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460 Bedford Road  -  PLEASANTVILLE, NEW YORK 10570

Financia l  Overv iew

PRICE $2,171,429 

CAP RATE 7.00%

NOI $152,000 

PRICE PER SQUARE FOOT $144.76 

RENT PER SQUARE FOOT $10.13 

YEAR BUILT 1968/2015

APPROXIMATE LOT SIZE 0.33 Acres

GROSS LEASEABLE AREA 15,000

TYPE OF OWNERSHIP
Fee Simple (Building Parcel) + 
Leasehold (Parking Lot Parcel)

LEASE GUARANTOR Corporate Guaranty

LEASE TYPE Double-Net (NN)

ROOF AND STRUCTURE Landlord Responsible 

LEASE COMMENCEMENT DATE 7/1/1998

RENT COMMENCEMENT DATE 8/1/2017

LEASE EXPIRATION DATE 7/31/2027

LEASE TERM 10 Years

TERM REMAINING 10 Years

INCREASES 1.5% Annually

OPTIONS TO RENEW None

FIRST RIGHT OF REFUSAL Yes
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This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or implied, as to the accuracy of the information. References to square footage or age are approximate. 
Buyer must verify the information and bears all risk for any inaccuracies. Marcus & Millichap is a trademark of © 2017 Marcus & Millichap. Activity ID: Y0332285 2



460 Bedford Road  -  PLEASANTVILLE, NEW YORK 10570

Cash F low Summary

LEASE YEAR 2017-2018 2018-2019 2019-2020 2020-2021 2021-2022 2022-2023 2023-2024 2024-2025 2025-2026 2026-2027

TUTOR TIME RENT

Base Rent $152,000 $154,280 $156,594 $158,943 $161,327 $163,747 $166,203 $168,696 $171,227 $173,795

Parking Lot  Rent $100,000 $103,000 $106,090 $109,273 $112,551 $115,927 $119,405 $122,987 $126,677 $130,477

Total  Rent* $252,000 $257,280 $262,684 $268,216 $273,878 $279,675 $285,609 $291,684 $297,904 $304,273

EXPENSES

Ground Rent $100,000 $103,000 $106,090 $109,273 $112,551 $115,927 $119,405 $122,987 $126,677 $130,477

Net  Operat ing Income $152,000 $154,280 $156,594 $158,943 $161,327 $163,747 $166,203 $168,696 $171,227 $173,795

Cap Rate 7.00% 7.11% 7.21% 7.32% 7.43% 7.54% 7.65% 7.77% 7.89% 8.00%

*Total Rent paid by Tutor Time to Landlord for Year 1 is $252,000. The offering includes the leasehold interest in the parking lot. Ground Rent due under the leasehold 
interest is a complete pass-through and 100% covered by Tutor Time’s Parking Lot Rent. The Ground Lease for the parking lot runs coterminus with Tutor Time’s lease. Base 
Rent increases 1.5% annual ly. Parking Lot Rent Increases 3% Annual ly. 			 

*GROUND 
LEASE
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460 Bedford Road  -  PLEASANTVILLE, NEW YORK 10570

Investment Overv iew

•	Tutor Time Learning Center in Pleasantville | High Barriers to Entry, Westchester County | 30 
Miles North of Manhattan

•	Tenant Signed 10-Year Double-Net (NN) Lease Extension in August 2017 | Minimal Landlord 
Responsibilities | 18-Year Operating History

•	Corporate Guaranty | Wholly Owned Subsidiary of Learning Care Group Incorporated (Inc) | 900 
Locations in the United States

•	Hedge Against Inflation | 1.5 Percent Annual Rent Bumps 

•	Significant Capital Improvements | New Roof Installed in 2015 | Tenant Contributed to Cost 

•	Signalized, Hard Corner Location at Intersection of Bedford Road and Marble Avenue | More 
Than 14,000 Vehicles Per Day (VPD)

•	“Very Walkable” With Strategic Access to Transit | Redfin Walk Score: 89 | Adjacent from 
Pleasantville Train Station | Metro-North Harlem Line Sees More than 43,000 Daily Riders

•	Affluent Demographics | Average Household Income (AHHI) Within One Mile is More Than 
$160,000 | More Than 103,000 Residents within Five Miles 

