
PROPERTY HIGHLIGHTS

• All leases have demolition clauses

• 58’ of frontage on Flatbush Avenue

• 25,440 BSF (as-of-right) & 29,256 BSF with Inclusionary Housing Bonus

• Average daily traffic of approx. 16,000

• Major retail corridor - nearby tenants include: Rite Aid, Chase Bank,
CityMD, Blink Fitness, and AT&T

• In proximity to the [B] & [Q] Church Avenue Subway station & [Q]
Parkside Avenue station as well as numerous bus lines
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omissions, change of price, rental or other conditions, withdrawal without notice, and to any special listing conditions imposed by the property owner(s). It is the responsibility of the prospective purchaser to make an
independent determination as to the condition of the property (or properties) in question and cannot rely upon any representation made by B6 Real Estate Advisors, LLC or any broker associated with B6 Real Estate
Advisors, LLC.

PROPERTY INFORMATION

Block: 5082

Lot: 28

Lot Dimensions: 58.42’ x 107.75’

Lot Sq. Ft.: 6,360 Sq. Ft. 

Building Dimensions: 58’ x 75’

Stories: 1  

Building Sq. Ft.: 6,000 Sq. Ft.

Zoning: C2-4 / R7A

FAR 2.0 Commercial / 4.0 
Residential / 4.6 with 
Inclusionary Housing Bonus

Total Buildable Sq. Ft. 25,440 Sq. Ft.

Total RE Taxes (21/22): $36,670

ASKING PRICE

$6,250,000

846 FLATBUSH AVENUE
BROOKLYN, NY 11226
FOR SALE | Income Producing Development Site

INCOME PRODUCING DEVELOPMENT SITE 25,440 BSF C2-4 / R7A ZONING PRIME FLATBUSH AVENUE

ROBERT RAPPA
D ir e c t or
646 933 2640
rrappa@b6realestate.com

PROPERTY DESCRIPTION

B6 Real Estate Advisors has been retained on an exclusive basis to
arrange for the sale of 846 Flatbush Avenue, Brooklyn, NY. The subject
property is a 6,000 SF, single-story, retail building located on the west
side of Flatbush Avenue between Caton & Church Avenues in the
Flatbush neighborhood of Brooklyn, NY.

The property benefits from being situated in a C2-4 / R7A zoning district
which allows for 25,440 buildable square feet (as-of-right). All leases
contain demolition clauses.

All zoning information and potential buildable sq. ft. should be
independently checked and verified.

For additional information please contact one of the exclusive agents
below.
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846 FLATBUSH AVENUE
BROOKLYN, NY 11226
FOR SALE | Income Producing Development Site

Real Estate Taxes (21/22): Per Dept. of Finance $36,669.73
BID Taxes: Per Owner $4,775.91
Insurance: Per Owner $4,494.29
Electric: Paid By Tenants
Heat: Paid By Tenants
Water/Sewer: Per Owner $551.88
Repairs & Maintenance: Projected @ $.50/sf $3,000.00
Management (3%) Projected @ 3% EGI $6,771.00
Total $56,262.81

EXPENSES (ESTIMATED)

Gross Annual Income $225,700
Less Expenses $56,263
Net Operating Income $169,437

Revenue
UNITS* TYPE LXP MONTHLY RENT ANNUAL RENT
M. Sherif Tailoring Service Retail 10/31/2025 $2,400 $28,800
BH Nissim Boutique Inc. Retail 11/30/2024 $6,208 $74,500
Bella Jewelry Center Inc. Retail 8/31/2030 $3,200 $38,400
Pasha Fashion Ltd. Retail 8/31/2030 $7,000 $84,000
TOTAL $18,808 $225,700

*All tenants have demolition clauses
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BOV Overview

		BROKER OPINION OF VALUE OVERVIEW

		846 Flatbush Avenue, Brooklyn



		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				25 years started in 2003

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





Property Info

		PROPERTY INFORMATION

		846 Flatbush Avenue, Brooklyn



		Description

		The subject property is a single-story, 6,000 SF, retail property comprised of 4 retail units. It is situated in a C2-4/R7A zoning district which allows for a total of 25,440 buildable square feet (as-of-right). It is ideally located on the west side of Flatbush Avenue between Caton & Church Avenues in the Flatbush neighborhood of Brooklyn, NY. 





		Address		846 Flatbush Avenue, Brooklyn, NY 11226

		Location		West side of Flatbush Avenue between Caton & Church Avenues

		Block		5082

		Lot		28

		Lot Size		58.42' x 107.75'		Approx.



		BUILDING INFORMATION

		Building Size		58.42' x 102'		Approx. 

		Stories		1-Story

		Gross Square Footage		6,000		Approx.



		Zoning		C2-4 / R7A

		FAR		2.0 Commercial | 4.0 Residential / 4.6 with Inclusionary Housing 

		Lot Size		6,360		SF Approx.



		Total Buildable SF		25,440		SF Approx.

