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Williamsburg Bridgeview Apartments 

Housing Development Fund Corporation 

 (Title Holder) 

EIN: 46-4260477 

LPC Development Group LLC 

(Beneficial Holder of Title) 

EIN:  47-3055836 

Nominee Agreement 

 

Williamsburg Bridgeview Apartments 

Housing Development Fund Corporation 

(Sole Shareholder) 

EIN: 46-4260477 

 
Perri Procida 

(Member) 

50.0% 

 

 

Mario Procida 

(Member-Manager) 

50.0% 

 

 

North Brooklyn Development Corporation 

(Sole Member/Sponsor) 

EIN:  11-2555446 

PROCIDA: Williamsburg Bridgeview Apartments  

Revised: 4/6/2016 

Hudson LPC LLC 

(Investor Member) 

(99.98% Member of LLC) 

EIN:______________ 

LPC Managers LLC 

(Managing Member) 

(.01% member of LLC) 

EIN: 47-3055392 

Hudson SLP LLC 

(Special Member) 

(0.01% Member of LLC) 

EIN:______________ 

Williamsburg Bridgeview Corp.  

(50% Member) 

EIN: 80-0966177 

Moose Bear LPC LLC  

(50% Managing Member)  

EIN: 47-3055177 

CONDOMINIUM STRUCTURE 

UNIT EXEMPTION / ABATEMENT 

Residential + CF 420-c 

Commercial ICAP 

Parking ICAP 



Applicant:  LPC Development Group LLC 
Address:  105 S. 5th Street, Brooklyn, NY  11249 
Date:  April 6, 2016 
Section:  I, Part A 
 
 
Requestor Information: Ownership Structure 
 
The Requestor, LPC Development Group LLC is owned by LPC Managers LLC (0.01%), 
Hudson LPC LLC (99.98%) and Hudson SLP LLC (0.01%).   
 
Both the Hudson LPC LLC and Hudson SLP LLC entities are managed by Hudson Housing 
Capital LLC, the tax credit syndicator for this affordable housing project.   
 
LPC Managers LLC is the managing entity that will manage the affordable housing project once 
construction is complete.   
 
Please note this is the typical structure used in New York City for these types of affordable 
housing projects sponsored by the City of New York.  I have enclosed a revised organizational 
chart for your convenience. 
 
 
 



 
 
 
 
 
 

 
PROJECT DESCRIPTION 

 
 



Applicant:  LPC Development Group LLC 
Address:  105 S. 5th Street, Brooklyn, NY  11249 
Date:  January 20, 2016 
Section:  II, 4  

 
 

PROJECT DESCRIPTION 

The project sponsor is seeking construction financing from the City of New York Department of 
Housing Preservation & Development (HPD) to facilitate the development of a mixed use 
commercial and affordable residential housing building on three adjacent and currently vacant, 
City owned properties (the “project site”) in North Side – South Side neighborhood of the 
Brooklyn, Community District 1.  HPD has received and will receive disposition approval from 
the project site from the City Council.  The project site would be conveyed to the project sponsor 
at closing.   

The project site is located at 99-101 South 5th Street aka 337 Berry Street (Block 2443; Lots 6, 
37 & 41).  The proposed project involves the demolition of an existing building and new 
construction of one 11-story building with a height 120’ above ground level.  In total, the 
planned development consists of a new 64,333 square foot building, including residential, retail, 
a roof garden for residents and a community facility. The project will be 100% affordable 
residential housing for families making no more than 60% of the area median income.  The 55 
apartments units will consist of (12) Studios, (15) 1BR’s, (27) 2 BR’s and (1) 3 BR.  The ground 
floor will include frontage on South 5th Street with 4,221 square foot of retail space and a 1,139 
square foot community facility.  Areas of the property not improved by the building will be 
improved either with a paved, 14 space parking lot or landscaping.   

The proposed development would help to address the continuing need for affordable housing in 
New York City.  The Remedial Action Program would likely start in April or May of 2016 and 
the Certificate of Completion is anticipated October or November 2017.    

 

 

 



 
 
 
 
 
 

 
SECTION III – AMENDED 
SAMPLING SITE MAPS 
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Adjacent Property Owner Information

Block Number: Lot Number: Street Address Property Owner:

2443 9 90 SOUTH 4TH STREET, BROOKLYN NEW YORK 11249 HELEN HEYNING 

2443 10 92 SOUTH 4TH STREET, BROOKLYN NEW YORK 11249 92 SOUTH 4TH ST LLC

2443 11 94 SOUTH 4TH STREET, BROOKLYN NEW YORK 11249 TERRA GARDENS LLC

2443 12 96 SOUTH 4TH STREET, BROOKLYN, NEW YORK  11249 CELITA CONCEPSION

2443 13 98-100 SOUTH 4TH STREET, BROOKLYN NEW YORK 11249 RLBK PROPERTY LLC

2443 34 109 SOUTH 5TH STREET, BROOKLYN NEW YORK 11249 109 SOUTH 5TH PROPERTY LLC 

2442 23 330 BERRY STREET, BROOKLYN NEW YORK 11249 MEISELS TR 

2442 24 332 BERRY STREET, BROOKLYN NEW YORK 11249 CHARLES GRIFFIN

2442 25 338 BERRY STREET, BROOKLYN NEW YORK 11249 BERRY STREET DEVELOPMENT CORP. 

2443 8 333 BERRY STREET, BROOKLYN NEW YORK 11249 333 BERRY STREET LLC

2443 5 343 BERRY STREET, BROOKLYN NEW YORK 11249 345 BERRY ST. REALTY, LLC 

2443 4 345 BERRY STREET, BROOKLYN NEW YORK 11249 345 BERRY ST. REALTY, LLC 

2443 1 347 BERRY STREET, BROOKLYN NEW YORK 11249 95 SOUTH 5TH LLC

2443 23 364 BEDFORD AVENUE, BROOKLYN NEW YORK 11249 SOUTH 4 RESIDENCE LLC

2443 26 370 BEDFORD AVENUE, BROOKLYN NEW YORK 11249 613 SG LLC

2443 28 374 BEDFORD AVENUE, BROOKLYN NEW YORK 11249 SOUTH FIVE HOLDINGS LLC

2443 29 376 BEDFORD AVENUE, BROOKLYN NEW YORK 11249 ACHUDS LLC

2443 30 378 BEDFORD AVENUE, BROOKLYN NEW YORK 11249 RAFAEL OLIVO PEREZ

Legend:

Proposed Brownfield Property Boundary 

Map Source: 
http://www.oasisnyc.net/map.aspx
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PROPERTY DESCRIPTION 

NARRATIVE 

 



Applicant:  LPC Development Group LLC 
Address:  105 S. 5th Street, Brooklyn, NY  11249 
Date:  April 4, 2016 
Section:  IV, 10  
 

PROPERTY DESCRIPTION NARRATIVE 

 

Location: 

The project site is located at 99-101 South 5th Street aka 337 Berry Street (Block 2443; Lot 6 – 
formerly known as Lots 6, 37 & 41), Williamsburg, Brooklyn; an urban borough within New 
York City and within Brooklyn Community District 1.   The site is approximately 15,870 square 
feet.  The Williamsburg Bridge and the elevated “L” Subway Line are directly across the street 
from lots 37 and 41 on the opposite side of 5th Street.   

Site Features: 

The main site feature is an abandoned warehouse that was owned by the City of New York’s 
Landmark Preservation Commission (“LPC”) and used as a Salvage Warehouse.  This building 
is specifically located at 337 Berry Street or the former lot 6.  Lots 37 and 41 are vacant.   

Current Zoning and Land Use: 

This Site is currently inactive and is zoned M1-2/R6, Special Mixed Use District (MX-8).  The 
surrounding parcels are currently used as residential condominiums and/or apartment buildings 
and ground floor light commercial spaces.   

Past Use of the Site: 

Former lot 6 is owned by The City of New York.  The LPC started an architectural salvage 
program at the warehouse on the Site in 1980 to reuse discarded elements from buildings 
throughout the City.  Salvaged items such as doors, windows, fences, and decorative elements, 
were sold to the public at low rates to restore historic buildings.  The program ended in 2000 due 
to budgetary constraints.  In the 2005 Greenpoint-Williamsburg Points of Agreement, the City 
identified this Site as a location for future affordable housing development.   

Former lots 37 and 41 were originally housed with two story residential buildings from ca. 1868.  
They were connected to the sewer system probably in the same year or shortly before.  Lot 37 
was originally divided into 3 lots (37, 38 and 39).  According to the Archaeological Field 
Investigation that was completed by Historical Perspectives in July 2015 on behalf of the 
Applicant, lots 37 and 39 do not have any history of the owner living at the address and it is 
therefore not possible to trace the building’s history of occupation.   



All three former lots (6, 37 & 41) were listed as an E Designation Site in the Greenpoint-
Williamsburg Rezoning EIS.  Pursuant to Chapter 11:  Hazardous Materials of the Greenpoint 
Williamsburg Rezoning EIS they list the above lots on Table 11-3 as an E Designated Site where 
an auto body shop was suspected to exist at some point, specifically on Lot 41.  This information 
has not been verified.  Furthermore, after additional environmental testing completed in 2015 no 
source could be identified for the contamination.   

Currently, there has been no remediation completed on this project site and there is no history 
available of any such remediation having been completed on this project site in the past.   

Site Geology and Hydrogeology: 

Fill material was observed throughout all borings at different depths between 0-5 feet bgs. Soils 
consisted of well-graded sand with silt (ranging from fine to coarse sands) and well well-graded 
sand (ranging from fine to coarse). Small to large sized gravel and cobbles were observed 
throughout all borings. Bedrock was encountered at 39 feet bgs at MW-3, 42 feet bgs at MW-2 
and 27 feet bgs at MW-4. Bedrock was not encountered in MW-1 which suggests that bedrock 
slopes downward to the north with the topography towards the East River.  Groundwater was 
encountered at all wells at approximately 45-47 feet bgs.  Groundwater flow is west towards the 
East River. 

Environmental Assessment: 

Based on the two rounds of onsite investigation conducted to date, the primary contaminants of 
concern are Trichloroethylene (TCE), Tetrachloroethylene (PCE), and 1,1,1-Trichloroethane 
(TCA). 

Soil – Semi-volatile organic compounds (SVOCs) and metals were the predominant 
contaminants detected in the soil samples.  Several pesticides and polychlorinated biphenyls 
(PCBs) were also detected in the soil.  The contaminants that exceeded the unrestricted and/or 
residential restricted use were detected two soil borings (SB-5 and SB-7) in the surficial soil.  
The SVOCs consisted of polyaromatic hydrocarbons (PAHs) such as benzo(a)pyrene and 
benzo(a)anthracene in concentrations ranging from non-detect to 1.62 milligrams per kilogram 
(mg/kg) or parts per million for benzo(a)pyrene in SB-5.  Metals exceeding the SCOs included 
Copper, Iron, Lead, Mercury, and Zinc in numerous borings and depths.  Pesticides Dieldrin, 
4,4’-DDD and 4,4’-DDT were detected above the SCOs in several borings.  PCB Arochlors 1254 
and 1260 were detected above the SCOs in boring SB-7. 

Groundwater – TCE and PCE along with Iron, Manganese, Sodium, and Selenium were 
detected in onsite groundwater exceeding the NY TOGS GA and the NYS Ambient Water 
Quality Standards and Guidance Values (6NYCRR 703.5)criteria.  TCE and PCE were detected 
at a high concentration of 9.2 and 64.7 micrograms/liter (ug/l) or parts per billion respectively.  
Iron, Manganese, Sodium, and Selenium were detected at high concentrations of 5,930 ug/l, 952 
ug/l, 12ug/l, and 124,000 ug/l respectively.   



Soil Vapor – TCE, PCE, and TCA were all detected in one or more soil-vapor samples above 
the NYSDOH matrix criteria in concentrations ranging from non-detect to TCE at 3,510 
micrograms per cubic meter (ug/m3) in SG-2.  The higher concentrations tended to be in the 
northwest corner of the site. 



 
 
 
 
 
 

 
REQUESTORS RELATIONSHIP TO 

OWNER 

 



Applicant:  LPC Development Group LLC 
Address:  105 S. 5th Street, Brooklyn, NY  11249 
Date:  April 6, 2016 
Section:  VI  
 
RELATIONSHIP TO OWNER 
 
Site is owned by The City of New York.  LPC Development Group, LLC plans to develop 105 S. 
5th Street located in the Williamsburg section of Brooklyn, New York.   At closing, title will 
transfer to a non-profit entity as a nominee legal or record title holder by the name of 
Williamburg Bridgeview Apartments Housing Development Fund Company, Inc. with the 
beneficial title holder as LPC Development Group LLC, the Requestor.   See enclosed revised 
organizational chart for clarification.   
 
This will be a 100% affordable housing project with New York City Housing Preservation and 
Development as the Lead Agency. Closing is anticipated to occur by end of June 2016.  Please 
see enclosed letter dated March 18, 2016 from the New York City Housing Preservation and 
Development describing the relationship to the Requestor. 
 
 
 
 
 



LPC Development Group LLC

105 S. 5th Street, Brooklyn, NY  

Block:  2443

Lot:  6 (fka lots 6, 37 and 41)

*The City of New York has not yet transferred ownership to Requestor

**There are no Previous Operators for the below listed lots.

HISTORY OF OWNERSHIP

Block

Original 

Lot # Address Borough Owenrship

Year 

Transferred  Owner's Address City State

Phone 

Number

Relationship 

to Requestor

2443 6 337 Berry Street Brooklyn John Cassidy & Wife 1889 unknown unknown unknown None

2443 6 337 Berry Street Brooklyn assigned to Department of Purchase 1934 unknown unknown unknown None

2443 6 337 Berry Street Brooklyn assigned to Department of Corrections 1942 unknown unknown unknown None

2443 6 337 Berry Street Brooklyn assigned to Department of Sanitation 1977 51 Chambers Street NY NY unknown None

2443 6 337 Berry Street Brooklyn assigned to NYC Landmarks Preservation Commission 1981 1 Centre Street, 9th Floor NY NY (212)669‐7700 None

2443 6 337 Berry Street Brooklyn assigned to NYC HPD (aka The City of New York) 2012 100 Gold Street NY NY (212)863‐8811 None

Block

Original 

Lot # Address Borough Owenrship Year Owner's Address City State

Phone 

Number

Relationship 

to Requestor

2443 37 105 S. 5th Street Brooklyn In Rem Tax Foreclosure from Commissioner of Finance to City of New York 1986 Room 500, Municipal Building NY NY unknown None

2443 37 105 S. 5th Street Brooklyn assigned to NYC Landmarks Preservation Commission 1986 1 Centre Street, 9th Floor NY NY (212)669‐7700 None

2443 37 105 S. 5th Street Brooklyn assigned to NYC HPD (aka The City of New York)  2012 100 Gold Street NY NY (212)863‐8811 None

Block

Original 

Lot # Address Borough Owenrship Year Owner's Address City State

Phone 

Number

Relationship 

to Requestor

2443 41 99 S. 5th Street  Brooklyn assigned from Ellen and Leo Goodrich to William and Clarence Goodrich 1925 1514 Marconi Road Wall NJ unknown None

2443 41 99 S. 5th Street  Brooklyn assigned from Clarence Goodrich to Eleanora Donop 1972 8103 Cowles Court Middle Village NY unknown None

2443 41 99 S. 5th Street  Brooklyn In Rem Tax Foreclosure from Commissioner of Finance to City of New York 1986 Room 500, Municipal Building NY NY unknown None

2443 41 99 S. 5th Street  Brooklyn assigned to NYC Landmarks Preservation Commission 1986 1 Centre Street, 9th Floor NY NY (212)669‐7700 None

2443 41 99 S. 5th Street  Brooklyn assigned to NYC HPD (aka The City of New York) 2012 100 Gold Street NY NY (212)863‐8811 None



 
 
 
 
 
 

VOLUNTEER STATEMENT 

 



Applicant:  LPC Development Group LLC 
Address:  105 S. 5th Street, Brooklyn, NY  11249 
Date:  January 26, 2016 
Section:  VI  
 
 

VOLUNTEER STATEMENT 
 

 
The proposed site is owned by The City of New York.  The Applicant, LPC Development 
Group, LLC would be considered a Volunteer Requestor as the entity plans to purchase and 
develop both the 105 S. 5th Street and 337 Berry Street sites located in the Williamsburg section 
of Brooklyn, New York.   At closing, title of the site will transfer to a non-profit entity by the 
name of Williamburg Bridgeview Apartments Housing Development Fund Company, Inc. with 
the beneficial title holder as the Applicant, LPC Development Group LLC.  See attached 
organizational chart for clarification.   
 
Prior to submission of this application and before legal ownership of the proposed site Applicant 
was granted a License to access the site and committed to performing all necessary testing and 
investigative work which determined the initial contamination.  In addition, Applicant also 
agreed to include the following preventive measures in the building suggested by NYC OER; a 
vapor barrier, sub-slab depressurization system and soil vapor extraction system to prevent any 
further exposure to contamination.  Moreover, Applicant has agreed to complete any further 
clean up required by an approved Remedial Work Action Plan issued by the NYS Department of 
Environmental Conservation Brownfield Program.  Closing is anticipated to occur June 2016. 
 
 



 
 
 
 
 
 

 
PROOF OF SITE ACCESS 

 













































 
 
 
 
 
 

 
BROWNFIELD CONTACT LIST 

 
 

 



REVISED 
Brownfield Site Contact List 

105 S. 5th Street, Brooklyn, NY 11249 
(Block 2443; Lot 6 (f.k.a. 6, 37 & 41) 

 
 
1. LOCAL AND STATE OFFICIALS (Including borough president, council member, 
community board, NYS DEC)  
 
New York City Office of the Mayor 
Mayor Bill de Blasio 
City Hall 
New York, NY 10007  
 
Brooklyn Borough President  
Borough President Eric Adams  
Brooklyn Borough Hall 
209 Joralemon Street, 
Brooklyn, New York 11201  
Phone: (718) 802-3700 
Email: askeric@brooklynbp.nyc.gov  
  
Council Member Antonio Reynoso  
District 34 
244 Union Avenue 
Brooklyn, NY 11206 
 
District Manager Gerald A. Esposito 
Brooklyn Community Board 01 
435 Graham Avenue 
Brooklyn, NY 11211 
 
New York City Department of Planning – Brooklyn Office 
Borough Director  
16 Court Street, 7th Fl.  
Brooklyn, NY 11241-0103 
Tel. 718-780-8280 
Fax. 718-596-2609  
 
New York City Housing Preservation and Development 
Vicki Been, Commissioner 
100 Gold Street 
New York, NY  10038 
 
Deputy Director Shaminder Chawla 
OER 
100 Gold Street, 2nd Floor 
New York, NY 10038 



 
 

 
2. OWNERS, RESIDENTS, AND OCCUPANTS ON OR ADJACENT TO THE SITE  
 
**Note:  There are no adjacent properties that are currently vacant.  We listed all property 
owners we could locate for the requested properties and Commercial Occupants.  Please note 
that a majority of these properties are residential apartment buildings.  Residential Tenant Lease 
Agreements are not public record in New York City.       
 
Re:  90 South 4th Street – Block 2443; Lot 9 
Helen Heyning  
2122 Dry Brook Road 
Delhi, New York 13753-3279 
 
Re:  92 South 4th Street – Block 2443; Lot 10 
92 South 4th St LLC 
c/o Chaskiel Strulovitch  
116 Nostrand Avenue  
Brooklyn, New York 11205 
 
Re:  94 South 4th Street - Block 2443; Lot 11 
Terra Gardens LLC     
17213 Hillside Avenue, Suite 201 
Jamaica, New York 11432-4654       
 
Re:  96 South 4th Street - Block 2443; Lot 12  
Celita Concepsion  
80 South 4th Street 
Brooklyn, New York 11249 
 
Re:  98-100 South 4th Street - Block 2443; Lot 13     
RLBK Property LLC        
c/o Meadow Partners LLC       
130 E. 59th Street. Suite 130 
New York, NY  10022 
 
 Commercial Occupants 
 

1.  MIUSA Wine Bar  
 Owner:  Fredericho Bernocchi 
 98(A) South 4th Street 
 Brooklyn, NY  11249 

 
2.  Karkula Furniture Store 

 Owner:  John Erick Karkula 
 98(B) S. 4th Street 
 Brooklyn, NY  11249 

 
 



 
 

 
3.  Swords-Smith 

 Owners:  Briana Swords & R. Smith 
 98(C) S. 4th Street 
 Brooklyn, NY  11249 

 
Re:  109 South 5th Street - Block 2443; Lot 34 
109 South 5th Property LLC  
130 E. 59th Street, Suite 100 
New York, New York 10032 
 
Re:  330 Berry Street - Block 2442; Lot 23 
Meisels TR  
c/o Chaim Meisels, Trustee      Chaim Meisels 
330 Berry Street       75 Franklin Avenue    
Brooklyn, NY  11249                   Brooklyn, NY  11211                
 
Re:  332 Berry Street - Block 2442; Lot 24 
Charles Griffin  
332 Berry Street, Apt L 
Brooklyn, NY  11 
 
Re:  338 Berry Street – Block 2442; Lot 25 
Berry Street Development Corp.  
32 Court Street, Apt PH 
Brooklyn, NY  11201 
 
Re:  333 Berry Street - Block 2443; Lot 8 
333 Berry Street LLC  
333 Berry Street            20 Hayes Court 
Brooklyn, New York 11249           Monroe, New York 10950 
 
Re:  343 Berry Street - Block 2443; Lot 5 
345 Berry St. Realty, LLC  
c/o Geovanni Feliccia 
8301 10th Avenue 
Brooklyn, NY  11228 
 
Re:  345 Berry Street - Block 2443; Lot 4 
345 Berry St. Realty, LLC  
c/o  Geovanni Feliccia 
8310 10th Avenue 
Brooklyn, New York 11228 
 
 
 
 
 



 
 

Re:  347 Berry Street - Block 2443; Lot 1 
95 South 5th LLC 
c/o Horrigan Development 
Robert Reiger, Manager 
10 Glenville Street, 1st Floor 
Greenwich, CT  06831 
 
Re:  364 Bedford Avenue - Block 2443; Lot 23 
South 4 Residence LLC 
199 Lee Avenue 
Suite 308 
Brooklyn, NY  11211 
 
Re:  370 Bedford Avenue - Block 2443; Lot 26 
613 SG LLC 
659 Bedford Avenue 
Brooklyn, NY  11211 
 
Re:  374 Bedford Avenue - Block 2443; Lot 28 
South Five Holdings LLC 
390 Berry Street, Suite 200 
Brooklyn, NY  11249 
 
Re:  376 Bedford Avenue - Block 2443; Lot 29 
ACHUDS LLC       ACHUDS LLC 
199 Lee Avenue #323       11 Clymer Street 
Brooklyn, NY  11211-8919      Brooklyn. NY   
 
Re:  378  Bedford Avenue - Block 2443; Lot 30 
Rafael Olivo Perez       Rafael Olivo Perez 
227 South 2nd Street, Apt #1      378 Bedford Avenue 
Brooklyn, NY  11211       Brooklyn, NY  11249-5513 
 
3. LOCAL NEWS MEDIA 
 
New York Post 
1211 Avenue of Americas 
New York, New York 10036-8790 
Phone: 212-930-8000 
 
4.  PUBLIC WATER SUPPLIER 
 
NYC Department of Environmental Protection 
Customer Service Center 
59-17 Junction Boulevard, 13th Floor 
Flushing, NY 11373 
 



 
 

5. ANY PERSON, COMMUNITY BASED ORGANIZATION, BOA GROUP, OR LOCAL 
MEDIA WHO HAS REQUESTED TO BE PLACED ON THE CONTACT LIST. 
 
At this point, no requests have been made to be placed on the site contact list. 
 
6. ADMINISTRATOR/OPERATOR OF ANY SCHOOL OR DAY CARE FACILITY 
LOCATED ON OR NEAR THE SITE. 

None located on or near the site.  
 
7.  LOCATION OF DOCUMENT REPOSITORY 
 
Brooklyn Public Library 
Williamsburgh Branch 
240 Division Avenue 
Brooklyn, NY  11216 
 
Hamilton Fish Park Library 
415 East Houston Street 
New York, NY, 10002 
 
8.  COMMUNITY BOARD 
 
District Manager Gerald A. Esposito 
Brooklyn Community Board 01 
435 Graham Avenue 
Brooklyn, NY 11211 
 
9.  LOCAL SCHOOLS 
 
NYC Public School 084 
The Jose De Diego School 
Attn:  Administrator 
250 Berry Street 
Brooklyn, NY  11249 
(718)384-8063 
 
The Williamsburg Neighborhood Nursery School 
Attn:  Administrator 
54 South 2nd Street 
Brooklyn, NY  11249 
(718)782-4181 
 
NYC Junior High School 050 
John D. Wells School 
Attn:  Administrator 
183 South 3rd Street 
Brooklyn, NY  11211 
(718)387-4184 
 



 
 

 
Success Academy Williamsburg 
Attn:  Administrator 
183 South 3rd Street 
Brooklyn, NY  11211 
(718)704-1419 
 
 



 
 



 
 
 
 
 
 

SITE’S PROPOSED USE 
 



Applicant:  LPC Development Group LLC 
Address:  105 S. 5th Street, Brooklyn, NY  11249 
Date:  April 6, 2016 
Section:  X, 3 
 
 
SITES PROPOSED USE 
 
LPC Development Group, LLC plans to develop 105 S. 5th Street located in the Williamsburg 
section of Brooklyn, New York.   The Site is approximately 15,420 square feet and currently 
consists of a vacant, approximately 10,000-square foot one-story commercial warehouse 
affordable housing building on the north side of the site and undeveloped vegetated land on the 
south side of the side. The proposed development consists of an 11-story building with retail and 
community facility use on the first floor and residential apartment units on the remaining floors. 
The project will have 54 residential Units and 1 Superintendent’s Unit.  The remainder of the site 
will consist of a paved parking lot and landscaped areas. 
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November 18, 2015 

Tara Boyan, MAI 

Real Estate Technical Services (RETECHS) 

Capital One Bank N.A. 

