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B6 Real Estate Advisors has been retained on an
exclusive basis to arrange for the sale of 855 Meeker
Avenue, a 2,600 SF commercial lot in Greenpoint,
Brooklyn.

• Delivered vacant

• Currently improved by temporary structure

• Commercial development potential for up to 5,210
buildable square feet

• Located roughly 500’ from the BQE on/off ramp,
providing quick and easy access between
Manhattan, Brooklyn & Queens

ASKING PRICE

$950,000

5,210 BUILDABLE SF 500’ TO BQEM3-1 ZONING

B6 Real Estate Advisors, LLC copyright 2020. No warranty or representation, express or implied, is made to the accuracy or completeness of the information contained herein, and
same is submitted subject to errors, 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.

DELIVERED VACANT

MEEKER AVENUE
Greenpoint, Brooklyn, NY 11222

FOR SALE | 30 .5 ’  Wi de Commerc ia l  Lot  |  5 , 210  Bu i l dable  SF

855

BUILDING FEATURES

Location

Block & Lot 2694 / 21

Lot Size 30.5' x 92.42' Irreg.

Lot SF 2,605 Approx.

Zoning M3-1

FAR 2.00

Buildable SF 5,210 (Commercial)

Assessment (20/21) $56,700

Tax Rate 10.6940%

R.E. Taxes ('20/'21) $6,063 Tax Class 4

East side of Meeker Avenue 
between Varick Avenue & Van 
Dam Street


SETUP - RM EDIT

				BUILDING FEATURES

				Location		East side of Meeker Avenue between Varick Avenue & Van Dam Street

				Block & Lot		2694 / 21

				Lot Size		30.5' x 92.42'				Irreg.

				Lot SF		2,605				Approx.

				Zoning		M3-1

				FAR		2.00

				Buildable SF		5,210				(Commercial)

				Assessment (20/21)		$56,700

				Tax Rate		10.6940%

				R.E. Taxes ('20/'21)		$6,063				Tax Class 4







				FINANCIAL SUMMARY

				Gross Annual Income						$1,138,832

				Vacancy & Credit Loss @ 3%						$34,165

				Effective Gross Income						$1,104,667

				Less Total Expenses						ERROR:#REF!

				Projected Net Operating Income						ERROR:#REF!





														REVENUE

														Unit		Status		Bedrooms		Note		Lease Exp.		Size (SF)*		Legal Rent		Concession		$ / Mo.		$ / Yr.		$ / SF