		Minus Existing Structure		6,000		SF Approx.

		Available Air Rights		19,440		SF Approx.

		Assessment (21/22)		$342,900

		Taxes (21/22)		$36,670









Expenses & Investment Value

		EXPENSE & INVESTMENT VALUE 

		846 Flatbush Avenue, Brooklyn



		Revenue

		UNITS		TYPE		LXP		MONTHLY RENT		ANNUAL RENT

		M. Sherif Tailoring Service		Retail		10/31/25		$2,400		$28,800

		BH Nissim Boutique Inc.		Retail		11/30/24		$6,208		$74,500

		Bella Jewelry Center Inc.		Retail		8/31/30		$3,200		$38,400

		Pasha Fashion Ltd.		Retail		8/31/30		$7,000		$84,000

		TOTAL						$18,808		$225,700						6,000

																$37.62

		REVENUE

		Gross Monthly Income								$18,808

		Gross Annual Income								$225,700



		EXPENSES (ESTIMATED)

		Real Estate Taxes (21/22):				Per Dept. of Finance				$36,669.73

		BID Taxes:				Per Owner				$4,775.91

		Insurance:				Per Owner				$4,494.29

		Electric:								Paid By Tenants

		Heat:								Paid By Tenants

		Water/Sewer:				Per Owner				$551.88

		Repairs & Maintenance:				Projected @ $.50/sf				$3,000.00

		Management (3%)				Projected @ 3% EGI				$6,771.00

		Total								$56,262.81



		Gross Annual Income								$225,700

		Less Expenses								$56,263

		Net Operating Income								$169,437



		INVESTMENT ANALYSIS (CAPITALIZATION APPROACH)

		NET OPERATING INCOME		/		CAPITALIZATION RATE		=		VALUE

		$169,437		/		5.50%				$3,080,676

						SAY				$3,100,000





































Retail Comps

		COMPARABLE SALES VALUE

		846 Flatbush Avenue, Brooklyn



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



		Retail properties sold

		ADDRESS		SALE DATE				SALE PRICE		SF				P.P.S.F

		415-419 Church Avenue *		In Contract 				$1,225,000		2,800				$437.50

		910 Utica Avenue, East Flatbush		3/18/21				$2,000,000		4,000				$500.00

		1610-1620 Ralph Avenue, East Flatbush		7/15/20				$2,800,000		7,672				$364.96

		407 Remsen Avenue, East Flatbush		3/6/20				$3,000,000		5,552				$540.35

		2018-2034 Bedford Avenue, Prospect-Lefferts Garden		1/31/20				$4,300,000		6,240				$689.10

		57-45 Rust Street, Maspeth		11/6/18				$8,120,000		30,055				$270.17

		57-00 49th Place, Maspeth		12/11/17				$23,000,000		66,900				$343.80

		AVERAGE:												$449.41

		B6 Real Estate Advisors Active Listing 



		PRICE PER FOOT ANALYSIS

				SUBJECT SF		x		AVERAGE P.P.S.F				=		VALUE

				6,000		x		$449.41				=		$2,696,469

										SAY				$2,700,000

																3000000









		90 Scott Avenue, Williamsburg		7/17/19				$7,000,000		10,285				$680.60

		37-50 Railroad Avenue, Sunnyside		1/29/19				$10,250,000		22,284				$459.97

		57-47 47th Street, Maspeth		1/10/19				$13,400,000		31,100				$430.87

		27-10 49th Avenue, Sunnyside		4/9/18				$12,000,000		33,266

		56-72 49th Place, Maspeth		11/29/18				$16,950,000		84,000				$201.79









Rental Devlp.



				Rental Development Value



				846 Flatbush Avenue, Brooklyn







																				FAR(x)		Square Feet

												Lot SF						As-of-Right ZFA:		4.00		25,440				Parking

				Revenue Calculation								6,360														25,440



												Gross		Loss		Net Rentable		Average		Annual		Net Income				19,080				0

				Commercial Space								SF		Factor		Square Feet		Rent/SF		Revenue		90% of Gross				5088		3.75

				Ground Floor Retail								6,360		15.0%		5,406		$40.00		$216,240		$194,616

																				Capitalization Rate :		6.00%

																				Commercial Condominium Value :		$3,243,600				$510



														Average 		Total		Average Space		Annual 		Net Income						25.6846153846		12.8423076923		3852.6923076923

				Parking Space										Space Size		Spaces		Monthly Rent		Revenue		85% of Gross

				Below Grade Parking										300		25		$300		$90,000										7500

																				Capitalization Rate:		5.00%

																				Parking Value:		$0



												Gross		Loss		Net Rentable		Average		Annual		Net Income

				Residential Space								SF		Factor		Square Feet		Rent/SF		Revenue		70% of Gross

				Residential 								19,080		12.5%		16,695		$40.00		$667,800		$467,460						25.6846153846

																				Capitalization Rate :		5.50%																																152640		ERROR:#REF!

