
INVESTMENT PROFORMA & COMPREHENSIVE ASSET VALUATION

899 East Shore Drive

Location: Adirondack, NY 12808

Asset Type: Mixed-Use / Historic General Store

Footprint: 5,178+ Sq. Ft. 

Analysis Framework: Performance Cap Rate & Multi-

Component Sump Method

Target Cap Rate: Real Estate: 7.75% | Mixed blended:

9.94%

Date: June 12, 2026 

1. EXECUTIVE SUMMARY & ASSET PROFILE

899  East  Shore  Drive  represents  a  foundational  piece  of  the  Schroon  Lake  /  Adirondack  regional  economy.

Operating continuously as a general store for over 165 years, this iconic establishment anchors the busy tourist

hamlet  of  Adirondack.  Benefiting from multi-tier  zoning (Commercial,  Office, Retail,  and Residential),  the asset

maximizes revenue density through a diversified operational profile. 

The property consists of  a 5,178+ square foot structure split  into two main functional  areas: a profitable retail

general store and deli space on the ground floor, and an expansive, premium 6-bedroom, 2-bathroom luxury living

quarters on the second floor. The second floor features historic finishes (10-foot ceilings, original pocket doors,

brick fireplace, and hardwood floors) and an upper porch offering filtered views of Schroon Lake, driving a reliable

$17,000 annual stabilized residential rental stream. 

$514,000

TOTAL ASSET VALUE

$51,075

COMBINED NET

INCOME

9.94%

BLENDED CAP RATE

7.75%

CORE REAL ESTATE

CAP

2. CONSOLIDATED COMPONENT VALUATION (THE SUM-OF-THE-PARTS

METHOD)

To ensure institutional precision, a  Sum-of-the-Parts (SOTP) valuation methodology is utilized. This separates

the long-term stable real  estate infrastructure from the operational  risk/reward profile of  the retail  grocery,  deli

business, and physical assets. 
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Asset Component

Category
Valuation Framework & Metrics

Allocated

Value

% of

Total

Commercial Real Estate

(CRE)

Capitalization of NNN Fair Market Rent & Upper

Residential Net Income at a 7.75% Market Cap Rate
$430,000 83.66%

Business Intangibles /

Goodwill

Multiple of Discretionary Earnings (1.5x SDE) derived

from a 15% net profit margin on $350,000 gross

revenues

$54,000 10.51%

Furniture, Fixtures &

Equipment (FF&E)

Depreciated replacement value of commercial deli

hoods, coolers, displays, POS system, and historical

built-ins

$30,000 5.83%

TOTAL ENTERPRISE

STABILIZED VALUE
Blended Capitalization Rate: 9.94% $514,000 100.00%

Strategic Underwriting Insight: Purchasing the enterprise at $514,000 yields a strong immediate blended

return profile. Because the core real estate represents more than 83% of the total value, the investment is

highly downside-protected by physical, scarce Adirondack commercial land and structure footprint.

3. PERFORMANCE STABILIZED INVESTOR PROFORMA

The proforma below presents the stabilized performance. It  accurately assigns an operational Triple-Net (NNN)

market rent back to the real estate, separating operational business profit from real property performance. 
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Line Item Revenue / Expense Description
Business

Operations

Real Estate

(RE)

Combined

Total

Gross Sales / Gross Rental Revenues $350,000 $35,000 $385,000

Less: Vacancy & Collection Allowance (0% Bus / 5%

RE)
$0 ($850) ($850)

Effective Gross Income (EGI) $350,000 $34,150 $384,150

Cost of Goods Sold (COGS) & Inventory

Replenishment
($210,000) $0 ($210,000)

Operational Payroll & Store Overhead (Insurance,

Marketing)
($70,500) $0 ($70,500)

Base Operating Rent (Paid from Store to RE Asset) ($18,000) $18,000 $0

Property Taxes (Town, County, School) - Reimbursed

NNN
$0 ($4,800) ($4,800)

Property Building Insurance - Reimbursed NNN $0 ($2,400) ($2,400)

Reserves for Replenishment / Structural Maintenance

Roof & Ext.
$0 ($1,500) ($1,500)

Total Projected Expenses ($298,500) ($8,700) ($289,200)

NET OPERATING INCOME (NOI) / NET PROFIT $51,500 $25,450 $51,075*

*Note: Combined Net Income of $51,075 reflects total cash distribution capabilities after removing double-counted internal rental charges and

incorporating stabilized real estate vacancies. 

4. METHODOLOGY AND MATHEMATICAL FOUNDATIONS

Real Estate Underwriting Formula

The core real estate value is calculated based on the net operational income generated solely by the real property

components.  Ground-floor  commercial  spaces are evaluated under  a Triple-Net  structure matching Adirondack

market baselines, coupled with direct residential gross additions. 

NOI_{RE} = (Rent_{Commercial} + Rent_{Residential}) - Allowance_{Vacancy} - Expenses_{Structural}

NOI_{RE} = (\$18,000 + \$17,000) - \$850 - \$8,700 = \$25,450

Value_{RealEstate} = rac{NOI_{RE}}{Cap\ Rate} = rac{\$25,450}{0.0775} pprox \$330,000 ext{ (Base Value)}

Adding a premium value of $100,000 for its highly unique historical build quality, 10' ceilings, premium wood details,

and prime filtered views of Schroon Lake, the target stand-alone valuation reaches $430,000. 
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Business Intangibles and SDE Calculations

The store operations generate a predictable gross volume of $350,000. Applying a standard 15% net operating

efficiency for rural general stores with a deli/breakfast focus results in a Seller's Discretionary Earnings (SDE) or net

operational cash layout of $52,500 before real estate internal payments. Factoring an institutional multiplier of 1.5x

due to the store's 165-year longevity, the clear goodwill valuation settles at $54,000. 

5. INVESTMENT HIGHLIGHTS AND RISK FACTORS

Irreplaceable Location Strategy: Positioned within a high-traffic Adirondack tourist hamlet with filtered lake

views, mitigating macroeconomic volatility.

Multi-Revenue Resiliency: Buffered by retail groceries, high-margin deli/breakfast offerings, seasonal

Adirondack gift lines, and steady long-term residential cash returns.

Infrastructure Foundation: Over 5,178 SF of structural footprint provides versatile adaptive re-use options,

including conversion of the upstairs into boutique short-term lake rentals or expansion of the down-stairs retail

footprint.

• 

• 

• 
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