														1A		RS		2		-		8/31/21		624		-		1 mo. of 12 mo.		$3,045		$36,540		$59

														1B		RS		1		-		8/31/21		446		-		-		$2,679		$32,148		$72

														1C		RS		Studio		-		8/31/21		400		-		-		$2,222		$26,664		$67

														2A		RS		3		-		8/31/21		884		-		-		$3,704		$44,448		$50

														2B		RS		2		-		8/31/21		695		-		-		$3,000		$36,000		$52

														2C		RS		3		-		9/30/21		669		$3,895		-		$3,800		$45,600		$68

														2D		RS		3		-		3/31/21		638		-		-		$3,451		$41,412		$65

														2E		RS		3		-		8/31/21		656		-		-		$3,975		$47,700		$73

														3A		RS		3		-		9/30/21		884		-		1 mo. of 12 mo.		$3,815		$45,780		$52

														3B		RS		2		-		5/31/21		695		-		-		$2,892		$34,704		$50

														3C		RS		3		-		5/31/22		669		-		4.5 mo. of 17.5 mo.		$4,043		$48,516		$73

														3D		RS		3		-		8/31/21		638		$4,035		1.25 mo. of 12 mo.		$3,975		$47,700		$75

														3E		RS		3		-		8/31/21		656		$4,161		-		$4,060		$48,720		$74

														4A		RS		3		-		7/31/21		884		-		1.7 mo. of 8 mo.		$3,875		$46,500		$53

														4B		RS		2		-		2/28/21		695		-		-		$2,730		$32,760		$47

														4C		RS		3		-		8/31/21		669		-		-		$4,025		$48,300		$72

														4D		RS		3		-		9/31/21		638		-		1 mo. of 12 mo.		$3,975		$47,700		$75

														4E		RS		3		-		7/14/21		656		-		-		$4,160		$49,920		$76

														5A		RS		3		-		7/31/21		884		$3,900		-		$3,500		$42,000		$48

														5B		RS		2		-		8/14/21		695		$2,900		-		$2,780		$33,360		$48

														5C		RS		3		-		5/31/21		669		-		-		$3,600		$43,200		$65

														5D		RS		3		-		6/30/21		638		-		-		$3,552		$42,624		$67

														5E		RS		3		-		9/30/21		656		$4,253		-		$4,150		$49,800		$76

														6A		RS		1		-		7/31/21		400		-		1 mo. of 12 mo.		$2,790		$33,480		$84

														6B		RS		1		-		8/31/21		452		-		$500		$2,923		$35,076		$78

														6C		RS		1		-		8/31/22		394		-		-		$2,190		$26,280		$67

														6E		RS		2		-		8/31/21		524		-		1.5 mo. of 12 mo.		$3,500		$42,000		$80												$93,290

														Parking		-		-		-		-		-		-		-		$1,350		$16,200		-												$95,782

														Laundry		-		-		-		-		-		-		-		$917		$11,000		-												$1,149,380

														Other		-		-		-		-		-		-		-		$225		$2,700		-

														TOTAL RENTAL INCOME				64						17,408						$92,411		$1,108,932		$64

														TOTAL MISC. INCOME																$2,492		$29,900		-

														TOTAL INCOME																$94,903		$1,138,832		$65



																1 bed		4

																2 Bed		6

																3 bed		16																												ESTIMATED EXPENSES

																studio		1																												Real Estate Taxes (20/21)		NYC DOF Tax Bill						$6,063

																		27																												Insurance		$650		 / Res. Unit				ERROR:#REF!

																																														Water & Sewer		$750		 / Res. Unit				ERROR:#REF!

																																														Heating Fuel		Pass		Through				--

																																														Electric (Common)		$0.25		 / GSF				ERROR:#REF!

																																														Elevator Maintenance		$6,000		/ Year				$6,000

																																														Repairs & Maintenance		$750		 / Unit				ERROR:#REF!

																																														Superintendent		$1,000		 / Month				$12,000

																																														Management 		4%		of EGI				$44,187

																																														Total		Exp. Ratio:		ERROR:#REF!				ERROR:#REF!



																																														FINANCIAL SUMMARY

																																														Gross Annual Income								$1,138,832

																																														Vacancy & Credit Loss @ 3%								$34,165

																																														Effective Gross Income								$1,104,667

																																														Less Total Expenses								ERROR:#REF!

																																														Projected Net Operating Income								ERROR:#REF!

																																																						ERROR:#REF!





Overview



				Broker Opinion of Value



				137 Bayard Street, Brooklyn, NY









				Comparable Sales Value

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



				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.



				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



				Photo & Tax Map



				137 Bayard Street, Brooklyn, NY















































































Property Info



				Property Information



				137 Bayard Street, Brooklyn, NY





				Property Information

				Address:				137 Bayard Street, Brooklyn, NY

				Location: 				Northwest side of Bayard Street between Manhattan & Graham Avenues

				Block:				2719

				Lot:				32

				Lot Dimensions: 				67.5' x 100'		(approx.)



				Building Information

				Year Built:				2015

				Building Dimensions:				67.5' x 70'		(approx. irreg.)