																				Residential Rental Apartment Value :		$8,499,273

																				Plus Value of 421-A Tax Abatement:		$0

																				Total Value:		$11,742,873																														Sub - 3		ERROR:#REF!		Parking

																																																				Sub - 2		ERROR:#REF!		Parking

				Cost Calculation																																																Sub - 1		ERROR:#REF!		Parking

				Hard Costs:										Square Feet		X		$/Sq. Ft.		=		Costs																														1		ERROR:#REF!		Retail

				Above Grade Commercial Square Footage:										6,360		x		$125				$795,000																														2		ERROR:#REF!		Parking

				Above Grade Residential Square Footage:										19,080		x		$250				$4,770,000																														3		ERROR:#REF!		Residential

				TOTAL HARD COSTS:																		$5,565,000																														5		ERROR:#REF!		Residential

																																																				6		ERROR:#REF!		Residential



				Development Soft Costs:										Basis		Years		Rate		=		Costs																														7		ERROR:#REF!		Residential

				Real Estate Taxes										$36,670		2.0						$73,339																														8		ERROR:#REF!		Residential

				Contingencies:										$5,565,000				4.00%				$222,600																														9		ERROR:#REF!		Residential

				Architecture Fees:										$5,565,000				3.00%				$166,950																														10		ERROR:#REF!		Residential

				Retail Leasing Commission										$216,240				30.00%				$64,872																														11		ERROR:#REF!		Residential

				Residential Leasing Commission										$667,800				5.00%				$33,390																						Residential		Parking		Retail		Total		12		ERROR:#REF!		Residential				Residential		Parking		Retail		Total

				Advertising and Promotion:										$11,742,873				0.50%				$58,714																						0				0		0		13		ERROR:#REF!		Residential				ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!

				Legal Fees:										$11,742,873				0.25%				$29,357																						0						25,440		14		ERROR:#REF!		Residential				ERROR:#REF!						ERROR:#REF!

				Closing Costs:										$3,711,088				3.00%				$111,333																						0								15		ERROR:#REF!		Residential				ERROR:#REF!

				TOTAL SOFT COSTS:																		$760,556																						0								16		ERROR:#REF!		Residential				ERROR:#REF!

				DEBT SERVICE:										$6,523,818.18		2.0		5.00%				$652,382																						4200								17		ERROR:#REF!		Residential

				DEVELOPER'S PROFIT:										$3,512,825.17		2.0		15.00%				$1,053,848																														18		ERROR:#REF!		Residential

																																																				19		ERROR:#REF!		Residential

										(1) Based on financing of 		65%								Total Construction & Development Costs :		$8,031,785																														20		ERROR:#REF!		Residential

										(Assuming carrying 65% of balance)										Construction & Development Costs per Gross SF :		$315.71																														21		ERROR:#REF!		Residential

										(2) Based on equity of 		35%																		$145.88																						22		ERROR:#REF!		Residential

										Return on Equity Per Year:		15.0%								Residual Property Value (Gross Sellout Less Total Costs) :		$3,711,088										5,000																				23		ERROR:#REF!		Residential

										Overall Return on Gross Sellout:		9.0%								Say:		$3,725,000										-20,440																				24		ERROR:#REF!		Residential

										Equity Multiple (Leveraged):		1.00								Price Per Buildable Square Foot:		$146.42								ERROR:#REF!

																														2289600		400000

																														457.92
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Comp Value - Dev



				846 Flatbush Avenue, Brooklyn



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

				Development Sites

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

				2470 Bedford Avenue*		High Offer 		R6A						$3,650,000		30,000				$122				wide street

				45 Lenox Road* 		High Offer 		R7A						$4,500,000		29,467				$153

				824 Flatbush Avenue 		1/9/20		R7A						$6,600,000		35,848				$184

				1205 Flatbush Avenue 		9/15/20		R7A						$3,000,000		29,260				$103

				1020 Cortelyou Road 		1/18/21		R6A						$1,995,000		14,565				$137

				2913-2919 Snyder Avenue 		1/7/20		R6						$3,760,413		29,040				$129

				481 Kings Highway 		10/20/20		R6A						$3,218,200		26,640				$121

				AVERAGE: 																$135

				P.P.B.S.F. = Price Per Buildable Square Foot

				B6 Real Estate Advisors Listings or Sales 



				PRICE PER BUILDABLE SQUARE FOOT ANALYSIS

				SUBJECT AVAILABLE BSF						X				AVERAGE P.P.B.S.F.