299 Park Avenue 

New York, NY 10171 

Re:  Appraisal of Real Property 

 In an Appraisal Report 

Williamsburg Bridgeview Apartments 

105 South 5th Street 

Brooklyn, Kings County, NY 10453 

C&W File ID: 15-12002-902997 

Client ID: 15-001709-01 

Dear Ms. Boyan: 

In fulfillment of our agreement as outlined in the Letter of Engagement, we are pleased to transmit our appraisal 

of the above captioned property in an appraisal report dated November 18, 2015. The effective date of value is 

October 29, 2015.   

The appraisal determines the market value of the subject property in its as is condition. The appraisal also 

determines the prospective market value upon completion of the proposed development based upon both an 

affordable housing and market rate scenario.  Cushman & Wakefield, Inc. has not performed a previous appraisal 

of the subject site, or provided other services as an appraiser, or in any other capacity within the three years prior 

to this assignment. The subject property consists of a development site that is to be developed with a proposed 

11-story affordable housing building with a retail and community facility component on the ground floor. 

This appraisal report has been prepared in accordance with our interpretation of your institution’s guidelines, Title 

XI of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA), and the Uniform 

Standards of Professional Appraisal Practice (USPAP).   
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M ARKE T VA LUE  AS  IS  
Based on our Appraisal as defined by the Uniform Standards of Professional Appraisal Practice, we have 

developed an opinion that the Market Value of the Fee Simple Interest of the subject property, subject to the 

assumptions and limiting conditions, certification, extraordinary assumptions and hypothetical conditions, if any, 

and definitions, “As-Is” on October 29, 2015, was: 

ONE MILLION NINE HUNDRED FIFTY THOUSAND DOLLARS 

$1,950,000 

M ARKE T VA LUE  AS  IF  V A CA N T  
Based on our Appraisal as defined by the Uniform Standards of Professional Appraisal Practice, we have 

developed an opinion that the Market Value of the Fee Simple Interest of the subject property, subject to the 

assumptions and limiting conditions, certification, extraordinary assumptions and hypothetical conditions, if any, 

and definitions, “As-Is” on October 29, 2015, was: 

TWO MILLION TWO HUNDRED THOUSAND DOLLARS 

$2,200,000 

A F FO RD AB LE  HOU SI NG S CE NA RI O  

PROSPECTIVE  MARKET VALUE UPON COMPLETION 
Furthermore, we have developed an opinion that the Prospective Market Value of the Leased Fee Interest of the 

proposed development, as of July 1, 2017, the prospective date of completion, assuming the property is operated 

under the auspices of the low-income housing tax credit regulations, and subject to the assumptions and limiting 

conditions, certification, extraordinary and hypothetical conditions, if any, and definitions, with conditions 

prevailing as of October 29, 2015, will be: 

TWENTY FOUR MILLION FOUR HUNDRED FIFTY THOUSAND DOLLARS 

$24,450,000 

PROSPECTIVE  MARKET VALUE UPON STABILIZATION 
In addition, we have formed an opinion that the Prospective Market Value of the Leased Fee Interest of the 

proposed development, as of December 1, 2017, the prospective date of stabilization, assuming the property is 

operated under the auspices of the low-income housing tax credit regulations, and subject to the assumptions 

and limiting conditions, certification, extraordinary assumptions and hypothetical conditions, if any, and definitions, 

with conditions prevailing as of October 29, 2015, will be: 

TWENTY FOUR MILLION NINE HUNDRED THOUSAND DOLLARS 

$24,900,000 

The prospective market values for the affordable housing scenario reported above are inclusive of the 

prospective market value of the 420c tax abatement, which is estimated to be to be $4,200,000, the present value 

of the ICAP tax abatement, which is estimated to be $200,000, the present value of submarket financing 
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estimated to be $7,800,000, and the value of the low income housing tax credit estimated to be $10,200,000. 

M ARKE T R ATE  SCE NA RI O  –  HY PO THE TI C AL  CO ND I T I O N 

PROSPECTIVE  MARKET VALUE UPON COMPLETION 
Furthermore, we have developed an opinion that the Prospective Market Value of the Fee Simple Interest of the 

subject property, as of July 1, 2017, the prospective date of completion, based upon the hypothetical condition 

that the property is operated as market rate rental housing, and subject to the assumptions and limiting 

conditions, certification, extraordinary and hypothetical conditions, if any, and definitions, with conditions 

prevailing as of October 29, 2015, will be: 

TWENTY NINE MILLION FOUR HUNDRED FIFTY THOUSAND DOLLARS 

$29,450,000 

PROSPECTIVE  MARKET VALUE UPON STABILIZATION 
In addition, we have formed an opinion that the Prospective Market Value of the Fee Simple Interest of the 

subject property, as of December 1, 2017, the prospective date of stabilization, based upon the hypothetical 

condition that the property is operated as market rate rental housing, and subject to the assumptions and limiting 

conditions, certification, extraordinary assumptions and hypothetical conditions, if any, and definitions, with 

conditions prevailing as of October 29, 2015, will be: 

THIRTY MILLION THREE HUNDRED THOUSAND DOLLARS 

$30,300,000 

The prospective market values for the market rate scenario reported above are inclusive of the present value of 

the ICAP tax abatement, which is estimated to be $200,000, but does not include any other intangible value 

components.  

E X TR AORD I NA RY A SSUM P TI ON S 
For a definition of Extraordinary Assumptions please see the Glossary of Terms & Definitions. 

This appraisal employs three extraordinary assumptions.  1) The prospective market value estimates are based 

upon market participant attitudes and perceptions existing as of the effective date of our appraisal, and assumes 

the subject property is completed and/or achieves stabilization as of our prospective date. We assume no 

material change in the physical characteristics and condition of the subject development or in overall market 

conditions between the date of inspection and effective date of value, except for those identified within the report. 

Any undue delay in the construction timeline could materially impact the value conclusion reported herein.  2)  It is 

assumed that the proposed improvements are constructed in a quality manner in accordance with the information 

communicated to us by the developer. If the design or quality differs from that which has been considered herein, 

the value conclusions could be impacted accordingly.  3)  We have been provided with information from the 

developer regarding the negotiated rent levels, income qualifications, tax abatement, submarket financing, and 

low-income housing tax credits, which has been relied upon in our analysis.  Should we be provided with any 

information would changes these assumptions, the value conclusions contained herein could be materially 

impacted. 
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HY PO THE T IC AL  CO ND I T IO NS  
For a definition of Hypothetical Conditions please see the Glossary of Terms & Definitions. 

This appraisal employs two hypothetical conditions. 1) As part of the Scope of Work, we have developed an 

opinion of the prospective market value of the subject property upon completion and stabilization as if the 

property is operated as market rate rental housing. 2) As part of the Scope of Work, we have developed an 

opinion of the market value of the subject site as if vacant. 

This letter is invalid as an opinion of value if detached from the report, which contains the text, exhibits, and 

Addenda. 

Respectfully submitted, 

CUSHMAN & WAKEFIELD, INC. 

 

 

 

 
Nicholas Doray 

Associate Director 

NY Licensed Appraiser Assistant 

License No. 48000047725 

 John T. Feeney, Jr. 

Executive Director 

NY Certified General Appraiser 

License No. 46000028659 

 

 

  

Robert S. Nardella, MAI, MRICS 

Executive Managing Director 

NY Certified General Appraiser 

License No. 46000004620 
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C L IE N T S A TI SF A CT IO N S URVE Y  
As part of our quality monitoring campaign, attached is a short survey pertaining to this appraisal report and the 

service that you received.  Would you please take a few minutes to complete the survey to help us identify the 

things you liked and did not like?   

Each of your responses will be catalogued and reviewed by members of our national Quality Control Committee, 

and appropriate actions will be taken where necessary.  Your feedback is critical to our effort to continuously 

improve our service to you, and is sincerely appreciated. 

To access the questionnaire, please click on the link here:  

http://www.surveymonkey.com/s.aspx?sm=_2bZUxc1p1j1DWj6n_2fswh1KQ_3d_3d&c=15-12002-902997 

The survey is hosted by Surveymonkey.com, an experienced survey software provider.  Alternatively, simply print 

out the survey attached in the Addenda of this report and fax it to (716) 852-0890. 
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Summary  of Sal ient Facts and Conclusions  
The subject site is located mid-block with frontage on Berry Street between South 4

th
 and South 5

th
 Streets and 

on the north side of South 5
th
 Street between Berry Street and Bedford Avenue. The irregularly shaped parcel 

contains 15,942 square feet and is currently improved with a 10,000 square foot vacant warehouse building. 

Ownership intends to demolish the existing improvements and construct an affordable housing development on 

the site that contains a retail and community facility component on the ground floor.  Upon completion, the 

proposed development will have an above grade gross building area of 60,573 square feet.   

Upon completion, the proposed development will contain a total of 55 residential apartments, of which 54 will be 

rentable as one unit will be occupied by an on-site superintendent.  The rentable residential units will have a total 

net rentable area of 37,240 square feet.  In addition to the residential units, the development will contain 3,903 

square feet of retail space and 1,029 square feet of community facility space on the ground floor. Amenities for 

the proposed building includes bike storage, on-site laundry, and outdoor recreation space. The development will 

also feature 14 surface parking spaces in the rear of the site. 

The developer indicates that the proposed development will be completed within 20 months.  The typical 

construction period for affordable housing developments in the City is 18 to 24 months.  Given the size and nature 

of the development, we believe a 20 month period is reasonable.  As such, we have modeled for completion as of 

July 1, 2017.   

The following is an executive summary of the information that we present in more detail in the report. 

BASIC INFORMATION

Common Property Name: Williamsburg Bridgeview Apartments Report Type: Appraisal

Address: 105 South 5th Street Interest Appraised: Fee Simple - As Is

Leased Fee - Upon Completion/Stabilization

City: Brooklyn Date of Value As Is: 10/29/15

State: NY Date of Value Upon Completion: 7/1/17

Zip Code: 10453 Date of Value Upon Stabilization: 12/1/17

County: Kings Date of Inspection: 10/29/15

Property Ownership Entity: Department of Housing Preservation & 

Development

Date of Report: 11/18/15

CW File Reference: 15-12002-902997

SITE INFORMATION

Land Area Gross SF: 15,942 Site Utility: Average

Flood Zone: X Site Topography: Level at street grade

Flood Map Number: 360497-0082F Site Shape: Irregularly shaped

Flood Map Date: 9/5/07 Frontage: Good

Access: Average

Visibility: Good

Location Rating: Good

Type of Parking Spaces: Surface

BUILDING INFORMATION

Type of Property: Affordable Housing Development Actual Age: Construction is estimated to be completed by July 1, 

2017.

Number of Residential Units: 55 Quality: Very Good Upon Completion

Number of Commercial Units: 1 Condition: Excellent Upon Completion

Number of Buildings: 1 Year Built: 2008-2009

Gross Building Area (Above Grade): 60,573 SF Building Class: A

Net Rentable Area: 42,172 SF

Number of Stories: 11

MUNICIPAL INFORMATION

Assessor's Parcel Identification: Block 2443 Lots 6, 37, and 41 Municipality Governing Zoning: City of New York

Assessing Authority: City of New York Current Zoning: M1-2/R6 Special Mixed Use District (MX-8) in the 

Upland Area of the Greenpoint-Williamsburg 

Inclusionary Housing District

Current Tax Year: 2015/2016 Is proposed use permitted: Yes

Taxable Assessment: $444,575 

Current Tax Liability: $0 Current Use Compliance: Legal and conforming use

HIGHEST & BEST USE

As Vacant: As Improved:

Construction of a mixed-us affordable housing development built to its maximum potential density. Demolition of the existing improvements and construction of a mixed-use affordable housing 

development built as proposed.
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VALUATION INDICES Market Value As Is

Prospective Value 

Upon Completion

Prospective Value 

Upon Stabilization

COST APPROACH

Land (As-If Vacant): $2,200,000 N/A N/A

Land (As-Is): $1,950,000 N/A N/A

Indicated Value: N/A $24,900,000 N/A

SALES COMPARISON APPROACH

Market Rate Scenario

Indicated Value: N/A $28,350,000 $29,200,000

INCOME CAPITALIZATION APPROACH

Affordable Scenario

Direct Capitalization Indicated Value (inclusive of all intangible components): N/A $24,450,000 $24,900,000

Market Rate Scenario

Indicated Value: N/A $29,450,000 $30,300,000

VALUE OF INTANGIBLE COMPONENTS

420c Tax Abatement: N/A N/A $4,200,000

ICAP Tax Abatement: N/A N/A $200,000

Low Income Housing Tax Credits: $10,200,000 N/A N/A

Below Market Financing: $7,800,000 N/A N/A

EXPOSURE  TIME

Exposure Time:

Marketing Time:

6 to 9 Months

6 to 9 Months  

 

E X TR AORD I NA RY A SSUM P TI ON S  
For a definition of Extraordinary Assumptions please see the Glossary of Terms & Definitions. 

This appraisal employs three extraordinary assumptions.  1) The prospective market value estimates are based 

upon market participant attitudes and perceptions existing as of the effective date of our appraisal, and assumes 

the subject property is completed and/or achieves stabilization as of our prospective date. We assume no 

material change in the physical characteristics and condition of the subject development or in overall market 

conditions between the date of inspection and effective date of value, except for those identified within the report. 

Any undue delay in the construction timeline could materially impact the value conclusion reported herein.  2)  It is 

assumed that the proposed improvements are constructed in a quality manner in accordance with the information 

communicated to us by the developer. If the design or quality differs from that which has been considered herein, 

the value conclusions could be impacted accordingly.  3)  We have been provided with information from the 

developer regarding the negotiated rent levels, income qualifications, tax abatement, submarket financing, and 

low-income housing tax credits, which has been relied upon in our analysis.  Should we be provided with any 

information would changes these assumptions, the value conclusions contained herein could be materially 

impacted. 

HY PO THE T IC AL  CO ND I T I O NS 
For a definition of Hypothetical Conditions please see the Glossary of Terms & Definitions. 

This appraisal employs two hypothetical conditions. 1) As part of the Scope of Work, we have developed an 

opinion of the prospective market value of the subject property upon completion and stabilization as if the 

property is operated as market rate rental housing. 2) As part of the Scope of Work, we have developed an 

opinion of the market value of the subject site as if vacant. 
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View of subject site looking north across South 5
th
 Street. 

 

 

Alternate view of the subject site looking north across South 5
th
 Street. 
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Street scene looking east along South 5
th
 Street.  Subject site is on the left. 

 

 

Street scene looking west along South 5
th
 Street.  Subject site is on the right. 
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View of the subject site looking east across Berry Street that is presently improved with a 

warehouse building.   

 

 

Street scene looking north along Berry Street.  Subject site is on the right. 
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Street scene looking south along Berry Street.  Subject site is on the left. 

 

 

Interior view of warehouse building that is currently improved on the subject site. 
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Introduct ion 

S CO PE  O F W ORK  
This appraisal, presented in an appraisal report, is intended to comply with the reporting requirements outlined 

under the USPAP for an appraisal report. The report was also prepared to comply with the requirements of the 

Code of Professional Ethics of the Appraisal Institute and the Financial Institutions Reform, Recovery and 

Enforcement Act of 1989 (FIRREA), Title XI Regulations. 

Cushman & Wakefield, Inc. has not performed a previous appraisal of the subject site within the three years prior 

to this assignment. 

Cushman & Wakefield, Inc. has an internal Quality Control Oversight Program. This Program mandates a 

“second read” of all appraisals. Assignments prepared and signed solely by designated members (MAIs) are read 

by another MAI who is not participating in the assignment. Assignments prepared, in whole or in part, by non-

designated appraisers require MAI participation, Quality Control Oversight, and signature.  

The scope of this appraisal required collecting primary and secondary data relevant to the subject property. We 

investigated numerous land and improved apartment building in the subject’s market, analyzed rental data, and 

considered the input of buyers, sellers, brokers, property developers and public officials. We also investigated the 

general regional economy as well as the specifics of the subject property’s local area. 

As part of the Scope of Work, we have analyzed the intangible components (tax abatements, below and low-

income housing tax credits), of value separately.   

The data have been thoroughly analyzed and confirmed with sources believed to be reliable, leading to the value 

conclusions in this report. The valuation process used generally accepted market-derived methods and 

procedures appropriate to the assignment. 

This appraisal employs the Cost Approach, Sales Comparison Approach, and the Income Capitalization 

Approach. Based on our analysis and knowledge of the subject property type and relevant investor profiles, it is 

our opinion that these approaches would be considered applicable and/or necessary by market participants.  We 

have utilized the Sales Comparison Approach only in the market rate scenario of our analysis. As an affordable 

housing development, the majority of the subject building's prospective market value is derived from intangible 

benefits resulting from various sources of submarket financing as well as tax abatements and low-income housing 

tax credits.  There are no sales of physically nor economically similar buildings to which a meaningful comparison 

can be made as an affordable housing development.  As such, the Sales Comparison Approach is not applicable 

in this scenario.  However, we have utilized the Sales Comparison Approach in our analysis of the subject 

property under the hypothetical condition that it is operated as market rate housing.  We have utilized the Income 

Capitalization Approach to determine the prospective market value of the subject property, as well as the value of 

the intangible benefits as this most closely resembles the methodology used by market participants. 
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RE POR T O P TI ON D E S CR I PT IO N 
USPAP identifies two written report options: Appraisal Report and Restricted Appraisal Report. This document is 

prepared as an Appraisal Report in accordance with USPAP guidelines. The terms “describe,” summarize,” and 

“state” connote different levels of detail, with “describe” as the most comprehensive approach and “state” as the 

least detailed. As such, the following provides specific descriptions about the level of detail and explanation 

included within the report: 

 Describes the real estate and/or personal property that is the subject of the appraisal, including physical, 

economic, and other characteristics that are relevant 

 Describes the type and definition of value and its source 

 Describes the Scope of Work used to develop the appraisal 

 Describes the information analyzed, the appraisal methods used, and the reasoning supporting the analyses 

and opinions; explains the exclusion of any valuation approaches 

 Describes the use of the property as of the valuation date 

 Describes the rationale for the Highest and Best Use opinion 
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ID E N TI F IC A TI ON O F PR OPE R TY  

Common Property Name: Williamsburg Bridgeview Apartments 

Location: The subject property is located at 105 South 5th Street in Brooklyn, Kings County, 

New York 10453 

Assessor's Parcel  

Numbers: 

 

Block 2443 Lots 6, 37, and 41 

Legal Description: A metes and bounds legal description has been retained in the files of the appraisers. 

P RO PE R TY  O WNE R SH IP A ND  RE CE NT H I ST ORY  

Current Ownership: Department of Housing Preservation & Development 

Sale History: To the best of our knowledge the property has not transferred in the last three years. 

Current Disposition: The site is reportedly under contract between Department of Housing Preservation & 

Development (HPD) and Procida Companies for a total consideration of $1. The 

grantee intends to demolish the existing improvements on the site and develop the 

site with an affordable housing development. 

D ATE S O F I NS PE C T IO N A ND  VA LU AT IO N  

Date of Valuation:  

        As Is: 

        Upon Completion: 

        Upon Stabilization: 

October 29, 2015 

July 1, 2017 

December 1, 2017 

Date of Inspection: October 29, 2015 

Property Inspected by: Nicholas Doray and John T. Feeney, Jr. 

C L IE N T,  I NTE ND E D  USE  AND  USE RS O F THE  A P P R AI SA L  

Client: Capital One Bank N.A. 

Intended Use: This appraisal provides an opinion of the Market Value of the Fee Simple Interest of 

the subject property in its as is condition.  Additionally, the appraisal provides an 

opinion of the Prospective Market Value of the Leased Fee Interest of the subject 

property upon completion and stabilization, estimated to be July 1, 2017, and 

December 1, 2017, respectively, based upon both affordable housing and market rate 

scenarios.   

The report is to be used in connection with loan underwriting and potential mortgage 

financing. This report is not intended for any other use.   

Intended Users: This report is for use and benefit of, and may be relied upon by Capital One Bank 

N.A. and/or affiliates, as well as the New York City Housing Development Corporation 
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its successors, assigns and/or its affiliates and subsidiaries and the City of New York 

acting by and through its Department of Housing Preservation and development. 

The report may not be distributed to or relied upon by any other persons or entities 

without the written permission of Cushman & Wakefield, Inc. 

E X TR AORD I NA RY A SSUM P TI ON S 
This appraisal employs three extraordinary assumptions.  1) The prospective market value estimates are based 

upon market participant attitudes and perceptions existing as of the effective date of our appraisal, and assumes 

the subject property is completed and/or achieves stabilization as of our prospective date. We assume no 

material change in the physical characteristics and condition of the subject development or in overall market 

conditions between the date of inspection and effective date of value, except for those identified within the report. 

Any undue delay in the construction timeline could materially impact the value conclusion reported herein.  2)  It is 

assumed that the proposed improvements are constructed in a quality manner in accordance with the information 

communicated to us by the developer. If the design or quality differs from that which has been considered herein, 

the value conclusions could be impacted accordingly.  3)  We have been provided with information from the 

developer regarding the negotiated rent levels, income qualifications, tax abatement, submarket financing, and 

low-income housing tax credits, which has been relied upon in our analysis.  Should we be provided with any 

information would changes these assumptions, the value conclusions contained herein could be materially 

impacted. 

HY PO THE T IC AL  CO ND I T I O NS 
This appraisal employs two hypothetical conditions. 1) As part of the Scope of Work, we have developed an 

opinion of the prospective market value of the subject property upon completion and stabilization as if the 

property is operated as market rate rental housing. 2) As part of the Scope of Work, we have developed an 

opinion of the market value of the subject site as if vacant. 
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I N TR OD U CT IO N  

MARKET DEFINITION  
New York City consists of five counties at the mouth of the Hudson River in the southeast area of New York 

State. The borough of Manhattan, also referred to as New York County, forms the political, financial and cultural 

core of the city. It is the economic growth engine of the Greater New York Region. The city’s other boroughs are 

Brooklyn, Queens, Staten Island, and the Bronx, otherwise known as Kings, Queens, Richmond, and Bronx 

counties, respectively. The area’s vast mass transit infrastructure connects the five boroughs as well as the 

surrounding suburban areas, forming the Greater New York Region. This region covers 21 counties in the 

southeastern section of New York State, southwestern corner of Connecticut, and Central and Northern New 

Jersey. 

The following are notable points about New York City: 

 The city is home to the two largest stock exchanges in the world, the New York Stock Exchange and the 

NASDAQ. 

 New York houses many large financial institutions, including Citigroup, JP Morgan Chase, Goldman Sachs, 

Barclay’s and Bank of America. 

 New York City is home to the headquarters of 48 companies on the 2014 Fortune 500 list. 

The following map highlights the Metropolitan Statistical Area (MSA) of New York, NY: 

 NEW YORK CITY COUNTIES 

 
Source: Claritas, Inc., Cushman & Wakefield Valuation & Advisory  

CURRENT TRENDS 

New York City’s economy is growing modestly on the strength of steady employment gains over the past few 

years. The city has recovered all of the jobs lost during the great recession, well ahead of most cities in the 

nation, and total employment recently reached an all-time high. The recent job gains have come in many sectors, 

and the city’s employment diversity has helped weather the finance industry’s struggles. A major source of recent 

economic growth has been the city’s tourism industry. NYC & Company, the city’s tourism bureau, estimates that 
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New York City had a record 56.4 million visitors in 2014, up from 54.3 million in 2013. They created $61.3 billion 

in economic impact and sustained 359,000 tourism-related jobs paying $21.0 billion in wages. This boom in the 

industry explains the city’s expansion in related employment sectors, and will continue to help the local economy. 

A huge boom in tourism has subsequently enabled hotel occupancy rates to keep up with room boom beyond 

Manhattan. A growing number of independent and brand-name hotels have been lining the city’s outer boroughs. 

In fact, between January and November 2014, outer-borough occupancy rates ran as high as 81.0 percent, 

according to STR, a hospitality-industry research firm. Most hotel markets operate at 65.0 occupancy, while 

Manhattan is pushing 83.0 percent. Many hoteliers have turned to the outer boroughs to accommodate tourists 

who cannot get a reservation in Manhattan’s tight hotel market or think it is too pricey. More than 100 hotels are 

scheduled to open across Brooklyn, Queens, Staten Island and the Bronx over the next 36 months. Queens is on 

pace to add nearly 50 properties in the next four years, 23 of which will be in Long Island City. Meanwhile, 

Brooklyn added two new hotels last year, bringing its total to 50, and occupancy to 81.1 percent. STR projected 

that by the end of 2017, Brooklyn will have a total of 70 hotels, a 150.0 percent increase from the 28 properties 

the borough had in 2008. 

Another source of New York City’s economic prosperity comes from the construction of cultural institutions. A new 

study from the New York Building Congress found that cultural institutions accounted for $1.3 billion in new 

construction spending for the five years ended in 2014. Notable projects such as the $422.0 million Whitney 

Museum, the $65.0 million renovation of the Met Museum’s fountains, the $81.3 million renovation of the Cooper 

Hewitt Smithsonian Design Museum, and the expansion of the Queens Museum created 10,000 jobs during the 

five-year period. While the cultural projects represent only a tiny portion of the $32.0 billion in annual construction 

spending (industries like health care and education outrank cultural construction spending), the sector is vital to 

the city’s economy as it attracts tourists from around the world.  

Last year, the Independent Budget Office (IBO) released its annual assessment of the city’s economy. The IBO 

predicts that the city will show a gain of 413,000 jobs in the current expansion, which is the largest for any 

comparable period since the record-keeping started in 1950. Employment increases will continue for the next two 

years, and more importantly, the IBO forecasts that wages will finally rise for most workers, not just the wealthy. 

