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EXECUTIVE SUMMARY

Located in a well-positioned commercial corridor of Middletown, 
24 Cherry Tree Farm Road offers a turnkey investment opportunity 
with immediate and stable income. The property is fully leased 
long-term to an established daycare operator, providing reliable 
cash flow and reduced vacancy risk for investors.

The building is well-suited for childcare operations, with functional 
interior space designed to accommodate classrooms, activity 
areas, administrative offices, and support facilities. The site offers 
ample outdoor space and parking, enhancing its suitability for 
daycare use and reinforcing tenant stability.

24 Cherry Tree Farm Road represents a strong, income-
producing commercial property backed by an essential-service 
tenant — an attractive addition to any investment portfolio seeking 
dependable performance in the Middletown market.

KE Y HIGHLIGHTS
Prime Commercial Location
Situated at 24 Cherry Tree Farm Road within a well-established 
commercial corridor serving surrounding residential 
neighborhoods.

Stable, Fully Occupied Asset
Fully occupied by an established daycare operator, providing 
immediate and stable cash flow with secured tenancy that 
offers predictable income and reduced vacancy risk.

Resilient Childcare Demand
Childcare use supports resilient demand driven by local families 
and workforce needs, benefiting from nearby residential density 
and continued growth in childcare services.

Functional Layout & Site Improvements
Interior layout designed for classrooms, activity areas, 
administrative offices, and support space, complemented 
by generous site improvements that enhance operational 
efficiency and long-term tenant stability.

$1,150,000 
PRICE

$72,578   
NOI

6.3%  
CAP
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PROPERT Y OVERVIEW

PROPERT Y FACTS

OPTION RENT SCHEDULE

Gross Leasable Area: 5,879 SF

Year Built:	1933 with multiple 
		  renovations over the years

Acreage:	6.38 (estimated 2 usable acres)

Number of Stories: 2

Tenants: 1 (100% occupied)

Use: Daycare Center

Parking Spaces: 27

Utilities/Systems:

	» Electricity: The site is served  
by public electricity

	» Sewer: Public

	» Water: City water

	» Natural Gas: Gas

	» Heating: Gas fired forced warm air

	» Cooling:  Central air conditioning

Zoning:	 The usable land area is in the R-O 
		  Residence and Office Zone

Residence Zone: Medium Density

LEASE DETAILS

Term:	New Seven (7) year lease  
		  to commence at closing

Type: Modified Gross + Utilities

Annual Increases: Fixed

TERM LEASE YEARS MONTHLY RENT 
Current Term Sale Date through Year 7  $8,000.00 
Renewal Term 2 Years 8 through 12  $8,500.00 
Renewal Term 3 Years 13 through 17  $9,000.00 
Renewal Term 4  Years 18 through 22  $9,500.00 
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PROPERT Y TA X MAP

24 Cherry Tree Farm Rd, Middletown NJ    File #1712028 

Residential & Commercial Real Estate Appraisers Software by Narrative1.com 30 

 
 

Site Plan/Tax Map/Survey 
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MARKET AERIAL

DEMOGRAPHICS 1 MILE 3 MILE 5 MILE 10 MIN. DRIVE	

2024 HOUSEHOLDS 3,165 21,906 43,529 36,773

2024 AVG HH INCOME $162,524 $151,049 $153,413 $150,269

2024 MEDIAN HH INCOME $139,471 $121,690 $122,640 $120,766
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TOTAL (PRESENT) GROSS INCOME $96,000.00 Brand new  7 Year lease term @ $8000.00 per month  
to commence from the Date of closing (7 years)

Tenant Reimbursement Insurance 
over Base year $3,261.72 

Insurance $6,962.83 Tenant Responsible for Base year reimbursement over 2018

HVAC repair $505.00 
Tenant Responsible: (i) gutter cleaning of the Property buildings; (ii) garbage removal on the Property; 
(iii) sewer use charges for the Property; (iv) snow removal on the Property; (v) lawn mowing on the 
Property; and (vi) landscaping of the Property. (vii) repair and replacement for any windows and doors. 
(viii) repairs up to $250.

Inspections $922.00 

Real Estate Taxes (2025) $14,454.00 

POTENTIAL GROSS INCOME

EXPENSES: $22,843.83

Management Fee - 4% gross income $3,840.00 

Total Expenses: $26,683.83 

NOI $72,577.89 

CAP Rate: 6.31% $1,150,000.00 



824 CHERRY TREE FARM RD, MIDDLETOWN NJ

INTERIOR PHOTOGRAPHY
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REGIONAL MAP

Located in Middletown, one of 
Monmouth County’s largest and 
most established municipalities, 
the property benefits from a strong 
economic environment supported 
by an affluent residential base and 
consistent consumer demand. The 
township offers a stable market for 
retail, office, medical, and service-
oriented businesses. 
 
Strategically positioned along the 
Garden State Parkway and NJ Transit 
rail lines, Middletown provides direct 
access to New York City and regional 
employment centers, supporting steady 
commuter traffic and demand for local 
services. 
 
High household incomes, a diverse local 
economy, and continued residential growth 
contribute to a reliable customer base, 
while established shopping centers and 
professional office clusters reinforce the 
area’s long-term commercial stability and 
investment appeal.
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FIRST FLOOR FLOORPL AN
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SECOND FLOOR FLOORPL AN



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 the here in referenced “Property”. This brochure was prepared by Legacy Commercial Realty, L.L.C. and has been reviewed by repre-
sentatives of the owners of the property (“Owner”). 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 LCR, L.L.C. or Owner and, therefore, are subject to material variation. Additional information and an opportunity to inspect the Property and plans 
will be made available to interested and qualified investors. Neither Owner, LCR, L.L.C. 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 commit-
ments 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 ter-
minate discussions with any person or entity at any time with or without notice. Owner shall have no legal commitment or obligation to any person or 
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 LCR, L.L.C. 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. LCR, L.L.C. 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 under-ground 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 LCR, L.L.C. 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 independent-
ly 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 LCR, L.L.C. 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. All zoning information, including but not limited to, use and buildable footage must be independently verified.
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