								25,440		X				$135				=		$3,446,342

																SAY:				$3,450,000









				533 Albany Avenue, Wingate		2/2/21		R6						$1,230,000		8,493				$145

				514 Maple Street, Wingate		1/24/20		R6						$1,133,275		7,953				$142

				76 East 53rd Street, East Flatbush		1/21/20		R6						$925,000		9,933				$93

				AVERAGE:																$127

				P.P.B.S.F. = Price Per Buildable Square Foot



COMPARABLE SALES VALUE



BOV Summary

		BROKER OPINION OF VALUE SUMMARY

		846 Flatbush Avenue, Brooklyn



		INVESTMENT ANALYSIS								PRICE

		Capitalization Rate Value								$3,100,000





		DEVELOPMENT ANALYSIS

		Rental Development Value								$3,725,000





		COMPARABLE SALES ANALYSIS

		Comparable Sales Value (As-Is)								$2,700,000

		Comparable Sales Value (Development)								$3,450,000





		Concluded Value								$3,725,000								6,000		25,440

		P.P.S.F. 								$621				`

		P.P.B.S.F. 								$146



		Suggested Asking Price								$6,300,000

		P.P.S.F. 								$1,050

		P.P.B.S.F. 								$248
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BOV Overview

		BROKER OPINION OF VALUE OVERVIEW

		846 Flatbush Avenue, Brooklyn



		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				25 years started in 2003

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





Property Info

		PROPERTY INFORMATION

		846 Flatbush Avenue, Brooklyn



		Description

		The subject property is a single-story, 6,000 SF, retail property comprised of 4 retail units. It is situated in a C2-4/R7A zoning district which allows for a total of 25,440 buildable square feet (as-of-right). It is ideally located on the west side of Flatbush Avenue between Caton & Church Avenues in the Flatbush neighborhood of Brooklyn, NY. 





		Address		846 Flatbush Avenue, Brooklyn, NY 11226

		Location		West side of Flatbush Avenue between Caton & Church Avenues

		Block		5082

		Lot		28

		Lot Size		58.42' x 107.75'		Approx.



		BUILDING INFORMATION

		Building Size		58.42' x 102'		Approx. 

		Stories		1-Story

		Gross Square Footage		6,000		Approx.



		Zoning		C2-4 / R7A

		FAR		2.0 Commercial | 4.0 Residential / 4.6 with Inclusionary Housing 

		Lot Size		6,360		SF Approx.



		Total Buildable SF		25,440		SF Approx.

		Minus Existing Structure		6,000		SF Approx.

		Available Air Rights		19,440		SF Approx.

		Assessment (21/22)		$342,900

		Taxes (21/22)		$36,670









Expenses & Investment Value

		EXPENSE & INVESTMENT VALUE 

		846 Flatbush Avenue, Brooklyn



		Revenue

		UNITS		TYPE		LXP		MONTHLY RENT		ANNUAL RENT

		M. Sherif Tailoring Service		Retail		10/31/25		$2,400		$28,800

		BH Nissim Boutique Inc.		Retail		11/30/24		$6,208		$74,500

		Bella Jewelry Center Inc.		Retail		8/31/30		$3,200		$38,400

		Pasha Fashion Ltd.		Retail		8/31/30		$7,000		$84,000

		TOTAL						$18,808		$225,700						6,000

																$37.62

		REVENUE

		Gross Monthly Income								$18,808

		Gross Annual Income								$225,700



		EXPENSES (ESTIMATED)

		Real Estate Taxes (21/22):				Per Dept. of Finance				$36,669.73

		BID Taxes:				Per Owner				$4,775.91

		Insurance:				Per Owner				$4,494.29

		Electric:								Paid By Tenants

		Heat:								Paid By Tenants

		Water/Sewer:				Per Owner				$551.88

		Repairs & Maintenance:				Projected @ $.50/sf				$3,000.00

		Management (3%)				Projected @ 3% EGI				$6,771.00

		Total								$56,262.81



		Gross Annual Income								$225,700

		Less Expenses								$56,263

		Net Operating Income								$169,437



		INVESTMENT ANALYSIS (CAPITALIZATION APPROACH)

		NET OPERATING INCOME		/		CAPITALIZATION RATE		=		VALUE

		$169,437		/		5.50%				$3,080,676

						SAY				$3,100,000





































Retail Comps

		COMPARABLE SALES VALUE

		846 Flatbush Avenue, Brooklyn



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



		Retail properties sold

		ADDRESS		SALE DATE				SALE PRICE		SF				P.P.S.F

		415-419 Church Avenue *		In Contract 				$1,225,000		2,800				$437.50

		910 Utica Avenue, East Flatbush		3/18/21				$2,000,000		4,000				$500.00

		1610-1620 Ralph Avenue, East Flatbush		7/15/20				$2,800,000		7,672				$364.96

		407 Remsen Avenue, East Flatbush		3/6/20				$3,000,000		5,552				$540.35

		2018-2034 Bedford Avenue, Prospect-Lefferts Garden		1/31/20				$4,300,000		6,240				$689.10