While in 2013 household income stagnated in places throughout the U.S., it rose more than 3.0 percent in New 

York City. These gains are expected to broaden out when the latest numbers come in. Further, the IBO estimates 

the city will generate $6.0 billion more in revenue than the forecast made by the de Blasio administration over the 

next four years. 

New York City has created more jobs over the past five years than during any five-year period in the last half 

century. This spurt of employment growth did not come from Wall Street, however. The big investment banks and 

brokerage firms used to form the powerful engine that pulled New York’s economy out of recessions. During the 

boom years of the 1990’s, the high-paying securities industry accounted for more than 10.0 percent of all the jobs 

added in the city’s private sector. This time around, it has contributed less than 1.0 percent. This proves that New 

York City can grow at a rapid pace without leaning on Wall Street. About 425,000 jobs were added since the end 

of 2009, bringing total employment to 4.1 million jobs. Although many of these jobs are in lower-paying 

businesses, such as hotels and restaurants, fast-growing and well-paying tech companies like Google, Facebook 

and BuzzFeed are adding jobs at a fast pace. These major companies have been joined by small startups 

throughout the city in creating a thriving tech ecosystem. According to a 2013 study presented at the Bloomberg 

Technology Summit, the city’s tech boom has been responsible for roughly one-third of its private sector job 

creation since 2007. New York City’s government is helping to nurture the growth with economic development 

and education initiatives. As a result, Cornell, NYU, Columbia, and Carnegie Mellon are all opening or expanding 

tech-oriented campuses in the city, in an effort to meet the need for highly educated workers. 
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Another 2015 report, issued by the Center for an Urban Future, found that nearly 88.0 percent of all the state’s job 

growth was in New York City. Between 2004 and 2014, the city added almost 530,000 jobs, while the rest of the 

state gained about 70,000. Over the same time period, private sector jobs in the city jumped 17.3 percent, 

whereas they only grew 3.5 percent statewide. The city’s gain was powered by the retail, health care, technology 

and creative services sectors. In 2014 alone, health care added 20,900 jobs, retail added 9,700 jobs, and the 

creative industry added 7,000 jobs.  

Further considerations are as follows: 

 A report from 2014, which was commissioned by the Association for a Better New York, found that New 

York’s growing technology industry generates more than a half-million jobs, almost $125.0 billion in annual 

output, and $5.6 billion in tax revenues. 

 Media giant Viacom is laying off 264 employees in New York City to save $250.0 million. The company is in 

the midst of a corporate restructuring that will combine its Comedy Central and Spike channels with MTV and 

VH1.  

 MetLife is quadrupling its space at 200 Park Avenue, and will consolidate all of its New York City employees 

to its namesake tower in Midtown. The new lease covers about 550,000 square feet, which is approximately 

430,000 square feet more than its current lease. The company expects to complete all the moves by the first 

half of 2017. 

 Domestic merchandise and home furnishings retailer Bed Bath & Beyond signed a lease in January to take 

more than 100,000 square feet of space at Liberty View Industrial Plaza in Sunset Park, Brooklyn. The deal 

happened as Brooklyn continues to gain popularity as a place to live and work among tech tenants. 

 A 2014 CPEX retail report identified 43 additional retail corridors in Brooklyn, bringing the total number to 88. 

Of those 88 retail districts, 10 corridors had retail rents over $100.0 per square foot compared with just two 

corridors five years ago. 

 California-based real estate brokerage Marcus & Millichap aims to double its New York footprint by looking to 

take 40,000 square feet of office space. The company, whose current office is located at 270 Madison 

Avenue, said that the new office could accommodate up to 250 staffers. 

 Facebook continues to expand its footprint at 770 Broadway in Midtown South. The social media giant will 

add 80,000 square feet of space, bringing its total to 270,000 square feet. The additional space will have 

nearly tripled its size at the property since it first occupied the building two years ago. Rents are believed to 

be more than $100.0 per square foot for the new space occupying the entire 15
th
 floor. 

 Test-prep company Kaplan is subleasing 80,000 square feet of space from Condé Nast at 750 Third Avenue 

in Midtown. Kaplan will dispose of its current space of roughly 140,000 square feet at 395 Hudson Street by 

subleasing it to WebMD. 

 Media conglomerate Bloomberg LP is expanding its footprint onto Third Avenue, taking roughly 150,000 

square feet at 919 Third Avenue. The company becomes one of the latest in a growing line of companies to 

lease big blocks of space on Third Avenue, which is considered midtown’s street of bargains. 

 Furniture and home-décor retailer Design Within Reach signed a lease for 40,000 square feet at Industry City 

industrial complex in Sunset Park. It will also include a repair facility, a design studio and showroom. It is 

expected to be fully operational in late spring and will bring 25 jobs to the site. 

 Office-suite provider Regus signed a deal to take about 34,000 square feet at the Falchi Building in Long 

Island City, Queens. Regus and its rival, WeWork, have rapidly expanded across the city to meet an uptick in 

demand for office suites. 



WILLIAMSBURG BRIDGEVIEW APARTMENTS  NEW YORK CITY REGIONAL ANALYSIS 9 

 

 
 

 

 York Studios is set to bring Film & Television back to the Bronx with the construction of 3 buildings totaling 

about 300,000 square feet. The company currently operates out of a 40,000 square foot facility in Queens. 

Construction is scheduled to begin this summer and be completed by summer 2016. 

 Simone Development Companies is in a process of completing a $16.0 million deal that would allow 

construction of a 1.9 million square foot mixed-use office, academic and medical complex on a 33-acre site at 

1500 Waters Place in the east Bronx. Simone plans to construct two one-story retail buildings, totaling 40,000 

square feet; and four 10-story buildings of 250,000 square feet each. Plans will also include a hotel and 

100,000 square feet of space for high education. Several thousand permanent jobs are expected to be 

created through the development. 

 Los Angeles-based Estate Four plans to build a 1.2 million square foot project that will include a mixed-use of 

offices, shops, performance spaces and a promenade in the Red Hook industrial neighborhood of Brooklyn. 

The new development, called the Red Hook Innovation District, would be built over five years at a cost of 

$400.0 million.  

 In March 2015, a partnership of developers between Jamestown, Belvedere Capital and Angelo Gordon 

unveiled a massive redevelopment plan for Brooklyn’s Industry City. The plan calls for a $1.0 billion 

investment over the next 12 years and 13,300 jobs at Industry City, including the ones currently there. The 

developers estimate that another 5,800 jobs would be created throughout the city as a result of the project. 

The planned expansion, however, cannot go forward without Mayor de Blasio’s administration’s approval for 

the creation of a “special innovation zoning district.” 

 Jones New York, the women’s clothing brand owned by Sycamore Partners, will close all of its 127 outlet 

stores throughout 2015. The company will also discontinue its wholesale business as it seeks strategic 

alternatives. The Jones New York brand, which is sold in mid-priced department stores like Macy’s, has 

struggled in recent years as retailers ramped up their exclusive-label goods to draw shoppers. 

 Cornell University broke ground on its Roosevelt Island tech campus in January 2014. The $2.0 billion 

project, which won the city’s “Applied Sciences NYC” competition, will add some 2.0 million square feet of 

academic, residential, and commercial space over the next two decades. Slated to open in 2017, the new 

campus will house approximately 2,000 students and 280 faculty members, and create 8,000 permanent jobs 

by 2037. The project more recently received $50.0 million from Verizon to develop an executive education 

center. 

 An October 2014 report from the New York Building Congress forecasts overall construction spending in 2014 

to be $32.9 billion, an increase of 17.0 percent from the previous year. A majority of the non-infrastructure 

construction spending will be from new residential projects. Despite the optimistic forecast, the New York 

Building Congress reported in January 2015 that construction costs increased by 5.0 percent in 2014 after a 

nearly 5.0 percent increase in previous year. 

 Mayor Bill de Blasio and his administration are in the early stage of formulating a rezoning plan for a 57-block-

long corridor along Jerome Avenue that would bring more housing and new businesses to the South Bronx 

area. The first step is completion of the Cromwell-Jerome Neighborhood Study, which is expected to be ready 

by the end of the year. 

 Square, a San Francisco based mobile payment devices and software maker, expanded its size by moving 

into its brand new 40,000 square foot SoHo office space in October 2014. The company plans to increase its 

New York based staff to 385 employees. As of October 2014, the company employed a total of 75 

employees.  

 Amazon received $5.0 million in tax credits from New York state at the end of 2014. The company expects to 

use the money to bring 500 jobs to New York City at a property in Herald Square shopping district. 
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 Samsung Electronics is looking to purchase as much as 1.0 million square feet of new or existing office space 

in Manhattan. According to the Wall Street Journal, offices of that size generally could hold between 5,000 

and 7,000 employees. The purchase (if the deal is reached) would be one of largest corporate expansions in 

the city in years. 

 General Motors is reorganizing its Cadillac brand into a separate business unit and relocating the new 

company’s headquarters to New York City at the beginning of June 2015. Cadillac expects about 130 to 140 

people to be working for Cadillac in New York by the end of the year; many will be new hires. It also expects 

that number to double to about 300 in the next three years.  

 The New York Times began its layoff process in December 2014 as the newspaper company did not receive 

enough voluntary buyouts to cover newsroom budget cuts. The company expects to cut more than 100 

newsroom jobs. 

 The State University of New York reached an agreement with the Fortis Property Group to build out NYU 

Langone Medical Center at a former site of Long Island College Hospital in Cobble Hill, Brooklyn. Expected to 

be completed by 2018, the 125,000 square foot complex, will have 70 doctors and a total staff of 400. NYU 

Langone planned to invest $175.0 million to build out the facility. 

 Rockefeller University is planning a two acre campus extension over the FDR Drive. The project will involve 

building a platform over the highway to support four new buildings, and is estimated to cost between $425.0 

million and $450.0 million. It is expected to break ground in the second half of 2015, and construction is 

expected to be finished in four years. 

 Online grocer FreshDirect broke ground in December 2014 on its 500,000 square foot corporate 

headquarters in Mott Haven, South Bronx. The company reached a deal with the city in 2012 to relocate to 

the Bronx (as opposed to New Jersey), keeping its 3,000 jobs in the city. In addition, the relocation is 

expected to create 1,000 new jobs for Bronx residents. 

 New York City is investing $140.0 million to expand manufacturing and create 3,000 jobs at the Brooklyn 

Navy Yard. The project, which was announced by Mayor Bill de Blasio in November 2014, will build on earlier 

city plans for what is known as Building 77. The building is scheduled to open by mid to late 2016. In addition 

to Building 77, The New Lab, a high-tech manufacturing consortium, is expected to expand to 84,000 square 

feet, from its current 8,000 square foot space, when it moves into the new Green Manufacturing Center, a 

250,000 square foot facility under construction at the Navy Yard. 

 Numerous high-profile redevelopment projects in various stages of the development pipeline will contribute to 

New York City construction spending well into the future. Notable among these include Hudson Yards, Pacific 

Park (formerly known as Pacific Park), the World Trade Center site, Flushing Commons, Greenpoint Landing, 

Domino Sugar Factory, the Staten Island ferris wheel and outlet mall, Willets Point, City Point, Halletts Point, 

and Seward Park. 

 Broadway Stages, a Brooklyn-based studio, has plans to build a $20.0 million film production complex on 

Staten Island. The plan will generate 800 jobs over the next two years and as many as 1,500 jobs over the 

next five years. 

 IBM announced that it will be investing $1.0 billion in its new Watson supercomputer division, which will be 

headquartered in 51 Astor Place in Manhattan. The money will be partially invested in startup companies and 

the hiring of several hundred employees at the new headquarters location. 

D E M OG RA PH IC TRE ND S  

DEMOGRAPHIC CHARACTERISTICS  
New York City exceeds the national average in household income at both the top and bottom of the spectrum. As 



WILLIAMSBURG BRIDGEVIEW APARTMENTS  NEW YORK CITY REGIONAL ANALYSIS 11 

 

 
 

 

a result, the city’s middle income brackets are relatively small. The high cost of living in New York City pushes out 

many of those who are not poor enough to qualify for subsidized rents or wealthy enough to afford market-rate 

housing. A 2012 study from the Center for Housing Policy found that for the decade ended in 2010, housing and 

transportation costs in New York City rose 55.0 percent. Over the same time period, income in the area only grew 

by 31.0 percent. 

The city also has a gap in educational attainment. A higher percentage of New York City residents are without a 

high school diploma than the national population, and likewise for residents with at least a bachelor’s degree. 

Further considerations are as follows: 

 The median person in New York City is 36 years old, one year younger than the national median. 

 New York City’s average household income ($78,499) is significantly higher than the country’s ($71,318). 

When looking at median household income, however, the roles are reversed. Median income in New York is 

$50,493, while the country’s median household income is $51,352. Medians are typically a better measure of 

central tendency, as means are more easily influenced by outliers. As discussed above, New York is full of 

outliers at the upper and lower ends of the income scale. 

 A survey set released by the U.S. Census in September 2013 revealed that in 2011, 21.2 percent of New 

York City residents were under the poverty line, compared to only 15.9 percent for the nation as a whole. This 

marked the fourth straight year that the percentage increased. The stat seems to suggest that much of the 

region’s recent job growth has been in industries with low wages. 

 New York City bests the national average in residents with at least a bachelor’s degree by 5.5 percentage 

points. The city boasts a large number of institutions of higher learning, along with industries that require such 

education. The educated labor pool makes New York City an attractive destination for many businesses. 

The following table compares the demographic characteristics of New York City with those of the United States: 

Characteristic

New York

City

United

States

Median Age (years) 36.0 37.0

Average Annual Household Income $78,499 $71,318 

Median Annual Household Income $50,493 $51,352 

<$25,000 28.3% 24.4%

$25,000 to $49,999 21.3% 24.4%

$50,000 to $74,999 15.7% 17.9%

$75,000 to $99,999 10.6% 11.9%

$100,000 plus 24.1% 21.3%

< High School 20.3% 14.3%

High School Graduate 25.0% 28.4%

College < Bachelor Degree 20.8% 29.0%

Bachelor Degree 20.0% 17.8%

Advanced Degree 13.9% 10.6%

Households by Annual Income Level:

Education Breakdown:

Source: Claritas, Inc., Cushman & Wakefield Valuation & Advisory 

Demographic Characteristics

New York City vs. United States

2014 Estimates
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POPULATION 
According to Moody’s Analytics, the current population of New York City is estimated at over 8.4 million. Rapid 

population growth is and always will be a challenge for New York City, as the densely populated metro area has 

little room for growth. The recent trend of redeveloping former industrial and office buildings into residential 

buildings could help, but the city will likely never grow as quickly as the rest of the country. Of all the boroughs, 

Brooklyn is expected to grow the most quickly in the near future, as its current renaissance continues. According 

to Moody’s Analytics, the borough is forecast to grow by an average annual rate of 0.7 percent through 2019. 

Further considerations are as follows: 

 From 2004 through 2014, New York City had average annual population growth of 0.5 percent. Over the 

same time frame, however, the nation grew at an average annual rate of 0.9 percent. 

 Population growth for the next five years will continue to be relatively low in New York. The average annual 

rate is forecast at 0.5 percent, lower than the nation’s forecast annual growth of 0.8 percent. 

 People typically follow jobs, so the recent trend of private sector job growth is a likely driver behind New 

York’s population growth since the recession. The city’s annual growth rate peaked at roughly 1.1 percent in 

2011. 

The following chart compares historical and projected population growth between New York City and the United 

States as a whole: 
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Source: Data Courtesy of Moody's Analytics and Cushman & Wakefield Valuation & Advisory 
Note: Shaded bars indicate periods of recession

POPULATION GROWTH BY YEAR 
New York City vs. United States, 2004-2019

United States New York City Forecast

 

The following table shows New York City’s annualized population growth by county: 
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Population (000’s) 2004 2014

Forecast 

2015

Forecast 

2019

Compound 

Annual 

Growth Rate

04-14

Compound 

Annual 

Growth Rate

15-19

United States 292,805.3 318,857.1 321,304.5 332,313.4 0.9% 0.8%

New York City 8,043.4 8,469.4 8,523.9 8,698.1 0.5% 0.5%

Bronx County 1,359.0 1,429.6 1,438.6 1,466.1 0.5% 0.5%

Kings County 2,459.1 2,615.9 2,637.5 2,710.9 0.6% 0.7%

Queens County 2,198.5 2,314.9 2,331.7 2,385.1 0.5% 0.6%

Richmond County 456.8 475.0 476.7 478.4 0.4% 0.1%

New  York County 1,569.9 1,633.9 1,639.4 1,657.6 0.4% 0.3%

Source: Data Courtesy of Moody's Analytics, Cushman & Wakefield Valuation & Advisory 

Annualized Population Growth by County
New York City

2004-2019

 

HOUSEHOLDS  
Much like population growth, New York City continually lags the country in household formation. This is largely 

due to issues endemic to New York City. For example, the extremely high cost of living discourages household 

formation, especially as young residents group together in apartments to live more affordably. It is not uncommon 

for living rooms to be converted into extra bedrooms. Indeed, recent census data show that New York City leads 

the nation in nonfamily households, with almost two-thirds of households having members with no familial 

relationship. 

Further considerations are as follows: 

 From 2004 to 2014, the number of households in the city grew at an average annual rate of 0.3 percent, lower 

than the national rate of 0.9 percent per year. 

 Over the next five years, the city’s average growth rate is expected to be 1.0 percent per year, while the rest 

of the nation is forecast to have an average growth rate of 1.4 percent. 

The chart below compares historical and projected household formation growth between New York City and the 

United States as a whole: 
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HOUSEHOLD FORMATION BY YEAR    
New York City vs. United States, 2004-2019

United States New York City Forecast
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E CO NOM IC TRE ND S  

GROSS METRO PRODUCT 
As discussed earlier, one of the city’s biggest new growth drivers since the recession has been the tech industry. 

Giants like Microsoft, eBay, Yahoo!, Google, Facebook, Twitter, and LinkedIn have been expanding, while smaller 

tech firms and startups are popping up in “Silicon Alley” and other areas of the city. Notable among these are 

Etsy, Shutterstock, Kickstarter, MongoDB, Gilt Groupe, and Tumblr. The industry has also been one of the 

biggest consumers of office space in the city in recent quarters. Expansion is expected to continue as Cornell 

University’s proposed $2.0 billion high-tech graduate school on Roosevelt Island begins to come to fruition. It may 

take some time before new jobs and businesses arise from the initiative, but the industry will continue to own a 

growing share of the city’s economic output. 

According to Moody’s Analytics, the city’s economy grew by 1.4 percent by in 2014, lower than the nation’s 

growth of 2.4 percent. The city’s growth is expected accelerate this year and will surpass the nation’s growth. The 

city’s economy is well diversified now, and growth will further intensify when financial companies return to 

expansion. 

Further considerations are as follows: 

 For the purpose of comparing the economies of New York City and the United States, we use Gross Metro 

Product (GMP) and Gross Domestic Product (GDP), respectively. The measures are analogous in what they 

attempt to capture, but GDP is on a much larger scale than GMP. 

 From 2004 through 2014, New York City averaged 2.2 percent annual GMP growth, moderately better than 

the nation’s annual GDP growth of 1.6 percent over the same time period. 

 The city’s GMP growth is expected to very slightly lag the nation’s GDP growth over the next five years, 

growing by an annual average rate of 2.6 percent. The nation’s GDP is forecast to have 2.7 percent annual 

growth. 

The following chart compares historical and projected GMP growth by year for New York City and GDP growth for 

the United States: 
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REAL GROSS PRODUCT GROWTH BY YEAR 
New York City vs. United States, 2004-2019

United States New York City Forecast

 

EM PLOYMENT D ISTRIBUTION 
New York City is heavily weighted in office-using employment sectors, which comprise 31.6 percent of jobs 
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compared to 24.4 percent for the nation. This helps to explain the high wages and job growth found in the metro 

area. Furthermore, the city’s abundance of service jobs has shielded it from the gradual decay in manufacturing 

employment across the nation. 

Further considerations are as follows: 

 More New York City workers are employed in education/health services than in any other sector, comprising 

20.5 percent of the workforce. The national representation for this sector is currently at 15.5 percent. 

 The sector with the lowest employment representation in the city is manufacturing, which accounts for only 

1.8 percent of the workforce. By contrast, the sector accounts for 8.7 percent of national employment. This is 

a reflection of the service-heavy orientation of New York City, the high cost of land, and the lack of space for 

large manufacturing facilities. 

 The percentage of New York City jobs in the financial activities sector is nearly double that of the national 

proportion, with 10.7 percent of total employment. This is not surprising, as New York City is the financial 

capital of the United States and home to Wall Street. 

 The area also has more than two times the information sector representation than the rest of the country. 

Recent growth in this sector is a result of the tech boom. 

The following chart compares non-farm employment sectors for New York City and the United States as a whole: 
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Source: Data Courtesy of Moody's Analytics and Cushman & Wakefield Valuation & Advisory 

EMPLOYMENT BY SECTOR 
New York City vs. United States

2015 Estimates

United States
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MAJOR EMPLOYERS 
New York City’s major employers are a good reflection of the city’s employment distribution. Just as many New 

York City jobs are in education/health services and financial activities, many of the largest employers are found in 

those sectors. Of the ten largest private employers in the city, five work in healthcare, three are banks, one is in 

communications, and one is a major retailer. 

Further considerations are as follows: 

 JP Morgan Chase & Co., Citibank NA, and Bank of America are the three largest banks in the city, employing 

more than 81,000 people combined. Their appearance on this list is not surprising, given New York’s status in 

the financial world. 
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 As previously stated, the education/health services sector is the largest in the city, and the rest of the list 

reflects this. The five largest hospital systems (North Shore-Long Island Jewish Health System, Mount Sinai 

Health System, New York-Presbyterian, Continuum Health Partners, and Montefiore Medical Center) employ 

nearly 140,000 New Yorkers. 

The following table lists New York City’s largest private employers: 

Company

No. of 

Employees

Business 

Type

North-Shore Long Island Jew ish Health System 48,650 Healthcare

JPMorgan Chase & Co. 37,363 Financial Services

Mount Sinai Medical Center 32,056 Healthcare

Macy's Inc. 31,200 Retailer

Citibank NA 24,991 Financial Services

New  York-Presbyterian Healthcare System 21,802 Healthcare

Bank of America 19,500 Financial Services

Continuum Health Partners Inc. 18,974 Healthcare

Verizon Communications 18,650 Communications

Montefiore Medical Center 18,030 Healthcare

Largest Private Employers
New York City, NY

Source: Crain's New  York Business & Cushman & Wakefield Valuation & Advisory  

EM PLOYMENT GROWTH  
Employment growth in New York City remains steady, and has now outpaced the nation’s job growth over much 

of the past decade. New York City has long since recovered all of the jobs lost during the great recession and is 

now in a period of sustained expansion. 

According to the New York State Department of Labor, total employment in the city grew by 2.9 percent during 

the 12 month period ending in January 2015, adding 115,600 jobs. Private sector job growth in New York City 

was even more pronounced, increasing by 3.3 percent from the same time last year, which outpaced both the 

state’s growth rate (2.0 percent) and the nation’s growth rate (2.8 percent). 

Job growth continues to be broad-based, with almost all major private sectors posting year-over-year gains. The 

city’s employment growth over the past year has been led by the following sectors: education/health services 

(which grew by 40,800 jobs, representing the fastest growth rate at 4.9 percent growth rate), 

professional/business services (which added 24,800 jobs, a 3.8 percent growth rate), leisure/hospitality (which 

added 14,400 additional jobs, representing growth rate of 3.8 percent). trade/transportation/utilit ies (adding 

13,700 positions, a 2.2 percent increase), financial activities (which added 8,300 jobs, a 1.9 percent growth rate), 

and information (which added 2,900 jobs, a 1.6 percent growth rate).  

Every sector except manufacturing (which contracted by 1,600 jobs) added jobs for the 12-month period ending 

January 2015. Government employment, which has seen constant contraction in recent months, rose by 3,300 

jobs (a 0.6 percent increase) over the past year. The city’s important securities industry has begun to pick up the 

pace and will continue to steady after a double-dip contraction, but growth will remain modest. While the industry 

payrolls have rebounded to their highest level in more than two years, some concerns still remain. For instance, 

Citigroup’s fourth quarter profits were nearly offset by its $3.5 billion legal expenses, while legal costs and 

disappointing trading revenue hurt JPMorgan Chase and Bank of America. This wave of bad news will likely have 

a consequential impact on future hiring and, combined with ongoing efforts to adapt to tight regulation, keep 

financial services in check.  
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Additional considerations for employment growth are as follows: 

 Between 2004 and 2014, New York City’s total non-farm employment grew by an annual average of 1.3 

percent. This was much better than the nation’s 0.5 percent annual average job growth over the same time 

period. 

 Over the next five years, the city’s total non-farm employment is forecast to grow by an annual average of 1.1 

percent, slightly below the nation’s 1.3 percent annual growth. 

The following chart illustrates total non-farm employment growth per year for New York City and the United 

States: 
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UNEMPLOYMENT 
According to the New York State Department of Labor, New York City’s seasonally adjusted unemployment rate 

in January 2015 was 6.5 percent, reaching its lowest level since October 2008. Year over year, the current 

unemployment rate represents a 1.5 percentage point improvement from January 2014. The rate remains above 

the state (5.8 percent) and national (5.7 percent) rates, however. This paradox of a high unemployment rate 

combined with steady job growth is partly a result of discouraged workers returning to the city’s labor force as job 

prospects improve. 

Further considerations are as follows: 

 New York City’s unemployment rate averaged 6.8 percent between 2004 and 2014, falling in line with the 

nation’s average rate, but slightly higher than the state’s average rate of 6.7 percent. During the early 2000s 

the city had a much higher unemployment rate than the nation, a trend which returned in 2012. 

