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The 
OFFERING

Lee & Associates is pleased to present 149-153 South 4th Avenue, Mount Vernon, NY 
10550 to the market. The featured property consists of 10,518 square feet of retail space, 
with multiple value-add opportunities available.

Zoned DB (Downtown Business), the site offers flexible development pathways to achieve 
the highest and best use. Located within an Economic Opportunity Zone, the property 
also qualifies for special tax incentives when improved.

Mount Vernon is undergoing significant revitalization, including new shopping centers, 
housing developments, and green spaces. The Department of Planning and Community 
Development is leading efforts to enhance the city’s physical, social, and economic 
landscape. Its Envision Mount Vernon initiative outlines a 10-year plan focused on inclusive 
growth and strengthening community identity.

This property offers the flexibility to add value through ground-up development or by 
upgrading the existing structure to attract new tenants.

Address 149-153 South 4th Avenue, Mount Vernon, NY 10550

Property Class Downtown Row Type (with Common Wall) (481)

Zoning Downtown Business (DB)

Section - Block - Lot 165.78 - 3110 - 26

Gross SF 10,518

Lot Acreage 0.13

Floors 1

R.E. Taxes $31,000

Asking Price: $1,520,000
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The 
RENT ROLL

The 
INCOME & EXPENSES

In-Place Projected

Tenant Unit Lease Exp. Total 
SF

Annual 
Base Rent

Monthly 
Base Rent PSF Annual 

Base Rent
Monthly 

Base Rent PSF

149A 1 - 1,358  $-    $-    $-    $33,958  $2,830  $25.00 

149B 2 - 1,358  $15,000  $1,250  $11.04  $33,958  $2,830  $25.00 

149C 3 - 1,358  $-    $-    $-    $33,958  $2,830  $25.00 

151C 4 - 1,820  $23,400  $1,950  $12.86  $45,500  $3,792  $25.00 

153A 5 - 1,540  $23,400  $1,950  $15.19  $38,500  $3,208  $25.00 

153B 6 - 1,540  $-    $-    $-    $38,500  $3,208  $25.00 

153C 7 - 1,540  $23,400  $1,950  $15.19  $38,500  $3,208  $25.00 

Total 10,515  $85,200  $7,100  $8.10  $262,875  $21,906  $25.00 

In-Place Projected

Units SF Annual PSF Annual PSF

Commercial 1 10,515  $85,200  $8.10  $262,875  $25.00 

Utilities Reimbursement  $-    $-   

RE Tax Reimbursement  $-    $-   

Total Rental Income 1 10,515  $85,200  $8.10 $262,875 $25.00

Operating Expenses Annual PSF  % of 
EGI Annual PSF  % of 

EGI 

Real Estate Taxes Actual  $31,000  $2.95 36.4%  $31,000  $2.95 11.8%

Insurance Actual  $10,000  $0.95 11.7%  $10,000  $0.95 3.8%

Repairs and Maintenance Projected  $1,704  $0.16 2.0%  $5,258  $0.50 2.0%

Utilities (Water) Actual  $880  $0.08 1.0%  $880  $0.08 0.3%

Management Projected  $2,556  $0.24 3.0%  $7,886  $0.75 3.0%

Total Expenses  $46,140  $4.39 54.2%  $55,024  $5.23 20.9%

Net Operating Income  $39,060  $207,851 
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The 
COMPARABLE

RETAIL LEASE COMPARABLES

Address Sign Date PSF SF Tenant/Notes

108 South 4th Avenue 4/28/23 $28.00 1,200
Brooklyn Nail Salon as tenant, modified gross lease, 
midblock retail

26 South 4th Avenue 2/10/25 $27.00 1,400 Midblock retail, modified gross lease

54 South 4th Avenue 10/20/22 $28.00 3,250 Reflects asking rent, Net Lease structure

Min $27 

Max $28 

Average $28

RETAIL LEASE COMPARABLES

Address Sign Date PSF SF Tenant/Notes

62 South 4th Avenue Active $25.00 2,500 Midblock retail space, modified gross asking rent

Min $25 

Max $25 

Average $25 
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The
MARKET OVERVIEW

Mount Vernon, New York, is a dynamic city in southern Westchester County, directly bordering the Bronx. With a population of 
approximately 73,893 as of the 2020 census, it stands as one of the most densely populated cities in the state.

The city’s economy is bolstered by sectors such as education, healthcare, and manufacturing. Major employers include the 
Mount Vernon City School District, Mount Vernon Hospital, and various manufacturing firms. Mount Vernon offers competitive 
tax incentives for businesses, including low corporate taxes and an Empire Zone designation in its southern industrial corridor.

Mount Vernon benefits from excellent transportation links, including Metro-North Railroad stations (Mount Vernon East and 
West) and proximity to major highways. The city’s downtown area is undergoing revitalization, with initiatives aimed at enhancing 
commercial spaces and public amenities.