		57-45 Rust Street, Maspeth		11/6/18				$8,120,000		30,055				$270.17

		57-00 49th Place, Maspeth		12/11/17				$23,000,000		66,900				$343.80

		AVERAGE:												$449.41

		B6 Real Estate Advisors Active Listing 



		PRICE PER FOOT ANALYSIS

				SUBJECT SF		x		AVERAGE P.P.S.F				=		VALUE

				6,000		x		$449.41				=		$2,696,469

										SAY				$2,700,000

																3000000









		90 Scott Avenue, Williamsburg		7/17/19				$7,000,000		10,285				$680.60

		37-50 Railroad Avenue, Sunnyside		1/29/19				$10,250,000		22,284				$459.97

		57-47 47th Street, Maspeth		1/10/19				$13,400,000		31,100				$430.87

		27-10 49th Avenue, Sunnyside		4/9/18				$12,000,000		33,266

		56-72 49th Place, Maspeth		11/29/18				$16,950,000		84,000				$201.79









Rental Devlp.



				Rental Development Value



				846 Flatbush Avenue, Brooklyn







																				FAR(x)		Square Feet

												Lot SF						As-of-Right ZFA:		4.00		25,440				Parking

				Revenue Calculation								6,360														25,440



												Gross		Loss		Net Rentable		Average		Annual		Net Income				19,080				0

				Commercial Space								SF		Factor		Square Feet		Rent/SF		Revenue		90% of Gross				5088		3.75

				Ground Floor Retail								6,360		15.0%		5,406		$40.00		$216,240		$194,616

																				Capitalization Rate :		6.00%

																				Commercial Condominium Value :		$3,243,600				$510



														Average 		Total		Average Space		Annual 		Net Income						25.6846153846		12.8423076923		3852.6923076923

				Parking Space										Space Size		Spaces		Monthly Rent		Revenue		85% of Gross

				Below Grade Parking										300		25		$300		$90,000										7500

																				Capitalization Rate:		5.00%

																				Parking Value:		$0



												Gross		Loss		Net Rentable		Average		Annual		Net Income

				Residential Space								SF		Factor		Square Feet		Rent/SF		Revenue		70% of Gross

				Residential 								19,080		12.5%		16,695		$40.00		$667,800		$467,460						25.6846153846

																				Capitalization Rate :		5.50%																																152640		ERROR:#REF!

																				Residential Rental Apartment Value :		$8,499,273

																				Plus Value of 421-A Tax Abatement:		$0

																				Total Value:		$11,742,873																														Sub - 3		ERROR:#REF!		Parking

																																																				Sub - 2		ERROR:#REF!		Parking

				Cost Calculation																																																Sub - 1		ERROR:#REF!		Parking

				Hard Costs:										Square Feet		X		$/Sq. Ft.		=		Costs																														1		ERROR:#REF!		Retail

				Above Grade Commercial Square Footage:										6,360		x		$125				$795,000																														2		ERROR:#REF!		Parking

				Above Grade Residential Square Footage:										19,080		x		$250				$4,770,000																														3		ERROR:#REF!		Residential

				TOTAL HARD COSTS:																		$5,565,000																														5		ERROR:#REF!		Residential

																																																				6		ERROR:#REF!		Residential



				Development Soft Costs:										Basis		Years		Rate		=		Costs																														7		ERROR:#REF!		Residential

				Real Estate Taxes										$36,670		2.0						$73,339																														8		ERROR:#REF!		Residential

				Contingencies:										$5,565,000				4.00%				$222,600																														9		ERROR:#REF!		Residential

				Architecture Fees:										$5,565,000				3.00%				$166,950																														10		ERROR:#REF!		Residential

				Retail Leasing Commission										$216,240				30.00%				$64,872																														11		ERROR:#REF!		Residential

				Residential Leasing Commission										$667,800				5.00%				$33,390																						Residential		Parking		Retail		Total		12		ERROR:#REF!		Residential				Residential		Parking		Retail		Total

				Advertising and Promotion:										$11,742,873				0.50%				$58,714																						0				0		0		13		ERROR:#REF!		Residential				ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!

				Legal Fees:										$11,742,873				0.25%				$29,357																						0						25,440		14		ERROR:#REF!		Residential				ERROR:#REF!						ERROR:#REF!

				Closing Costs:										$3,711,088				3.00%				$111,333																						0								15		ERROR:#REF!		Residential				ERROR:#REF!

				TOTAL SOFT COSTS:																		$760,556																						0								16		ERROR:#REF!		Residential				ERROR:#REF!

