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EXECUTIVE SUMMARY

This 41,748 SF industrial investment opportunity at 1029 Lyell Avenue
offers a compelling blend of in-place income and future upside
through its partially leased occupancy. Situated on 3.39 acres, the
property features clear heights ranging from 14'3" to 21'4" and six drive-
in doors, providing flexibility for a variety of industrial, manufacturing,
warehousing, and service-oriented users. The multi-tenant
configuration allows investors to benefit from existing cash flow while
pursuing additional leasing opportunities to enhance value and
increase returns over time.

Strategically positioned along Rochester's Lyell Avenue industrial
corridor, the property offers excellent access to 1-490, 1-390, NY-31,
Downtown Rochester, and the greater Monroe County market. Its
central location provides convenient connectivity for workforce access,
regional distribution, and last-mile logistics operations throughout
Western New York.
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THE OFFERING

Building SF 41,748
Year Built 1900/1960
Lot Size (Acres) 3.39
Parcel ID 105.63-2-22
Zoning Type M-1
Clear Height 14'3"-21'4"
3 Drive Ins 6
Rochester
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INVESTMENT HIGHLIGHTS
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Prime Location & Accessibility: Positioned along Rochester's
established Lyell Avenue industrial corridor with immediate access to
1-490, 1-390, and the New York State Thruway, enabling efficient
regional and interstate connectivity.

Expansive Space: The 3.39-acre site offers a rare combination of
substantial building area and outdoor space, supporting vehicle
parking, equipment storage, and operational flexibility.

Strategic Features: Partially leased occupancy provides
immediate income while preserving upside through future
lease-up opportunities and potential rent growth.

Industrial Infrastructure: Featuring 41,748 SF with clear
heights ranging from 14'3" to 21'4" and six drive-in doors,
the property is well-equipped to accommodate a variety
of industrial, logistics, and service-oriented operations.

Zoning Advantage: Industrial zoning supports a
broad range of manufacturing, warehousing,
distribution, contractor, and service-related uses,
providing long-term flexibility for ownership and
leasing strategies.




SITE PLAN

11029 Lyell Ave
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FINANGIAL SUMMARY

In Place Year 1 Year 2 Year 3 Year 4 Year 5
GROSS REVENUE
BASE RENTAL REVENUE $76,627 $77,338 $78,885 $80,462 $82,072 $83,713
TAX & INS $14,567 $14,858 $15,155 $15,458 $15,768 $16,083
EFFECTIVE GROSS REVENUE $91,194 $92,196 $94,040 $95,920 $97,840 $99,796
OPERATING EXPENSES
PROPERTY TAX $21,541 $21,971 $22,411 $22,859 $23,316 $23,783
INSURANCE $15,447 $15,756 $16,071 $16,392 $16,720 $17,054
TOTAL OPERATING EXPENSES $36,988 $37,727 $38,482 $39,251 $40,036 $40,837
NET OPERATING INCOME $54,206 $54,469 $55,558 $56,669 $57,804 $58,959

www.ironhornenterprises.com



RENT ROLL

1029 LYELL AVE RENT ROLL

UNIT

TENANT NAME SQFT

Annual Rent

Annual Rent/SQFT Lease From Lease To
Space 1 Vacant 19,407
Space 2 Upstate Increte INC 7,933 $33,334 $4.17 07/01/2019 06/30/2029
Space 3 Vincent Guerra 14,408 $43,293 $4.24 04/01/2010 05/31/2027

TOTAL 41,748

$76,627




TENANT SUMMARY

UPSTATE

Upstate Increte INC Vincent Guerra

Upstate Increte, Inc. is a top decorative concrete Independent Industrial User
specialist serving Rochester and Upstate NY. We provide

stamped concrete, overlayments, restorations, epoxy

flooring, sealing, and landscape curbing for residential

and commercial clients. We also offer retail products,

equipment rentals, and professional training, delivering

durable, high-quality concrete solutions for every project.

LEASE OVERVIEW LEASE OVERVIEW

Lease Type Modified Gross Lease Type Modified Gross
Lease Commencement 07/01/2019 Lease Commencement 04/01/2010
Lease Expiration 6/30/2029 Lease Expiration 05/31/2027
Base Term Remaining 2+ years Base Term Remaining 1 year
Options None Options None
Rental Increase 2% Annually Rental Increase 2.5% Annually
Tenant Purchase Rights No Tenant Purchase Rights No

www.ironhornenterprises.com



ABOUT ROCHESTER, NY

Rochester, NY, offers a diverse commercial real estate market
with strong opportunities in industrial, office, and retail sectors.
Known for its industrial heritage, the city is ideal for
manufacturing, distribution, and logistics, thanks to its strategic
location and affordable property rates.

The office market is stable, with both traditional and adaptive
spaces, while retail faces challenges due to e-commerce trends.
Overall, Rochester provides a cost-effective environment with
long-term growth potential, particularly in industrial and tech-
related sectors.