				Stories:				6



				Per Provided Plans				Gross SF		Deductions		Net SF

				FL 1				2,281		358		1,923										1,494

				FL 2				3,775		232		3,542

				FL 3				3,775		232		3,542

				FL 4				3,775		232		3,542

				FL 5				3,775		232		3,542

				FL 6				2,294		164		2,131

				Total				19,674		1,451		18,223												0.115568735



				Residential Units:				27		+ 13 Parking Spaces

				Commercial Units:				0

				Total Units:				27



				Zoning:				R6A / M1-2 / MX-8

				FAR:				2.20

				Lot Size:				6,750		sq. ft. (approx.)



				Total Buildable Sq. Ft.:				14,850		sq. ft. (approx.)

				Minus Existing Structure:				19,674		sq. ft. (approx.)

				Available Air Rights:				-4,824		sq. ft. (approx.)



				Assessment (20/21):				$1,501,020

				Less 421a:				($1,322,100)		Year Two of Abatement (July 2018 - 2033)

				Taxable Value:				$178,920

				Tax Rate:				12.2670%

				Projected Abated Taxes: (20/21):				$21,948









Comp. Value



				Comparable Sales Value



				137 Bayard Street, Brooklyn, NY





				In order to study the market and determine a value based upon comparable sales, we have analyzed all sales occurring in the subject market through the present.  Below is a breakdown of these sales.




				Address 		Date		Price		SF		$ / SF		Yr. Built		Units		$ / Unit		Cap (%)

				180 Scholes Street		High Offer		$18,250,000		39,882		$458		2009		34		$536,765		6.47%														Scholes & Humboldt

				951 Madison 		High Offer		$27,000,000		41,006		$658		2018		39		$692,308		5.65%

				111 Kent Avenue		Aug-20		$45,300,000		82,081		$552		2008		63		$719,048		--				Yihai bought from American Realty Advisors for $11MM loss										Kent & N7

				25 Montrose Avenue		Jul-20		$15,000,000		29,250		$513		2008		30		$500,000		--				Robert Cheung bought from Moshe Blum										Btwn Union / Lorimer

				171 North 10th Street		Apr-20		$15,750,000		22,182		$710		2014		20		$787,500		--				Nick Dayan bought from Matt Gelfand										just west of McCarren

				432 Rodney Street (123 Hope)		Mar-20		$83,760,000		126,366		$663		2017		137		$611,387		--				HUBBNYC bought from Slate / Adam America										Rodney and Hope on BQE

				188 South 4th Street		Jan-20		$31,750,000		71,392		$445		2005		42		$755,952		--				Largo bought from Juda Rosenfeld										btwn Roebling / Driggs

				250 North 10th Street		Jan-20		$137,750,000		241,764		$570		2012		237		$581,224		--				TF Cornerstone bought from Nuveen ($30MM loss due to 421a)										SW of McCarren

				56 Frost Street		May-19		$6,300,000		6,189		$1,018		2016		8		$787,500		4.94%				Matt Beer bought from Eisenberg										just south of McCarren

				845 Manhattan Avenue		May-19		$8,600,000		7,943		$1,083		2013		8		$1,075,000		--				Simon Cohen bought from Oren Hakim										Manhattan & Noble St

				88 Richard Street		Feb-19		$130,440,000		186,779		$698		2013		188		$693,830		--				UDR (Denver based REIT) bough from Simon Dushinsky Rabsky										Richardson / Leonard / Frost on N side BQE

