
• Prime Astoria location with 37' of 
retail frontage

• End-user opportunity with retail 
stores being delivered vacant

• (2) renovated apartments occupied 
month-to-month 

• Near M,R,N,W subway lines (E &F late 
nights) and express bus routes

• Future development potential within 
C4-2A zoning up to 10,203 BSF (as of 
right) and 13,264 BSF (UAP bonus)

FOR SALE | ADJACENT MIXED-USE & RETAIL BUILDINGS | ASTORIA, NY

ASKING PRICE 

$4,350,000
3-STORY MIXED-USE & 1-STORY RETAIL 
2 RENOVED APARTMENTS
FUTURE DEVELOPMENT POTENTIAL

PROJECTED GROSS INCOME $326,793

ANNUAL EXPENSES -$59,637

PROJECTED NET INCOME $267,156

FINANCIAL OVERVIEW

646.502.3481 
tdonovan@meridiancapital.com

Thomas A. Donovan
PRESIDENT
QUEENS INVESTMENT SALES

646.502.3483 
ekim@meridiancapital.com

Eugene Kim
VICE PRESIDENT
INVESTMENT SALES

646.502.3484 
tlin@meridiancapital.com

Tommy Lin
VICE PRESIDENT
INVESTMENT SALES

Contact Exclusive Agents for Additional Information: 

3090 & 3092 Steinway Street



LOCATION West side of Steinway Street between 30th & 31st Avenues

BLOCK 660 660

LOT 185 85

BUILDING CLASS S2 Mixed Use K1 Retail

LOT DIMENSIONS 21’ x 90.2’ 16.53’ x 90.2’

LOT SIZE 1,894 SF approx. 1,507 SF approx. 

BUILDING DIMENSIONS 21’ x 87.68’ EXT 16.53’ x 90.2’ 

STORIES 3 plus basement 1 plus basement

TOTAL BUILDING SF 3,760 SF approx. 1,507 SF approx. 

COMBINED TOTAL GROSS SF 5,267 SF approx.

COMMERCIAL UNITS 1 1

RESIDENTIAL UNITS 2 0

TOTAL UNITS 3 1

ABOVE GRADE COMMERCIAL SF 1,841 SF approx. -

RESIDENTIAL SF 1,919 SF approx. (960 SF per unit)

ABOVE GRADE COMMERCIAL SF 1,841 SF approx. 1,507 SF approx.

ZONING C4-2A (R6A) C4-2A (R6A)

FAR (AS OF RIGHT) 3.0 3.0

BUILDABLE SF (AS OF RIGHT) 4,521 SF 5,682 SF

TOTAL BUILDABLE SF (AS OF RIGHT) 10,203 SF (AIR RIGHTS: 4,936 SF)

FAR (UAP/QUALIFYING SITES) 3.9 3.9

BUILDABLE SF (UAP) 5,877 7,386

TOTAL BUILDABLE SF (AS OF RIGHT) 13,263 SF (AIR RIGHTS: 7,997 SF)    

ASSESSMENT (25/26) $113,270 $169,882

TAX RATE 20.085% (Class 1) 10.762% (Class 4

TAXES (25/26) $22,750 $18,283

3090 & 3092 Steinway Street
FOR SALE | ADJACENT MIXED-USE & RETAIL BUILDINGS | ASTORIA, NY
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PROPERTY INFORMATION
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INCOME & EXPENSES

Residential Revenue

Unit LXP Sq. Ft. Base Rent/SF Monthly Rent Annual Rent

30-92 (2nd FL 3BR/1BA) M-M 960 $43.00 $3,400.00 $40,800.00
30-92 (3rd FL 3BR/1BA) M-M 960 $47.00 $3,750.00 $45,000.00
TOTAL: 1,919 $7,150.00 $85,800.00

Commercial Revenue (Projected)
Unit Sq. Ft. Base Rent/SF Monthly Rent Annual Rent

30-92 Retail 1,841 $75.00 $11,506.25 $138,075.00
30-90 Retail 1,507 $75.00 $9,418.75 $113,025.00
TOTAL: 3,348 $20,925.00 $251,100.00