POPULATION 1-MILE 3-MILE 5-MILE
2020 CENSUS 17,027 134,168 309,718
2024 POPULATION 16,052 132,368 302,771
2029 PROJECTION 15,677 130,477 297,895
HOUSEHOLD 1-MILE 3-MILE 5-MILE
2020 CENSUS 6,401 56,415 135,382
2024 HOUSEHOLDS 6,017 55,988 132,482
2029 PROJECTION 5,869 55,227 130,308
INCOME 1-MILE 3-MILE 5-MILE
AVG HOUSEHOLD INCOME  $40,783 $56,800 $66,898
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1029 LYELL AVE | ROGHESTER, NY 14606

OFFERING MEMORANDUM
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CONFIDENTIALITY AGREEMENT & DISCLAIMER

CONFIDENTIALITY STATEMENT The information contained in the following offering memorandum is proprietary and strictly confidential to IRONHORN ENTERPRISES and its related entities. It is intended to be reviewed only by
the intended recipient from IRONHORN ENTERPRISES and it should not be made available to any other person or entity without the explicit written consent of IRONHORN ENTERPRISES. By taking possession of and reviewing the
information contained herein, the recipient agrees to hold and treat all such information in the strictest confidence. The recipient further agrees that the recipient will not photocopy or duplicate any part of the offering
memorandum. This offering memorandum has been prepared to provide summary, unverified financial and physical information to prospective purchasers in order to establish a preliminary level of interest in the subject
property. The information contained herein is not intended as a substitute for due diligence by the recipient or any interested party in the subject property. IRONHORN ENTERPRISES has not made any investigation, makes no
warranty or representation with respect to the income and expenses for the subject property, the future projected financial performance of the property, the size and square footage of the property, capital improvements, the
presence or absence of contaminating substances, PCBs or asbestos, the compliance with local, state and federal regulations, the physical condition of the improvements thereon, the financial condition or business prospects of
any tenant, or any tenant’s plans or intentions to continue its occupancy of the subject property. The information contained in this offering memorandum has been obtained from sources that are believed to be reliable; however,
IRONHORN ENTERPRISES has not verified, and will not verify nor has any duty to verify for the recipient, any of the information contained herein, nor has IRONHORN ENTERPRISES conducted any investigation regarding these
matters and makes no warranty or representation whatsoever regarding the accuracy or completeness of the information provided. All potential buyers must take appropriate measures to verify all of the information set forth
herein. Prospective buyers shall be responsible for their costs and expenses of investigating the subject property. Prospective buyers shall not use any of the information contained within the offering memorandum to contact any
tenant unless given express permission from IRONHORN ENTERPRISES. PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONTACT THE IRONHORN ENTERPRISES LISTED AGENT FOR MORE INFORMATION.
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	THE OFFERING
	Building SF
	41,748
	Year Built
	1900/1960
	Lot Size (Acres)
	Parcel ID
	105.63-2-22
	Zoning Type
	M-1
	Clear Height
	14'3"-21'4"
	Drive Ins
	This 41,748 SF industrial investment opportunity at 1029 Lyell Avenue offers a compelling blend of in-place income and future upside through its partially leased occupancy. Situated on 3.39 acres, the property features clear heights ranging from 14'3" to 21'4" and six drive-in doors, providing flexibility for a variety of industrial, manufacturing, warehousing, and service-oriented users. The multi-tenant configuration allows investors to benefit from existing cash flow while pursuing additional leasing opportunities to enhance value and increase returns over time.
	Strategically positioned along Rochester's Lyell Avenue industrial corridor, the property offers excellent access to I-490, I-390, NY-31, Downtown Rochester, and the greater Monroe County market. Its central location provides convenient connectivity for workforce access, regional distribution, and last-mile logistics operations throughout Western New York.
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	Year 3
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	BASE RENTAL REVENUE
	$76,627
	$77,338
	$78,885
	$80,462
	$82,072
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	TAX & INS
	$14,567
	$14,858
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	$15,756
	$16,071
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	$16,720
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	TOTAL OPERATING EXPENSES
	$36,988
	$37,727
	$38,482
	$39,251
	$40,036
	$40,837

	NET OPERATING INCOME
	$54,206
	$54,469
	$55,558
	$56,669
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	RENT ROLL
	1029 LYELL AVE RENT ROLL
	UNIT
	TENANT NAME
	SQFT

	TOTAL
	41,748
	$76,627

	Vincent Guerra
	Independent Industrial User
	LEASE OVERVIEW
	Modified Gross
	Lease Type
	Lease Commencement
	04/01/2010
	Lease Expiration
	05/31/2027
	Base Term Remaining
	1 year
	Options
	None
	Rental Increase
	2.5% Annually

	Tenant Purchase Rights
	No




	TENANT SUMMARY
	Upstate Increte INC
	Upstate Increte, Inc. is a top decorative concrete specialist serving Rochester and Upstate NY. We provide stamped concrete, overlayments, restorations, epoxy flooring, sealing, and landscape curbing for residential and commercial clients. We also offer retail products, equipment rentals, and professional training, delivering durable, high-quality concrete solutions for every project.
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	Lease Commencement
	07/01/2019
	Lease Expiration
	6/30/2029
	Base Term Remaining
	2+ years
	Options
	None
	Rental Increase
	2% Annually
	Tenant Purchase Rights
	No
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	Rochester, NY, offers a diverse commercial real estate market with strong opportunities in industrial, office, and retail sectors. Known for its industrial heritage, the city is ideal for manufacturing, distribution, and logistics, thanks to its strategic location and affordable property rates.
	The office market is stable, with both traditional and adaptive spaces, while retail faces challenges due to e-commerce trends. Overall, Rochester provides a cost-effective environment with long-term growth potential, particularly in industrial and tech-related sectors.
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