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CONFIDENTIALITY & CONDITIONS

This is a confidential brochure intended solely for your limited use 
and benefit in determining whether you desire to express any further 
interest in the purchase of 575 Nesconset Highway, Hauppauge, 
NY 11788(the “Property”).

This brochure was prepared by Massey Knakal Realty Services, 
(“Massey Knakal”) and has been reviewed by representatives of 
Ownership. It contains selected information pertaining to the 
Property and does not purport to be all-inclusive or to contain all of 
the information which prospective purchasers may desire. It should 
be noted that all financial projections are provided for general
reference purposes only in that they are based on assumptions 
relating to the general economy, competition, and other factors 
beyond the control of Massey Knakal or Owner and, therefore, are
subject to material variation. Additional information and an 
opportunity to inspect the Property will be made available to 
interested and qualified investors. Neither Owner, Massey Knakal
nor any of their respective officers nor employees, have made any 
representation or warranty, expressed or implied, as to the accuracy 
or completeness of this brochure or any of its contents, and no legal 
commitments or obligations shall arise by reason of this brochure or 
any of its contents.  All square footage measurements must be 
independently verified.

Owner expressly reserves the right, at its sole discretion, to reject 
any or all expressions of interest or offers to purchase the Property 
and/or to terminate discussions with any entity at any time with or 
without notice. Owner shall have no legal commitment or obligation 
to any entity reviewing this brochure or making an offer to purchase 
the Property unless and until a written agreement satisfactory to 
Owner has been fully executed, delivered, and approved by Owner 
and any conditions to Owner obligations thereunder have been 
satisfied or waived.

By receipt of this brochure, you agree that this brochure and its 
contents are of a confidential nature, that you hold and treat it in the 
strictest confidence, and that you will not disclose this brochure or 
any of its contents to any other entity without the prior written 
authorization of Owner nor will you use this brochure or any of its 
contents in any fashion or manner detrimental to the interest of
Owner or Massey Knakal.

It is essential that all parties to real estate transactions be aware of 
the health, liability and economic impact of environmental factors on 
real estate. Massey Knakal does not conduct investigations or 
analysis of environmental matters and, accordingly, urges its clients 
to retain qualified environmental professionals to determine whether 
hazardous or toxic wastes or substances (such as asbestos, PCB’s 
and other contaminants or petrochemical products stored in 
underground tanks) or other undesirable materials or conditions,

are present at the Property and, if so, whether any health danger or 
other liability exists. Such substances may have been used in the 
construction or operation of buildings or may be present as a result 
of previous activities at the Property.

Various laws and regulations have been enacted at the federal, 
state and local levels dealing with the use, storage, handling, 
removal, transport and disposal of toxic or hazardous wastes and
substances. Depending upon past, current and proposed uses of 
the Property, it may be prudent to retain an environmental expert to 
conduct a site investigation and/or building inspection. If such
substances exist or are contemplated to be used at the Property,
special governmental approvals or permits may be required. In 
addition, the cost of removal and disposal of such materials may be 
substantial. Consequently, legal counsel and technical experts 
should be consulted where these substances are or may be 
present.

While this brochure contains physical description information, there 
are no references to condition.  Neither Owner nor Massey Knakal
make any representation as to the physical condition of the 
Property.  Prospective purchasers should conduct their own 
independent engineering report to verify property condition.

In this brochure, certain documents, including leases and other 
materials, are described in summary form. The summaries do not 
purport to be complete nor, necessarily, accurate descriptions of 
the full agreements involved, nor do they purport to constitute a 
legal analysis of the provisions of the documents. Interested parties 
are expected to review independently all relevant documents.

The terms and conditions stated in this section will relate to all of 
the sections of the brochure as if stated independently therein. If, 
after reviewing this brochure, you have no further interest in 
purchasing the Property at this time, kindly return this brochure to 
Massey Knakal at your earliest possible convenience. 
Photocopying or other duplication is not authorized. This brochure 
shall not be deemed an indication of the state of affairs of Owner, 
nor constitute an indication that there has been no change in the 
business or affairs of Owner since the date of preparation of this 
brochure.