•	Local Development | Multi-Residential Project Encompassing 80 Luxury Townhomes with an 
Additional 60 in the Next Two Years | Less Than Half a Mile Away

•	Additional Tenants in the Immediate Vicinity Include: Dunkin’ Donuts, Advance Auto Parts, 
Starbucks, 7-Eleven, Chase Bank, and Many More 

Marcus & Millichap is pleased to present Tutor Time Learning 
Center in the affluent New York City suburb of Pleasantville, 
New York. The tenant signed a brand new, 10-year lease in 
August 2017 with minimal landlord responsibilities. Tutor 
Time has been operating at this location for 18 years. There 
are 1.5 percent annual rent bumps over the remainder of the 
base term. The lease is backed by a corporate guaranty from 
Tutor Time Learning Centers, Limited Liability Company 
(LLC), a wholly owned subsidiary of Learning Care Group, 
Incorporated (Inc), and the second-largest for-profit child care 
provider with more than 900 locations in the United States. 

The subject property is situated at the signalized, hard corner 
intersection of Bedford Road and Marble Avenue. Tutor Time 
has more than 167 feet of frontage along Bedford Road, a major 
10 mile connector in Westchester County. This asset also 
benefits from its walkability and strategic access to transit. 
Red fin assigned this property a Walk Score of 89, deeming 
this location “Very Walkable.” The Pleasantville Train Station is 
adjacent from Tutor Time. The Metro-North Harlem Line has 
more than 43,000 riders daily and provides direct access to 
Grand Central Station in Manhattan. 

Tutor Time benefits from affluent demographics as well. There 
are more than 103,000 residents in five miles. Within one mile 
of this asset, the average household income is greater than 
$160,000. Additional tenants in the immediate vicinity include: 
Dunkin’ Donuts, Advance Auto Parts, Starbucks, 7-Eleven, 
Chase Bank, and many more.
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460 Bedford Road  -  PLEASANTVILLE, NEW YORK 10570

Tenant Overv iew - Tutor T ime

Established in 1988 in Boca Raton, Florida, 
Tutor Time has nearly 200 corporate and 
franchise child care schools throughout the 
United States, Hong Kong and Indonesia. 
Tutor Time is dedicated to fostering 
educational development, building self-
esteem and sparking imagination in a safe and 
loving environment. They offer a Whole Child 
Education that focuses on more than just 
reading, writing and math skills. They cultivate 
a child’s entire being by teaching skills like teamwork, citizenship and respect. 
This philosophy inspired the proprietary Tutor Time LifeSmart curriculum, which 
focuses on developing children’s unique interests and abilities with opportunities 
for self-expression. Experienced, licensed teachers focus on meeting every child’s 
developmental and educational needs by helping them advance through each 
program at his or her own pace.

LEARNING CARE GROUP

Learning Care Group, Incorporated (Inc) is the second-largest for-profit child care 
provider in North America and a leader in early education. Their programs are 
designed for children ages 6 weeks to 12 years. Across their seven unique brands, 
Learning Care Group is committed to creating state-of-the-art facilities with the 
latest technology and expert-driven curricula.

Headquartered in Novi, Michigan, Learning Care Group operates more than 900 
schools across the country—and around the world. On a daily basis, with the help 
of 18,000+ educators, they have the capacity to educate, care for, and prepare 
130,000+ children for school and the future.

TENANT PROFILE

TENANT TRADE NAME Learning Care Group, Incorporated (Inc)

OWNERSHIP Private

TENANT
Tutor Time Learning Centers, Limited Liability 

Company (LLC)

LEASE GUARANTOR
Tutor Time Learning Centers, Limited Liability 

Company (LLC)

NUMBER OF LOCATIONS 900+

HEADQUARTERED Novi, Michigan

WEB SITE www.tutortime.com FILE PHOTO
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Aer ia l  Overv iew
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Scope Overv iew
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460 Bedford Road  -  PLEASANTVILLE, NEW YORK 10570
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Area Overview & Demographics