TOTAL PROJECTED REVENUE $336,900.00

PROJECTED REVENUE  
Residential Income $85,800
Commercial Income $251,100
Gross Annual Income $336,900
Vacancy/Credit Loss (3%) -$10,107
Effective Gross Income $326,793

EXPENSES (Estimated) Metrics
Property Taxes $7.79 per sq. ft. $41,033
Insurance $1.17 per sq. ft. $6,167
Repairs & Maintenance $0.50 per sq. ft. $2,634
Management 3.0% of EGI $9,804
Total Expenses $59,637

PROJECTED NET OPERATING INCOME $267,156


BOV Overview

				Broker Opinion of Value Overview

				30-90/92 Steinway Street





				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 Photo & Tax Map

				30-90/92 Steinway Street













































Property Info

				Property Information

				30-90/92 Steinway Street





				Description

				The subject property is comprised of a single-story retail building and adjacent mixed-use building combining for 37.5' of frontage along Steinway Street in Astoria, NY. The properties combine for 5,267 total square feet, comprised of two ground retail units and two residential units above. 

				Address		30-90/92 Steinway Street

				Location		West side of Steinway Street between 30th & 31st Avenues

				Block / Lot		660

				Lots		85		185

				Lot Dimensions		16.53’ x 90.2’		21’ x 90.19’		approx.

				Lot Area (SF)		1,507		1,894		approx.



				BUILDING INFORMATION

				Stories		1

				Building Dimensions		16.53’ x 90.2’		21’ x 87.68’		approx.

				Building Sq. Ft.		1,507		3,760		approx.

				Total Building Sq. Ft.		5,267

				Building Classification		K1		S2

				Year Built		1930		1,928

				Residential FAR		3.0		3.0

				Facility FAR		3.0		3.0

				Buildable Sq. Ft.		4,521		5,682		approx.

				Assessment (25/26)		$169,882		$113,270

				Tax Rate		10.762%		20.085%

				Real Estate Taxes (25/26)		$18,283		$22,750

				Total Taxes (25/26)		$41,033







						10,203				4,936

						5877.3		7386.6

						13263.9				7,997





Revenue

				Rent Roll

				30-90/92 Steinway Street



				Residential Revenue

				Unit		LXP		Status		Sq. Ft.		Sq. Ft.		SF		Rent PSF		P.P.S.F.		Base Rent/SF		Monthly Rent		Annual Rent

				30-92 (2nd FL 3BR/1BA)		M-M		FM		960				1440		$   28				$43.00		$3,400.00		$40,800.00

				30-92 (3rd FL 3BR/1BA)		M-M		FM		960				1440		$   31				$47.00		$3,750.00		$45,000.00

				TOTAL:						1,919				2880		$   30						$7,150.00		$85,800.00



				Commercial Revenue (Projected)

				Unit						Sq. Ft.				SF		Rent PSF		Rent PSF		Base Rent/SF		Monthly Rent		Annual Rent

				30-92 Retail						1,841				1440		$   96				$75.00		$11,506.25		$138,075.00

				30-90 Retail						1,507				1605		$   70				$75.00		$9,418.75		$113,025.00

				TOTAL:						3,348				ERROR:#REF!		ERROR:#REF!						$20,925.00		$251,100.00



																						TOTAL PROJECTED REVENUE		$336,900.00



				Available Retail for Lease

				Address		Type		Size		SF		Sq. Ft.		SF		Rent PSF		Rent PSF		Base Rent/SF

				30-78 Steinway St		Restaurant		Occupied		2,200				1440		$   - 0				$68.18

														ERROR:#REF!		ERROR:#REF!



				Retail Lease Comps

				Address		Type		Size		SF		Sq. Ft.		SF		Rent PSF		Rent PSF		Base Rent/SF

				30-13 Steinway St		Wireless		Occupied		810				1440		$   - 0				$77.00

				30-30 Steinway St		Dispensary		Occupied		6,750				1440		$   - 0				$71.00

				30-71 Steinway St		Laser Clinic		Occupied		2,000				1440		$   - 0				$60.00

				30-87 Steinway St		N/A New Building		Occupied		2,000				1440		$   - 0				$57.00

														ERROR:#REF!		ERROR:#REF!