Zoning is a critical factor in the value of this property.  All zoning 
information must be independently verified.
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THE MASSEY KNAKAL ADVANTAGE FOR 
BUYERS

Best Inventory
On average, Massey Knakal exclusively lists 600+ 
properties at any given time – the largest inventory of 
properties in the New York City metropolitan area.  More 
buyers and sellers choose to work with Massey Knakal 
than any other firm for any size or type of property 
transaction.

Best Territory Knowledge
The Massey Knakal Territory System™ assigns only one 
sales agent to represent property in a given area, making 
these agents superior real estate experts for their 
territory.  The benefit to you is that our agents can assist 
you with making a more profitable buying decision.  You 
can be confident that a purchase made through Massey 
Knakal will be the right decision for your needs.

Best Opportunity
Massey Knakal treats all buyers fairly, which means that 
you will always have an equal opportunity to purchase a 
property. Since Massey Knakal only handles exclusive 
listings, you will be able to get accurate property 
information and up-to-the-minute status reports on the 
availability of all our properties. The benefit to you is that 
you will not waste valuable time tracking properties that 
have already been sold. Additionally, throughout the 
purchasing process, you will always be treated with 
respect and professionalism by our sales agents. 

Massey Knakal:  We Know The Market.  Know Us.™
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EXECUTIVE SUMMARY

Introduction

Massey Knakal Realty Services (“MKRS”) has been retained on an exclusive basis by 
ownership to arrange the sale of the owner’s leasehold interest in the Pine Grove 
Shopping Center, Hauppauge, Suffolk County, New York. Pine Grove Shopping Center 
is a 53,040 square foot one-story neighborhood retail shopping center on +/- 6.33 
acres. The center is anchored by King Kullen Supermarket (currently subleased to 
Guinta Meat Farms), Chase Bank, H & R Block, as well as numerous local tenants.

Key Considerations

Superior Location
The Pine Grove Shopping Center is well-positioned at the very busy signalized 
intersection of Route 347 (Nesconset Highway) and Mount Pleasant Road in 
Hauppauge, Suffolk County, New York. NYS Route 347 is a primary four lane 
commercial highway providing access to the area’s major roadways. New York State 
Department of Transportation states that 57,174 vehicles per day pass the shopping 
center on Route 347.

Strong Demographics
Hauppauge is located in north central Suffolk County and is considered to be an 
established upper middle income area. The enclosed demographics indicate a five-mile 
radius population of 224,278 people with a median family income of $97,553.

The Long Island MSA boasts an average Household Effective Buying Income (“EBI”) of 
$71,457 which is 45% greater than the U.S. average EBI of $49,218.

Stable Offering 
Pine Grove is a Guinta Meat Farms anchored neighborhood shopping center offering 
patrons an excellent mix of community service-oriented tenants, the majority of which 
have been in occupancy for many years.
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EXECUTIVE SUMMARY cont.

Value Added Opportunity

The Pine Grove Shopping Center is operating with a significantly below-market average 
net rent of $9.43 psf. Investors should consider several avenues of potential revenue 
enhancement including:

Below market supermarket anchor – The Guinta Meat Farms lease has a base rent of 
$3.27 psf. Based upon comparables, the market rate for the space is estimated to be 
$10 PSF NNN, providing a projected increase of $306,000 to the net operating income 
upon recapture of the 30,553 square feet of space.

Potential pad site/expansion development – It has been suggested that there may be 
additional development potential at the center as the west end of the site provides more 
than ample parking. Investors should anticipate that expansion of the center would 
require a variance and are hereby made aware that the property will only be sold on an 
“as is” basis.

T-Mobile will commence installation of multi-carrier cell tower.  This will present the 
investor with an opportunity to add five additional carriers. Projected net operating 
increase with five additional carriers is estimated to be $102,000.

Ground Lease 

$150,874 Final Expiration 4/2072. Current term expiration 4/30/2024 plus one 25 year 
option and one 23 year option (see enclosed information for additional details).

Existing Financing

The purchaser must assume the existing first mortgage and pay all required lender 
costs associated with the assumption of the mortgage. $4,000,000 first mortgage 
originated in April 2005, at 5.79% interest, 10 year term, 30 year schedule, estimated 
balance as of August 2008 $3,839,337. Annual debt service is $281,326.



