
WAYNESBORO, VA | 28 UNITS
WITH REDEVELOPMENT POTENTIAL 

FOR ADDITIONAL 11 UNITS

PARK STATION 
VILLAS 

OFFERING MEMORANDUM



NON - E N D OR SE M E N T A N D DI S C L A I M E R NOT IC E

CONFIDENTIALITY & DISCLAIMER The information contained in the following Marketing Brochure is proprietary and strictly confidential. It is intended to be reviewed only by the party receiving 

it from Marcus & Millichap and should not be made available to any other person or entity without the written consent of Marcus & Millichap. This Marketing Brochure has been prepared to provide 

summary, unverified information to prospective purchasers, and to establish only a preliminary level of interest in the subject property. The information contained herein is not a substitute for a thorough 

due  diligence investigation. Marcus & Millichap has not made any investigation, and makes no warranty or representation, with respect to the income or expenses for the subject property, the future 

projected financial performance of the property, the size and square footage of the property and improvements, the presence or absence of contaminating substances, PCB’s or asbestos, the compliance 

with State and Federal regulations, the physical condition of the improvements thereon, or 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 Marketing Brochure has been obtained from sources we believe to be reliable; however, Marcus & Millichap has not verified, and will 

not verify, any of the information contained herein, nor has Marcus & Millichap 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. Marcus & Millichap is a service mark of Marcus 

& Millichap Real Estate Investment Services, Inc. © 2023 Marcus & Millichap. All rights reserved. 

NON-ENDORSEMENT NOTICE Marcus & Millichap is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee identified in this  marketing package. The presence of any cor-

poration’s logo or name is not intended to indicate or imply affiliation with, or sponsorship or endorsement by, said corporation of Marcus & Millichap, its affiliates or subsidiaries, or any agent, product, 

service, or commercial listing of Marcus & Millichap, and is solely included for the purpose of providing tenant lessee  information about this listing to prospective customers.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. PLEASE CONSULT YOUR MARCUS & MILLICHAP AGENT FOR MORE DETAILS.

Any rent or income information in this offering memorandum, with the exception of actual, historical rent collections, represent good faith projections of potential future rent only, and Marcus & Milli-

chap makes no representations as to whether such rent may actually be attainable.  Local, state, and federal laws regarding restrictions on rent increases may make these projections impossible, and Buyer 

and its advisors should conduct their own investigation to determine whether such rent increases are legally permitted and reasonably attainable.

LISTED BY:

Brian Hosey
Marcus & Millichap

Real Estate Investment Services of
North Carolina, Inc.

7200 Wisconsin Ave, Suite 1101
Bethesda MD 20814

VA License: 0225247494
Activity ID: ZAG0600043
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PARK STATION VILLAS 

Offered Property

INVESTMENT HIGHLIGHTS
•	 TRANSIT ORIENTED Easy access to I-64, I-81, and Route 250

•	 EASY ACCESS TO NUMEROUS EMPLOYMENT CENTERS 
Within 15 minutes from the Augusta Health Center, Target 

Distribution Center, Hershey Chocolate Plant and many more

•	 VALUE ADD OPPORTUNITY The Adjacent Building, 280 

N Commerce Avenue, Is Ready For Redevelopment

	 The Uzun Group of Marcus & Millichap is pleased to present the 
offering memorandum for Park Station Villas located at 260 N Com-
merce Avenue in Waynesboro, VA. 
	 The property consists of twenty-eight units in one, two-story 
building constructed in 1941 and renovated in 2023. There are six studio 
units, twenty, one-bedroom one-bathroom units and two, two-bedroom 
one-bathroom units. The adjacent building, 280 N Commerce Avenue 
(eleven units) is ready for redevelopment.
	 Waynesboro is situated in the heart of the Shenandoah Valley, sur-
rounded by beautiful scenery and outdoor recreational opportunities. Its 
proximity to major cities like Charlottesville and Richmond makes it an 
attractive location for commuters and residents seeking a quieter lifestyle 
outside of urban centers. Overall, Waynesboro, VA, offers a combination 
of economic stability, affordability, and growth potential that makes it a 
promising location for multifamily real estate investment.