				DEBT SERVICE:										$6,523,818.18		2.0		5.00%				$652,382																						4200								17		ERROR:#REF!		Residential

				DEVELOPER'S PROFIT:										$3,512,825.17		2.0		15.00%				$1,053,848																														18		ERROR:#REF!		Residential

																																																				19		ERROR:#REF!		Residential

										(1) Based on financing of 		65%								Total Construction & Development Costs :		$8,031,785																														20		ERROR:#REF!		Residential

										(Assuming carrying 65% of balance)										Construction & Development Costs per Gross SF :		$315.71																														21		ERROR:#REF!		Residential

										(2) Based on equity of 		35%																		$145.88																						22		ERROR:#REF!		Residential

										Return on Equity Per Year:		15.0%								Residual Property Value (Gross Sellout Less Total Costs) :		$3,711,088										5,000																				23		ERROR:#REF!		Residential

										Overall Return on Gross Sellout:		9.0%								Say:		$3,725,000										-20,440																				24		ERROR:#REF!		Residential

										Equity Multiple (Leveraged):		1.00								Price Per Buildable Square Foot:		$146.42								ERROR:#REF!
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																														457.92
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Comp Value - Dev



				846 Flatbush Avenue, Brooklyn



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

				Development Sites

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

				2470 Bedford Avenue*		High Offer 		R6A						$3,650,000		30,000				$122				wide street

				45 Lenox Road* 		High Offer 		R7A						$4,500,000		29,467				$153

				824 Flatbush Avenue 		1/9/20		R7A						$6,600,000		35,848				$184

				1205 Flatbush Avenue 		9/15/20		R7A						$3,000,000		29,260				$103

				1020 Cortelyou Road 		1/18/21		R6A						$1,995,000		14,565				$137

				2913-2919 Snyder Avenue 		1/7/20		R6						$3,760,413		29,040				$129

				481 Kings Highway 		10/20/20		R6A						$3,218,200		26,640				$121

				AVERAGE: 																$135

				P.P.B.S.F. = Price Per Buildable Square Foot

				B6 Real Estate Advisors Listings or Sales 



				PRICE PER BUILDABLE SQUARE FOOT ANALYSIS

				SUBJECT AVAILABLE BSF						X				AVERAGE P.P.B.S.F.

								25,440		X				$135				=		$3,446,342

																SAY:				$3,450,000









				533 Albany Avenue, Wingate		2/2/21		R6						$1,230,000		8,493				$145

				514 Maple Street, Wingate		1/24/20		R6						$1,133,275		7,953				$142

				76 East 53rd Street, East Flatbush		1/21/20		R6						$925,000		9,933				$93

				AVERAGE:																$127

				P.P.B.S.F. = Price Per Buildable Square Foot



COMPARABLE SALES VALUE



BOV Summary

		BROKER OPINION OF VALUE SUMMARY

		846 Flatbush Avenue, Brooklyn



		INVESTMENT ANALYSIS								PRICE

		Capitalization Rate Value								$3,100,000





		DEVELOPMENT ANALYSIS

		Rental Development Value								$3,725,000





		COMPARABLE SALES ANALYSIS

		Comparable Sales Value (As-Is)								$2,700,000

		Comparable Sales Value (Development)								$3,450,000





		Concluded Value								$3,725,000								6,000		25,440

		P.P.S.F. 								$621				`

		P.P.B.S.F. 								$146



		Suggested Asking Price								$6,300,000

		P.P.S.F. 								$1,050

		P.P.B.S.F. 								$248
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BOV Overview

		BROKER OPINION OF VALUE OVERVIEW

		846 Flatbush Avenue, Brooklyn



		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				25 years started in 2003

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





Property Info

		PROPERTY INFORMATION

		846 Flatbush Avenue, Brooklyn



		Description

		The subject property is a single-story, 6,000 SF, retail property comprised of 4 retail units. It is situated in a C2-4/R7A zoning district which allows for a total of 25,440 buildable square feet (as-of-right). It is ideally located on the west side of Flatbush Avenue between Caton & Church Avenues in the Flatbush neighborhood of Brooklyn, NY. 





		Address		846 Flatbush Avenue, Brooklyn, NY 11226

		Location		West side of Flatbush Avenue between Caton & Church Avenues

		Block		5082

		Lot		28

		Lot Size		58.42' x 107.75'		Approx.



		BUILDING INFORMATION

		Building Size		58.42' x 102'		Approx. 

		Stories		1-Story

		Gross Square Footage		6,000		Approx.



		Zoning		C2-4 / R7A

		FAR		2.0 Commercial | 4.0 Residential / 4.6 with Inclusionary Housing 

		Lot Size		6,360		SF Approx.



		Total Buildable SF		25,440		SF Approx.

		Minus Existing Structure		6,000		SF Approx.

		Available Air Rights		19,440		SF Approx.