 Over the next five years, Moody’s Analytics forecasts that New York City’s unemployment rate will average 

4.5 percent, lower than the nation’s 5.1 percent average rate. The city’s unemployment rate will dip below 5.0 

percent in 2016. 

 

 

The following graph compares historical and projected unemployment rates for New York City, the state of New 

York, and the United States as a whole: 
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C O NC LUS IO N 
New York City has fared well in the past few years and expansion is firmly in place. The city has experienced 

moderate economic growth and employment gains that have outpaced the nation’s. Economic expansion is 

expected to accelerate in 2015 as the tech industry drives employment and financial services begins to recover. 

Additional items to consider for New York City: 

 New York City has had steady private sector job growth since 2011, record tourism numbers, and features a 

well-diversified economy that is no longer dependent on Wall Street. As the tech and tourism industries grow 

further, New York City will continue to see economic growth in line with the rest of the country. 

 New York City’s unemployment rate has been trending downward and will experience steady improvement 

over the next several years. 

 Affordability will continue to be a problem in the near term for New York City’s middle class, sustaining the 

trend of “a city of extremes”. The shifting employment composition could exacerbate this problem. 
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LOCATION 
The subject site is located mid-block with frontage on Berry Street between South 4th and South 5th Streets and 

on the north side of South 5th Street between Berry Street and Bedford Avenue. This area is referred to as 

Williamsburg section of Brooklyn.   

Williamsburg is located in the northwestern section of the borough and extends from the Williamsburg Bridge to 

Flushing and Bushwick Avenues. Williamsburg is accessed via several major roads in all directions, most notably 

Bedford Avenue and the Brooklyn Queens Expressway. 

Like many neighborhoods throughout New York City, Williamsburg is a self-contained community.  The avenues 

and streets are generally one-way providing traffic flow in an east/ west or north/south direction.  Improvements 

are generally low to mid-rise commercial structures with some ground floor retail.  The streets are improved with a 

variety of residential housing types, including multi-tenant rentals, attached row houses and affordable housing 

developments such as the Williamsburg Houses consisting of 1,622 households.  Small industrial buildings are 

found throughout but more concentrated in the area near the western waterfront.  The neighborhood was the 

focus of a great deal of development in the years prior to the financial crisis with a large number of condominium 

buildings constructed. 

The Williamsburg area has numerous industrial uses located along its waterfront borders of the East River.  There 

are old manufacturing loft structures located throughout the area.  Major office and retail uses are located to the 

south in Downtown Brooklyn. The Williamsburg neighborhood overall has exhibited a surge in residential 

development over the last decade. The neighborhood has benefited from residential conversion from numerous 

industrial lofts near the Brooklyn Waterfront. Population influxes into the neighborhood are the highest of any 

neighborhood in Brooklyn. The majority of the developments are luxury rentals and condominiums.  

The subject property has average public transportation. It is connected to Manhattan via several subway lines and 

the Williamsburg Bridge, which is located just south of the subject.  Subway service includes the J, M and Z 

subway lines accessible from the Marcy Avenue station 8 blocks east of the subject. The area is considered to 

have average public bus service with the nearest line, the B32 along Wythe Avenue and the B62, running along 

Bedford Avenue, between Queens Plaza in Long Island City and Downtown Brooklyn. Additional transportation 

includes the East River Ferry that provides service to Manhattan, Queens, and other parts of Brooklyn. 

Furthermore, the Bloomberg administration and the City of New York have created several hundred miles of bike 

lanes throughout the City. Much of the Williamsburg neighborhood has incorporated bike lanes and it remains an 

integral part of the culture and transportation.  

Williamsburg is served by an effective arterial network. Union Avenue, Graham Avenue, Bushwick Avenue, 

Bedford Avenue, Kent Avenue, Brooklyn Queens Expressway are the major north/south traffic arteries in the 

area.  Metropolitan Avenue, Grand Street, and Broadway are the major east/west traffic arteries in the area. The 

Williamsburg Bridge splits into Broadway and the Brooklyn-Queens Parkway and is the main highway in this part 

of Brooklyn leading directly into Downtown Brooklyn and accesses the Long Island Expressway and Grand 

Central Parkway to the north and connects with the Midtown tunnel and the Triboro Bridge. The Brooklyn-Queens 

Expressway provides access to the Verrazano Bridge, the Gowanus Expressway and the Brooklyn Battery 

Terminal. 

Depending on the mode of transportation, travel time is approximately 15 to 25 minutes to Midtown Manhattan.  

ZONING CHANGES 

On May 11, 2005, the City Council approved the Department of City Planning’s rezoning proposal, as modified by 

the Council and the City Planning Commission, for nearly 200 blocks in the Greenpoint and Williamsburg 
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neighborhoods of Brooklyn. Council modifications to the zoning map included retention of the existing M1-1 

zoning on a portion of a block bounded by Greenpoint Avenue, West Street, Kent Street, and a line 100 feet west 

of Franklin Street.  Council modifications to the zoning text included a mechanism for transferring ownership of 

waterfront public access areas to the city and changes to the Inclusionary Housing program for Greenpoint-

Williamsburg. 

The zoning text change adopted by the Commission and the City Council includes a groundbreaking Inclusionary 

Housing program, reflecting recommendations made during the public review process. The program promotes 

affordable units in both rental and condominium developments, encourages preservation of existing affordable 

units, and targets affordable housing to a range of income levels. On the waterfront, sites zoned with a blend of 

R6 and R8 districts would have a base FAR of 3.7 (reduced from 4.3 FAR in the original application), with a 

bonus up to a maximum 4.7 FAR for the provision of at least 20 percent affordable housing. Modifications also 

reduce by 20 feet the maximum permitted heights in R8 districts for buildings not using the bonus.  

A bonus for providing affordable housing would also be available in upland portions of the rezoning area, where 

bonus floor area would be accommodated within contextual height limits. Modifications reduce the maximum FAR 

permitted without the Inclusionary Housing bonus in R6 districts on wide streets and R6A districts from 3.0 to 2.7, 

and in R7A districts from 4.0 to 3.45.  

Both on the waterfront and upland developments could satisfy the affordable housing requirement by developing 

affordable units on-site or off-site, or by acquiring and preserving existing housing at affordable rents. Coupled 

with use of various HPD, HDC, and HFA finance programs, and the city's commitment to developing affordable 

housing on publicly controlled sites, this Inclusionary Housing Program constitutes a powerful incentive for the 

development and preservation of affordable housing in Greenpoint-Williamsburg. 

The comprehensive rezoning of Greenpoint-Williamsburg, approved in May 2005, set the stage for the renewal of 

a vacant and underutilized stretch of the Brooklyn waterfront, and for the continuing revitalization of these vibrant 

neighborhoods. It reclaims two miles of long-neglected East River waterfront to create over 50 acres of open 

space, including a continuous public esplanade and a new 28- acre park surrounding the Bushwick Inlet. The plan 

creates new opportunities for thousands of units of much-needed housing, including affordable housing, within a 

detailed urban design plan that addresses the scale of the existing neighborhoods. The rezoning also facilitates 

local commercial development, and promotes light industrial activity in appropriate areas. The zoning changes 

include a new Inclusionary Housing program, which represents a groundbreaking approach to the creation of 

affordable housing in Greenpoint-Williamsburg. Under this program, developments providing affordable housing 

are eligible to develop additional floor area, within height and bulk regulations tailored specifically to each district. 

Affordable units can be provided either on the same site as the building receiving the bonus, or off-site either 

through new construction or preservation of existing affordable units. City, State, and Federal programs can be 

used to build the affordable housing that generates the zoning bonus. 

The Greenpoint-Williamsburg rezoning and the new Inclusionary Housing program respond to the issues targeted 

by former Mayor Bloomberg’s New Housing Marketplace Plan, created to meet the changing housing needs of 

the City’s communities by committing to the new construction or rehabilitation of 68,000 homes and apartments in 

five years. Today New York City faces an increasing demand for housing, a growing population, a scarcity of 

developable sites, and an aging housing stock. This rezoning will help to meet these challenges by making new 

land available for development, and by creating and preserving permanently affordable housing through a 

powerful combination of zoning incentives, housing programs, and the commitment of public and partner land. In 

Greenpoint-Williamsburg, about one-third of the projected units are expected to be affordable to low and 

moderate income households. 
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The maps on the following two pages outline the adopted zoning changes for Greenpoint-Williamsburg in general 

and the adopted changes specific to the Upland Inclusionary Program Area and the Waterfront Inclusionary 

Program Area.  
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CONCLUSION 
The Williamsburg neighborhood has developed into an established residential neighborhood. The development 

and growth of the Williamsburg neighborhood over the past decade enhanced the desirability of the subject area. 

Newer residential developments have generally comprised luxury loft type space with full amenities. As the 

residential neighborhood has continued to improve, the local retail and commercial markets have also continued 
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to improve. Our outlook for the neighborhood is positive. 
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Resident ial  Market Analysis  

OVE RVIE W  
The New York City residential market is the largest housing market in the United States. It is composed of a 

complex and diverse group of properties, from single family townhouses, low rise walk-up buildings, and luxury 

high rise towers, to converted office buildings for multi-tenant use. The majority of the market consists of rental 

units, the majority of which are governed by rent stabilization and rent control regulations at state and city levels. 

Tax abatement and incentive plans continue to play a large role in shaping New York City’s residential housing 

development, as do zoning laws and designations of historic preservation districts.  The following discussion 

provides some historical context to the current trends underpinning the fundamentals of the residential market in 

New York City.   

Between early 2003 and 3Q 2008 the residential rental market was stable with signs that rental supply and 

demand were near equilibrium.  For the similar period, the surge in demand for condominiums outpaced supply, 

despite a sharp increase in condominium development. The prior residential rental market cycle appears to have 

peaked in the 3Q 2008. Beginning in October 2008, this segment of the market deteriorated significantly. 

Similarly, by mid-year 2008, the for-sale market witnessed slowing sales velocity and incrementally higher 

inventory levels.  Stability in the rental market returned in 2010 and was followed by stability in the for-sale 

market.  Since the downturn, both the rental and for-sale markets have rebounded and witnessed tremendous 

growth in terms of effective rents and pricing.  Growth has been spurred by positive supply conditions resulting 

from the lack of construction financing available during the downturn.   

The major factors currently impacting the residential market include: 

 During the period between 2009 and 2011 there was a lack of construction financing due to the economic 

downturn and the ensuing financial crisis.  This led to an enormous decrease in inventory delivered when 

the economy in the City was recovering.  Given the lack of construction financing, developers did not 

proceed with new projects and the number of permits for new housing units decreased sharply.  As such, 

only legacy projects, those that had construction financing in place prior to the downturn, were completed 

in 2010 and 2011.  The rental market absorbed these units rapidly, demonstrating elements of demand in 

the New York City market that belied overall economic circumstances.  As the economy improved, job 

losses were recaptured, and very little new inventory was delivered, which led to the rental rate spikes of 

2011 and 2012.  Year-over-year rental rate growth slowed in 2013, as the dramatic increases in rental 

rates pushed tenants to the for-sale market.  As of May 2015, median rents in Manhattan have increased 

2.4 percent year-over-year, according to Prudential Douglas Elliman, while the average price increased 

by 4.6 percent.  In Brooklyn, the median rental rate increased by 4.8 percent year-over-year.   

 Currently two trends are developing.  The first is that the cost of land has risen dramatically, limiting 

development opportunities for new rental housing.  This trend is developing despite records rent levels in 

the city and historically low capitalization rates.  The second trend is the return of investors seeking to 

convert rental apartment buildings to condominium form of ownership.  This trend is explored in more 

detail below. Both of these factors have led to the growth in rental rates and high absorption rates for new 

inventory in Brooklyn and Queens.   

 The lack of financing for investment grade assets of all classes during the downturn caused the 

investment sales market to grind to a halt. Since April 2010, financing for income producing assets in core 

markets returned to the market.  Financing returned for quality assets in 2011 with investors able to 
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finance between 60 and 75 percent loan-to-value.  Throughout the period between 2011 and 2015, the 

pool of lenders continued to grow.   

 Underwriting terms since the recession ended created higher standards for individuals to access 

relatively low cost mortgage funds in the acquisition of condominium and cooperative units.  These 

standards have limited some prospective buyers of condominium and cooperative units from purchasing 

units.  For multi-family product, tighter underwriting policies have given rise to better quality loans. 

 The economic recession resulted in the loss of 209,700 jobs between December 2007 and January 2010, 

based upon the Bureau of Labor  Statistics, non-seasonally adjusted data.  January 2011 employment of 

3,702,200 indicated job gains year-over-year of 73,100.  January 2012 employment of 3,787,100 

indicated job gains year-over-year of 85,500.  January 2013 employment of 3,870,100 indicated job gains 

year-over-year of 82,400.  January 2014 employment was 3,984,100, an increase of 114,000 jobs.  Using 

non-seasonally adjusted data, New York City has gained 384,000 jobs between the prior peak 

employment in December 2007 and May 2016. Employment was at 4,222,800 as of June 2015, indicating 

117,800 new jobs in the trailing 12 months.   

 Job losses and gains in past cycles, measured based on total non-farm employees, Bureau of Labor and 

Statistics, non-seasonally adjusted is as follows: 

Period Jobs Lost or Gained 

December 1988 – January 1993 443,800 jobs lost 

January 1993 – December 2000 592,900 jobs gained 

December 2000 – January 2003 310,200 jobs lost 

January 2003 – December 2007 334,700 jobs gained 

December 2007 – January 2010 209,700 jobs lost 

January 2010 – June 2015 593,700 jobs gained 

 Municipal and State Deficits – Detract from services and often capital expenditure on infrastructure. A 

budget surplus is expected for 2015, however. 

 Real Estate Tax Increases –One of the most effective means of raising revenue for New York City without 

New York State approval. The City’s Finance Department reports the average Assessed Value for Class 

2 assets increased 3.7 percent for 2010/2011, 3.60 percent for 2011/2012, 2.84 percent for 2012/2013, 

and 5.93 percent for 2013/2014. For the fiscal year 2014/2015, assessed values increased 4.8 percent.  

The tax rate for the 2014/2015 fiscal year was established in the third quarter of 2014 at a rate of $12.855 

per $100 of assessed value.  This represents a 2.21 percent decrease from the 2013/2014 fiscal year tax 

rate.  Despite the decrease in the tax rate for Class 2 property, the increase in assessed value over the 

past two years has led to an increase in real estate taxes overall.   
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Fundamental aspects of the market which are considered positive indicate: 

 The New York City housing market is a supply constrained market with high barriers to entry. Land and 

construction costs are generally the highest in the nation. The lack of construction financing, dating to the 

second half of 2007 and extending into mid-year 2010, resulted in a significant reduction in inventory 

brought to the market beginning in late 2010. Long-term supply fundamentals are reasonable as for-sale 

inventory has been absorbed in rental or for-sale scenarios.  

 Most 2
nd

 and 3
rd

 tier developers were forced out of the market during the downturn as access to 

construction financing is more difficult and equity return requirements increase.  As the economy has 

improved these developers have returned to the market.   

 New York City remains the nation’s safest large city, and the preferred urban environment encompassing 

economic, cultural and entertainment options.  

 New York City has continued to be a City that investors have targeted for real estate investments.  Pricing 

and rental rates have continued to strengthen since the beginning of 2010 and vacancy rates have 

declined.  The City has positive job growth and developers are bringing projects to the market.   

 The condominium market has strengthened significantly since the downturn.  Construction financing for 

new development is readily available.  However land pricing has increased significantly as a result.  Many 

condominium developers have moved to conversions as a means of quickly bringing product to the 

market.  The amount of conversions will have a positive impact on the rental market.  The supply of 

market rate housing is decreasing through conversions to condominium form of ownership.  Based on 

information compiled by Cushman & Wakefield, over 4,700 market rate units are being converted.  The 

chart on the following page details those projects with which we are familiar.   
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Partial List of Ongoing & Proposed Conversions to Condominiums

NO. Property Name

Address

Year Built Status Market Rate 

Units

Total # of Units

1 Westminster

161 East 66th Street

1957 Completed 107 151

2 Wellington

200 East 62nd Street

1967 Ongoing 86 115

3 12 East 88th Street 1931 Ongoing 40 62

4 141 East 88th Street 1927 Ongoing 68 95

5 915 West End Ave. 1932 N/A 29 89

6 840 West End Ave. 1910 N/A N/A 38

7 498 West End Ave. 1912 Ongoing N/A 45

8 393 West End Ave. 1927 Ongoing 55 113

9 165 West 91 Street 1926 Ongoing 38 113

10 22 River Terrace 2001 Ongoing 324 324

11 41 River Terrace 1998 Planned 324 324

12 101 West 78th St 1900 N/A 26 44

13 342 West 72nd Street 1904 N/A 40 141

14 Astor

235 West 75th St

1901 Ongoing 170 198

15 Metro

301 West 53rd street

1979 Ongoing 262 262

16 88 Lexington Ave. 1927 Ongoing 153 177

17 90 Lexington Ave. 1957 Ongoing 97 105

18 737 Park Ave. 1940 Ongoing 72 103

19 150 East 72nd Street 1914 Completed 25 33

20 5 West 91st Street 1972 Ongoing 23 48

21 225 Rector Place 1985 Ongoing 191 232

22 70 Battery Place 1999 N/A 166 209

23 MiMA

450 West 42nd Street

2008 Proposed 149 149

24 Corinthian

330 East 38th Street

1987 Planned 144 144

25 101 West 87th Street 1986 Completed 10 72

26 Carnegie Park

200 East 94th Street

1986 Ongoing 370 461

27 Confidential 1984 Proposed 325 325

28 530 Park Avenue 1941 Ongoing N/A 111

29 Post Toscana

389 East 89th Street

2003 Proposed 199 199

30 Post Luminaria

385 1st Avenue

2002 Proposed 138 138

31 Confidential 1921 Proposed 114 114

32 Confidential 1964 Proposed 390 390

33 The Montrose

308 East 38th Street

2001 Proposed 97 97

34 360 Central Park West 1929 Proposed ??? 146

35 300 East 64th Street 1996 Completed 103 103

36 78 Irving Place 1920 Ongoing ??? 14

37 15 William Street 2008 Ongoing 184 184

38 277 West 10th Street 1896 Proposed 145 145

39 The Orleans

100 West 80th Street

1898 Completed 25 25

40 189 Avenue C 2010 Proposed 35 35

Total 4,724 5,873  
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Historically, following the lull between 2001 and 2002, the residential market witnessed strong velocity in 

absorption of new units, despite a large influx of supply as the result of projects begun between 1999 and 2001.  

Beginning in mid-year 2007, velocity slowed for new condominium developments with the turbulence in the 

financial markets in September 2008 leading to a virtual cessation of activity in area developments as buyers 

were not able to obtain financing.   

The residential market has never had so many market rate oriented units.  The market underwent a major 

resurgence, with significant growth in all areas between 1995 and 2001 and 2003 through mid-year 2008. The 

robust economy during this period, historically low supply of inventory, overall age of housing stock, and elements 

of luxury decontrol fueled demand for housing within New York City, even outside the more traditional areas of 

investment. Large condominium and cooperative apartment prices have consistently shown impressive price 

increases over prior years. Although the highest condominium price increases have been exhibited by buildings 

constructed within the past two decades, the rise in cooperative sales prices has mainly focused on the large and 

pre-war categories. These factors have spurred new construction toward high-rise condominium buildings, as well 

as toward more luxurious developments that will compete with the older and larger pre-war apartments in 

traditional residential areas of Manhattan. Significant increases in demand pushed up rents in areas that are 

considered vanguard residential neighborhoods. 

The health of the residential market, and specifically the luxury rental market, is linked to the health of the 

economy, perhaps greater than ever. The desirability of New York City as a place to live and the economic 

opportunity the City provides remain unequaled in major urban areas of the United States. 

RENTAL MARKET 

The City’s housing market remains dominated by rental inventory, most of which remains rent stabilized. As 

employment and income risk are weighed within households, tenants have numerous choices in rental housing. 

As previously noted, the residential market is currently in a cycle where new rental inventory entering the market 

is significantly below historical levels.  At the same time, rental rates are at historically high levels and 

capitalization rates are at historic lows.   

Market evidence indicates that Manhattan rental pricing decreased, as measured by effective rent levels, by 15 to 

25 percent between September 2008 and year-end 2009.  The rate of change was rapid, correlating to the 

economic impact of AIG, Fannie Mae and Freddie Mac and the collapse of Lehman Brothers. Landlords were 

motivated to keep legal recorded rents as high as possible, which includes units in new 80/20 buildings whose 

units are designated as rent stabilized for the duration of any tax abatement. As such, landlords were willing to 

offer concessions, such as the payment of brokerage commissions, offering free use of health club and other 

amenities, and 1 to 3 months free rent.  This has been typical in prior downturns in the City and concessions 

typically precede rental rate declines. The New York City rental market is historically landlord driven, but during 

the recent downturn the dynamic shifted the market in favor of tenants.   

As landlords re-priced units, on an effective rent basis, tenant demand from outside Manhattan began to 

materialize.  As the recession continued to impact households through 2010, many chose to re-locate into 

Manhattan from other boroughs or from New Jersey’s waterfront areas as Manhattan rents became more 

affordable.   

Institutional demand from hospitals and schools, whose student populations typically rise during recessions, was 

also a generator for apartment demand. Units are used for faculty, staff housing, students, and often medical 

professionals. 

The rental market began to show signs of stability in late 2009 and early 2010.  Landlords stopped offering 
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concessions by the end of the second quarter 2010 with the exception of new developments that were in initial 

lease-up phases.  Many analysts and investors projected large rental rate increases in the ensuing years as the 

supply of new housing product was limited as little new construction was financed during the period between 

2008 and year end 2010.  These projections were borne out as is evidenced by the year-over-year rent increases 

reported by the major brokerage firms that track the rental market.  Effective rent increases were dramatic in 2010 

as they were compared to the lows witnessed in 2009 and decreased levels of concessions.  However, rental 

rates continued to increase throughout the period between 2011 and 2015.  This trend is anticipated to continue 

in the coming years.  Positive supply dynamics are being created by the lack of new rental inventory entering the 

market as well as rental inventory being removed from the market through condominium conversions.  

Transactionally, there have been numerous sales of residential assets throughout the city since 2010.  Investors 

continue to seek quality assets for acquisition.  However, there is little inventory for sale and as such competition 

for assets is great.  Given the positive supply dynamics that will impact the market the coming years, the outlook 

for the market is positive.  

CONDO MARKET 
The condominium market has been in transition the past several years with dramatic fluctuations in pricing and 

the velocity of sales. 

The velocity of sales in the condominium market has shown steady growth in Manhattan.  Since the first quarter 

of 2008, there have been a total of 37,525 condominium transactions indicating an average absorption of 1,251 

units per quarter over this time period.  The low end of the range was witnessed in the first quarter of 2009 with a 

total of 781 units absorbed.  The high end of the range during this period was witnessed in the first quarter of 

2008, second quarter of 2008, and third quarter 2011 with 2,282, 1,827, and 1,789 units being absorbed, 

respectively.  The Manhattan condominium market sales data and statistics are reported by three of the most 

prominent residential brokerage firms in New York City: Prudential Douglas Elliman, The Corcoran Group, and 

Brown Harris Stevens.  The historical comparison of certain statistics is impacted by the classifications these 

firms use, and in some cases, statistics are not uniformly reported.  Nevertheless, the chart on the following page 

indicates market-wide, average and median condominium sales prices by quarter since the first quarter of 2008.  

Although the statistics vary between firms, prices from the previous boom period peaked between the first quarter 

of 2008 and first quarter 2009.  However, by the end of 2008, the average condominium sales prices decreased 

from 14.22 to 14.65 percent from the beginning of the year.  Oddly, in the first quarter of 2009, the unit prices of 

condominiums analyzed by Prudential Douglas Elliman reached record high sales despite the declining market 

conditions.  According to the firm, this was mainly due to the sizes of the condominium sales, which averaged 

1,680 square feet.  This was approximately 39.7 percent larger than the average unit size in the first quarter of 

2008 statistics.   

The overall market statistics between 2011 and 2015 indicate positive trends.  Although there are some variations 

between the various brokerage firms the overall statistics for the market are positive.  For much of this time 

period, growth was relatively steady but gradual. There was some acceleration in pricing from the second half of 

2013 through the end of 2014. Brokerage firms report that the acceleration trend was the result of sales inventory 

skewing towards more expensive product, particularly from new developments. In the second quarter of 2015, 

Prudential Douglas Elliman reported a 11.9 percent increase while Brown Harris Stevens reported a quarterly 

increase of 0.1 percent.  Despite the mixed signals from firms during the quarter, the average condominium sales 

price remains at or near peak levels. 

As investors must use significantly greater levels of equity, and demand greater returns commensurate with risk, 

prices decrease.  In 2011, there was some level of economic pressure on the development community while 

financing was still constrained due to stricter lending standards in 2012.  However, New York City has witnessed 
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liquidity returning to the market.  Given the lack of construction financing from 2008 through 2010, there were very 

little meaningful additions to supply in 2011 and 2012.  This limited competition in subsequent years and has had 

a positive impact on pricing and absorption in the market as is evident in the 2013 and 2014 statistics.  Lower tier 

developments that lack amenities and good finish levels, as well as developments in “fringe” neighborhoods, that 

have been previously constructed and selling out appear to have been most impacted.  Well designed, well 

located, and unique developments are expected to continue to fare above average.  Manhattan is expected to 

see a number of new residential developments in 2015.  These are mostly luxury tier properties with large format 

units.  

The major brokerage firms all report pricing metrics that are at or near the highest on record.  For luxury 

developments, buyers are now willing to purchase units prior to completion based solely upon floorplans.  