PROPERTY SUMMARY: PARK STATION VILLAS 
# Of Units 28

Year Built/Renovated 1941 | 2023

Price $1,870,000

Price/Unit $66,786

Average Unit Size 542 SF
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PARK STATION VILLAS 

Waynesboro Location Overview
PARK STATION VILLAS 

Waynesboro Top Employers

COMING 2025
COMING 2025
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PARK STATION VILLAS 

Executive Pricing Summary
PARK STATION VILLAS 

Investment Summary 
MARKET LOAN
Interest Rate 6.50%

Amortization Period 30 Years

Months of Interest Only 0 Months

Annual Loan Constant 7.58%

Loan Term 10 Years

Loan to Value 70%

Loan Amount $1,309,000

Down Payment $561,000

FINANCING 1ST LOAN

Loan Amount $1,309,000

Loan Type New

Interest Rate 6.50%

Amortization 30 Years

Year Due 2035

EXPENSES CURRENT YEAR 1
Real Estate Taxes $13,720 $15,334

Insurance $10,260 $12,600

Utilities - Electric $6,090 $6,090

Utilities - Water & Sewer $3,762 $3,762

Repairs & Maintenance $26,142 $21,000

Contract Services $12,600 $12,600

Marketing & Advertising $2,100 $2,100

General & Administrative $4,200 $4,200

Operating Reserves $7,000 $7,000

Management Fee $18,553 $23,068

Total Expenses $104,427 $107,754

    Expenses/Unit $3,730 $3,848

    Expenses/SF $6.88 $7.10

INCOME CURRENT YEAR 1
Gross Scheduled Rent $269,664 $303,528

Less:Vacancy/Deductions 14.0% $37,753 5.0% $15,176

Total Effective Rental Income $231,911 $288,352

Other Income $0 $0

Effective Gross Income $231,911 $288,352

Less: Expenses 45.0% $104,427 37.4% $107,754

Net Operating Income $127,484 $180,597

Cash Flow $127,484 $180,597

Debt Service $99,285 $99,285

Net Cash Flow After Debt Service 5.03% $28,199 14.49% $81,312

Principal Reduction $14,631 $15,611

Total Return 7.63% $42,830 17.28% $96,923

RETURNS CURRENT YEAR 1
CAP Rate 6.82% 9.66%

GRM 6.93 6.16

Cash-on-Cash 5.03% 14.49%

Debt Coverage Ratio 1.28 1.82

PRICE
Price $1,870,000

Down Payment $561,000

Number of Units 28

Price Per Unit $66,786

Price Per Sqft $123.29

Approx. Year Built 1941 | 2023



PARK STATION VILLAS 

Unit Mix  

CURRENT POTENTIAL

UNIT TYPE # OF 
UNITS AVG SF AVG 

RENT
AVG 

RENT/SF
MONTHLY 
INCOME

AVG 
RENT

AVG 
RENT/SF

MONTHLY 
INCOME

Studio 6 493 $686 $1.39 $4,116 $724 $1.47 $4,344

1BD/1BA 20 545 $829 $1.52 $16,582 $950 $1.74 $19,000

2BD/1BA 2 653 $887 $1.36 $1,774 $975 $1.49 $1,950

Total/Weighted Averages 28 542 $803 $1.48 $22,472 $903 $1.67 $25,294

Gross Annualized Rents $269,664 $303,528

Adjacent property, 280 N Commerce Avenue is ready for redevelopment*

INCOME CURRENT YEAR 1 PER UNIT
Gross Potential Rent 303,528 303,528 10,840 

     Loss/Gain to Lease (33,864) 11.2% 0 0 

Gross Current Rent 269,664 303,528 10,840 

     Physical Vacancy (35,056) 13.0% (12,141) 4.0% (434)

Bad Debt (2,697) 1.0% (3,035) 1.0% (108)

Total Vacancy ($37,753) 14.0% ($15,176) 5.0% ($542)

     Economic Occupancy 86.00% 95.00%

Effective Gross Income $231,911 $288,352 $10,298

EXPENSES CURRENT YEAR 1  PER UNIT 
Real Estate Taxes 13,720 15,334 548 

Insurance 10,260 12,600 450 

Utilities - Electric 6,090 6,090 218 

Utilities - Water/Sewer 3,762 3,762 134 

Repairs & Maintenance 26,142 21,000 750 

Contract Services 12,600 12,600 450 

Marketing & Advertising 2,100 2,100 75 

General & Administrative 4,200 4,200 150 

Operating Reserves 7,000 7,000 250 

Management Fee 18,553 8.0% 23,068 8.0% 824 

Total Expenses $104,427 $107,754 $3,848

Expenses as % of EGI 45.0% 37.4%

Net Operating Income $127,484 $180,597 $6,450

PARK STATION VILLAS 

Operating Statement 
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PROPERTY UNITS AVG SIZE YEAR BUILT SALES PRICE PRICE/UNIT PRICE/SF SALE DATE