Owner User 

				USER VALUE

				30-90/92 Steinway Street





				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

				30-90/92 Steinway Street





				PROJECTED REVENUE		 

				Residential Income										$85,800

				Commercial Income										$251,100

				Gross Annual Income										$336,900

				Vacancy/Credit Loss (3%)										-$10,107

				Effective Gross Income										$326,793



				EXPENSES (Estimated)				Metrics

				Property Taxes				$7.79		per sq. ft.				$41,033

				Insurance 				$1.71		per sq. ft.				$9,000

				Repairs & Maintenance				$0.50		per sq. ft.				$2,634

				Management				3.0%		of EGI				$9,804

				Total Expenses										$62,471



				PROJECTED NET OPERATING INCOME										$264,322



				Value =		Net Operating Income								$264,322

						Capitalization Rate								6.00%

										Value =				$4,405,370

						Less Downtime @ 6 Months Projected Rent =								-$125,550

				Less Retail Leasing Commissions @ 40% of 1st Year Rent =										-$100,440

										Adjusted Value =				$4,179,380

										Say =				$4,180,000

										PPSF =				$794



				(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								$264,322

						Capitalization Rate								7.50%

										Value =				$3,524,296

										Say =				$3,525,000





Owner User

				User Value

				30-90/92 Steinway Street



				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!		$4,179,380

								USER PREMIUM (%)		15%		15%

				Owner / User Premium						-		$626,907



				Investment Value						ERROR:#REF!		$4,179,380

				Owner / User Premium				+		-		$626,907

				OWNER / USER VALUE				=		-		$4,806,288



								SAY		-		$4,810,000

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























































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































Comps

				Comparable Sales Analysis

				30-90/92 Steinway Street





				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.



				Retail

				ADDRESS		DESCRIPTION		SALE DATE		PRICE		SF		Cap Rate		P.P.S.F

				31-55 Steinway St		25' wide one-story retail		08/08/25		$1,800,000		2,250				$800

				46-01 Broadway		24' wide one-story retail		10/25/24		$1,450,000		1,640				$884

				AVERAGE												$835		$842



				VALUE PER SQUARE FOOT ANALYSIS

				SUBJECT SF		x		Average PPSF				=				VALUE

				1,507		x		$835				=				$1,259,062

										SAY		=				$1,260,000

				Mixed-Use

				ADDRESS		DESCRIPTION		SALE DATE		PRICE		SF		Cap Rate		P.P.U.

				31-11 43rd St		Corner 3-story building, two apartments over retail		06/24/25		$1,500,000		1,998				$751

				33-05 Broadway		19.33' wide 3-story building, two apartments over retail 		08/21/25		$2,500,000		3,180				$786

				36-03 28th Ave		22' wide 2-story building, two apartments over retail		05/28/25		$2,250,000		3,042				$740

				42-20 34th Ave, Long Island City		Corner, 3-story building, two apartments over retail		05/28/25		$1,650,000		2,001				$825

				AVERAGE:												$773



				VALUE PER SQUARE FOOT ANALYSIS

				SUBJECT SF		x		Average PPSF				=				VALUE

				3,760		x		$773				=				$2,906,174

										SAY		=				$2,910,000



				COMBINED COMPARABLE VALUE												$4,170,000





























Air Rights Comps

				COMPARABLE SALES ANALYSIS (DEVELOPMENT)

				30-90/92 Steinway Street





				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

				30-90/92 Steinway Street





				INVESTMENT ANALYSIS		Value		$ / SF		Cap Rate

				Capitalization Rate Value 

				Capitalization Rate Value		$4,180,000		$794/sf		6.3%						5,267

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

																264322.22966



				OWNER / USER VALUE ANALYSIS

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

				Using Projections:		$4,810,000		ERROR:#REF!		ERROR:#REF!



				COMPARABLE SALES ANALYSIS

				Price Per Square Foot Value		$4,170,000		$792/sf

				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!		-

				Price Per Unit Value		ERROR:#REF!		ERROR:#REF!