However, the statistics reflect only closed transactions and do not include contracts for buildings under 

construction.  There are a number of luxury buildings that are under construction.  New developments in the 

current market have been well received with significant amounts of inventory being placed into contract during the 

construction period.  The sponsors of most luxury buildings have increased pricing significantly during their sellout 

periods as well.  For example, 56 Leonard Street is under construction.  The building will have 145 units upon 

completion.  In the first 9 months of marketing units, all but 9 units were placed under contract.  This equates to 

an absorption rate of 15.1 units per month.  Additionally, the developer raised pricing 27 times over that 9-month 

period.  This is a trend that is occurring in many parts of Manhattan.  However, this contract data is not reflected 

in the current statistics as they do not represent closed transactions.  With positive supply dynamics to continue to 

impact the market coupled with a low interest rate environment, improving economy, and the availability of 

financing, the positive trends in the market are expected to continue for the foreseeable future.  We believe that 

the current for-sale market is very strong and the outlook for the for-sale market in Manhattan is positive.   

OVERVIEW CONCLUSION 
The New York City residential market has recovered strongly from the most recent recession and is enjoying a 

period of expansion. Rental rates and for-sale pricing continue to increase and new units are being absorbed 

relatively quickly. Though the new construction pipeline is beginning to grow, the relative paucity of units 

completed immediately after the recession has resulted in a supply shortage, especially in the face of strong 

demand. This trend is expected to continue in the near future even as new supply enters the market in increasing 

numbers.  

I NVE N TORY  
In the following discussion of the inventory contained in the New York City residential market, we have relied 

upon information published by the New York City Department of Housing Preservation and Development in its 

Housing and Vacancy Surveys as well as the Rent Guidelines Board in its Housing Supply reports. 

The Housing and Vacancy Survey by New York City Department of Housing Preservation and Development is the 

most comprehensive statistical report on the City’s housing stock.  The survey is completed every three years and 

is published in the subsequent year following the survey.  The most recent survey was completed in 2014.  While 

the full results of the survey have not yet been released, the Department of Housing Preservation and 

Development (HPD) has published its initial findings from the survey. While other firms provide statistics on the 

housing market in the City, the Housing and Vacancy Survey conducted by the City is the most comprehensive 

and reliable survey.   

New York City’s residential market is characterized by its size and complexity. There are over 3.4 million housing 

units in the City’s five boroughs, ranging from apartments in public housing complexes to luxury condominiums, 

walk-ups, townhouses and mansions.  Roughly 24,047 new housing units were completed and entered the 
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market in 2010, an increase of nearly 8.2 percent from 2009.  The number of completions fell in Queens, 

Brooklyn, and Staten Island, but this decrease was offset by the surges in Manhattan and the Bronx, which rose 

by 44.3 percent and 33.0 percent, respectively.  The financial crisis and economic downturn led to decreases in 

completions in 2011.  All boroughs witnessed decreases with the largest witnessed in Manhattan.  Overall, 

completions in the City decreased by approximately 42 percent from 2010 to 2011.  Completions continued to 

decline in 2012.  That year witnessed the lowest level of completions in the past 4 years.  The completions 

rebounded in 2013, with a 34.1 percent increase year over year. Despite the rebound, completions actually 

declined slightly in 2014, falling 6.4 percent to 11,867 units. The following chart illustrates the breakdown of new 

unit completions by borough over the past half century. 
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Note: Data from 2004-2014 includes both Final Certificates of Occupancy and Temporary Certificates of Occupancy  

The typical development time for a new residential building is 16 to 24 months once all approvals are granted.  

When the economy turned severely during the downturn, new buildings were still being delivered.  Given the lag 

in permits issued to date relative to competition, units entering the market decreased significantly despite 

healthier economic conditions in 2011 through 2013. Permit issuance has been trending upward since the end of 

the recession, signaling an uptick in housing deliveries over the next several years. 

The residential market can be further divided into owner-occupied property and rental property. The rental market 

is New York City’s largest residential category, comprising approximately 68 percent of all housing inventory. The 

remaining 32 percent of housing units in the five boroughs are owner units. This ratio is nearly the opposite of the 

national average, whereby two out of three households are owner occupied.  Comparatively, in 1996 total owner 

units equated to 29.7 percent of the total housing units in New York City. 

The following table provides an overview of New York City’s housing inventory. The information was taken from 

the United States Bureau of the Census data, which is published triennially in the Housing and Vacancy Report 

by New York City Department of Housing Preservation and Development. The data included in the following 

charts was taken from the 1996-2014 reports.  The 2014 Housing and Vacancy Survey is the most recent data 

published by the Department of Housing Preservation and Development (HPD). 
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HOUSING INVENTORY ANALYSIS FOR NEW YORK

Inventory 1996 1999 2002 2005 2008 2011 2014 % Change
 2011-2014

Total Housing Units 2,995,275 3,038,797 3,208,587 3,260,856 3,328,648 3,352,041 3,400,093 1.4%

   Total Owner Units 857,764 932,123 997,003 1,031,780 1,045,953 1,014,940 1,033,226 1.8%

       Owner Occupied 834,183 915,126 981,814 1,010,370 1,019,365 984,066 1,015,299 3.2%

       Vacant for Sale 23,581 16,997 15,189 21,410 26,588 30,875 17,926 -41.9%

   Total Rental Units 2,027,421 2,017,701 2,084,769 2,092,363 2,144,652 2,172,634 2,184,297 0.5%

       Renter Occupied 1,946,165 1,953,289 2,023,504 2,027,626 2,082,890 2,104,816 2,108,838 0.2%

       Vacant for Rent 81,256 64,412 61,265 64,737 61,762 67,818 75,458 11.3%

   Total Vacant Units Not Available 110,090 88,973 126,815 136,712 138,043 164,000 182,571 11.3%

Source: New York City Housing and Vacancy Surveys  
The table above indicates that there was a 1.44 percent increase in the entire inventory for New York City 

between the years of 2011 and 2014 totaling 48,052 housing units.  Comparatively, New York City added 23,393 

housing units from 2008 to 2011, a gain of 0.70 percent. The greatest increases were shown in the number of 

units vacant for rent units. This category increased by approximately 11.27 percent over the three-year period. 

Negative changes were exhibited by the number of total owner occupied units vacant for sale. This trend 

suggests renters are increasingly looking to enter the ownership market, and are competing for relatively little 

product. 

In 2014, the Housing and Vacancy Survey reports total inventory at 3,400,093, an increase of 48,052 units since 

2011. The following chart details total housing units by borough, excluding vacant and dilapidated housing units 

as of 2014.  

Total Renter 

Occupied

Total Owner 

Occupied

Total Units 

Occupied

Total 2,108,838 1,015,299 3,124,137

Bronx 380,084 102,231 482,315

Brooklyn 661,545 270,647 932,192

Manhattan 572,169 189,100 761,269

Queens 437,204 347,567 784,771

Staten Island 57,836 105,754 163,590

2014 HOUSING BREAKDOWN BY BOROUGH

Source:  2014 New York City Housing and Vacancy Survey
 

The 2014 NYC Housing and Vacancy Survey results indicate that dramatic changes have occurred in the New 

York City housing market since the 1996 survey. Total housing units, excluding those units vacant and 

unavailable, increased by 332,338, or 11.52 percent over the 1996 period. Total owner occupied units increased 

by 21.71 percent since 1996. 

According to the 2014 New York City Housing and Vacancy Survey, Brooklyn had the largest share of renter-

occupied units, and total occupied units, 31.37 percent and 29.84 percent of total units in New York City 

respectively. Within New York City, Queens had the largest number of owner occupied units, 34.23 percent of the 

total owner occupied units. Manhattan represented an ownership rate of 18.63 percent, 27.13 percent of New 

York City’s total renter occupied units, and 24.37 percent of the total occupied units. 

Over the last three years, the number of rental units in New York City has increased by 0.54 percent, or 11,663 
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units. Despite this increase, the city’s net rental vacancy rate has only increased from 3.12 percent to 3.45 

percent. In summary, the preliminary 2014 NYC Vacancy and Housing Survey results indicate the market remains 

strong for property owners. 

RE N TA L  VA C AN CY  
New York City’s rental housing market is governed by rent control and rent stabilization regulations.  One of the 

major factors affecting rent control and stabilization law is the rental vacancy rate. This takes into account vacant, 

non-dilapidated units that are available for rent. Under New York State law, when a 5 percent vacancy rate is 

reached, rent control and rent stabilization are suspended. This, however, is something that has never occurred in 

the history of New York rent regulations.  

New York State and City used various sources to determine the residential vacancy rate. Tenant advocacy 

groups have continuously maintained that the rental vacancy rate is below 3 percent. In past recessionary years, 

landlord groups argued that the vacancy rate was above 5 percent, including unconverted co-ops, condominiums 

and vacant owner-occupied housing.  

According to the United States Bureau of the Census data, which is published triennially in the Housing and 

Vacancy Report for New York City Department of Housing Preservation and Development, the vacancy rate has 

remained at approximately 3 - 4 percent for the past two decades. The constant low levels of vacancy, one of the 

lowest in the country, have left New York City with a perpetual housing shortage, some of which can be attributed 

to rent control and rent stabilization themselves. The following chart delineates the most recent information 

available regarding housing and vacancy rates for the New York City Boroughs. These figures were included in 

the 1996 through 2014 Housing and Vacancy Surveys. 

1993 1996 1999 2002 2005 2008 2011 2014

Manhattan 3.52% 3.47% 2.57% 3.86% 3.79% 2.70% 2.80% 4.07%

Brooklyn 3.25% 4.20% 3.26% 2.73% 2.78% 2.34% 2.61% 3.06%

Queens 3.07% 3.28% 2.11% 1.78% 2.82% 3.32% 3.79% 2.69%

Bronx 3.99% 5.43% 5.04% 3.29% 2.63% 3.07% 3.23% 3.77%

Staten Island 4.14% 4.17% 5.82% 2.43% - 6.37% 6.65% 5.50%

Overall New York City 3.44% 4.01% 3.19% 2.94% 3.09% 2.88% 3.12% 3.45%

Note: Staten Island vacancy rates come from a small sample, so are likely to have large sampling error

NEW YORK CITY RENTAL VACANCY RATE

Source: U.S. Bureau of the Census; New York City Housing and Vacancy Surveys

 
The vacancy rate for units available for rent in the City for 2014 was 3.45 percent. It was 3.12 percent during a 

similar period in 2008. The 2014 rental vacancy rate is significantly lower than 5.0 percent and, thus, meets the 

legal definition of a housing emergency in the City. 

RE N T C ON TR OL AND  S T A B I L I Z AT IO N 
Rent control regulations were first introduced by the federal government during World War II. New York State 

chose to continue this legislation in 1947, intended as a temporary measure to prevent dramatically increasing 

rents following the war. The laws were modified and replaced in 1969 by rent stabilization regulations. Over the 

past decades the regulations have been revised and extended numerous times, most recently in June 2015. 

Both rent control and rent stabilization guidelines establish the increase in rent that can be charged for a vacant 

apartment and for a lease that is renewed by the same tenant. A tenant in an apartment subject to rent control or 

stabilization cannot be evicted except under extraordinary circumstances. Furthermore, tenants in these 

apartments have certain “succession rights”, through which a unit can be “passed down” for a single generation 
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without incurring a vacancy allowance rent increase. An increase in rent is also permitted following a tenant’s 

vacating a formerly rent controlled or rent stabilized apartment, if the landlord then renovates the unit. The 

renovation must normally comprise a new kitchen and bathroom along with refinished floors. The apartment may 

then be leased at a market level upon vacancy and becomes covered by rent stabilization. The laws allow for an 

increase of a renovated apartment’s rent by an amount of the certified construction cost incurred by the landlord. 

Landlords of rent controlled apartments are permitted to increase rents up to 7.5 percent per annum. When a 

tenant vacates a rent-controlled apartment, the unit is “decontrolled” and is then subject to rent stabilization. A 

landlord may increase the rent for a decontrolled apartment by up to 50 percent over the maximum rent collectible 

from the previous tenant.  

In general, these laws affect apartment buildings with more than six apartments and those which receive any of a 

number of City-sponsored real estate tax abatements and/or tax exemptions. Approximately 1.05 million or 48.4 

percent of the rental apartments in New York City are subject to rent control or rent stabilization laws, which is a 

decrease from the 70 percent subject to restrictions during the early 1990’s. Some 33,600 apartments in New 

York City (based on the 2014 Housing and Vacancy Survey) remain under the protection of rent control laws, a 

28.4 percent decrease since 2011.  

Rent control and rent stabilization are under the auspices of the New York State Division of Housing and 

Community Renewal (DHCR). The New York State legislature debates the issue every few years as the laws are 

due to expire. The most recent legislation was renewed in June 2015 for a period of 4 years. The new laws will 

take effect beginning January 1
st
, 2016. There were several key changes to the legislation that affect both tenants 

and landlords. The luxury decontrol threshold was increased from $2,500 to $2,700, and annual increases will be 

indexed to the most recent one-year renewal increases which are voted upon by the Rent Guidelines Board. In 

addition, the increased rent a landlord can charge following a major renovation has changed. For buildings with at 

least 35 units, the recapture period will increase from 84 to 108 months. The recapture period for buildings with 

fewer than 35 units will increase from 84 to 96 months. The legislation continues to allow for 1/60
th
 of the total 

certified costs of improvements to be passed through to the tenant in the form of a rent increase. 

The annual household income threshold for decontrol will remain at $200,000.  For luxury decontrol to occur, the 

$200,000 threshold must be exceeded by a tenant for two consecutive years.   

In addition to the regulations which are generally renewed every four years, the Rent Guidelines Board votes 

annually on the maximum allowed rent increases for rent stabilized units. The latest guidelines were announced 

in June 2015. For the first time in 46 years, no rent increases will be allowed for one-year leases. In addition, the 

increase allowed for two-year leases is 2.0 percent, the lowest increase in the program’s history. The rent 

changes will apply to leases starting October 1
st
, 2015 and will be in place until September 30

th
, 2016.  
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Year 1 Year Lease 2 Year Lease Vacancy Allowance (1)

2015 0.00% 2.00% 18.00%

2014 1.00% 2.75% 18.25%

2013 4.00% 7.75% 16.25%

2012 2.00% 4.00% 18.00%

2011 3.75% 7.25% 16.50%

2010 2.25% 4.50% 17.75%

2009 3.00% 6.00% 17.00%

2008 4.50% 8.50% 16.00%

2007 3.00% 5.75% 17.25%

2006 4.25% 7.25% 17%+

2005 2.75% 5.50% 17%+

2004 3.50% 6.50% 17%+

2003 4.50% 7.50% 17%+

2002 2.00% 4.00% 18%+

2001 4.00% 6.00% 18%+

2000 4.00% 6.00% 18%+

1999 2.00% 4.00% 18%+

1998 2.00% 4.00% 18%+

1997 2.00% 4.00% 18%+ (1)

1996 5.00% 7.00% 9.00%

1995 2.00% 4.00% 5.00%

1994 2.00% 4.00% 5.00%

1993 3.00% 5.00% 5.00%

1992 3.00% 5.00% 5.00%

1991 4.00% 6.50% 5.00%

1990 4.50% 7.00% 5.00%

1989 6.00% 9.00% 12.00%

1988 6.00% 9.00% 12.00%

Average increase 3.21% 5.71% 12.11%

RENT INCREASE GUIDELINES ESTABLISHED BY THE NEW YORK

STATE RENT STABILIZATION LAW

Source: Rent Guidelines Board

(1) The Rent Regulation Reform Act of 1997 provides several new formulas for computing 

vacancy allowance, which are presented in a later table of this analysis.

 

The allowed increases for newly vacant apartments is calculated from the one-year and two-year increases.  
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The following table illustrates the formulas for determining vacancy increases: 

VACANCY INCREASE CALCULATIONS

SCENARIO A SCENARIO B SCENARIO C SCENARIO D

Minimum one vacancy in last 8 years; 

Rent > $500

Minimum one vacancy in last 8 years; Rent < 

$500

No vacancy in last 8 years; Rent < $500 Minimum one vacancy in last 8 years; Rent >$500

(1)Two Year Term - 20% increase If the legal regulated rent is less than $300, 

the total increase is calculated as in (1) or 

(2) plus $100.

# of years since last vacancy (or since 

the unit was first stabilized) times 0.6% 

plus (1) or (2).

Multiply the number of years since the last vacancy 

(or since the unit was first stabilized) times 0.6%. 

Add this figure to (1) or (2) to determine the 

percentage increase.

(2) One Year Term – 20% less the 

difference between one and two year 

lease renewals for appropriate year.

If the legal regulated rent is at least $300 

and no more than $500, the total increase is 

as outlined in “(1)” or “(2)” or $100, 

whichever is greater.

Units under $300 add $100, or 20%.

i.e. 1997: 20%-(7%‑5%)=18%

 

There are separate rules, however, for newly vacant units in which the departing resident was paying a 

preferential rent. In other words, these separate rules only apply to units where the tenant was paying less than 

the full legal rent. For newly vacant units whose lease commenced less than 2 years ago, a rent increase of 5.0 

percent is allowed. Each additional year since the lease commenced allows for an additional 5.0 percent 

increase, up to a maximum 20.0 percent increase. All newly vacant units whose lease commenced more than 

four years ago are allowed a 20.0 percent increase. 

D E M A ND  
The demand for new housing is not relegated to luxury housing.  But the city’s residential base is upwardly 

mobile.  Prime areas witness residential conversions from rental to condominium use.  Fringe areas witness new 

construction of all types.  New neighborhoods are forming in old industrial districts.  Immigrant household 

formation typically places upward pressure from the most basic housing types to better accommodated buildings 

and better locations.  Coupled with the dynamics of extraordinary high incomes for the uppermost component of 

the market, demand is fueling development of all types of housing.   

Demand for new units also comes from several factors that are not easily analyzed by statistics.  New York City 

and Manhattan in particular has a very high barrier to entry.  Development sites may take years to assemble and 

hi-rise construction is costly and technically difficult.  New inventory, even luxury class, is often constructed on the 

fringe of existing neighborhoods where sites are more easily assembled.  The truly prime areas of the city rarely 

witness new development.  The existing housing stock is aging, with most dwelling units constructed 40 years or 

more ago.  Rent control and stabilization laws have played a role in landlords’ reluctance to make capital 

improvements to buildings especially between 1950s and 1985, as the profit motivation was negligible.  One 

result is that some well located, but poorly finished, rental buildings can command high rents from luxury de-

controlled tenants.  When faced with the prospect of paying a market rent, some tenants will naturally re-locate to 

buildings with newer and superior finishes, and physical and service amenities. 

S UP PLY  
The supply of new residential inventory varies year by year.  Roughly 24,047 new housing units were completed 

in New York City and entered the market in 2010, an increase from the 22,229 units completed in 2009.  

Completions decreased significantly in 2011 and 2012, but began to trend upward in 2013. As detailed earlier, the 

total number of units completed declined slightly in 2014. 
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Between 1985 and 2014, permits issued for New York City averaged 14,372.  For the most recent 10 year period, 

concluding in 2014, the average is 19,882.  A review of the historical permits issued presents a relative base for 

new inventory trends.  The number of permits issued in 2014 (20,428 units) is slightly higher than the 10-year 

average. 

A forecast of supply must consider wide ranging variables such as availability and pricing of land, zoning, 

construction costs, availability and cost of equity and debt, and perceived demand.  New York City experienced 

an upward trend starting in 1995 and continuing through 2005 with a slight decline in 2006. 

During 2005 and continuing through 2008, permits issued for Manhattan were at the highest levels since 1985.  

2008 peaked with a record 9,700 units.  As can be seen, the number of permits issued in 2009 showed a 

significant decrease, with less than 1,500 permits issued.  Calendar year 2010 indicated a further slowdown 

compared to 2009.  A total of 704 permits were issued compared to 1,363 in 2009. 

This decrease in the amount of permits issued resulted in a significant decrease in the amount of supply entering 

the market during the period between 2009 and 2013.  According to the New York City Rent Guidelines Board’s 

2014 Housing Supply report (most recently published in May 2014), 1,159 and 3,126 units were delivered to the 

Manhattan market in 2012 and 2013, respectively.  These included units in projects approved in 2009 and 2010, 

as well as projects previously approved but in which construction had stalled during the downturn.  

While the number of permits issued in each year has increased since the recession ended, the amount of permits 

issued during this time is below historic averages.  For example, 20,428 permits were issued in 2014, fewer than 

the number issued in any year from 2003 through 2008. There has been a sharp increase in the number of 

permits issued so far in 2015, but it was widely reported that this increase was driven by impending changes to 

the 421-a tax incentive program, as well as the EB-5 incentive program. Developers rushed many potential 

projects through the approvals process in order to secure these incentives in the face of future uncertainty. From 

our discussions with market participants, a number of  these projects were not necessarily shovel-ready and may 

not translate into immediate housing starts. Consequently, the sharp increase in building permits should be 

viewed cautiously. It is probable that permit issuance will slow over the rest of 2015 and into 2016, as less mature 

projects were “pulled forward” in order to secure tax incentives under familiar rules. The chart on the following 

page illustrates the trend of housing units approved in New York City: 
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A RE A E C ON OM I C M A RKE T  FO RE C AS TS  
Given the status of the marketplace, we researched several market reports and economic forecasts for the area.  

We reference the Federal Reserve Board’s Beige Book, which states the following.   

The Federal Reserve Bank of New York’s Beige Book reports as of June 3, 2015, the Second District’s economic 

activity has continued at a modest pace.  Many economic indicators are positive across all sectors.  Labor 

markets have been somewhat subdued in the early weeks of summer but there has been some upward wage 

pressures in the service sector.  Commercial construction and multi-family residential construction picked up in 

the second quarter of 2015, and banks report stronger loan demand, narrowing loan spreads, and lower 

delinquency rates. The tourism industry has shown recent signs of some slowing, however, with Manhattan hotels 

and Broadway theaters reporting some weakening in revenues. 

We also reference the Marcus & Millichap 2015 Outlook apartment market report for New York City, which briefly 

recaps 2014 and provides an outlook for remainder of 2015. The report notes the following:   

 Employment in New York City will expand 2.3 percent in 2015.  This equates to 92,500 new jobs.  According 

to the firm, a total of 85,000 new jobs were created in 2014. 

 Demand and positive fundamentals have pushed builders to continue developing and will lead to the 

completion of approximately 12,500 units in 2015.  Manhattan and Brooklyn will account for 10,000 of these 

new units. 

 Overall vacancy rates are expected to rise 40 basis points to 2.7 percent.  This rate is well below the level 

required to declare a housing emergency in the City.  The rate is also below the level indicated in the most 

recent Housing and Vacancy Survey (undertaken in 2014 and published in 2015).   

 Rental rates increased by 1.8 percent in 2014.  The firm projects an overall increase of 1.4 percent for 2015.  
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 The firm projects that there will be continued gains through foreign investment as New York City continues to 

be a safe alternative to other foreign real estate markets. In addition, the firm predicts that high-net-worth 

individuals will focus their investment attention on Class B/C assets in northern and downtown Brooklyn, 

especially in transitional locations. This focus will push less capitalized investors to Brooklyn’s southern 

neighborhoods or into Queens. 

Overall the firm is positive about the state of fundamentals of the rental and for-sale markets in New York City and 

anticipates that these fundamentals will continue throughout 2015.   

Given the available economic and housing data and information from brokerage firms that track the market, we 

remain optimistic regarding the residential market in New York City. 

S UM M A RY A ND  C ON CL US I O NS 
The local economy has faced significant challenges over the residential market cycles beginning in 1995.  The 

initial economic recovery following the recession of the early 1990s began to surge until the dot-com bust in 

2000/2001.  The tragic effects of the 9/11 terrorist attacks further eroded the city’s job base.  The residential 

sector continued to grow despite these factors. 

Throughout the period between 2011 and 2015, buildings which we are familiar witnessed increased effective 

rents and generally lower vacancy.  Owner concessions for free rent are routine for all new buildings coming onto 

the market.  Building owners that offered concessions including free service and physical amenities in 2009 and 

early 2010 ceased in most cases. 

For the foreseeable future, we believe the vacancy rate will remain below 3.0 percent.  Property owners report 

continued demand for units from a tenant base that is attracted to superior quality, modern buildings when faced 

with paying a market rent for older, better located product.  Furthermore, the trend to convert rental buildings to 

condominium form of ownership has once again become part of the investor market place.  Many well located 

rental buildings are being converted impacting several thousand rental apartments.  This will offset some new 

supply entering the market and maintain the positive supply conditions in the coming years.   

New York City continues to attract investor interest in residential assets with strong levels of transaction activity 

and available financing. The high barrier to entry in New York City’s development market, consisting in part to the 

extraordinarily high costs of construction, long development timing, high land costs, and complexity of the 

markets, in conjunction with the geographic realities of the other boroughs, will result in a continued trend for 

investors to pay a premium for assets in this market. The residential rental market continued to strengthen 

through the first half of 2015. 

Affordable Housing  
Agencies such as the New York City Housing Development Corporation (HDC) and the U.S Department of 

Housing and Urban Development (HUD) have implemented numerous programs as an incentive for developers to 

construct affordable housing.  Since much of the new affordable housing construction involves these agencies, 

we have provided an outline of the agencies and several of the programs currently available.  The information 

below was taken from the NYC HUD and HDC websites. 

NEW YORK C ITY  HOUSING DEVELOPMENT CORPORATION 
The New York City Housing Development Corporation (HDC) is one of the nation’s leading issuers of bonds for 

multi-family affordable housing. Established as a public benefit corporation by the State of New York in 1971, 

HDC is responsible for financing the creation and preservation of affordable housing within the five boroughs of 
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New York City. 

The financing provided by HDC is in the form of low-cost mortgages made through the sale of tax-exempt and 

taxable bonds. These mortgages are provided to developers for the construction and preservation of affordable 

housing. In addition, through HDC’s corporate reserves, they provide subordinate mortgages, usually at a 1 

percent interest rate. 