		Assessment (21/22)		$342,900

		Taxes (21/22)		$36,670









Expenses & Investment Value

		EXPENSE & INVESTMENT VALUE 

		846 Flatbush Avenue, Brooklyn



		Revenue

		UNITS*		TYPE		LXP		MONTHLY RENT		ANNUAL RENT

		M. Sherif Tailoring Service		Retail		10/31/25		$2,400		$28,800

		BH Nissim Boutique Inc.		Retail		11/30/24		$6,208		$74,500

		Bella Jewelry Center Inc.		Retail		8/31/30		$3,200		$38,400

		Pasha Fashion Ltd.		Retail		8/31/30		$7,000		$84,000

		TOTAL						$18,808		$225,700						6,000

		*All tenants have demolition clauses

																$37.62

		REVENUE

		Gross Monthly Income								$18,808

		Gross Annual Income								$225,700



		EXPENSES (ESTIMATED)

		Real Estate Taxes (21/22):				Per Dept. of Finance				$36,669.73

		BID Taxes:				Per Owner				$4,775.91

		Insurance:				Per Owner				$4,494.29

		Electric:								Paid By Tenants

		Heat:								Paid By Tenants

		Water/Sewer:				Per Owner				$551.88

		Repairs & Maintenance:				Projected @ $.50/sf				$3,000.00

		Management (3%)				Projected @ 3% EGI				$6,771.00

		Total								$56,262.81



		Gross Annual Income								$225,700

		Less Expenses								$56,263

		Net Operating Income								$169,437



		INVESTMENT ANALYSIS (CAPITALIZATION APPROACH)

		NET OPERATING INCOME		/		CAPITALIZATION RATE		=		VALUE

		$169,437		/		5.50%				$3,080,676

						SAY				$3,100,000





































Retail Comps

		COMPARABLE SALES VALUE

		846 Flatbush Avenue, Brooklyn



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



		Retail properties sold

		ADDRESS		SALE DATE				SALE PRICE		SF				P.P.S.F

		415-419 Church Avenue *		In Contract 				$1,225,000		2,800				$437.50

		910 Utica Avenue, East Flatbush		3/18/21				$2,000,000		4,000				$500.00

		1610-1620 Ralph Avenue, East Flatbush		7/15/20				$2,800,000		7,672				$364.96

		407 Remsen Avenue, East Flatbush		3/6/20				$3,000,000		5,552				$540.35

		2018-2034 Bedford Avenue, Prospect-Lefferts Garden		1/31/20				$4,300,000		6,240				$689.10

		57-45 Rust Street, Maspeth		11/6/18				$8,120,000		30,055				$270.17

		57-00 49th Place, Maspeth		12/11/17				$23,000,000		66,900				$343.80

		AVERAGE:												$449.41

		B6 Real Estate Advisors Active Listing 



		PRICE PER FOOT ANALYSIS

				SUBJECT SF		x		AVERAGE P.P.S.F				=		VALUE

				6,000		x		$449.41				=		$2,696,469

										SAY				$2,700,000

																3000000









		90 Scott Avenue, Williamsburg		7/17/19				$7,000,000		10,285				$680.60

		37-50 Railroad Avenue, Sunnyside		1/29/19				$10,250,000		22,284				$459.97

		57-47 47th Street, Maspeth		1/10/19				$13,400,000		31,100				$430.87

		27-10 49th Avenue, Sunnyside		4/9/18				$12,000,000		33,266

		56-72 49th Place, Maspeth		11/29/18				$16,950,000		84,000				$201.79









Rental Devlp.



				Rental Development Value



				846 Flatbush Avenue, Brooklyn







																				FAR(x)		Square Feet

												Lot SF						As-of-Right ZFA:		4.00		25,440				Parking

				Revenue Calculation								6,360														25,440



												Gross		Loss		Net Rentable		Average		Annual		Net Income				19,080				0

				Commercial Space								SF		Factor		Square Feet		Rent/SF		Revenue		90% of Gross				5088		3.75

				Ground Floor Retail								6,360		15.0%		5,406		$40.00		$216,240		$194,616

																				Capitalization Rate :		6.00%

																				Commercial Condominium Value :		$3,243,600				$510



														Average 		Total		Average Space		Annual 		Net Income						25.6846153846		12.8423076923		3852.6923076923

				Parking Space										Space Size		Spaces		Monthly Rent		Revenue		85% of Gross

				Below Grade Parking										300		25		$300		$90,000										7500

																				Capitalization Rate:		5.00%

																				Parking Value:		$0



												Gross		Loss		Net Rentable		Average		Annual		Net Income

				Residential Space								SF		Factor		Square Feet		Rent/SF		Revenue		70% of Gross

				Residential 								19,080		12.5%		16,695		$40.00		$667,800		$467,460						25.6846153846

																				Capitalization Rate :		5.50%																																152640		ERROR:#REF!

																				Residential Rental Apartment Value :		$8,499,273

																				Plus Value of 421-A Tax Abatement:		$0

																				Total Value:		$11,742,873																														Sub - 3		ERROR:#REF!		Parking

																																																				Sub - 2		ERROR:#REF!		Parking

				Cost Calculation																																																Sub - 1		ERROR:#REF!		Parking

				Hard Costs:										Square Feet		X		$/Sq. Ft.		=		Costs																														1		ERROR:#REF!		Retail

				Above Grade Commercial Square Footage:										6,360		x		$125				$795,000																														2		ERROR:#REF!		Parking

				Above Grade Residential Square Footage:										19,080		x		$250				$4,770,000																														3		ERROR:#REF!		Residential