1-Mile 3-Mile 5-Mile

P o p u l a t i o n
2000 Population  8,432  49,375  157,685 

2010 Population  8,835  39,164  98,840 

2017 Population  9,117  41,078  103,859 

2022 Population  9,336  42,182  106,680 

1-Mile 3-Mile 5-Mile

H o u s e h o l d s

1-Mile 3-Mile 5-Mile

H o u s e h o l d  ( H H )  I n c o m e s
2000 Households  2,861  12,700  31,532 

2010 Households  2,879  13,029  32,560 

2017 Households  2,965  13,748  34,384 

2022 Households  3,034  14,131  35,350 

2017 Average HH Income  $160,772  $173,744  $153,138 

2017 Median HH Income  $129,512  $147,109  $123,884 

2017 Per Capita Income  $52,286  $58,149  $50,699 
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460 Bedford Road  -  PLEASANTVILLE, NEW YORK 10570

Market Overview - Pleasantvi l le, New York

Pleasantville is a village in the town of Mount Pleasant, in Westchester County, New York. The village population was 7,019 at the 2010 
census. Pleasantville is home to a campus of Pace University and to the Jacob Burns Film Center. It was the original home of Reader’s 
Digest, which still uses a Pleasantville postal address. 

Westchester County is one of the centrally located counties within the New York metropolitan area. The county is positioned with 
New York City, Nassau and Suffolk counties on Long Island, and Long Island Sound to its south; Putnam County to its north; Fairfield 
County, Connecticut to its east. Westchester was the first suburban area of its scale in the world to develop, due mostly to the upper-
middle-class development of entire communities in the late 19th century and the subsequent rapid population growth. Because of 
Westchester’s numerous road and mass transit connections to New York City, as well as its shared border with the Bronx, the 20th 
and 21st centuries have seen much of the county, particularly the southern portion, become nearly as densely developed as New York 
City itself.

Westchester County has also developed a burgeoning biotechnology sector with over one billion dollars in planned private investment 
as of 2016, spurring Westchester Magazine to nickname the county Biochester. In April 2017, county officials unveiled plans for an 
80-acre, three-million square-foot biotechnology hub to be built with $1.2 billion in private investment on vacant land adjacent to 
Westchester Medical Center in Valhalla. The bioscience center, a public-private partnership, is anticipated to create 12,000 new jobs 
and include more than two million square feet of biotechnology research space.

This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expressed or implied, as to the accuracy of the information. References to square footage or age are approximate. 
Buyer must verify the information and bears all risk for any inaccuracies. Marcus & Millichap is a trademark of © 2017 Marcus & Millichap. Activity ID: Y0332285 9



Marcus & Mi l l ichap hereby advises al l  prospect ive purchasers of  Net Leased property as fol lows:

The  i n f o rma t i on  con t a i ned  i n  t h i s  Ma r ke t i ng  B rochu re  has  been  ob t a i ned  f r om sou rces  we  be l i e ve  t o  be  r e l i ab l e.  Howeve r, Ma rcus  &  M i l l i c hap  has  no t  and  w i l l 
no t  ve r i f y  an y  o f  t h i s  i n f o rma t i on , no r  has  Ma rcus  &  M i l l i c hap  conduc ted  any  i n ves t i ga t i on  r ega rd i ng  t hese  ma t t e r s .  Ma rcus  &  M i l l i c hap  makes  no  gua ran t ee, 
wa r r an t y  o r  r ep resen t a t i on  wha t soeve r  abou t  t he  accu racy  o r  comp le t eness  o f  an y  i n f o rma t i on  p ro v i ded .

As  t he  Buye r  o f  a  ne t  l e a sed  p rope r t y, i t  i s  t he  Buye r ’s  r e spons i b i l i t y  t o  i ndependen t l y  con f i rm  t he  accu racy  and  comp le t eness  o f  a l l  ma te r i a l  i n f o rma t i on 
be fo re  comp le t i ng  any  pu r chase.  Th i s  Ma rke t i ng  B rochu re  i s  no t  a  subs t i t u t e  f o r  you r  t ho rough  due  d i l i gence  i n ves t i ga t i on  o f  t h i s  i n ves tmen t  oppo r t un i t y.  
Ma rcus  &  M i l l i c hap  e xp ress l y  den i e s  any  ob l i ga t i on  t o  conduc t  a  due  d i l i gence  e xam ina t i on  o f  t h i s  P rope r t y  f o r  Buye r.