				CONCLUDED VALUE

										ERROR:#REF!

						$4,180,000		$794/sf		6.3%





				SUGGESTED ASKING PRICE		$4,000,000		$759/sf		6.6%		ERROR:#DIV/0!
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BOV Overview

				Broker Opinion of Value Overview

				30-90/92 Steinway Street





				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 Photo & Tax Map

				30-90/92 Steinway Street













































Property Info

				Property Information

				30-90/92 Steinway Street





				Description

				The subject property is comprised of a single-story retail building and adjacent mixed-use building combining for 37.5' of frontage along Steinway Street in Astoria, NY. The properties combine for 5,267 total square feet, comprised of two ground retail units and two residential units above. 

				Address		30-90/92 Steinway Street

				Location		West side of Steinway Street between 30th & 31st Avenues

				Block / Lot		660

				Lots		85		185

				Lot Dimensions		16.53’ x 90.2’		21’ x 90.19’		approx.

				Lot Area (SF)		1,507		1,894		approx.



				BUILDING INFORMATION

				Stories		1

				Building Dimensions		16.53’ x 90.2’		21’ x 87.68’		approx.

				Building Sq. Ft.		1,507		3,760		approx.

				Total Building Sq. Ft.		5,267

				Building Classification		K1		S2

				Year Built		1930		1,928

				Residential FAR		3.0		3.0

				Facility FAR		3.0		3.0

				Buildable Sq. Ft.		4,521		5,682		approx.

				Assessment (25/26)		$169,882		$113,270

				Tax Rate		10.762%		20.085%

				Real Estate Taxes (25/26)		$18,283		$22,750

				Total Taxes (25/26)		$41,033







						10,203				4,936

						5877.3		7386.6

						13263.9				7,997





Revenue

				Rent Roll

				30-90/92 Steinway Street



				Residential Revenue

				Unit		LXP		Status		Sq. Ft.		Sq. Ft.		SF		Rent PSF		P.P.S.F.		Base Rent/SF		Monthly Rent		Annual Rent

				30-92 (2nd FL 3BR/1BA)		M-M		FM		960				1440		$   28				$43.00		$3,400.00		$40,800.00

				30-92 (3rd FL 3BR/1BA)		M-M		FM		960				1440		$   31				$47.00		$3,750.00		$45,000.00

				TOTAL:						1,919				2880		$   30						$7,150.00		$85,800.00



				Commercial Revenue (Projected)

				Unit						Sq. Ft.				SF		Rent PSF		Rent PSF		Base Rent/SF		Monthly Rent		Annual Rent

				30-92 Retail						1,841				1440		$   96				$75.00		$11,506.25		$138,075.00

				30-90 Retail						1,507				1605		$   70				$75.00		$9,418.75		$113,025.00

				TOTAL:						3,348				ERROR:#REF!		ERROR:#REF!						$20,925.00		$251,100.00



																						TOTAL PROJECTED REVENUE		$336,900.00



				Available Retail for Lease

				Address		Type		Size		SF		Sq. Ft.		SF		Rent PSF		Rent PSF		Base Rent/SF

				30-78 Steinway St		Restaurant		Occupied		2,200				1440		$   - 0				$68.18

														ERROR:#REF!		ERROR:#REF!



				Retail Lease Comps

				Address		Type		Size		SF		Sq. Ft.		SF		Rent PSF		Rent PSF		Base Rent/SF

				30-13 Steinway St		Wireless		Occupied		810				1440		$   - 0				$77.00

				30-30 Steinway St		Dispensary		Occupied		6,750				1440		$   - 0				$71.00

				30-71 Steinway St		Laser Clinic		Occupied		2,000				1440		$   - 0				$60.00

				30-87 Steinway St		N/A New Building		Occupied		2,000				1440		$   - 0				$57.00

														ERROR:#REF!		ERROR:#REF!