				AVERAGE:								$670						$703,683		5.69%

				B6 Real Estate Advisors Listing or Sale



				Value =				×								Average Price/SF:		$670

																Subject SF:		19,674



																Value:		$13,176,236

																Say:		$13,250,000



				Value =				×								Average Price/Units:		$703,683

																Subject Units:		27



																Value:		$18,999,440

																Say:		$19,000,000



				Value =				÷								Subject NOI:		$948,431

																Average Cap Rate:		5.69%



																Value:		$16,678,512

																Say:		$16,750,000



				Value =				×								Subject Effective Gross Income:		$1,099,293

																Average GRM:		0.00



																Value:		$0

																Say:		$0

				67 Sutton Street		High Offer		$1,900,000		6,800		-		n/a		8		-		6.37%

				255 Berry Street		6/27/17		$16,900,000		37,500		$451		2013		14		$1,207,142.86

				172 Skillman Avenue		3/9/18		$4,900,000		6,326		$775		2011		8		$612,500

				451 Keap Street		Oct-18		$1,930,000		3,240		$596		2007		7		$275,714		--

				855 DeKalb Avenue		Aug-18		$6,350,000		15,000		$423		2008		15		$423,333		--

				976 Fulton Street		Aug-18		$12,100,000		20,517		$590		2014		24		$504,167		5.46%								Elev. 23 Res / 1 Com		421a (Yr 11 of 15)

				528 Bergen Street		Jul-18		$8,600,000		21,578		$399		2006		21		$409,524		5.83%								WU 21 Res		421a (Yr 8 of 25)								528 bergen street

				602 Manhattan Avenue		May-18		$5,120,000		6,898		$742		2010		7		$731,429		--								Ground-Up Const. (2010)

				738 Grand Street		Mar-18		$3,325,000		9,988		$333		2018		9		$369,444		--								WU 8 Res / 1 Com		N/A

				178 Skillman Avenue		Mar-18		$2,300,000		5,363		$429		2015		7		$328,571		--								WU 7 Res		N/A

				482 Seneca Avenue		Mar-18		$7,500,000		16,408		$457		2013		20		$375,000		--								Elev. 20 Res		N/A

				172 Skillman Avenue		Mar-18		$4,900,000		6,431		$762		2011		8		$612,500		5.66%								WU 8 Res		421a (Yr 8 of 15)

				456 Grand Street		Feb-18		$43,000,000		57,500		$748		2015		54		$796,296		--								Elev 52 Res / 2 Com		421a (Yr 12 of 15)

				100 Starr Street		Aug-17		$3,200,000		6,720		$476		2003		8		$400,000		--

				128 Eagle Street		May-17		$3,450,000		6,875		$502		2005		6		$575,000		--

				657-667 Meeker, 166 Kingsland		Feb-17		$15,300,000		25,815		$593		2008, 2003		30		$510,000		--





Revenue



				Projected Revenue



				137 Bayard Street, Brooklyn, NY





																Provided Rent Roll

				Unit		Status		Bedrooms		Note		Lease Exp.		Size (SF)*		Rent / Mo.		Rent / Yr.		Rent / SF