With its strategic location adjacent to New York City, diverse population, and active real estate market, Mount Vernon presents 
promising opportunities for investors and developers. Ongoing urban development projects and favorable economic conditions 
further enhance its appeal as a hub for growth and investment.
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Zoning Overview
U.S. DEPARTMENT OF HOUSING AND 

URBAN DEVELOPMENT
An Opportunity Zone is generally an economically distressed community where new investments, under certain conditions, may 
be eligible for preferential tax treatment. Localities qualified as Opportunity Zones if they were nominated for that designation by 
the State or Territory and that nomination was certified by the U.S. Secretary of the Treasury via his delegation of that authority 
to the Internal Revenue Service. There are 8,764 Opportunity Zones in the United States, many of which have experienced a 
lack of investment for decades. 

The Opportunity Zone tax incentive will spur capital investment and economic development in low-income communities. First, 
investors can defer the taxation of certain prior gains invested in a Qualified Opportunity Fund (QOF) until the earlier of the 
date on which the investment in the QOF is sold or exchanged, or December 31, 2026. Second, if the QOF investment is held for 
at least 5 years, 10% of the gain that was originally deferred is eliminated completely. If the QOF investment is held for at least 
7 years, an additional 5% (15% total) of the original deferred gain is eliminated completely. Third, if the investor holds the QOF 
investment at least ten years, when the investor sells or exchanges the investment, the investor is eligible to eliminate the gain 
on the QOF investment from any increase in value of the QOF investment during the investor’s holding period.
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The information contained in this offering memorandum (“Offering Memorandum”) is proprietary and strictly confidential. This Offering Memorandum was 
prepared by and is the property of Lee & Associates NYC LLC (“L&A”) and has been reviewed by the owner (the “Owner”) of the Property. It is furnished solely 
for the purpose of review by a prospective purchaser of the Property and is not to be used for any other purposes or made available to any person without the 
express written consent of the Owner or L&A. By accepting this Offering Memorandum, the party in possession hereof agrees to return it to L&A immediately 
upon request of L&A or Owner. No portion of this Offering Memorandum may be copied or otherwise reproduced or disclosed to anyone without the prior 
written authorization of L&A and Owner. Each prospective purchaser and/or broker proceeds at his, her or its own risk.

You have the obligation to keep this Offering Memorandum, and any various papers, documents, legal instruments, studies, leases, brochures, computer output, 
and other materials concerning the Property (all of the aforementioned information is collectively referred to as “Evaluation Material”) confidential. Certain 
Evaluation Materials, including any leases, are described in summary form. The summaries do not purport to be complete nor accurate descriptions of the full 
agreements involved, nor do they constitute a legal analysis of such documents. 

The information in this Offering Memorandum has been compiled from sources deemed to be reliable and does not purport to be all-inclusive or to contain 
all of the information which a prospective purchaser may desire. Neither L&A nor the Owner makes any representation or warranty whatsoever regarding the 
accuracy, veracity, or completeness of the information provided herein and each of Owner and L&A (and their agents, advisors and representatives) expressly 
disclaim any and all liability for representations or warranties, express or implied, contained in this Offering Memorandum or the Evaluation Material or for 
omissions therefrom. 

Financial projections and information contained herein and in any Evaluation Material, shall not be relied upon, are provided for general reference purposes 
only, and are based on assumptions relating to (and subject to) the general economy, market conditions, competition, and other factors beyond control and, 
therefore, are subject to material change, volatility or variation. A prospective purchaser must make its own independent investigations, projections, and 
conclusions regarding the acquisition of the Property. This includes legal, tax, environmental, engineering and other as deemed necessary relative to a purchase 
of the Property. This Offering Memorandum does not constitute an offer to accept any investment proposal but is merely a solicitation of interest with respect 
to the investment described herein. This Offering Memorandum does not constitute an offer of securities.

The Owner expressly reserves the right, at its sole discretion, to reject any offer to purchase the Property or to terminate any negotiations with any party, at 
any time, with or without written notice. The Owner and L&A reserve the right to negotiate with one or more prospective purchasers at any time. This Offering 
Memorandum is subject to errors, omissions, changes or withdrawal without notice and does not constitute a recommendation, endorsement or advice as to 
the value of the Property by L&A. Only a fully executed real estate purchase and sale agreement, approved by the Owner, and executed and delivered to Owner 
and a prospective purchaser shall bind the Property. In no event shall a prospective purchaser have any claims against the Owner or L&A or any of their affiliates, 
officers, shareholders, owners, employees, or agents for any damages, liability, or causes of action relating to this solicitation process or the marketing or sale 
of the Property. 

The terms and conditions set forth above apply to this Offering Memorandum in its entirety.