Owner User 

				USER VALUE

				30-90/92 Steinway Street





				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

				30-90/92 Steinway Street





				PROJECTED REVENUE		 

				Residential Income										$85,800

				Commercial Income										$251,100

				Gross Annual Income										$336,900

				Vacancy/Credit Loss (3%)										-$10,107

				Effective Gross Income										$326,793



				EXPENSES (Estimated)				Metrics

				Property Taxes				$7.79		per sq. ft.				$41,033				5,267

				Insurance 				$1.17		per sq. ft.				$6,167

				Repairs & Maintenance				$0.50		per sq. ft.				$2,634

				Management				3.0%		of EGI				$9,804

				Total Expenses										$59,637



				PROJECTED NET OPERATING INCOME										$267,156



				Value =		Net Operating Income								$267,156

						Capitalization Rate								6.00%

										Value =				$4,452,595

						Less Downtime @ 6 Months Projected Rent =								-$125,550

				Less Retail Leasing Commissions @ 40% of 1st Year Rent =										-$100,440

										Adjusted Value =				$4,226,605

										Say =				$4,230,000

										PPSF =				$803



				(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								$267,156

						Capitalization Rate								7.50%

										Value =				$3,562,076

										Say =				$3,565,000





Owner User

				User Value

				30-90/92 Steinway Street



				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!		$4,226,605

								USER PREMIUM (%)		15%		15%

				Owner / User Premium						-		$633,991



				Investment Value						ERROR:#REF!		$4,226,605

				Owner / User Premium				+		-		$633,991

				OWNER / USER VALUE				=		-		$4,860,596



								SAY		-		$4,865,000

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























































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































Comps

				Comparable Sales Analysis

				30-90/92 Steinway Street





				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.



				Retail

				ADDRESS		DESCRIPTION		SALE DATE		PRICE		SF		Cap Rate		P.P.S.F

				31-55 Steinway St		25' wide one-story retail		08/08/25		$1,800,000		2,250				$800

				46-01 Broadway		24' wide one-story retail		10/25/24		$1,450,000		1,640				$884

				AVERAGE												$835		$842



				VALUE PER SQUARE FOOT ANALYSIS

				SUBJECT SF		x		Average PPSF				=				VALUE

				1,507		x		$835				=				$1,259,062

										SAY		=				$1,260,000

				Mixed-Use

				ADDRESS		DESCRIPTION		SALE DATE		PRICE		SF		Cap Rate		P.P.U.

				31-11 43rd St		Corner 3-story building, two apartments over retail		06/24/25		$1,500,000		1,998				$751

				33-05 Broadway		19.33' wide 3-story building, two apartments over retail 		08/21/25		$2,500,000		3,180				$786

				36-03 28th Ave		22' wide 2-story building, two apartments over retail		05/28/25		$2,250,000		3,042				$740

				42-20 34th Ave, Long Island City		Corner, 3-story building, two apartments over retail		05/28/25		$1,650,000		2,001				$825

				AVERAGE:												$773



				VALUE PER SQUARE FOOT ANALYSIS

				SUBJECT SF		x		Average PPSF				=				VALUE

				3,760		x		$773				=				$2,906,174

										SAY		=				$2,910,000



				COMBINED COMPARABLE VALUE												$4,170,000





























Air Rights Comps

				COMPARABLE SALES ANALYSIS (DEVELOPMENT)

				30-90/92 Steinway Street





				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

				30-90/92 Steinway Street





				INVESTMENT ANALYSIS		Value		$ / SF		Cap Rate

				Capitalization Rate Value 

				Capitalization Rate Value		$4,230,000		$803/sf		6.3%						5,267

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

																267155.72966



				OWNER / USER VALUE ANALYSIS

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

				Using Projections:		$4,865,000		ERROR:#REF!		ERROR:#REF!



				COMPARABLE SALES ANALYSIS

				Price Per Square Foot Value		$4,170,000		$792/sf

				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!		-

				Price Per Unit Value		ERROR:#REF!		ERROR:#REF!





				CONCLUDED VALUE

										ERROR:#REF!

						$4,230,000		$803/sf		6.3%





				SUGGESTED ASKING PRICE		$4,000,000		$759/sf		6.7%		ERROR:#DIV/0!
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