145,494
Commercial Income $98,703
Vacancy/Credit Loss (3%) -$7,326

Real Estate Taxes $7.92 per sq. ft. $50,228
Insurance $0.95 per sq. ft. $6,000
Water & Sewer $1.25 per sq. ft. $7,925
Heating $1.70 per sq. ft. $7,000
Common Electric $0.715 per sq. ft. $951
Repairs & Maintenance $500 per res unit $3,500
Super / Payroll $0.63 per sq. ft. $4,000
Management (Projected) 3.0% of EGI $7,106
Total Expenses Exp/Inc Ratio 37% $86,711

NET OPERATING INCOME $150,161

Contact Exclusive Agents for Additional Information:

Thomas A. Donovan Eugene Kim Tommy Lin

PRESIDENT VICE PRESIDENT VICE PRESIDENT
QUEENS INVESTMENT SALES INVESTMENT SALES INVESTMENT SALES
646.502.3481 646.502.3483 646.502.3484

tdonovan@meridiancapital.com ekim@meridiancapital.com tlin@meridiancapital.com



BOV Overview

				Broker Opinion of Value Overview

				56-18/20 Woodside Avenue





				INVESTMENT VALUE

				The price an investor is willing to pay based upon the property's gross income and operating expenses.





				USER VALUE

				The premium a user will pay above the investment value in order to benefit from occupying all or a portion of the property for their own use.





				DEVELOPMENT VALUE

				The price an investor is willing to pay in order to develop the property for an alternative use.



				COMPARABLE SALES VALUE

				The value of the property based upon recent sales of similar properties.



				CONCLUDED VALUE

				Our opinion of the most likely value to be obtained based upon their analysis.



				SUGGESTED ASKING PRICE

				The recommended listing price in order to achieve the highest possible sales price.













Photo & Tax Map

				Property Photos

				56-18/20 Woodside Avenue









































Property Info

				Property Information

				56-18/20 Woodside Avenue





				Description

				The subject property is a corner 6,340 SF walk-up mixed-use building comprised of 3 retail units and 8 apartments, at the corner of Woodside Avenue and 57th Street. 

				Address		56-18/20 Woodside Avenue, Woodside, NY 11377

				Location		Southeast corner of Woodside Avenue and 57th Street

				Block / Lot		1240 / 102

				Lot Dimensions		41' x 56'

				Lot Area (SF)		2,296



				BUILDING INFORMATION

				Building Dimensions		40' x 40' IRR

				Stories		3

				Building Sq. Ft.		6,340

				# of Units		3 Commercial + 8 Residential

				Building Classification		S9 - Multiple Dwelling with Stores or Offices

				Year Built 		1919

				Zoning		R5B

				Tax Assessment (25/26)		$401,827

				Tax Rate (Class 2B)		12.500%

				Real Estate Taxes (25/26)		$50,228



				Open HPD Violations		11 (Class A: 3  Class B: 6  Class C: 2)

				Overdue Lead Paint Violations		2



				Last Sale Date		2/15/06

				Last Sale Price		$   160,000





Revenue

				Rent Roll

				56-18/20 Woodside Avenue



				RESIDENTIAL

				Unit		Size		Lease Start		Lease End		Lease Start		SF		Rent PSF		Legal Rent		Monthly Rent		Annual Rent

				56-18, #1		1 BR / 1 BA		06/01/25		05/01/26		06/01/22		830		$   23		$1,637.00		$1,600.00		$19,200.00

				56-18, #2F		2 BR / 1 BA		10/01/24		10/01/26				825		$   27		$2,079.32		$1,885.00		$22,620.00

				56-18, #3R		2 BR / 1 BA		09/01/23		09/01/25				1605		$   15		$2,069.68		$2,069.68		$24,836.16

				56-18, #3F		1 BR / 1 BA		01/01/25		12/31/25		09/25/23		830		$   27		$1,929.45		$1,900.00		$22,800.00						 

				56-20, #2R		1 BR / 1 BA		08/31/24		08/31/26		06/01/22		830		$   23		$1,570.78		$1,570.78		$18,849.36

				56-20, #2F		1 BR / 1 BA		10/01/24		10/01/26				825		$   22		$1,499.08		$1,499.08		$17,988.96

				56-20, #3R		1 BR / 1 BA		Rent Controlled						1605		$   1		$100.00		$100.00		$1,200.00								IAI

				56-20, #3F*		1 BR / 1 BA		06/01/25		05/31/26		09/25/23		830		$   22		$1,500.00		$1,500.00		$18,000.00				1313.34		1382.29035		25000		148.8095238095		1462.1495238095

				Total Residential:										ERROR:#REF!		ERROR:#REF!		$12,385.31		$12,124.54		$145,494.48



				COMMERCIAL																						legal - pref				$148,623.72

				Unit		Lease Start		Lease End		Sq. Ft.		Sq. Ft.		SF		Rent PSF		P.P.S.F.		Monthly Rent		Annual Rent				%		2%		$3,129.24

				Hair Salon		07/11/05		4/31/26		450		02/01/23		1440		$   24		$78		$2,925.63		$35,107.56

				Convenience		06/01/23		05/31/28		700		02/01/23		1440		$   36		$75		$4,349.60		$52,195.20

				Import/Export				M-M		250		01/16/23		1605		$   7		$46		$950.00		$11,400.00

				Total Commercial:								134,858		4485		$   22				$8,225.23		$98,702.76

				*Estimated Residential Net SF after 10% loss factor																						1150

				Average Apt Rent PSF:						$0

				Average Apt Rent:						$1,518		ERROR:#DIV/0!