 

 

 

 

Location Overview 
 
Location The Pine Grove Shopping Center is situated on the south side of Nesconset 

Highway (Route 347), on the west side of Mount Pleasant Road in Nesconset, 
Suffolk County, New York. 
 

Parcel Number Section: 161, Block: 1, Lot: 1.2 & Section: 158, Block: 3, Lots: 1.1 & 2.0 
 

Land Area 6.330 +/- acre (275,735 square feet) 
 

Shape & Frontage The site consists of an irregularly shaped parcel with ample frontage on both 
Route 347 and Mount Pleasant Road. 
 

Topography & Drainage The site is generally level at street grade. 
Access Access to the site is available from curb cuts along Route 347 as well as 

Mount Pleasant Road. 
 

Street 
Improvements 

Route 454 has a macadam surface and is considered a main roadway in the 
area. Included at the access points of the site are concrete curbs 
 

Foundation Poured in-place reinforced concrete 
 

Frame Structural steel frame 
 

Floor Construction Poured in-place reinforced concrete slab 
 

Exterior Walls Masonry veneer with ornamental trim. Windows are thermo-insulate oublepane 
aluminum-frame fixed storefront type windows. 
 

Roof Cover The main roof is flat and has a built-up covering. There is no crushed stone 
ballast. The building has front a canopy with a shingled gambrel roof. 
 

Interior Retail Finishes include linoleum/ceramic tile floors, painted sheet rock walls, and open 
and drop acoustic tiled ceilings. Lighting is provided by recessed fluorescent 
lighting panels. 
 

Loading Doors The in-line stores have solid metal rear doors at grade  
 

Heating The building’s heat is forced hot air and supplied via a roof mounted HVAC 
package units. Domestic hot water is provided by separate electric hot water 
heaters 
 

Electrical The electrical system is assumed to be in good working order and adequate for 
the building. 
 

Fire Protection The building is fully sprinklered 

Life Safety & Security Each of the tenants are responsible for their own security systems 
 

Plumbing PVC/galvanized outflow and copper in-flow pipes 
 



  
  

 

 

 
 

 
 

Investment Information
     
Pine Grove Shopping Center   575 Nesconset Highway, Hauppauge, NY
Listing Price  $ 6,675,000.00   Building S.F.              53,040 
Current CAP                                           8.83%       Percent Occupied                      95.43%
Price Per S.F.  $          125.84   Land S.F.                               6.3 Acres  
   Parking    +/- 423 vehicles
     
Annualized Operating Data        
Scheduled Income     $     753,749.42  
Recapture / Taxes     $     176,670.00  
Recapture / CAM     $       82,052.81  
Recapture / Admin     $       10,692.51  
Gross Operating Income     $   1,023,164.74
Less Expenses     $     433,724.47  
Net Operating Income     $   589,440.27 
     
     
Annualized Expenses        
Taxes     $     176,670.00 
CAM     $     106,180.47 

Insurance    $           41,183.47   
Management Fee    $           15,000.00  
Vacancy Loss    $           15,000.00  
Repairs Maintenance    $             7,704.00   
Snow Removal    $             8,000.00   
Sweeping    $             8,126.00   
Utilities    $             4,799.00   
Landscaping    $             6,368.00   

Ground Lease     $     150,874.00  
Total Expenses     $  433,724.47  

 
 
 



  
  

 

 

 

 

 
 
 

Debt Service Information 
   
Debt Service Basic Information    
Origination Date  Apr-05 
Term  10 yr. 
Amortization  30 yr. 
Maturity Date  Apr-15 
Original Principal Amount   $   4,000,000.00  
   
   
Debt Service Information    
Current Principal Balance (as of 7/2009)  $   3,700,435.00  
Interest Rate  5.79% 
Annual Principal Payment   $       59,038.32  
Annual Interest Payment   $     222,288.00  
Total Annual Principal & Interest   $  281,326.32  
   
   
Cash On Cash    
Purchase Price   $   6,675,000.00  
Total Cash Investment   $   2,974,565.00  
Net Operating Income   $     589,440.27  
Net Income - Less Annual Principal & Interest   $     308,440.27
Cash On Cash                          10.36% 
   
   
   
   

 
 
 



   
   
 

 

Rent Roll Summary 
         
Space 

Number 
Tenant Name Start 

Date 
End 
Date 

S.F. Annual Rent 
S.F. 