				Parking		-		-		-				-		$683		$8,200		-

				Laundry		-		-		-				-		$917		$11,000		-

				Other		-		-		-				-		$225		$2,700		-

				1A		-		2		-				624		$3,045		$36,540		$59

				1B		-		1		-				446		$2,640		$31,680		$71

				1C		-		Studio		-				400		$2,222		$26,664		$67

				2A		-		3		-				884		$3,650		$43,800		$50

				2B		-		2		-				695		$3,000		$36,000		$52

				2C		-		3		-				669		$3,895		$46,740		$70

				2D		-		3		-				638		$3,400		$40,800		$64

				2E		-		3		-				656		$3,978		$47,736		$73

				3A		-		3		-				884		$3,815		$45,780		$52

				3B		-		2		-				695		$2,850		$34,200		$49

				3C		-		3		-				669		$4,043		$48,516		$73

				3D		-		3		-				638		$4,035		$48,420		$76

				3E		-		3		-				656		$4,161		$49,932		$76

				4A		-		3		-				884		$3,875		$46,500		$53

				4B		-		2		-				695		$2,730		$32,760		$47

				4C		-		3		-				669		$4,025		$48,300		$72

				4D		-		3		-				638		$3,975		$47,700		$75

				4E		-		3		-				656		$4,160		$49,920		$76

				5A		-		3		-				884		$3,500		$42,000		$48

				5B		-		2		-				695		$2,900		$34,800		$50

				5C		-		3		-				669		$3,600		$43,200		$65

				5D		-		3		-				638		$3,500		$42,000		$66

				5E		-		3		-				656		$4,253		$51,036		$78

				6A		-		1		-				400		$2,791		$33,492		$84

				6B		-		1		-				452		$2,880		$34,560		$76

				6C		-		1		-				394		$2,193		$26,316		$67

				6E		-		2		-				524		$3,500		$42,000		$80

				TOTAL RENTAL INCOME				64						17,408		$92,616		$1,111,392		$64

				TOTAL MISC. INCOME												$1,825		$21,900		-

				TOTAL INCOME												$94,441		$1,133,292		$65

				et Square Footage assuming a 12% for common loss

				 









Expenses



				Broker Opinion of Value



				137 Bayard Street, Brooklyn, NY





				Revenue								Current Rents

				Potential Gross Income:								$1,133,292		GSF:		19,674

				Vacancy & Credit Loss:						3.0%		-$33,999		UNITS:		27

				Effective Gross Income:								$1,099,293



				Expenses (Estimated)				Actual Expenses				Expense		$ / SF		$ / Unit

				Real Estate Tax				Per Dept. of Finance				$21,948		$1.12		$813

				Water / Sewer				$1.00		Per Sq. Ft.		$19,674		$1.00		$729

				Electric (Common)				$0.25		Per Sq. Ft.		$4,918		$0.25		$182

				Heat								-		-		-

				Insurance				$750		Per Unit		$20,250		$1.03		$750

				Repairs and Maintenance				$500		Per Unit		$13,500		$0.69		$500

				Payroll				$500		Per Unit		$13,500		$0.69		$500

				Professional Fees				$300		Per Unit		$8,100		$0.41		$300

				Elevator Maintenance				$5,000		Per Year / Elev.		$5,000		$0.25		$185

				Management Fees				4.0%		of EGI		$43,972		$2.24		$1,629

				Miscellaneous								-		-		-

				Total:				Exp. Ratio:		16.31%		$150,862		$7.67		$5,587



				Effective Gross Income:								$1,099,293

				Less Expenses:								$150,862

				Net Operating Income:								$948,431



				Investment Analysis (Capitalization Approach)



				Value   =		÷				Net Operating Income		$948,431		$948,431

										Capitalization Rate		5.00%		4.75%



										Value:		$18,968,626		$19,966,975

				Cost of Renovation at $00,000 Per Unit:								$0		$0

				Cost of Renovation at $00 Per GSF:								$0		$0

										Say:		$19,000,000		$20,000,000

										Price Per SF:		$966		$1,017

										Price Per Unit:		$703,704		$740,741



				Investment Analysis (Gross Rent Multiple Approach)



				Value   =		×				Gross Annual Income		$1,099,293

										Gross Rent Multiple		14.00



										Value:		$15,390,105

				Cost of Renovation at $00,000 Per Unit:								$0

				Cost of Renovation at $100 Per GSF:								$0

										Say:		$15,400,000

										Price Per SF:		$783

										Price Per Unit:		$570,370







BOV Summary



				Broker Opinion of Value Summary



				137 Bayard Street, Brooklyn, NY







				Comparable Sales Value						Value		$ / SF		$ / BSF		CAP		GRM		$ / Unit

				Price Per Square Foot Value:						$13,250,000		$673		$892		7.16%		12.05		$490,741

				Price Per Unit Value:						$19,000,000		$966		$1,279		4.99%		17.28		$703,704

				Capitalization Rate Value:						$16,750,000		$851		$1,128		5.66%		15.24		$620,370

				Gross Rent Multiple Value:						$0		ERROR:#REF!		$0		ERROR:#DIV/0!		0.00		$0

				Price Per Buildable Square Foot Value:						ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!