By combining this with the proceeds from the bond sales, HDC is able to off-set some of the cost of constructing 

housing in New York City, and in turn, developers charge below-market rents. HDC programs are designed for 

multi-family rental housing and cooperative developments and serve a wide range of income segments from very-

low to middle-income tenants. 

The descriptions of several HDC programs, as reported on the New York City HDC website are presented on the 

following pages. 

ELLA  (EXTREMELY LOW &  LOW -INCOME AFFORDABILITY) 
This program provides financing for affordable rental housing for New Yorkers earning less than 60 percent of the 

area median income (AMI). ELLA combines a first mortgage loan that is funded with proceeds from tax-exempt 

bond sales with a subordinate loan. This second, subordinate loan is funded with HDC corporate reserves, as-of-

right 4% Federal Low Income Housing Tax Credits, and other subsidies. The program may be used for new 

construction, rehabilitations, and conversions of non-residential buildings for developments with at least 100 units. 

HDC will also consider projects with at least 50 units on a case-by-case basis. Tenants in buildings funded by 

ELLA may pay up to 35 percent of their income toward net rents. 

M2  (MIXED -M IDDLE -INCOME PROGRAM) 
Through HDC's award-winning 50/30/20 program, 20 percent of the apartments in a multi-family rental building 

are restricted for low-income tenants (less than 50 percent of AMI), 30 percent are reserved for middle-income 

tenants (at or below 130 percent of AMI) and the remaining are rented at market rates. HDC uses the proceeds 

from the sale of tax-exempt bonds to make first position mortgages and also uses its corporate reserves to make 

1 percent second mortgage loans. The first mortgage may qualify the low-income units for as-of-right 4% Federal 

Low Income Housing Tax Credits. The 50/30/20 program is eligible for new rental construction, substantial 

rehabilitation, and conversions of non-residential buildings with at least 100 units. HDC will also consider projects 

with at least 50 units on a case-by-case basis. 

50/30/20  M IXED- INCOME PROGRAM  

Through HDC's award-winning 50/30/20 program, 20 percent of the apartments in a multi-family rental building 

are restricted for low-income tenants (less than 50 percent of AMI), 30 percent are reserved for middle-income 

tenants (at or below 130 percent of AMI) and the remaining are rented at market rates. HDC uses the proceeds 

from the sale of tax-exempt bonds to make first position mortgages and also uses its corporate reserves to make 

1 percent second mortgage loans. The first mortgage may qualify the low-income units for as-of-right 4% Federal 

Low Income Housing Tax Credits. The 50/30/20 program is eligible for new rental construction, substantial 

rehabilitation, and conversions of non-residential buildings with at least 100 units. HDC will also consider projects 

with at least 50 units on a case-by-case basis. 

80/20  PROGRAM 
The 80/20 program is sponsored by HDC, in conjunction with the New York State Housing Finance Agency and 

the New York City Department of Housing Preservation and Development. Under the 80/20 program, proceeds 

from the sale of tax-exempt bonds are used to create affordable housing throughout New York City, generally in 



WILLIAMSBURG BRIDGEVIEW APARTMENTS  RESIDENTIAL MARKET ANALYSIS 42 

 

 
 

 

desirable locations. In exchange for the low-cost financing, 20 percent of the apartment units are reserved for low-

income tenants earning no more than 50 percent of AMI. The remaining units can be rented at market rates. 

PRESERVATION PROGRAM  

HDC’s Preservation Program provides tax-exempt, first-position bond financing, which brings as-of-right 4% 

Federal Low Income Housing Tax Credits. This financing is used for the acquisition and moderate rehabilitation of 

existing projects. Unlike many of HDC’s other programs, the Preservation Program does not include a second 

subsidy mortgage. Under the Preservation Program, projects must have a minimum of 50 units and incur 

rehabilitation costs of no less than the greater of $6,000 per unit or 20 percent of the eligible basis, and 15 

percent of the amount of acquisition costs financed by the bond proceeds. Units generally must have rents set at 

60 percent of AMI. 

M ITCHELL -LAMA PRESERVATION PROGRAM 
The Mitchell-Lama program was enacted by the State in the mid-1950’s as a way to promote and facilitate the 

construction of affordable rental and cooperative housing throughout New York State.  The law stated that after 

twenty years from the occupancy date, the mortgagor is allowed to prepay its mortgage releasing the obligation of 

staying in the affordable housing program and giving owners the right to raise rents to market value.  HDC 

created this preservation program as a means to encourage owners to keep their properties within the Mitchell-

Lama guidelines.  The Mitchell-Lama preservation initiative has two financing options: 1). Repair Loan Program 

and (2) Mortgage Restructuring Program. 

U.S.  DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 
The U.S. Department of Housing and Redevelopment, created in 1965 to administer programs of the federal 

government which provide assistance for housing for the development of the nation's communities. HUD 

administers housing and home finance programs, the Public Housing Administration and FHA.  HUD's mission is 

to increase homeownership, support community development and increase access to affordable housing free 

from discrimination. To fulfill this mission, HUD will embrace high standards of ethics, management and 

accountability and forge new partnerships--particularly with faith-based and community organizations that 

leverage resources and improve HUD's ability to be effective on the community level. 

A synopsis of two significant federal programs is provided on the following pages. 

HOME  PROGRAM  
The HOME Investment Partnerships Program (HOME) provides formula grants to States and localities that 

communities use - often in partnership with local nonprofit groups - to fund a wide range of activities including 

building, buying, and/or rehabilitating affordable housing for rent or homeownership or providing direct rental 

assistance to low-income people. HOME is the largest Federal block grant to state and local governments 

designed exclusively to create affordable housing for low-income households. 

HOME funds are awarded annually as formula grants to participating jurisdictions (PJs).The program’s flexibility 

allows States and local governments to use HOME funds for grants, direct loans, loan guarantees or other forms 

of credit enhancements, or rental assistance or security deposits. 

The program was designed to reinforce several important values and principles of community development: 

 HOME's flexibility empowers people and communities to design and implement strategies tailored to their 

own needs and priorities. 

 HOME's emphasis on consolidated planning expands and strengthens partnerships among all levels of 
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government and the private sector in the development of affordable housing. 

 HOME's technical assistance activities and set-aside for qualified community-based nonprofit housing 

groups builds the capacity of these partners. 

 HOME's requirement that participating jurisdictions match 25 cents of every dollar in program funds 

mobilizes community resources in support of affordable housing. 

States are automatically eligible for HOME funds and receive either their formula allocation or $3 million, 

whichever is greater. Local jurisdictions eligible for at least $550,000 under the formula ($335,000 in years when 

Congress appropriates less than $1.5 billion for HOME) also can receive an allocation. The formula allocation 

considers the relative inadequacy of each jurisdiction's housing supply, its incidence of poverty, its fiscal distress, 

and other factors. 

Communities that do not qualify for an individual allocation under the formula can join with one or more 

neighboring localities in a legally binding consortium whose members' combined allocation would meet the 

threshold for direct funding. Other localities may participate in HOME by applying for program funds made 

available by their State. Congress sets aside a pool of funding for distribution to insular areas, equivalent to the 

greater of $750,000 or 0.2 percent of appropriated funds. 

Shortly after HOME funds become available each year, HUD informs eligible jurisdictions of the amounts 

earmarked for them. Participating jurisdictions must have a current and approved consolidated plan, which will 

include an action plan that describes how the jurisdiction will use its HOME funds. A newly eligible jurisdiction 

also must formally notify HUD of its intent to participate in the program. 

Participating jurisdictions may choose among a broad range of eligible activities, using HOME funds to provide 

home purchase or rehabilitation financing assistance to eligible homeowners and new homebuyers; build or 

rehabilitate housing for rent or ownership; or for "other reasonable and necessary expenses related to the 

development of non-luxury housing," including site acquisition or improvement, demolition of dilapidated housing 

to make way for HOME-assisted development, and payment of relocation expenses. PJs may use HOME funds 

to provide tenant-based rental assistance contracts of up to 2 years if such activity is consistent with their 

Consolidated Plan and justified under local market conditions. This assistance may be renewed. Up to 10 percent 

of the PJ's annual allocation may be used for program planning and administration. 

HOME-assisted rental housing must comply with certain rent limitations. HOME rent limits are published each 

year by HUD. The program also establishes maximum per unit subsidy limits and maximum purchase-price limits. 

Some special conditions apply to the use of HOME funds. PJs must match every dollar of HOME funds used 

(except for administrative costs and CHDO predevelopment loans for projects that do not move forward) with 25 

cents from nonfederal sources, which may include donated materials or labor, the value of donated property, 

proceeds from bond financing, and other resources. The match requirement may be reduced if the PJ is 

distressed or has suffered a Presidentially-declared disaster. In addition, PJs must reserve at least 15 percent of 

their allocations to fund housing to be owned, developed, or sponsored by experienced, community-driven 

nonprofit groups designated as Community Housing Development Organizations (CHDOs). PJs must ensure that 

HOME-funded housing units remain affordable in the long term (20 years for new construction of rental housing; 

5-15 years for construction of homeownership housing and housing rehabilitation, depending on the amount of 

HOME subsidy). PJs have two years to commit funds (including reserving funds for CHDOs) and five years to 

spend funds. 

The eligibility of households for HOME assistance varies with the nature of the funded activity. For rental housing 
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and rental assistance, at least 90 percent of benefiting families must have incomes that are no more than 60 

percent of the HUD-adjusted median family income for the area. In rental projects with five or more assisted units, 

at least 20% of the units must be occupied by families with incomes that do not exceed 50% of the HUD-adjusted 

median. The incomes of households receiving HUD assistance must not exceed 80 percent of the area median. 

HOME income limits are published each year by HUD. 

LOW INCOME HOUSING TAX CREDITS  (LIHTC) 
The LIHTC Program is an indirect Federal subsidy used to finance the development of affordable rental housing 

for low-income households. The LIHTC Program, which is based on Section 42 of the Internal Revenue Code, 

was enacted by Congress in 1986 to provide the private market with an incentive to invest in affordable rental 

housing. Federal housing tax credits are awarded to developers of qualified projects. Developers then sell these 

credits to investors to raise capital (or equity) for their projects, which reduces the debt that the developer would 

otherwise have to borrow. Because the debt is lower, a tax credit property can in turn offer lower, more affordable 

rents.  

Provided the property maintains compliance with the program requirements, investors receive a dollar-for-dollar 

credit against their Federal tax liability each year over a period of 10 years. The amount of the annual credit is 

based on the amount invested in the affordable housing. 

The State of New York signed a similar program into law in 2000. The NYS Low Income Housing Tax  Credit 

(SLIHC) is modeled after the federal program with a few exceptions. SLIHC assisted units must serve households 

whose incomes are at or below 90 percent of the AMI, and the program provides a dollar-for-dollar reduction in 

state taxes for participating investors. 
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Proper ty Analysis  

S I TE  D E SC RI P TI ON  

 

Location: 105 South 5th Street 

Brooklyn, Kings County, New York 10453 

The subject site is located mid-block with frontage on Berry Street between South 4th 

and South 5th Streets and on the north side of South 5th Street between Berry Street 

and Bedford Avenue. 

Shape: Irregularly shaped 

Topography: Level at street grade 

Land Area: 0.37 acres / 15,942 square feet 

Frontage: The subject site has good frontage. The frontage dimensions are listed below:  

South 5th Street: 125.17 feet

Berry Street: 49.25 feet   

Access: The subject site has average access. 

Visibility: The subject site has good visibility. 

Soil Conditions: We were not given a soil report to review. However, we assume that the soil's load-

bearing capacity is sufficient to support the existing and proposed structures. We did 

not observe any evidence to the contrary during our physical inspection of the 

property. Drainage appears to be adequate. 

Utilities: All municipal/public utilities are provided and available to the site. 

Site Improvements: Upon completion, there will be typical city improvements including macadam paved 

streets, street lighting, concrete sidewalks, curbs and gutters and below ground 

utilities.   

Land Use Restrictions: We were not given a title report to review. We do not know of any easements, 

encroachments, or restrictions that would adversely affect the site's use. However, 

we recommend a title search to determine whether any adverse conditions exist. 

Flood Zone Description: The subject property is located in flood zone X (Special flood hazard areas subject to 

inundation by the 100-year flood determined in a Flood Insurance Study by detailed 

methods. Base flood elevations are shown within these zones. Mandatory flood 

insurance purchase requirements apply) as indicated by FEMA Map 360497-0082F, 

dated September 5, 2007.   

Hazardous Substances: We observed no evidence of toxic or hazardous substances during our inspection of 

the site.  However, we are not trained to perform technical environmental inspections 

and recommend the hiring of a professional engineer with expertise in this field.  
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Overall Site Utility: The subject site is functional for its proposed use. 

Location Rating: Good 
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I M PR OVE M E N TS D E S CR I PT IO N  
The following description of improvements is based on information provided by the developer about the proposed 

development.  

 

GENERAL DESCRIPTION  

Year Built: The developer has indicated that completion is estimated within 20 months.  The 

typical construction period for affordable housing developments in the City is 18 to 

24 months.  Given the size and nature of the development, we believe a 20 month 

period is reasonable.  As such, we have modeled for completion as of July 1, 

2017.   

Number of Units: 55 residential apartments (inclusive of the superintendent’s unit).  Fifty four 

apartments are considered rentable. 

Number of Buildings: 1 

Number of Stories: 11 

Gross Building Area: 60,573 square feet 

Net Rentable Area: 

   Residential: 

   Retail: 

   Community Facility: 

   Total: 

 

37,240 square feet 

  3,903 square feet 

  1,029 square feet 

42,172 square feet 

CONSTRUCTION DETAIL  

Basic Construction: Structural steel and concrete 

Foundation: Poured in place concrete 

Framing: A combination of structural steel and reinforced concrete 

Floors: Poured in place concrete 

Exterior Walls: Commercial grade brick masonry veneer 

Roof Type: Flat deck roof with waterproof membrane cover on the new structure. 

Windows: Double pane thermal windows in aluminum frames 

Pedestrian Doors: Exterior entrance will be aluminum and glass.  Interior unit doors will consist of 

hollow metal doors. 

MECHANICAL DETAIL  

Heating/ Cooling 

System: 

Heating and cooling to the residential units will be provided by PTAC units. The 

commercial component is assumed to have a forced air system. 
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Plumbing: The plumbing systems are assumed to be adequate for the proposed use and in 

compliance with local law and building codes. The plumbing systems will be 

typical of other properties in the area with a combination of PVC, steel, copper 

and cast iron piping throughout the building. 

Electrical Service: Electricity for the building will be obtained through low voltage power lines. 

Electrical Metering: Each apartment will be separately metered. 

Emergency Power: None 

Elevator Service: The building will feature one passenger elevator that will service all floors.  

Fire Protection: The building will be fully sprinklered with smoke detectors and emergency lights 

where required.  Standpipes in stairwells. 

Security: The property will be monitored by security cameras located in the common areas 

throughout the building.   

INTERIOR DETAIL  

Layout: The subject property is proposed to contain a total of 55 residential units, of which 

54 will generate revenue as one unit will be set aside for the superintendent. The 

affordable housing use includes 9 studios, 10 one-bedroom and 19 two-bedroom, 

low income units with rents set at 57% of the Area Median Income (AMI).  In 

addition to affordable housing, the project includes 3 studios, 4 one-bedroom, 8 

two-bedroom, and 1 three-bedroom unit for housing for the homeless. 

The following chart provides a breakdown of the units exclusive of the 

superintendent’s unit. 

Unit Type No. of Units Avg Size (SF) Total SF

Studio 12 458 5,490

One-Bedroom 14 629 8,800

Two-Bedroom 27 809 21,840

Three-Bedroom 1 1,110 1,110

Total 54 690 37,240

UNIT MIX

 

The main entrance to the building will be located on South 5
th
 Street.  The ground 

floor of the building will contain a lobby, which will provide access to the 

mailboxes, stairwells, and elevator.  Ceiling heights in apartments are assumed to 

be approximately 9 feet, which is consistent with other new developments in the 

area. 

The basement of the building will include a bike storage room, and the ground 

floor will contain an onsite laundry room and a recreation room. The building also 

features outdoor recreation space in the rear of the ground floor, and on the roof 

of the section of the proposed building that is dedicated for community facility use. 

Tenants will also be provided an allowance for gas. 

There will be a total of 14 surface parking spaces in the rear of the proposed 

building accessed via an entrance on Berry Street. The parking component is 
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expected to be leased to tenants.   

Floor Covering: The residential units are assumed to have vinyl plank flooring in the living areas, 

bedrooms, and kitchens with ceramic tile flooring in the bathrooms.  This is typical 

of affordable housing developments in the City. 

Walls: Walls will consist of painted gypsum drywall.  Kitchens and bathrooms will have 

ceramic wall tile finishes. 

Ceilings: Ceilings will be painted gypsum board.  

Lighting: Fluorescent and Incandescent 

Kitchens: Kitchens are anticipated to have have vinyl plank flooring, formica countertops, 

average quality wood cabinets, and stainless steel appliances that include a 

refrigerator, 4-burner gas stove/oven, and dishwasher.   

Bathrooms: The bathrooms in the units are anticipated to have a mixture of ceramic tile flooring 

and walls and tub surrounds, formica vanity tops, and a porcelain bathtub. 

AMENITIES  

Project Amenities: The development will contain a recreation room, bike storage, access to onsite 

laundry, as well as outdoor recreation space. 14 parking spaces will be available 

onsite for tenants.  

Unit Amenities: None. 

SITE IMPROVEMENTS  

Parking: The development will contain 14 surface parking lots.   

Onsite Landscaping: There will be various tree plantings located around the building.  Additionally, the 

rear-yard and roof decks will be landscaped.   

Other: Upon completion, there will be typical city improvements including macadam 

paved streets, street lighting, concrete sidewalks, curbs and gutters and below 

ground utilities. 

PERSONAL PROPERTY  

 Personal property was excluded from our valuation.  

SUMMARY  

Condition: Excellent Upon Completion 

Quality: Very Good Upon Completion 

Physical Life: The expected physical life of a new residential development is approximately 55-

60 years. 

Economic Life: The economic life of a well maintained residential development is over 60 years. 
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Property Rating: After considering all of the physical characteristics of the proposed development, 

we have concluded that the property will have an overall rating that is very good, 

when measured against other properties in this marketplace. 
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RE AL PRO PE R TY  TA XE S A ND  ASSE SSM E N TS  

CURRENT PROPERTY TAXES 

The subject property is located in the taxing jurisdiction of the City of New York. The assessor’s parcel 

identification numbers are Block 2443 Lots 6, 37, and 41.   

PROPERTY CLASSIFICATION 

Real property within the five boroughs of New York City is given a tax class designation by the Department of 

Finance in conformance with the New York State Real Property Tax Law.  Each tax classification has a specific 

tax rate, which is established annually.  The tax classes are as follows: 

Class 1 - Includes all primarily residential one, two and three family homes; residential 

condominiums of three dwelling units or less; residential condominiums of three stories or 

less that were originally built as condominiums; and certain vacant land zoned for residential 

use or adjoining improved Class 1 property. 

Class 2 - Includes all other primarily residential properties that are not in Class 1, including 

cooperatives and all other residential condominiums. This classification does not include 

hotels, motels or other similar property. 

Class 3 - Includes all utility corporations and special franchise properties, excluding land and 

certain buildings. 

Class 4 - Includes all other properties, such as stores, warehouses, hotels and vacant land 

not classified as class 1.   

The lots that comprise the subject site (as defined by the Department of Finance) are currently classified as a 

Class 4 property.  The current assessments for these lots are as follows.  
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PROPERTY ASSESSMENT INFORMATION

Assessor's Parcel Number:

Assessing Authority: City of New York

Current Tax Year: 2015/2016

ASSESSMENT INFORMATION

Actual Transitional

Land: $385,200 $342,155

Improvements: $143,550 $102,420

Total Assessment $528,750 $444,575

Exemption: (528,750) (444,575)

Taxable Assessment: $0 $0

TAX LIABILITY

Tax Rate 10.656%

Property Taxes (Exempt) $0

Property Taxes (Assuming Un-Exempt) $47,374

Compiled by Cushman & Wakefield, Inc.

Block 2443 Lots 6, 37, and 41

 

Taxes are based on the lower of the transitional or actual assessments.  The City’s fiscal year begins July 1 each 

year.  The 2015/2016 tax rate for Class 4 properties is $10.656 per $100 of assessed value. However, as the site 

is presently owned by the City of New York through HPD, the site is fully tax exempt. 

Assuming the subject site were not exempt from taxes, Applying the 2015/2016 Class 4 tax rate to the subject’s 

unexempt transitional assessment, results in a total tax obligation of $47,374 for the 2015/2016 fiscal year.    

RESIDENTIAL ASSESSMENT UPON COMPLETION -  AFFORDABLE HOUSING SCENARIO 
Upon completion, the subject property will be assessed. We have analyzed other affordable housing apartment 

buildings to derive an appropriate assessment upon completion of the building.  These developments, which 

reflect the current levels of assessments and real estate taxes of affordable housing buildings, are summarized in 

the following chart. 

REAL ESTATE TAX COMPARABLES - AFFORDABLE HOUSING SCENARIO

No. Property Name & Location GBA Year Built

No. of 

Stories

Total 

Assessment Assess/SF Total Taxes Taxes/SF

1 440 Berry Street 58,430 1995 6 $2,734,650 $46.80 $351,539 $6.02

2 277 Myrtle Avenue 216,700 1942 6 $5,371,650 $24.79 $690,526 $3.19

3 55 Ross Street 94,500 1974 13 $3,940,650 $41.70 $506,571 $5.36

4 626 Wythe Avenue 151,690 1974 11 $5,170,050 $34.08 $664,610 $4.38

5 101 Humboldt Street 57,125 1972 7 $1,134,900 $19.87 $145,891 $2.55

6 300 Bushwick Avenue 69,065 1972 7 $1,301,850 $18.85 $167,353 $2.42

STATISTICS

Low: 57,125 6 $1,134,900 $18.85 $145,891 $2.42

High: 216,700 13 $5,371,650 $46.80 $690,526 $6.02

Average: 107,918 8 $3,275,625 $31.02 $421,082 $3.99

Compiled by Cushmand & Wakefield, Inc.  

The developments included in the above chart develop a range of assessment per square foot of gross building 

area from a low of $18.85 to a high of $46.80 with an average of $31.02 per square foot. Discussions with the 
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New York City Tax Assessor – Kings County Office have shown that, upon completion, a new affordable housing 

apartment building would be expected to develop an assessment within the range exhibited by the comparables.  

Factors taken into consideration by the Assessor’s office include the location and quality of finish of the completed 

development, as well as the number of stories.  Additionally, the income producing potential of a property is 

important as the most widely used methodology used by assessors in determining an appropriate assessment is 

the Income Capitalization Approach. 

The comparables detailed in the chart above are reflective of new construction and represent affordable housing 

buildings.  Their nature as affordable housing structures, and as such their income producing potential, has more 

impact on their assessments than the age or size of the improvements.  Therefore, these are the most 

appropriate comparables from which to derive an assessment for the proposed affordable housing development. 

Based upon this information, we believe that upon completion of the subject building, the assessment will be 

established based upon a unit assessment of $25 per square foot of the residential gross building area.  This 

conclusion is within the range of the comparables.  This unit assessment equates to a total assessment of 

$1,391,175 based on the above grade residential gross building area of 55,647 square feet.  Based upon the 

current 2015/2016 Class 2 tax rate of $12.883 per $100 of assessed value increasing 3.0 percent per year, real 

estate taxes would be $3.46 per square foot upon stabilization in fiscal year beginning December 2017.   

420C TAX ABATEMENT 

As an affordable housing development, the subject property will qualify for a tax abatement.  In the instance of the 

subject development, the residential component of the property will benefit from a 420c tax abatement.  This tax 

abatement program is available to developers throughout the City that construct affordable housing projects.  The 

program is regulated through the New York City Department of Housing Preservation and Development (HPD), 

which is one agency that oversees the development of affordable housing in the City.  The abatement allows for a 

development’s assessed value to be 100 percent abated for a period of 30 years.  According to the developer, the 

subject property will benefit from an 420c tax abatement.  As the development will consist of affordable housing, 

we have modeled for a 420c tax abatement consistent with other affordable housing developments with which we 

are familiar.   

The chart on the following page illustrates the projected taxes for the subject property on a tax fiscal year basis 

beginning December 1, 2017, the date of stabilization. The tax rate is assumed to increase 3.0 percent each year, 

and the building and land assessments are assumed to stay constant upon completion of the building.  Although 

tax rates in New York City tend to be fairly static historically, we used this as a means of projecting increased real 

estate tax expenses in the future. We note that per our scope of work, we have not trended the tax rates between 

the date of value and first year of the tax analysis. 

The chart depicts actual and non-abated taxes based upon the 420c tax exemption status.  Upon completion, the 

property’s existing total assessed value is 100 percent exempt for 30 years.  We have analyzed the taxes based 

upon the 30-year 420c abatement for which the subject qualifies, and upon full taxes being incurred.  The full 

fiscal year taxes excluding the exemption have been used in the proforma presented later in the Income 

Capitalization Approach. The developer’s savings attributable to the 420c tax abatement, as exhibited in the chart 

on the second following page, have been discounted separately to a present value.  Using a discount rate of 5.0 

percent, the present value of the 420c tax abatement is $4,200,000, rounded. 

A discount rate of 5.0 percent is reflective of the risk associated with this abatement, which is an agreement 

between a government entity and the developer.  While there is inherent risk associated with dealing with a 

government agency, this risk is perceived as minimal compared to other forms of investment in the market.  