Annual Rent % of Total Escallations / Options / Comments 

1 Bar Jun-97 Aug-17      
4,703  

 $          30.00  $   141,090.00 8.87% NNN 
Next Increase on 9/2012 by 10% 

2 Guinta Meat Farm Jun-72 Mar-19    30,553     $          3.27       $     99,976.80          57.60% NN - Pays for Taxes and Fixed CAM 
One remaining 10 year option 

3 Pizzeria Dec-07 Feb-17      
1,450  

 $          33.36  $     48,377.04    2.73%    NNN 
Rent Increases on 4-2011 by 3% 

4 Vacant Oct-05 Nov-15      
1,600  

 $          30.00  $     48,000.00 3.02% NNN 

5 Inn Nails Spa Jan-07 Jan-17      
1,280  

 $          31.30  $     40,059.37 2.41% NNN 
Rent Increases on 2-2011 by 3% 

6 Stationary Store Jun-94 May-09      
1,680  

 $          21.78  $     36,586.20 3.17% NNN 

7 Just Dance Jun-01 Jul-17      
1,500  

 $          28.12  $     43,869.72 2.83%  NNN 
  

8 Bobby Dee's Unisex 
Salon 

Feb-92  May-17         
 949  

 $          30.00     $     28,718.64          2.79% NNN 
Rent Increases on 6-2011 by 3% 

9    Vacant                 Nov-05      Apr-15         
 825  

 $          30.00      $     24,750.00          1.56% NNN 

10 Cleaners Jan-09  Dec-13      
1,000  

 $          20.30  $     20,295.24 1.89% NNN 
Rent increases on 1-2011 by 3% 

11 China Garden Aug-99 Jul-12      
1,480  

 $          27.26  $     41,965.44           2.79%   NNN 
Rent Increases on 8-2011 by 3% 

12 DJM Spirits Jan-04 Dec-13      
2,000  

 $          27.29  $     54,578.94 3.77% NNN 
Rent Increases on 1-2011 by 3% 

13 F&M Printing Nov-95 Oct-15         
980                                                                                  Rent Increases on 11-2011 by 3%            

 $          28.78  $     28,201.99 1.85% NNN 

14 JP Morgan Chase Apr-99 Apr-14      
3,040  

 $          32.00  $     97,280.04 5.73% NNN 

15           -      

17              -     

   Total
  
53,040   $          14.21      $ 753,749.43      100.00%  

 



  
  

 

Ground Lease Information 
 

Tenant PRS Hauppauge Corp. 
 

Date Signed 1/1/72 
 

Amended 5/30/88, 12/15/72, 7/26/72, 1/8/73 
 

Final Expiration April 2072 
 

Extension Options One 25 year option 
 

Remaining One 23 year option 
 

Expiration Date 4/30/24 
 

Next Exercise Date 12 months prior to expiration exercisable at sole option of 
tenant 
 

Base Rent Current Term: $150,874 
 
Remaining extension terms – 10% of value of demised 
land (exclusive of building and improvements) 
determined by arbitration (tenant and landlord entitled to 
one arbitrator each – in the even two arbitrators unable 
to agree, third arbitrator shall be appointed by first two; 
in the event cannot agree upon third arbitrator, third 
arbitrator will be appointed by then presiding justice of 
appellate division of second department). 
 

Insurance Sect. 17 – Tenant shall maintain commercial general 
liability insurance in an amount not less than $3,000,000 
for bodily injury or death to one person, $1,000,000 
accident and $100,000 for property damage; boiler 
insurance in an amount not less than $250,000; all 
available extended coverage (all risk) insurance at not 
less than 90% replacement value; boiler insurance, war 
risk insurance, and rent insurance for a minimum of one 
year. 

Casualty Tenant has no right to terminate in the event of casualty 
 Disposition of casualty/condemnation proceeds is being 

addressed in ground lease estoppel being delivered to 
lender at closing. 
 