				Investment Value Analysis

				Capitalization Rate Value 1:						$19,000,000		$966		$1,279		4.99%		17.28		$703,704

				Capitalization Rate Value 2:						$20,000,000		$1,017		$1,347		4.74%		18.19		$740,741



				Gross Rent Multiple Value

				Current Revenue:						$15,400,000		ERROR:#REF!		$1,037		6.16%		14.01		$570,370

				Projected Revenue:						ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!





				User Value Analysis

				User Premium Value

				Current Revenue:						ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!

				Projected Revenue:						ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!





				Development Value Analysis

				Rental Value:						ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!

				Condo Value:						ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!		ERROR:#REF!





				Concluded Value

										$19,000,000		$966		$1,279		4.99%		17.28		$703,704

								to		$20,000,000		$1,017		$1,347		4.74%		18.19		$740,741



																										ERROR:#VALUE!

				Suggested Asking Price:						TBD				ERROR:#VALUE!												ERROR:#VALUE!











Expenses (2)



				Broker Opinion of Value



				137 Bayard Street, Brooklyn, NY





				Revenue								Current Rents

				Potential Gross Income:								$1,133,292		GSF:		19,674

				Vacancy & Credit Loss:						3.0%		-$33,999		UNITS:		27

				Effective Gross Income:								$1,099,293



				Expenses (Estimated)				Actual Expenses				Expense		$ / SF		$ / Unit

				Real Estate Tax				Per Dept. of Finance				$21,948		$1.12		$813

				Water / Sewer				$1.00		Per Sq. Ft.		$19,674		$1.00		$729

				Electric (Common)				$0.25		Per Sq. Ft.		$4,918		$0.25		$182

				Heat								-		-		-

				Insurance				$750		Per Unit		$20,250		$1.03		$750

				Repairs and Maintenance				$500		Per Unit		$13,500		$0.69		$500

				Payroll				$500		Per Unit		$13,500		$0.69		$500

				Professional Fees				$300		Per Unit		$8,100		$0.41		$300

				Elevator Maintenance				$5,000		Per Year / Elev.		$5,000		$0.25		$185

				Management Fees				4.0%		of EGI		$43,972		$2.24		$1,629

				Miscellaneous								-		-		-

				Total:				Exp. Ratio:		16.31%		$150,862		$7.67		$5,587



				Effective Gross Income:								$1,099,293

				Less Expenses:								$150,862

				Net Operating Income:								$948,431



										Lease per year		$200,000

										5% cap on lease revenue for land		$4,000,000

										NOI after lease pmt		$748,431

										Cap  rate on NOI		5.50%

										Value of CF		$13,607,842

										Agency Loan Principal %		60.00%

										Agency Loan Principal $		$8,164,705







				Investment Analysis (Capitalization Approach)



				Value   =		÷				Net Operating Income		$948,431		$948,431

										Capitalization Rate		5.00%		4.75%



										Value:		$18,968,626		$19,966,975

				Cost of Renovation at $00,000 Per Unit:								$0		$0

				Cost of Renovation at $00 Per GSF:								$0		$0

										Say:		$19,000,000		$20,000,000

										Price Per SF:		$966		$1,017

										Price Per Unit:		$703,704		$740,741



				Investment Analysis (Gross Rent Multiple Approach)



				Value   =		×				Gross Annual Income		$1,099,293

										Gross Rent Multiple		14.00



										Value:		$15,390,105

				Cost of Renovation at $00,000 Per Unit:								$0

				Cost of Renovation at $100 Per GSF:								$0

										Say:		$15,400,000

										Price Per SF:		$783

										Price Per Unit:		$570,370
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B6 Real Estate Advisors, LLC copyright 2020. No warranty or representation, express or implied, is made to the accuracy or completeness of the information contained herein, and
same is submitted subject to errors, 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.
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Greenpoint, Brooklyn, NY 11222855
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