Additionally, because the benefits of the abatement are so great, the developer is not likely to break the 
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covenants of the abatement.  As such, a 5.0 percent discount rate is considered to be reasonable. 
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420c TAX ABATEMENT PROJECTION

105 SOUTH 5TH STREET

BROOKLYN, NEW YORK

ABATEMENT TAX PAYABLE ACTUAL/EST. % $ TOTAL TAX FY TAXES FY TAXES FY JULY TAXES FY DEC TAXES FY TAX

PERIOD YEAR LAND AV BUILDING AV TOTAL AV EXEMPT EXEMPT PAY AV RATE BEG. JULY BEG. DEC W/OUT 420c W/OUT 420c SAVINGS

1 2017/18 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 13.668 $0 $0 $190,140 $192,517 $192,517

2 2018/19 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 14.078 $0 $0 $195,844 $198,292 $198,292

3 2019/20 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 14.500 $0 $0 $201,719 $204,241 $204,241

4 2020/21 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 14.935 $0 $0 $207,771 $210,368 $210,368

5 2021/22 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 15.383 $0 $0 $214,004 $216,679 $216,679

6 2022/23 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 15.844 $0 $0 $220,424 $223,180 $223,180

7 2023/24 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 16.320 $0 $0 $227,037 $229,875 $229,875

8 2024/25 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 16.809 $0 $0 $233,848 $236,771 $236,771

9 2025/26 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 17.314 $0 $0 $240,864 $243,874 $243,874

10 2026/27 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 17.833 $0 $0 $248,089 $251,191 $251,191

11 2027/28 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 18.368 $0 $0 $255,532 $258,726 $258,726

12 2028/29 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 18.919 $0 $0 $263,198 $266,488 $266,488

13 2029/30 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 19.487 $0 $0 $271,094 $274,483 $274,483

14 2030/31 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 20.071 $0 $0 $279,227 $282,717 $282,717

15 2031/32 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 20.673 $0 $0 $287,604 $291,199 $291,199

16 2032/33 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 21.294 $0 $0 $296,232 $299,935 $299,935

17 2033/34 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 21.932 $0 $0 $305,119 $308,933 $308,933

18 2034/35 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 22.590 $0 $0 $314,272 $318,201 $318,201

19 2035/36 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 23.268 $0 $0 $323,700 $327,747 $327,747

20 2036/37 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 23.966 $0 $0 $333,411 $337,579 $337,579

21 2037/38 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 24.685 $0 $0 $343,414 $347,706 $347,706

22 2038/39 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 25.426 $0 $0 $353,716 $358,138 $358,138

23 2039/40 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 26.188 $0 $0 $364,328 $368,882 $368,882

24 2040/41 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 26.974 $0 $0 $375,258 $379,948 $379,948

25 2041/42 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 27.783 $0 $0 $386,515 $391,347 $391,347

26 2042/43 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 28.617 $0 $0 $398,111 $403,087 $403,087

27 2043/44 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 29.475 $0 $0 $410,054 $415,180 $415,180

28 2044/45 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 30.360 $0 $0 $422,356 $427,635 $427,635

29 2045/46 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 31.270 $0 $0 $435,026 $440,464 $440,464

30 2041/42 $278,235 $1,112,940 $1,391,175 100% $1,391,175 $0 32.209 $0 $0 $448,077 $453,678 $453,678

ASSUMPTIONS

SIZE (GBA) 55,647          

Assessment per SF of GBA $25.00

2015/2016 CLASS 2 TAX RATE 12.883          

TAX RATE GROWTH 3.00%
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PRESENT

NET DISCOUNT VALUE OF

FISCAL YEAR CASH FLOWS FACTOR @ CASH FLOWS

5.00%

ONE $192,517 X 0.9524 = $183,349

TWO $198,292 X 0.9070 = $179,857

THREE $204,241 X 0.8638 = $176,431

FOUR $210,368 X 0.8227 = $173,070

FIVE $216,679 X 0.7835 = $169,774

SIX $223,180 X 0.7462 = $166,540

SEVEN $229,875 X 0.7107 = $163,368

EIGHT $236,771 X 0.6768 = $160,256

NINE $243,874 X 0.6446 = $157,204

TEN $251,191 X 0.6139 = $154,209

ELEVEN $258,726 X 0.5847 = $151,272

TWELVE $266,488 X 0.5568 = $148,391

THIRTEEN $274,483 X 0.5303 = $145,564

FOURTEEN $282,717 X 0.5051 = $142,791

FIFTEEN $291,199 X 0.4810 = $140,072

SIXTEEN $299,935 X 0.4581 = $137,404

SEVENTEEN $308,933 X 0.4363 = $134,786

EIGHTEEN $318,201 X 0.4155 = $132,219

NINETEEN $327,747 X 0.3957 = $129,700

TWENTY $337,579 X 0.3769 = $127,230

TWENTY ONE $347,706 X 0.3589 = $124,807

TWENTY TWO $358,138 X 0.3418 = $122,429

TWENTY THREE $368,882 X 0.3256 = $120,097

TWENTY FOUR $379,948 X 0.3101 = $117,810

TWENTY FIVE $391,347 X 0.2953 = $115,566

TWENTY SIX $403,087 X 0.2812 = $113,365

TWENTY SEVEN $415,180 X 0.2678 = $111,205

TWENTY EIGHT $427,635 X 0.2551 = $109,087

TWENTY NINE $440,464 X 0.2429 = $107,009

THIRTY $453,678 X 0.2314 = $104,971

PRESENT VALUE OF CASH FLOWS $4,219,832

ROUNDED TO $4,200,000

PRESENT VALUE OF 420c TAX SAVINGS

105 SOUTH 5TH STREET

BROOKLYN, NEW YORK

AFFORDABLE HOUSING DEVELOPMENT
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MARKET RATE SCENARIO 
In this scenario, the subject property would not qualify for the longer 420c tax abatement, which is reserved for 

affordable housing developments.  To determine an appropriate assessment for the subject property based on 

this scenario, we have looked to area comparables.  A summary of our findings is detailed in the chart below. 

REAL ESTATE TAX COMPARABLES - MARKET RATE SCENARIO

No. Property Name & Location GBA Year Built

No. of 

Stories

Total 

Assessment Assess/SF Total Taxes Taxes/SF

1 84 Broadway 26,631 2013 5 $1,627,650 $61.12 $209,234 $7.86

2 240 Wythe Avenue 68,300 2005 4 $4,119,750 $60.32 $529,594 $7.75

3 367 Wythe Avenue 108,870 2008 13 $6,215,850 $57.09 $799,048 $7.34

4 29 South 10th Street 35,812 2013 7 $2,278,800 $63.63 $292,940 $8.18

5 74 South 4th Street 35,000 2009 7 $2,215,350 $63.30 $284,783 $8.14

STATISTICS

Low: 26,631 2005 4 $1,627,650 $57.09 $209,234 $7.34

High: 108,870 2013 13 $6,215,850 $63.63 $799,048 $8.18

Average: 54,923 2010 7 $3,291,480 $61.09 $423,120 $7.85

Compiled by Cushmand & Wakefield, Inc.  

The comparables develop a range of assessment per square foot of gross building area from a low of $57.09 to a 

high of $63.63 with an average of $61.09 per square foot. Based upon this information, we believe that upon 

completion of the development under market rate conditions, the subject property’s assessment will be 

established based upon a unit assessment of $60 per square foot of the residential gross building area.  This 

assumes that the subject property is operated as market rate housing.  This unit assessment equates to a total 

assessment of $3,338,820 based on the above grade residential gross building area, which was previously 

detailed to be 55,647 square feet.  Based upon the current 2015/2016 Class 2 tax rate of $12.883 per $100 of 

assessed value increasing 3.0 percent per year, real estate taxes would be $8.30 per square foot upon 

stabilization in fiscal year beginning December 2017. 

We further note that the subject property is located in the 421a Geographic Exclusion Area. As such, the property 

does not qualify for a 421a tax abatement as of right. Therefore, we have not modeled for the subject property to 

receive a 421a tax abatement in the hypothetical market rate scenarios detailed in this report. 
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COMMERCIAL COMPONENT ASSESSMENT UPON COMPLETION 
Upon completion, the commercial component of the subject property will be assessed. We have analyzed 

commercial condominiums located within residential buildings to derive an appropriate assessment upon the 

completion of the building.  The current levels of assessments and real estate taxes of commercial 

condominiums, are summarized in the following chart. 

REAL ESTATE TAX COMPARABLES - COMMERCIAL COMPONENT

No. Property Name & Location GBA Year Built

Total 

Assessment Assess/SF Total Taxes Taxes/SF

1 77 South 6th Street 2,027 2009 $50,043 $24.69 $5,217 $2.57

2 165 Havemeyer Street 8,321 2008 $413,251 $49.66 $43,086 $5.18

3 117 South 3rd Street 6,593 1995 $349,245 $52.97 $36,412 $5.52

4 120 Division Avenue 992 2011 $50,400 $50.81 $5,255 $5.30

5 257 Grand Street 2,437 2007 $90,090 $36.97 $9,393 $3.85

STATISTICS

Low: 992 1995 $50,043 $24.69 $5,217 $2.57

High: 8,321 2011 $413,251 $52.97 $43,086 $5.52

Average: 4,074 2006 $190,606 $43.02 $19,873 $4.49

Compiled by Cushmand & Wakefield, Inc.  

The commercial condominiums included in the above chart develop a range of assessment per square foot of 

gross building area from a low of $24.69 to a high of $52.97 with an average of $43.02 per square foot. 

Discussions with the New York City Tax Assessor – Kings County Office have shown that, upon completion, a 

new affordable housing apartment building would be expected to develop an assessment within the range 

exhibited by the comparables.  Factors taken into consideration by the Assessor’s office include the location and 

quality of finish of the completed development.  Additionally, the income producing potential of a property is 

important as the most widely used methodology used by assessors in determining an appropriate assessment is 

the Income Capitalization Approach. 

Based upon this information, we believe that upon completion of the subject building, the assessment will be 

established based upon a unit assessment of $45 per square foot of the commercial component.  This conclusion 

is within the range of the comparables.  This unit assessment equates to a total assessment of $221,940 based 

on the commercial area of 4,932 square feet.  Based upon the current 2015/2016 Class 4 tax rate of $10.656 per 

$100 of assessed value increasing 3.0 percent per year, the unabated real estate taxes would be $5.15 per 

square foot upon stabilization in fiscal year beginning December 2017.   

INDUSTRIAL AND COMMERCIAL ABATEMENT PROGRAM (ICAP) 
The developer has reportedly applied for a 15 year tax abatement via the Industrial & Commercial Abatement 

Program (ICAP) for the commercial component of the proposed development. The New York City 15 year (ICAP) 

abatement assumes taxes are payable on the subject land and existing improvements based on current 

assessments. 

The initial ICAP abatement is calculated by taking the difference between the gross real estate taxes for 

the fiscal year when the ICAP begins (2017/2018) and the gross real estate taxes for the fiscal year when 

construction began (2015/2016) times 1.15.  

As only the commercial component will be receiving the ICAP abatement, we have applied a pro rata share of the 

benefit base to the subject property.  
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The abatement amount is 100 percent for the first 11 years of the 15 year abatement program and is then phased 

in 20 percent per year thereafter through the expiration in Year 15.  The non-abated taxes have been used in the 

cash flow presented later in the Income Capitalization Approach. Based on our projection, and using a discount 

rate of 5.0 percent, the present value of the ICAP tax abatement is $200,000, rounded. The ICAP abatement 

schedule is exhibited on the following page and the tax savings attributable to the ICAP abatement are exhibited 

on the next following page. 
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ICAP TAX ABATEMENT PROJECTION

105 SOUTH 5TH STREET

BROOKLYN, NEW YORK

ABATEMENT TAX PAYABLE ACTUAL/EST. EST. % $ TOTAL TAX FY TAXES FY TAXES FY JULY TAXES FY DEC TAXES FY TAX

PERIOD YEAR LAND AV BUILDING AV TOTAL AV BENEFIT BASE EXEMPT EXEMPT PAY AV RATE BEG. JULY BEG. DEC W/OUT 420c W/OUT 420c SAVINGS

1 2017/18 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 11.305 $4,706 $4,764 $25,090 $25,404 $20,639

2 2018/19 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 11.644 $4,847 $4,907 $25,843 $26,166 $21,259

3 2019/20 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 11.993 $4,992 $5,055 $26,618 $26,951 $21,896

4 2020/21 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 12.353 $5,142 $5,206 $27,417 $27,759 $22,553

5 2021/22 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 12.724 $5,296 $5,362 $28,239 $28,592 $23,230

6 2022/23 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 13.106 $5,455 $5,523 $29,086 $29,450 $23,927

7 2023/24 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 13.499 $5,619 $5,689 $29,959 $30,334 $24,645

8 2024/25 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 13.904 $5,787 $5,860 $30,858 $31,244 $25,384

9 2025/26 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 14.321 $5,961 $6,035 $31,784 $32,181 $26,145

10 2026/27 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 14.750 $6,140 $6,216 $32,737 $33,146 $26,930

11 2027/28 $44,388 $177,552 $221,940 $41,624 100% $180,316 $41,624 15.193 $6,324 $8,754 $33,719 $34,141 $25,386

12 2028/29 $44,388 $177,552 $221,940 $41,624 80% $144,253 $77,687 15.649 $12,157 $14,731 $34,731 $35,165 $20,434

13 2029/30 $44,388 $177,552 $221,940 $41,624 60% $108,190 $113,750 16.118 $18,334 $21,058 $35,773 $36,220 $15,162

14 2030/31 $44,388 $177,552 $221,940 $41,624 40% $72,126 $149,814 16.602 $24,872 $27,752 $36,846 $37,306 $9,554

15 2031/32 $44,388 $177,552 $221,940 $41,624 20% $36,063 $185,877 17.100 $31,784 $34,828 $37,951 $38,426 $3,597

16 2032/33 $44,388 $177,552 $221,940 $41,624 0% $0 $221,940 17.613 $39,090 $22,802 $39,090 $22,802 $0

ASSUMPTIONS

SIZE (GBA) 4,932            

Assessment per SF of GBA $45.00

2015/2016 CLASS 4 TAX RATE 10.656          

TAX RATE GROWTH 3.00%
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PRESENT

NET DISCOUNT VALUE OF

FISCAL YEAR CASH FLOWS FACTOR @ CASH FLOWS

5.00%

ONE $20,639 X 0.9524 = $19,657

TWO $21,259 X 0.9070 = $19,282

THREE $21,896 X 0.8638 = $18,915

FOUR $22,553 X 0.8227 = $18,555

FIVE $23,230 X 0.7835 = $18,201

SIX $23,927 X 0.7462 = $17,855

SEVEN $24,645 X 0.7107 = $17,514

EIGHT $25,384 X 0.6768 = $17,181

NINE $26,145 X 0.6446 = $16,854

TEN $26,930 X 0.6139 = $16,533

ELEVEN $25,386 X 0.5847 = $14,843

TWELVE $20,434 X 0.5568 = $11,378

THIRTEEN $15,162 X 0.5303 = $8,040

FOURTEEN $9,554 X 0.5051 = $4,826

FIFTEEN $3,597 X 0.4810 = $1,730

PRESENT VALUE OF CASH FLOWS $221,363

ROUNDED TO $200,000

AFFORDABLE HOUSING DEVELOPMENT

PRESENT VALUE OF ICAP TAX SAVINGS

105 SOUTH 5TH STREET

BROOKLYN, NEW YORK
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Z O NI NG  

GENERAL INFORMATION 
The property is zoned M1-2/R6 Special Mixed Use District (MX-8) in the Upland Area of the Greenpoint-

Williamsburg Inclusionary Housing District by the City of New York. A summary of the subject’s zoning is provided 

below: 

ZONING

Municipality Governing Zoning: City of New York

Current Zoning: M1-2/R6 Special Mixed Use District (MX-8) in the Upland Area of the Greenpoint-Williamsburg Inclusionary Housing District

Is proposed use permitted: Yes

Permitted Uses and General Regulations:

ZONING REQUIREMENTS

M1-2

Maximum Floor Area Ratio (FAR) - Commercial 2.00 times lot area

Maximum Floor Area Ratio (FAR) - Community Facility 4.80 times lot area

R6

Maximum Floor Area Ratio (FAR) - Wide Street 2.70 times lot area

Maximum Floor Area Ratio (FAR) - Narrow Street 2.20 times lot area

Maximum Floor Area Ratio (FAR) - Community Facility 4.80 times lot area

Compiled by Cushman & Wakefield, Inc.

The Special Mixed Use District (MX) was established in 1997 to encourage investment in, and enhance the vitality of, existing

neighborhoods with mixed residential and industrial uses in close proximity and create expanded opportunities for new mixed use

communities. New residential and non-residential uses (commercial, community facility and light industrial) can be developed as-of-right

and be located side-by-side or within the same building. Pairing an M1 district with an R3 through R10 district (e.g. M1-2/R6) ensures a

balanced variety of uses.

Residential uses are generally subject to the bulk controls of the governing residence district; commercial, industrial and community

facility uses are subject to the M1 district bulk controls, except that community facilities are subject to residential FAR limits. Most light

industrial uses are permitted in each MX district as-of-right, others are subject to restrictions and Use Group 18 uses are excluded

altogether, except for small breweries.

 

ZONING COMPLIANCE  
Property value is affected by whether or not an existing or proposed improvement complies to zoning regulations, 

as discussed below. 

Conforming Uses 

An existing or proposed use that conforms to zoning regulations implies that there is no legal risk and that the 

existing improvements could be replaced “as-of-right.” 

Pre-Ex isting, Non -Conforming Uses 

In many areas, existing buildings pre-date the current zoning regulations. When this is the case, it is possible for 

an existing building that represents a non-conforming use to still be considered a legal use of the property. 

Whether or not the rights of continued use of the building exist depends on local laws. Local laws will also 

determine if the existing building may be replicated in the event of loss or damage. 

Non-Conforming Uses 

A proposed non-conforming use to an existing building might remain legal via variance or special use permit. 

When appraising a property that has such a non-complying use, it is important to understand the local laws 

governing this use. 

SUBJECT PROPERTY CON FORMANCE  
The M1-2/R6 Special Mixed Use District (MX-8) in the Upland Area of the Greenpoint-Williamsburg Inclusionary 

Housing District zoning district permits a maximum FAR of 2.7 times the lot area within 100 feet of a wide street 

for residential use, or 2.2 times the lot area for areas located along narrow streets, a maximum FAR of 4.80 times 

for community facility uses, and a maximum FAR of 2.0 for commercial uses.  In the Site Description section of 

the report, we indicated that the subject site contains 15,942 square feet based on our review of public records.  
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According to a zoning analysis provided by ownership that was conducted by Dattner Architects dated July 31, 

2015, 68.3 percent of the site falls within the 2.7 maximum FAR, while the remainder of the site has a maximum 

residential FAR of 2.2. Based upon these calculations, the maximum residential floor area as-of-right yields 

40,493 square feet of zoning floor area.   

According to the analysis, the completed development will contain an above grade gross building area of 68,842 

square feet and will utilize 50,907 square feet of zoning floor area. This is above the base residential zoning floor 

area as the proposed developments takes advantage of an Inclusionary Housing bonus. If built according to the 

specifications indicated in the zoning analysis, the subject property will be a legal and conforming use upon 

completion.  While the development will utilize 50,907 square feet of zoning floor area, we have analyzed the 

market value of the land based upon the base residential zoning floor area of 40,493 square feet before bonuses.  

As will be detailed, all of the comparables have been analyzed based upon their respective base zoning floor 

area. 

OTHER RESTRICTIONS  
We know of no deed restrictions, private or public, that further limit the subject property's use. The research 

required to determine whether or not such restrictions exist is beyond the scope of this appraisal assignment. 

Deed restrictions are a legal matter and only a title examination by an attorney or title company can usually 

uncover such restrictive covenants. We recommend a title examination to determine if any such restrictions exist. 

ZONING CONCLUSIONS  
We analyzed the zoning requirements in relation to the subject property, and considered the compliance of the 

existing or proposed use. We are not experts in the interpretation of complex zoning ordinances but based on our 

review of public information and the provided zoning analysis, the proposed building will be built within the 

maximum permitted zoning floor area reported above and will be a legal and conforming use. 

Detailed zoning studies are typically performed by a zoning or land use expert, including attorneys, land use 

planners, or architects. The depth of our study correlates directly with the scope of this assignment, and it 

considers all pertinent issues that have been discovered through our due diligence.  

We note that this appraisal is not intended to be a detailed determination of compliance, as that determination is 

beyond the scope of this real estate appraisal assignment. 

The following is a detailed zoning map for the subject property. 
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Valuat ion 

H IGHE ST A ND  B E ST USE  

HIGHEST AND BEST USE  DEFINITION 
The Dictionary of Real Estate Appraisal, Fifth Edition (2010), a publication of the Appraisal Institute, defines the 

highest and best use as: 

The most probable use of a property which is physically possible, appropriately justified, 

legally permissible, financially feasible, and which results in the highest value of the property 

being valued. 

To determine the highest and best use we typically evaluate the subject site under two scenarios: as though 

vacant land and as presently improved. In both cases, the property’s highest and best use must meet the four 

criteria described above.  

HIGHEST AND BEST USE  OF PROPERTY AS  THOUGH VACANT 

Legally Permissib le 

The zoning regulations in effect at the time of the appraisal determine the legal permissibility of a potential use of 

the subject site. As described in the Zoning section, the subject site is zoned M1-2/R6 Special Mixed Use District 

(MX-8) in the Upland Area of the Greenpoint-Williamsburg Inclusionary Housing District by the City of New York.  

Residential, commercial, and community facility uses are permissible in this zoning district.  We are not aware of 

any further legal restrictions that limit the potential uses of the subject. In addition, rezoning of the site is not likely 

due to the character of the area. 

Physical ly Possible 

The physical possibility of a use is dictated by the size, shape, topography, availability of utilities, and any other 

physical aspects of the site. The subject site contains 15,942 square feet. The site is irregular in shape and level 

at street grade. It has good frontage, average access, and good visibility. The overall utility of the site is 

considered to be average. All public utilities are available to the site including public water and sewer, gas, 

electric and telephone. Overall, the site is considered adequate to accommodate most permitted development 

possibilities. 

Financial ly Feasible and Maximally  Productive  

In order to be seriously considered, a use must have the potential to provide a sufficient return to attract 

investment capital over alternative forms of investment. A positive net income or acceptable rate of return would 

indicate that a use is financially feasible. Financially feasible uses are those uses that can generate a profit over 

and above the cost of acquiring the site, and constructing the improvements. Of the uses that are permitted, 

possible, and financially feasible, the one that will result in the maximum value for the property is considered the 

highest and best use. 

CONCLUSION 
Several features of the subject site indicate that a residential development is the highest and best use of the site.  

The subject is located within an established neighborhood of Brooklyn.  In addition, the subject is located within 

proximity to public transportation and major employment centers.  The rental rates achievable for residential use 

exceed that of current or projected rents for any other use.   
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The dramatic changes that occurred since the unraveling of the housing market, the economic recession, and the 

subsequent financial constraints have altered the real estate market.  Pricing decreased and sales volumes 

declined as potential buyers had difficulty obtaining financing.  While stability has returned to the residential 

market, developers are still faced with a more complex financing environment and are typically forced to place 

substantially more equity into projects.  However, the typical financial constraints do not impact the development 

of affordable housing complexes to the extent that it affects market rate housing.  Most of the value created by the 

development of affordable housing is contained in the intangible assets, namely the sub-market financing, low-

income housing tax credits, and tax abatements that are available to developers.  These intangibles help to offset 

the negative impacts of higher equity requirements.  Acquisition costs for affordable housing sites are also much 

lower than for market rate housing and often times the land is provided by the City for a nominal cost.  The 

creation and preservation of affordable housing is a major goal of the City and agencies are willing to work with 

developers to create sustainable housing options. In addition, while we note that our analysis later in this report 

shows that a market rate mixed-use development would maximize the value of the subject site, the subject site is 

presently owned by the Department of Housing Preservation & Development, which has a mandate to expand 

affordable housing in the City.  

Given these factors coupled with the demand, rent levels and low historical supply for new apartments in 

conjunction with an aging housing inventory in the immediate area, a residential development use is the highest 

and best use for any development of the property.  The subject site is also located near public transportation.  

Based on the analysis contained herein and in view of the benefits of the intangible assets, we have concluded 

that the highest and best use of the subject site, as vacant, is the construction of a mixed-us affordable housing 

development built to its maximum potential density.  However, it should be noted that construction of an 

affordable housing development is not feasible without financial incentives (tax abatements, submarket financing, 

low-income housing tax credits, etc.).   

HIGHEST AND BEST USE  OF PROPERTY AS  IMPROVED 

The Dictionary of Real Estate Appraisal defines highest and best use of the property as improved as: 

The use that should be made of a property as it exists. An existing improvement should be 

renovated or retained as is so long as it continues to contribute to the total market value of 

the property, or until the return from a new improvement would more than offset the cost of 

demolishing the existing building and constructing a new one. 

In analyzing the Highest and Best Use of a property as improved, it is recognized that the improvements should 

continue to be used until it is financially advantageous to alter physical elements of the structure or to demolish it 

and build a new one. 

Legally Permissib le 

As described in the Zoning Analysis section of this report, the subject site is located in the M1-2/R6 Special Mixed 

Use District (MX-8) in the Upland Area of the Greenpoint-Williamsburg Inclusionary Housing District. The site is 

presently improved with a 10,000 square foot warehouse building that is in fair condition.  In the Zoning section of 

this appraisal, we determined that the existing improvements represent a conforming use.   

Physical ly Possible 

The improvements on the subject site were constructed in 1938.  The building is in fair condition. We know of no 

current or pending municipal actions or covenants that would require a change to the current improvements.  

However, the current condition of the building does not maximize the potential of the site.  