																				Average Monthly R/S Rent		ERROR:#REF!

																				Average Monthly F/M Rent		ERROR:#REF!

																				Annual R/S Legal Rent		$148,623.72

																				Annual R/S Actual Rent		ERROR:#REF!

																				$ Difference		ERROR:#REF!

																				% Difference		ERROR:#REF!







										276953





Owner User 

				USER VALUE

				56-18/20 Woodside Avenue





				Typically for properties like the subject, an owner/user group will pay a premium if a portion of the property can be delivered vacant.  This premium is above what an aggressive investor would pay for the property.  This premium is paid due to the utility an owner/user can derive from occupying the property and benefiting from the rights of ownership. Our owner/user value is derived as follows.



				OWNER / USER ANALYSIS



				Value =				INVESTMENT VALUE		ERROR:#REF!

								USER PREMIUM (%)		10%

				Owner / User Premium						-



				Investment Value						ERROR:#REF!

				Owner / User Premium				+		-

				OWNER / USER VALUE				=		-



								SAY		ERROR:#VALUE!

								Price/SF		ERROR:#VALUE!













































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































Step 1. Enter the User Premium % for both Actual and Projected Rents.

If you dont need Projected or Actual column, hide the whole column.



Inv Value

				Investment Value

				56-18/20 Woodside Avenue



				REVENUE		 

				Residential Income										$145,494

				Commercial Income										$98,703

				Vacancy/Credit Loss (3%)										-$7,326

				Effective Gross Income										$236,871



				EXPENSES (Estimated)				Metrics								SF / Unit		6,340		sq ft

				Real Estate Taxes				$7.92		per sq. ft.				$50,228		$7,175		7		resi units

				Insurance 				$0.95		per sq. ft.				$6,000		$0.95		3		comm

				Water & Sewer				$1.25		per sq. ft.				$7,925		$1.25

				Heating				$1.10		per sq. ft.				$7,000		$1.10

				Common Electric				$0.15		per sq. ft.				$951		$136

				Repairs & Maintenance				$500		per res unit				$3,500		$500.00

				Super / Payroll				$0.63		per sq. ft.				$4,000		$0.63

				Management (Projected)				3.0%		of EGI				$7,106		$1,015

				Total Expenses		Exp/Inc Ratio				37%				$86,711



				NET OPERATING INCOME										$150,161



				Value =		Net Operating Income								$150,161

						Capitalization Rate								6.50%

										Value =				$2,310,169

										Say =				$2,315,000		$365



				(PROJECTED) Value =		Net Operating Income

						Capitalization Rate

										Value =

										Less Downtime for Loss of Rent @ 9 months =

										Less Retail "White Box" Renovation Costs @ $10 PSF =

										Less Retail Leasing Commissions @ 40% of 1st Year Rent =

										Less Residential Renovation Costs @ $15,000 / unit (1) =

										Adjusted Value =

										Say =

				Value =		Net Operating Income								$150,161

						Capitalization Rate								6.25%

										Value =				$2,402,576

										Say =				$2,405,000

































Owner User

				User Value

				56-18/20 Woodside Avenue



				Typically for properties like the subject, an owner/user will pay a premium if  the property can be delivered vacant.  This premium is above what an aggressive investor would pay for the property.  This premium is paid due to the utility an owner/user  can derive from occupying  the property and benefiting from the rights of ownership. Our owner/user value is derived as follows.

				OWNER / USER ANALYSIS						Current Rent		Projected Rent



				Value =				INVESTMENT VALUE		ERROR:#REF!		$2,315,000

								USER PREMIUM (%)		15%		15%

				Owner / User Premium						-		$347,250



				Investment Value						ERROR:#REF!		$2,315,000

				Owner / User Premium				+		-		$347,250

				OWNER / USER VALUE				=		-		$2,662,250



								SAY		-		$2,665,000

								Price/SF		ERROR:#VALUE!		ERROR:#REF!























































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































Comps

				Comparable Sales Analysis

				56-18/20 Woodside Avenue





				In order to study the market and determine a value based upon comparable sales, we have analyzed sales occuring in the subject and comparable markets. Each sale has been broken down into a price per square foot and price per unit basis to allow for comparison.