Taxes, Assessments, etc Tenant shall pay all taxes, assessments, utilities 

Assignment and Subletting Tenant may assign without landlord’s consent, provided 
(i) assignment shall cover all of tenant’s leasehold 
interest in this lease, (b) duplicate original of assignment 
delivered to landlord prior to the effective date of 
assignment, (iii) lease is in full force and effect without 
any default, and (iv) tenant shall not be released of any 
obligations of tenant under this lease. 



  

  

 

 

 
 

 



  

  

 

 

 

 

 



  

  

 

 



 
 

 

 

 

 

 



 
 

 

 

 

 

 

Demographic Profile 
Compared to the national averages, the Nassau-Suffolk PMSA is composed of an older, significantly wealthier, as well 
as better-educated, population. Many professionals work in NYC and live in Long Island, which is one factor that has 
led to the development of many affluent communities in Nassau County, particularly the North Shore. 
 
The metro area’s median age of 38.3 years is significantly older than that of the U.S. overall and that of the nation’s 
top 100 largest metropolitan areas (Top 100). A substantial 49.7 percent of Long Island’s households earn $75,000 
or more per year, compared to 32.1 percent for the Top 100 and 27.4 percent for the U.S. overall. Long Island’s 
average income of $95,400 is 26 percent greater than that of the Top 100. Similarly, the Long Island population’s 
educational attainment is above both the Top 100 and national averages. The metro area’s share of population with 
a bachelor’s degree or higher is 31.2 percent compared to 28.1 percent for the Top 100 and 24.6 percent for the 
nation. 
 
Population 
As a mature and established residential area, Long Island significantly lagged the Top 100 rate of population growth 
from 1993 to 2003. With a current population of just over 2.8 million, the metro area grew at an average annual 
growth rate of 0.6 percent between 1993 and 2003, well below the Top 100’s 1.3 percent average annual growth 
rate. 
 
Households 
Household formations in the Nassau-Suffolk PMSA also grew at a slower pace than the Top 100 average. Between 
1993 and 2003, after picking up its pace especially in 1999 and 2000, the number of households grew at an average 
annual rate of only 0.8 percent, compared to 1.4 percent for the Top 100. Suffolk County led household growth in 
Long Island with an average annual growth of 1.2 percent, in contrast to only 0.4 percent in densely populated 
Nassau County. Looking forward through 2008, Long Island’s rate of household formations is expected to average a 
slightly slower growth of 0.5 percent annually, well below the 1.4 percent average annual rate forecast for the Top 
100. Breaking down the two counties, Nassau’s number of households is 0.8 percent. 
 
Income 
Long Island’s estimated 2003 median household income of $74,600 annually, a significant 30 percent higher than the 
Top 100 median of $52,000, is one of the highest in the nation. Since 1993, however, Long Island’s 3.4 percent 
average annual growth in median household income lagged the Top 100 average annual growth of 3.6 percent. The 
metro area’s median household income growth rate is projected to decrease to an annual average of 2.5 percent 
through 2008, which will trail the Top 100 average of 2.8 percent. Long Island’s highest income concentrations are 
located primarily along Nassau County’s North Shore, north of Interstate-495 (the Long Island Expressway), and on 
Nassau County’s South Shore in communities such as Hewlett and Woodmere. According to Worth magazine, 11 of 
the nation's 30 most expensive communities are in Nassau County, all of which except Hewlett are located on the 
North Shore. Smaller concentrations of high-income neighborhoods are located in Suffolk County in Stony Brook and 
near the Nassau County border. The unemployment rate for Nassau-Suffolk averaged 4.3 percent during 2002, well 
below the Top 100 average unemployment rate of 5.6 percent. Consistent with national trends, the national 
recession has caused an increase in the metro area unemployment rate, which, on average, is up from a low of 2.9 
percent in 2000, and should begin to retreat. Long Island’s largest employers are predominantly in the Services 
sector, particularly within health services. Three Fortune 500 (2002 list) corporations are headquartered here as well, 
including Computer Associates International and Arrow Electronics located in Suffolk County, and Cablevision 
Systems located within Nassau County. 
 

 

 



  

  

 

 

 

 



  

  

 

 

 



  

  

 

 

 



  

  

 

 

 



  

  

 

 

 