				TOTAL HARD COSTS:																		$5,565,000																														5		ERROR:#REF!		Residential

																																																				6		ERROR:#REF!		Residential



				Development Soft Costs:										Basis		Years		Rate		=		Costs																														7		ERROR:#REF!		Residential

				Real Estate Taxes										$36,670		2.0						$73,339																														8		ERROR:#REF!		Residential

				Contingencies:										$5,565,000				4.00%				$222,600																														9		ERROR:#REF!		Residential

				Architecture Fees:										$5,565,000				3.00%				$166,950																														10		ERROR:#REF!		Residential

				Retail Leasing Commission										$216,240				30.00%				$64,872																														11		ERROR:#REF!		Residential

				Residential Leasing Commission										$667,800				5.00%				$33,390																						Residential		Parking		Retail		Total		12		ERROR:#REF!		Residential				Residential		Parking		Retail		Total

				Advertising and Promotion:										$11,742,873				0.50%				$58,714																						0				0		0		13		ERROR:#REF!		Residential				ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!

				Legal Fees:										$11,742,873				0.25%				$29,357																						0						25,440		14		ERROR:#REF!		Residential				ERROR:#REF!						ERROR:#REF!

				Closing Costs:										$3,711,088				3.00%				$111,333																						0								15		ERROR:#REF!		Residential				ERROR:#REF!

				TOTAL SOFT COSTS:																		$760,556																						0								16		ERROR:#REF!		Residential				ERROR:#REF!

				DEBT SERVICE:										$6,523,818.18		2.0		5.00%				$652,382																						4200								17		ERROR:#REF!		Residential

				DEVELOPER'S PROFIT:										$3,512,825.17		2.0		15.00%				$1,053,848																														18		ERROR:#REF!		Residential

																																																				19		ERROR:#REF!		Residential

										(1) Based on financing of 		65%								Total Construction & Development Costs :		$8,031,785																														20		ERROR:#REF!		Residential

										(Assuming carrying 65% of balance)										Construction & Development Costs per Gross SF :		$315.71																														21		ERROR:#REF!		Residential

										(2) Based on equity of 		35%																		$145.88																						22		ERROR:#REF!		Residential

										Return on Equity Per Year:		15.0%								Residual Property Value (Gross Sellout Less Total Costs) :		$3,711,088										5,000																				23		ERROR:#REF!		Residential

										Overall Return on Gross Sellout:		9.0%								Say:		$3,725,000										-20,440																				24		ERROR:#REF!		Residential

										Equity Multiple (Leveraged):		1.00								Price Per Buildable Square Foot:		$146.42								ERROR:#REF!
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Comp Value - Dev



				846 Flatbush Avenue, Brooklyn



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

				Development Sites

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

				2470 Bedford Avenue*		High Offer 		R6A						$3,650,000		30,000				$122				wide street

				45 Lenox Road* 		High Offer 		R7A						$4,500,000		29,467				$153

				824 Flatbush Avenue 		1/9/20		R7A						$6,600,000		35,848				$184

				1205 Flatbush Avenue 		9/15/20		R7A						$3,000,000		29,260				$103

				1020 Cortelyou Road 		1/18/21		R6A						$1,995,000		14,565				$137

				2913-2919 Snyder Avenue 		1/7/20		R6						$3,760,413		29,040				$129

				481 Kings Highway 		10/20/20		R6A						$3,218,200		26,640				$121

				AVERAGE: 																$135

				P.P.B.S.F. = Price Per Buildable Square Foot

				B6 Real Estate Advisors Listings or Sales 



				PRICE PER BUILDABLE SQUARE FOOT ANALYSIS

				SUBJECT AVAILABLE BSF						X				AVERAGE P.P.B.S.F.

								25,440		X				$135				=		$3,446,342

																SAY:				$3,450,000









				533 Albany Avenue, Wingate		2/2/21		R6						$1,230,000		8,493				$145

				514 Maple Street, Wingate		1/24/20		R6						$1,133,275		7,953				$142

				76 East 53rd Street, East Flatbush		1/21/20		R6						$925,000		9,933				$93

				AVERAGE:																$127

				P.P.B.S.F. = Price Per Buildable Square Foot



COMPARABLE SALES VALUE



BOV Summary

		BROKER OPINION OF VALUE SUMMARY

		846 Flatbush Avenue, Brooklyn



		INVESTMENT ANALYSIS								PRICE

		Capitalization Rate Value								$3,100,000





		DEVELOPMENT ANALYSIS

		Rental Development Value								$3,725,000





		COMPARABLE SALES ANALYSIS

		Comparable Sales Value (As-Is)								$2,700,000

		Comparable Sales Value (Development)								$3,450,000





		Concluded Value								$3,725,000								6,000		25,440

		P.P.S.F. 								$621				`

		P.P.B.S.F. 								$146



		Suggested Asking Price								$6,300,000

		P.P.S.F. 								$1,050

		P.P.B.S.F. 								$248
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