				Mixed-Use Buildings

				Address		Description		Sale Date		Sale Price		Units		Sq.Ft.		P.P. Unit		P.P.S.F		Cap Rate

				123-02 Jamaica Avenue		Corner, 9 apartments over 2 stores		02/26/25		$1,846,000		6		5,509		$307,667		$335

				116-02 Atlantic Avenue		Corner, 4 apartments over 4 stores		12/05/24		$1,250,000		6		4,224		$208,333		$296

				112-02 Jamaica Avenue		Corner, 4 apartments over 3 stores		09/12/24		$950,000		6		4,200		$158,333		$226

				90-19 Jamaica Avenue		Corner, 3 apartments over 1 store		07/31/24		$1,375,000		6		4,464		$229,167		$308

				AVERAGE:												$225,875		$295				$225,875		$291



				VALUE PER SQUARE FOOT ANALYSIS

				SUBJECT SF		x		Average PPSF						=		VALUE

				6,340		x		$295						=		$1,868,193												`

										-10% adjustment*				=		$1,681,373

										SAY				=		$1,685,000

				*Factoring in commercial to residential unit ratios

				VALUE PER UNIT ANALYSIS

				SUBJECT UNITS		x		Average PPU						=		VALUE

				7		x		$225,875						=		$1,581,125

										SAY				=		$1,600,000

				97-18 101st Avenue		Corner, 4 apartments over 2 stores & rear garages		01/07/25		$2,250,000		6		7,350		$375,000		$306

				98-15 101st Avenue		4 apartments over 3 stores		03/11/25		$1,950,000		6		9,000		$325,000		$217		5,000 SF retail

				112-02 Jamaica Avenue		Corner, 4 apartments over 3 stores		09/12/24		$950,000		6		4,200		$158,333		$226

				97-18 101st Avenue		Corner, 4 apartments over 2 stores & rear garages		01/07/25		$2,250,000		6		7,350		$375,000		$306

				On Market		Description		Listed		Asking				Sq. Ft.		PP Unit		PPSF		Cap Rate













Air Rights Comps

				COMPARABLE SALES ANALYSIS (DEVELOPMENT)

				56-18/20 Woodside Avenue





				In order to study the market and determine a value based upon comparable sales, we have analyzed all sales occuring in the subject market through the present.  Each sale has been broken down into a price per square foot basis to allow for comparison.  Below is a breakdown of these sales.



				ADDRESS		SALE DATE		ZONING		SALE PRICE		BSF		P.P.B.S.F

				53-26 Dam Street, Long Island City		04/28/22		M1-3		$4,200,000		65,850		$64

				37-90 Railroad Ave,
Long Island City		02/24/22		M3-1		$9,500,000		66,000		$144

				38-21 12th Street		11/30/20		M3-1		$35,000,000		351,000		$100

				AVERAGE:										$102

				AVERAGE:  
Discounted 70% for Air Rights										$31





				VALUE PER SQUARE FOOT ANALYSIS

				SF		x		Average PPSF of air right				=		VALUE

				ERROR:#REF!		x		$31				=		-

				25% Discount Due to Interest Rates Increasing & no 421A								=

										Adjusted Value		=		$0

										SAY		=		ERROR:#VALUE!



				VALUE PER UNIT ANALYSIS

				# of UNITS				x				Average PP UNIT		=		VALUE

				6				x				ERROR:#REF!		=		-

				25% Discount Due to Interest Rates Increasing & no 421A										=

										Adjusted Value				=		$0

												SAY		=		$1,100,000



				37-19 Crescent Street		7-story self-storage warehouse 		7/15/23		$12,750,000		46,868		$272

				6701 Forest Avenue, Ridgewood				8/17/22		$999,000		5,538		$180.39





BOV Summary 

				Broker Opinion of Value Summary

				56-18/20 Woodside Avenue





				INVESTMENT ANALYSIS		Value		$ / SF		Cap Rate		Price / Unit

				Capitalization Rate Value 

				Cap Rate Value		$2,315,000		$365/sf		6.49%		$330,714				6,340		SF

				Using Projected Revenue:		ERROR:#REF!		$332/sf		ERROR:#REF!		-

																150161		NOI

																7		Units

				OWNER / USER VALUE ANALYSIS

				Using Current Revenue:		-		ERROR:#VALUE!		ERROR:#REF!		-

				Using Projections:		$2,665,000		ERROR:#REF!		ERROR:#REF!		-



				COMPARABLE SALES ANALYSIS

				Price Per Square Foot Value		$1,681,373		$265/sf		8.93%		$240,196

				DEVELOPMENT VALUE ANALYSIS

				Rental Value		ERROR:#REF!		-		-		-

				Owner User (low range):		-$175,000		-		-		-

				Owner User (high range):		-$175,000		-		-		-



				Condo Value		ERROR:#REF!		-		-		-

				Owner User (low range):		-$200,000		-		-		-

				Owner User (high range):		-$200,000		-		-		-



				Comparable PPBSF Value: 		ERROR:#REF!		-		-		-



				AIR RIGHTS ANALYSIS

				Price Per Buildable Square Foot Value (Development)		ERROR:#VALUE!		-		-		ERROR:#VALUE!

				Price Per Unit Value		$1,600,000		$252/sf		9.39%		$228,571

																		oodsid



				CONCLUDED VALUE		$2,315,000		$365/sf		6.49%		$330,714

										ERROR:#REF!		ERROR:#REF!





				SUGGESTED ASKING PRICE		$2,650,000		$418/sf		5.67%		$378,571		87%
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