Any  p ro j ec t i ons , op i n i ons , a s sump t i ons  o r  e s t ima tes  used  i n  t h i s  Ma r ke t i ng  B rochu re  a r e  f o r  e xamp le  on l y  and  do  no t  r ep resen t  t he  cu r r en t  o r  f u t u r e 
pe r f o rmance  o f  t h i s  p rope r t y.  The  va l ue  o f  a  ne t  l e a sed  p rope r t y  t o  you  depends  on  f ac to r s  t ha t  shou l d  be  e va l ua t ed  by  you  and  you r  t a x , f i n anc i a l  and  l ega l 
adv i so r s . 

Buye r  and  Buye r ’s  t a x , f i n anc i a l , l ega l , and  cons t r uc t i on  adv i so r s  shou l d  conduc t  a  ca re f u l , i ndependen t  i n ves t i ga t i on  o f  an y  ne t  l e a sed  p rope r t y  t o  de t e rm ine 
t o  you r  sa t i s f ac t i on  w i t h  t he  su i t ab i l i t y  o f  t he  p rope r t y  f o r  you r  needs .

L i ke  a l l  r ea l  e s t a t e  i n ves tmen t s , t h i s  i n ves tmen t  ca r r i e s  s i gn i f i c an t  r i s k s .  Buye r  and  Buye r ’s  l ega l  and  f i n anc i a l  adv i so r s  mus t  r eques t  and  ca re f u l l y  r e v i ew  a l l 
l ega l  and  f i n anc i a l  documen t s  r e l a t ed  t o  t he  p rope r t y  and  t enan t .  Wh i l e  t he  t enan t ’s  pas t  pe r f o rmance  a t  t h i s  o r  o t he r  l oca t i ons  i s  an  impo r t an t  cons i de r a t i on , 
i t  i s  no t  a  gua r an t ee  o f  f u t u r e  success .  S im i l a r l y, t he  l ease  r a t e  f o r  some p rope r t i e s , i n c l ud i ng  new l y -cons t r uc t ed  f ac i l i t i e s  o r  new l y - acqu i r ed  l oca t i ons , may 
be  se t  based  on  a  t enan t ’s  p ro j ec t ed  sa l e s  w i t h  l i t t l e  o r  no  r eco rd  o f  ac t ua l  pe r f o rmance, o r  compa rab l e  r en t s  f o r  t he  a r ea .  Re tu r ns  a r e  no t  gua r an t eed ; 
t he  t enan t  and  any  gua r an to r s  may  f a i l  t o  pay  t he  l ease  r en t  o r  p rope r t y  t a xes , o r  may  f a i l  t o  comp l y  w i t h  o t he r  ma te r i a l  t e rms  o f  t he  l ease ;  cash  f l ow  may 
be  i n t e r r up t ed  i n  pa r t  o r  i n  who l e  due  t o  ma rke t , econom ic, env i r onmen ta l  o r  o t he r  cond i t i ons .  Rega rd l e s s  o f  t enan t  h i s t o r y  and  l ease  gua r an t ees , Buye r  i s 
r e spons i b l e  f o r  conduc t i ng  h i s /he r  own  i n ves t i ga t i on  o f  a l l  ma t t e r s  a f f ec t i ng  t he  i n t r i n s i c  v a l ue  o f  t he  p rope r t y  and  t he  va l ue  o f  an y  l ong- t e rm l ease, i n c l ud i ng 
t he  l i k e l i hood  o f  l oca t i ng  a  r ep l acemen t  t enan t  i f  t he  cu r r en t  t enan t  shou l d  de f au l t  o r  abandon  t he  p rope r t y, and  t he  l ease  t e rms  t ha t  Buye r  may  be  ab l e  t o 
nego t i a t e  w i t h  a  po ten t i a l  r ep l acemen t  t enan t  cons i de r i ng  t he  l oca t i on  o f  t he  p rope r t y, and  Buye r ’s  l ega l  ab i l i t y  t o  make  a l t e r na t e  use  o f  t he  p rope r t y.

By  accep t i ng  t h i s  Ma r ke t i ng  B rochu re  you  ag ree  t o  r e l ease  Ma rcus  &  M i l l i c hap  Rea l  E s t a t e  I n ves tmen t  Se r v i ces  and  ho l d  i t  ha rm less  f r om any  k i nd  o f  c l a im , 
cos t , e xpense, o r  l i ab i l i t y  a r i s i ng  ou t  o f  you r  i n ves t i ga t i on  and /o r  pu r chase  o f  t h i s  ne t  l e a sed  p rope r t y.
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