Park Station Villas 
260 N Commerce Avenue Waynesboro, VA 22980 28 15,168 SF 1941 | 2023 $1,870,000 $66,786 $123.29 TBD

1 963 Allendale Drive
Charlottesville, VA 22901

9 4,043 SF 1969 $1,060,000 $117,778 $262.18 On Market 

2 Evergreen Townhouses 
208 Straith Street Staunton, VA 24401

24 24,000 SF 1988 $2,720,000 $151,111 $113.33 January 2024 

3 266 Ford Avenue 
Stanardsville, VA 22973

24 22,354 SF 1988 $2,400,000 $100,000 $107.36 August 2022

4 Summercrest Apartments
86 Summercrest Avenue Waynesboro, VA 22980

92 92,276 SF 1969 $6,400,000 $69,565 $69.36 May 2025

5 158 S Bayard Avenue
Waynesboro, VA 22980

12 10,988 SF 1945 $1,150,000 $95,833 $104.66 October 2024

 Averages

1

2

3

PARK STATION VILLAS 

Sale Comparables

4

5



PARK STATION VILLAS 

Rent Comparables

STUDIO

PROPERTY YR. BUILT NO. UNITS AVG. SF RENT RENT PER SF

Park Station Villas 
260 N Commerce Avenue Waynesboro, VA 22980 1941 | 2023 6 493 SF $686 $1.39

1 Twin Mountain Townhomes - 36 Units
406 Betsy Bell Road Staunton, VA 24401

- - - - -

2 Mountain Ridge Apartments - 124 Units
31 Highland Hills Lane Stuarts Draft, VA 24477

- - - - -

3 Augusta Farms - 50 Units
22 Farmside Street Waynesboro, VA 22980

- - - - -

4 1421 4th Street - 2 Units
Waynesboro, VA 22980

1995 4  1,100 SF $1,000 $0.91

5 221 S Poplar Avenue - 4 Units
Waynesboro, VA 22980

- - - - -

 Averages - 4 1,100 SF $1,000 $0.91

ONE-BEDROOM

PROPERTY YR. BUILT NO. UNITS AVG. SF RENT RENT PER SF

Park Station Villas 
260 N Commerce Avenue Waynesboro, VA 22980 1941 | 2023 20 545 SF $829 $1.52

1 Twin Mountain Townhomes - 36 Units
406 Betsy Bell Road Staunton, VA 24401

- - - - -

2 Mountain Ridge Apartments - 124 Units
31 Highland Hills Lane Stuarts Draft, VA 24477

1975 21 725 SF $1,209 $1.67

3 Augusta Farms - 50 Units
22 Farmside Street Waynesboro, VA 22980

1972 12 618 SF $1,280 $2.07

4 1421 4th Street - 2 Units
Waynesboro, VA 22980

- - - - -

5 221 S Poplar Avenue - 4 Units
Waynesboro, VA 22980

1916 4 400 SF $1,144 $2.86

 Averages - 12 581 SF $1,211 $2.20

PARK STATION VILLAS 

Rent Comparables



PARK STATION VILLAS 

Rent Comparables

1

3

45

2

TWO-BEDROOM

PROPERTY YR. BUILT NO. UNITS AVG. SF RENT RENT PER SF

Park Station Villas 
260 N Commerce Avenue Waynesboro, VA 22980 1941 | 2023 2 653 SF $887 $1.36

1 Twin Mountain Townhomes - 36 Units
406 Betsy Bell Road Staunton, VA 24401

1987 36 950 SF $1,000 $1.05

2 Mountain Ridge Apartments - 124 Units
31 Highland Hills Lane Stuarts Draft, VA 24477

1986 102 884 SF $1,364 $1.54

3 Augusta Farms - 50 Units
22 Farmside Street Waynesboro, VA 22980

1972 24 795 SF $1,307 $1.64

4 1421 4th Street - 2 Units
Waynesboro, VA 22980

1995 2 1,100 SF $1,300 $1.18

5 221 S Poplar Avenue - 4 Units
Waynesboro, VA 22980

- - - - -

 Averages - 41 907 SF $1,193 $1.35