WILLIAMSBURG BRIDGEVIEW APARTMENTS  HIGHEST AND BEST USE 67 

 

 
 

 

Financial ly Feasible and Maximally  Productive  

In order to be seriously considered, a use must have the potential to provide a sufficient return to attract 

investment capital over alternative forms of investment. A positive net income or acceptable rate of return would 

indicate that a use is financially feasible. Financially feasible uses are those uses that can generate a profit over 

and above the cost of acquiring the site, and constructing the improvements. Of the uses that are permitted, 

possible, and financially feasible, the one that will result in the maximum value for the property is considered the 

highest and best use. 

CONCLUSION 
The existing improvements do not maximize the potential for the subject site. The building is in fair overall 

condition and the site, as is,  is significantly underimproved. In addition, while industrial and manufacturing uses 

still exist in the Williamsburg area, the neighborhood is a desirable residential area, and the rental rates 

achievable for residential use exceed that of commercial uses. 

Furthermore, the subject site is presently owned by the Department of Housing Preservation & Development, 

which has a mandate to expand affordable housing in the City of New York.  Therefore, it is our opinion that the 

Highest and Best Use of the subject site as improved is for the demolition of the existing improvements and 

construction of a mixed-use affordable housing development built as proposed. 
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V ALU A TI ON PR OCE SS  

METHODOLOGY 
There are three generally accepted approaches to developing an opinion of value: Cost, Sales Comparison and 

Income Capitalization. We considered each in this appraisal to develop an opinion of the market value of the 

subject property. In appraisal practice, an approach to value is included or eliminated based on its applicability to 

the property type being valued and the quality of information available. The reliability of each approach depends 

on the availability and comparability of market data as well as the motivation and thinking of purchasers. 

The valuation process is concluded by analyzing each approach to value used in the appraisal. When more than 

one approach is used, each approach is judged based on its applicability, reliability, and the quantity and quality 

of its data. A final value opinion is chosen that either corresponds to one of the approaches to value, or is a 

correlation of all the approaches used in the appraisal. 

We considered each approach in developing our opinion of the market value of the subject property. We discuss 

each approach below and conclude with a summary of their applicability to the subject property. 

Cost Approach 

The Cost Approach is based on the proposition that an informed purchaser would pay no more for the subject 

than the cost to produce a substitute property with equivalent utility. This approach is particularly applicable when 

the property being appraised involves relatively new improvements which represent the Highest and Best Use of 

the land; or when relatively unique or specialized improvements are located on the site for which there are few 

improved sales or leases of comparable properties. 

In the Cost Approach, the appraiser forms an opinion of the cost of all improvements, depreciating them to reflect 

any value loss from physical, functional and external causes. Land value, entrepreneurial profit and depreciated 

improvement costs are then added, resulting in an opinion of value for the subject property.  

Sales Comparison Approach 

In the Sales Comparison Approach, sales of comparable properties are adjusted for differences to estimate a 

value for the subject property. A unit of comparison such as price per square foot of building area or effective 

gross income multiplier is typically used to value the property. When developing an opinion of land value the 

analysis is based on recent sales of sites of comparable zoning and utility, and the typical units of comparison are 

price per square foot of land, price per acre, price per unit, or price per square foot of potential building area. In 

both cases, adjustments are applied to the unit of comparison from an analysis of comparable sales, and the 

adjusted unit of comparison is then used to derive an opinion of value for the subject property. 

Income Capi tal ization Approach 

In the Income Capitalization Approach the income-producing capacity of a property is estimated by using contract 

rents on existing leases and by estimating market rent from rental activity at competing properties for the vacant 

space. Deductions are then made for vacancy and collection loss and operating expenses. The resulting net 

operating income is divided by an overall capitalization rate to derive an opinion of value for the subject property. 

The capitalization rate represents the relationship between net operating income and value. This method is 

referred to as Direct Capitalization. 

Related to the Direct Capitalization Method is the Yield Capitalization Method. In this method periodic cash flows 

(which consist of net operating income less capital costs) and a reversionary value are developed and discounted 

to a present value using an internal rate of return that is determined by analyzing current investor yield 

requirements for similar investments. 
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SUMMARY 
This appraisal employs the Cost Approach, Sales Comparison Approach, and the Income Capitalization 

Approach. Based on our analysis and knowledge of the subject property type and relevant investor profiles, it is 

our opinion that these approaches would be considered applicable and/or necessary by market participants.  We 

have utilized the Sales Comparison Approach only in the market rate scenario of our analysis. As an affordable 

housing development, the majority of the subject building's prospective market value is derived from intangible 

benefits resulting from various sources of submarket financing as well as tax abatements and low-income housing 

tax credits.  There are no sales of physically nor economically similar buildings to which a meaningful comparison 

can be made as an affordable housing development.  As such, the Sales Comparison Approach is not applicable 

in this scenario.  However, we have utilized the Sales Comparison Approach in our analysis of the subject 

property under the hypothetical condition that it is operated as market rate housing.  We have utilized the Income 

Capitalization Approach to determine the prospective market value of the subject property, as well as the value of 

the intangible benefits as this most closely resembles the methodology used by market participants. 
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L A ND  VA LU AT IO N  

METHODOLOGY 
Using the Sales Comparison Approach, we developed an opinion of value by comparing the subject site to 

similar, recently sold properties in the surrounding or competing area. This approach relies on the principle of 

substitution, which holds that when a property is replaceable in the market, its value tends to be set at the cost of 

acquiring an equally desirable substitute property, assuming that no costly delay is encountered in making the 

substitution. By analyzing sales that qualify as arm’s-length transactions between willing and knowledgeable 

buyers and sellers, we can identify value and price trends. The basic steps of this approach are: 

 Research recent, relevant property sales and current offerings in the competitive area;  

 Select and analyze properties that are similar to the subject property, analyzing changes in economic 

conditions that may have occurred between the sale date and the date of value, and other physical, 

functional, or locational factors; 

 Identify sales that include favorable financing and calculate the cash equivalent price; 

 Reduce the sale prices to a common unit of comparison such as price per unit or effective gross income 

multiplier; 

 Make appropriate comparative adjustments to the prices of the comparable properties to relate them to 

the subject property; and 

 Interpret the adjusted sales data and draw a logical value conclusion. 

We used the Sales Comparison Approach to develop an opinion of land value based upon its highest and best 

use as an affordable housing development.  In our analysis, we have utilized sales bought for the purpose of 

developing affordable housing or mixed market developments.  Given the economics of affordable housing, we 

believe that transactions for affordable housing and mixed-market development sites are the most appropriate by 

which to draw a comparison to the subject property. As such, while the majority of the comparables are located in 

the Bronx, we believe these to be the most relevant comparables by which to draw comparison to the subject 

property.   

In this method, we analyzed prices buyers have recently paid for similar sites in the market, as well as examined 

current offerings. In making comparisons, we adjusted the sale prices for differences between this site and the 

comparable sites. If the comparable was superior to the subject, a downward adjustment was made to the 

comparable sale. If inferior, an upward adjustment was made. We present on the second following page a 

summary of pertinent details of sites recently sold that we compared to the subject site. 

In the valuation of the subject site’s fee simple interest, the Sales Comparison Approach has been used to 

establish prices being paid for comparably zoned land. The most widely used and market oriented unit of 

comparison for properties with characteristics similar to those of the subject is the sale price per square foot of 

zoning floor area (ZFA). All transactions used in this analysis are analyzed on this basis. 

The major elements of comparison used to value the subject site include the property rights conveyed, the 

financial terms incorporated into the transaction, the conditions or motivations surrounding the sale, changes in 

market conditions since the sale, the location of the real estate, its utility and the physical characteristics of the 

property.  

The charts on the following page details the land transactions that we have utilized in our analysis. 
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SUMMARY OF LAND SALES

PROPERTY INFORMATION TRANSACTION INFORMATION

No. Location Size (sf)

Size 

(Acres)

Max

FAR

Potential

Zoning 

Floor Area Zoning Grantor Grantee

Property 

Rights 

Conveyed Sale Date Sale Price $/SF ZFA COMMENTS

1 902-906 Jennings Street, 

Bronx, NY

12,179 0.28 3.44 41,896 R7-1 Jeffrey Krauss New  Destiny Housing 

Corporation

Fee Simple 6/15 $2,160,000 $51.56 This is the sale of a former retail building and parking lot located on the

southern side of the three-w ay intersection of Jennings Street, Charlotte

Street, and Minford Place. The site features 114 feet of frontage along

Jennings Street and has visibility from Charlotte Street and Minford Place by

virtue of its location at the intersection. While the grantee has not submitted

plans for the development of the site, the grantee is a New York City nonprofit

founded to provide housing and supportive services for homeless people and

families w ho are the victims of domestic violence. The existing improvements

contain a total of 5,474 square feet of gross building area. We have estimated

demolition costs at $20 per square foot or $110,000, rounded, w hich has been

added to the acquisition price.

2 150 Van Cortlandt Avenue East

Bronx, NY

26,867 0.62 7.20 193,442 R8 JSARC 200 LLC / J 

& V Properties of 

NY LLC

Stagg Group Fee Simple 3/15 $7,145,000 $36.94 This is the sale of a former gasoline station located on the southeast corner of

Van Cortlandt Avenue East and St. Georges Crescent. The site features 191

feet of frontage along Van Cortlandt Avenue East and 171 feet of frontage

along St. Georges Crescent. The grantee plans to construct 259 residential

apartments on the site. Half of the planned residential units w ill be for low -

income residents, w hich w ill create LIHTC's for the developer. There w ill also

be 20,000 square feet of parking provided. It w as reported that the grantee has 

received a $7.75 million loan from Titan Capital ID to cover the entire purchase

price and a portion of the closing costs. According to the listing for the site, the

undergound tanks of the gas station w ere removed in 1997. Additionally, Phase 

1 and Phase II environmental assessments, remediation, and tank disclosure

documentation w as provided by the grantor. The former gasoline station totaled 

2,250 square feet of gross building area. We have estimated demolition costs

at $20 per square foot or $45,000, w hich has been added to the acquisition

price.

3 410 East 203rd Street, 414 East 

203rd Street, & 3084 Webster 

Avenue

Bronx, NY

22,265 0.51 4.20 93,513 R7D & R7D w / 

C2-4 Overlay

East 203 Ow ners 

LLC

3084 Webster 

Avenue LLC c/o 

Stagg Group

Fee Simple 12/14 $4,369,200 $46.72 This is the sale of three adjacent tax parcels located on the southw est corner

of Webster Avenue and East 203rd Street and on the w estern blockfront of

East 203rd Street. The site is bounded by the Metro North Harlem line to the

south. Tw o of the tax lots are located w ithin the R7D zoning district. The

remaining tax lot is located w ithin a portion of the R7D zoning district that

allow s for commercial use (C2-4 overlay). The maximum floor area ratio is 4.20

for both zoning districts. The grantee plans to develop an 80-20 building w ith

138 units that w ill stand either 11 or 12 stories tall. Reportedly, Titan Capital ID

provided a $2.9 loan to the grantee. At the time of sale, one tax parcel w as

improved w ith a 12,210 square foot building. We have estimated demolition

costs at $20 per square foot or $244,200, w hich has been added to the

acquisition price.

4 2264-2272 Morris Avenue

Bronx, NY

13,824 0.32 6.02 83,220 R8 w ith a 

portion of site 

in C1-4 Overlay

2264 Morris Avenue 

LLC

2264 Morris Avenue 

Housing Development 

Corporation

Fee Simple 11/14 $3,200,000 $38.45 This is the sale of tw o adjacent tax parcels located on the east side of Morris

Avenue betw een East 182nd and East 183rd Street. The vacant site w as

purchased for the construction of an affordable housing project although

details of the proposed development have not been f inalized. 

5 141-145 Montgomery Street

Brooklyn, NY

6,457 0.15 3.00 19,371 R6A Neighborhood 

Partnership Housing 

Development Fund

Montgomery Housing 

Development Fund 

Company, Inc.

Fee Simple 5/14 $572,280 $29.54 This is the sale of tw o adjacent tax parcels located on Montgomery Street

betw een Franklin and Washington Avenues in Brooklyn. The grantee intends

to construct an affordable housing development on the site. The details of the

proposed development are not yet available.  

STATISTICS

Low 6,457 0.15 3.00 19,371 5/14 $572,280 $29.54

High 26,867 0.62 7.20 193,442 6/15 $7,145,000 $51.56

Average 16,318 0.37 4.77 86,289 12/14 $3,489,296 $40.64  
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D ISCUSSION OF COMPARABLE SALES 

Comparable Sale No. 1 

This comparable is located at 902-906 Jennings Street in the Bronx.  The site has 12,179 square feet and is 

located in an R7-1 zoning district.  This is the sale of a former retail building and parking lot located on the 

southern side of the three-way intersection of Jennings Street, Charlotte Street, and Minford Place. The site 

features 114 feet of frontage along Jennings Street and has visibility from Charlotte Street and Minford Place by 

virtue of its location at the intersection. While the grantee has not submitted plans for the development of the site, 

the grantee is a New York City nonprofit founded to provide housing and supportive services for homeless people 

and families who are the victims of domestic violence. The existing improvements contain a total of 5,474 square 

feet of gross building area. We have estimated demolition costs at $20 per square foot or $110,000, rounded, 

which has been added to the acquisition price. Based on the maximum floor area ratio of 3.44 times the lot size, 

the site yields a total of 41,896 square feet of zoning floor area.  Jeffrey Krauss sold the site to New Destiny 

Housing Corp in June 2015 for a total consideration of $2,160,000 or $51.56 per square foot of zoning floor area.  

Comparable Sale No. 2 

This comparable is located at 150 Van Cortlandt Avenue East in the Bronx.  The site has 26,867 square feet and 

is located in an R8 zoning district.  This is the sale of a former gasoline station located on the southeast corner of 

Van Cortlandt Avenue East and St. Georges Crescent. he grantee plans to construct 259 residential apartments 

on the site. Half of the planned residential units will be for low-income residents, which will create a Low Income 

Housing Tax Credit for owner. There will also be 20,000 square feet of parking provided. Based on the maximum 

floor area ratio of 7.20 times the lot size, the site yields a total of 193,442 square feet of zoning floor area.  

JSARC 200 LLC / J & V Properties of NY LLC sold the site to Stagg Group in March 2015 for a total consideration 

of $7,145,000 or $36.94 per square foot of zoning floor area.  

Comparable Sale No. 3 

This comparable is located at 410 East 203rd Street, 414 East 203rd Street, and 3084 Webster Avenue in the 

Bronx.  The site has 22,265 square feet and is located in an R7D zoning district and R7D with C2-4 commercial 

overlay.  This is the sale of three adjacent tax parcels located on the southwest corner of Webster Avenue and 

East 203rd Street and on the western blockfront of East 203rd Street. The grantee plans to develop an 80-20 

building with 138 units that will stand either 11 or 12 stories tall. Based on the maximum floor area ratio of 4.20 

times the lot size, the site yields a total of 93,513 square feet of zoning floor area.  East 203 Owners LLC sold the 

site to 3084 Webster Avenue LLC c/o Stagg Group in December 2014 for a total consideration of $4,369,200 or 

$46.72 per square foot of zoning floor area. 

Comparable Sale No. 4 

This comparable is located at 2264-2272 Morris Avenue in the Bronx.  The site has 13,824 square feet and is 

located in an R8 zoning district with a portion of the site in C1-4 commercial overlay.  This is the sale of two 

adjacent tax parcels located on the east side of Morris Avenue between East 182nd and East 183rd Street.  The 

vacant site was purchased for the construction of an affordable housing project although details of the proposed 

development have not been finalized. Based on the maximum floor area ratio of 6.02 times the lot size, the site 

yields a total of 83,220 square feet of zoning floor area.  2264 Morris Avenue LLC sold the site to 2264 Morris 

Avenue Housing Development Corporation in November 2014 for a total consideration of $3,200,000 or $38.45 

per square foot of zoning floor area.  

Comparable Sale No. 5 

This comparable is located at 141-145 Montgomery Street in Brooklyn.  The site has 6,457 square feet and is 

located in an R6A zoning district.  This is the sale of two adjacent tax parcels located on Montgomery Street 
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between Franklin and Washington Avenues in Brooklyn.  The grantee intends to construct an affordable housing 

development on the site.  The details of the proposed development are not yet available.  Based on the maximum 

floor area ratio of 3.00 times the lot size, the site yields a total of 19,371 square feet of zoning floor area.  

Neighborhood Partnership Housing Development Fund sold the site to Montgomery Housing Development Fund 

Company, Inc. in May 2014 for a total consideration of $572,280 or $29.54 per square foot of zoning floor area. 
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 LAND SALE ADJUSTMENT GRID

Economic Adjustments (Cumulative)  Property Characteristic Adjustments (Additive)

No.

Price PSF 

ZFA & Date

Property

Rights

Conveyed

Conditions

of Sale Financing

Market(1)

Conditions

PSF ZFA 

Subtotal Location Size (ZFA) Zoning Utility(2) Configuration Other

Adj.

Price

PSF ZFA Overall

1 $51.56 Fee Simple Arm's-Length None Inferior $52.47 Inferior Similar Inferior Superior Similar Similar $60.35 Inferior

6/15 0.0% 0.0% 0.0% 1.8% 1.8% 20.0% 0.0% 5.0% -10.0% 0.0% 0.0% 15.0%

2 $36.94 Fee Simple Arm's-Length None Inferior $38.11 Inferior Larger Inferior Superior Similar Similar $53.35 Inferior

3/15 0.0% 0.0% 0.0% 3.2% 3.2% 20.0% 25.0% 5.0% -10.0% 0.0% 0.0% 40.0%

3 $46.72 Fee Simple Arm's-Length None Inferior $48.73 Inferior Larger Similar Superior Similar Similar $60.91 Inferior

12/14 0.0% 0.0% 0.0% 4.3% 4.3% 20.0% 10.0% 0.0% -5.0% 0.0% 0.0% 25.0%

4 $38.45 Fee Simple Arm's-Length None Inferior $40.34 Inferior Larger Similar Similar Similar Similar $52.45 Inferior

11/14 0.0% 0.0% 0.0% 4.9% 4.9% 20.0% 10.0% 0.0% 0.0% 0.0% 0.0% 30.0%

5 $29.54 Fee Simple Arm's-Length None Inferior $31.73 Inferior Smaller Inferior Similar Similar Similar $33.32 Inferior

5/14 0.0% 0.0% 0.0% 7.4% 7.4% 10.0% -10.0% 5.0% 0.0% 0.0% 0.0% 5.0%

STATISTICS

$29.54 - Low Low - $33.32

$51.56 - High High - $60.91

$40.64 - Average Average - $52.07

Compiled by Cushman & Wakefield, Inc.

(1) Market Conditions Adjustment Footnote (2) Utility Footnote

See Discussion on Market Conditions Utility includes access, frontage, and visibility.

Date of Value (for adjustment calculations): 10/29/15  
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D ISCUSSION OF ADJUSTMENTS  

Property Rights Conveyed 

The property rights conveyed in a transaction typically have an impact on the sale price of a property. Acquiring 

the fee simple interest implies that the buyer is acquiring the full bundle of rights. Acquiring a leased fee interest 

typically means that the property being acquired is encumbered by at least one lease, which is a binding 

agreement transferring rights of use and occupancy to the tenant. A leasehold interest involves the acquisition of 

a lease, which conveys the rights to use and occupy the property to the buyer for a finite period of time. At the 

end of the lease term, there is typically no reversionary value to the leasehold interest. Since we are valuing the 

fee simple interest as reflected by each of the comparables, an adjustment for property rights is not required. 

Financial  Terms 

The financial terms of a transaction can have an impact on the sale price of a property. A buyer who purchases 

an asset with favorable financing might pay a higher price, as the reduced cost of debt creates a favorable debt 

coverage ratio. A transaction involving above-market debt will typically involve a lower purchase price tied to the 

lower equity returns after debt service. We analyzed all of the transactions to account for atypical financing terms. 

To the best of our knowledge, all of the sales used in this analysis were accomplished with cash or market-

oriented financing. Therefore, no adjustments were required. 

Condi tions of Sale 

Adjustments for conditions of sale usually reflect the motivations of the buyer and the seller. In many situations 

the conditions of sale may significantly affect transaction prices. However, all sales used in this analysis are 

considered to be "arm’s-length" market transactions between both knowledgeable buyers and sellers on the open 

market. Therefore, no adjustments were required.  

Market Condit ions 

Core U.S. markets including New York City, northern Virginia, Washington D.C., Boston, Dallas, and San 

Francisco have continued to be the focus of investment activity for multifamily assets.  Steven Weilbach, the 

Head of Cushman and Wakefield’s Multifamily Brokerage Practice Group indicates that demand remains strong 

for multifamily assets in core markets particularly New York City.  This has been evidenced by the compression in 

capitalization rates and volume of asset sales in the past 18 months.   

Investment grade assets and development sites remain in strong demand by investors/developers.  Cushman & 

Wakefield’s New York City Investment Sales team has sold several development sites and apartment buildings in 

2012 and 2013 and demand was very strong and prices increased through 2013.  This trend continued into the 

fourth quarter of 2014 and into the third quarter of 2015. However, most development site acquisitions witnessed 

during this period are located in prime areas of the City.  The areas where acquisitions of affordable housing sites 

are located are not considered to be prime areas.  We have used a level of growth appropriate for the subject’s 

location.  Beginning in January 2013, we have made a positive adjustment for market conditions at a rate of 5.0 

percent per annum. 

Location 

Location adjustments were intended to reflect differences with regard to the character of the avenue or street, 

proximity to transportation, desirability with regard to location (reputation of the surrounding buildings), and trends 

in future growth or decline. The subject site has a good location but offers average access to public transportation 

with access to three subway lines from a subway station eight blocks east of the subject. 

Comparables 1 through 4 are located in the Bronx. These are in significantly inferior locations than the subject 

property. Comparable 5 is located in Crown Heights in Brooklyn, which is inferior to the subject property’s 
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location. As such, all comparables required positive adjustments in this category.  

Size (Zoning F loor Area) 

The adjustment for size generally reflects the inverse relationship between unit price and lot size. Smaller lots 

tend to sell for higher unit prices than larger lots, and vice versa.  This adjustment is based on the zoning floor 

area and not the physical site size.  This comparison is common given the vertical nature and density of the City. 

Positive adjustments are made to sites that yield a larger zoning floor area, and downward adjustments are made 

to sites that yield a smaller amount of zoning floor area.  We have adjusted each comparable accordingly. 

Zoning 

Many factors of zoning dictate the resultant use, density and design of a development.  Density regulations are 

determined not only by floor area ratios, but by height limitations, mandatory street wall setbacks, rear yard 

setbacks and requirements for retail continuity or pedestrian access.  Wide streets, as well as corner locations, 

tend to improve utility for developers.  The presence of subway stations, while very beneficial for locational 

attributes, also result in developers needing to be cognizant of subway tunnels that traverse across or along a 

site, as the protection of tunnels is an added cost of development.  The zoning adjustment also considers 

features, such as setback regulations, height restrictions, open space requirements, lot coverage requirements, 

and the potential use groups available for a particular site.  For example, C1-9 zoning may require 60 percent of 

the zoning floor area to be massed in the base of the building prior to any setback.  It typically results in buildings 

less than 30 stories in height.  Furthermore, zoning regulations dictate the permissible use groups and can limit 

development options.  The zoning features of each of the comparables have been considered in the adjustment 

process.  Comparables 1, 2 and 5 are considered to have slightly inferior zoning characteristics and as such, 

required minor positive adjustments in this category.   

Utili ty 

The adjustment for utility is intended to reflect differences with regard to plots in regard to access, zoning, 

frontage, and visibility.  Mid-block sites and sites within areas with height limitations have inferior utility. The 

subject is located on a mid-block site. Comparables 1 and 2 are located on corner sites and have superior light 

and air than the subject site. Utility adjustments consider soil/sub-soil conditions to the extent known.  The site 

has good frontage.  Given its overall physical characteristics and zoning, the site is considered adequate to 

accommodate most permitted development possibilities.  Each comparable was adjusted accordingly. 

Configuration 

An adjustment for configuration was intended to reflect differences with regard to plots, which were more irregular 

in shape versus plots which were more square or rectangular. It also considers frontage to depth ratios and 

perimeter areas.  Configuration affects the shape of the prospective building’s floor plate and is an important 

factor for developers and investors.  Given the size and shape of the of the subject site, it offers a developer a 

good level of flexibility in design features.  The site’s size is large enough to accommodate on-site staging areas 

during construction.  The site has good frontage considering its midblock location.  Each comparable was 

adjusted accordingly.   

Other 

This category accounts for any other adjustments not previously discussed. Examples include soil or slope 

conditions, restrictive zoning, easements, wetlands or external influences. No other adjustments have been 

made. 
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CONCLUSION OF S ITE  VALUE 
The land value for subject property is based upon the 40,493 square feet of permitted zoning floor area before 

bonuses as described in the Zoning section of the report.  This constitutes the zoning floor area before 

mechanical bonuses and increases based upon a particular design.  Architects typically devise programming 

schedules, which increase the gross building area somewhat.  The comparables have been analyzed based upon 

the use of a maximum as-of-right zoning floor area before adjustments for a particular design. 

We have analyzed land sales in the areas specifically related to affordable housing developments and mixed-

market developments.  We believe that these are the most relevant sales by which to compare the subject 

property as they were purchased for similar uses.   

After adjustments, the comparable land sales reflect unit prices ranging from $33.32 to $63.34 per square foot 

and an average of $53.87 per square foot of zoning floor area.  After considering all of the available market data, 

it is our opinion that the appropriate unit value to apply to the subject is $55 per square foot of zoning floor area.   

Applying this unit value range to the subject site’s zoning floor area indicates the following: 

LAND VALUE CONCLUSION

Price

PSF ZFA

Indicated Unit Value $55.00

SF Zoning Floor Area x  40,493

Indicated Value $2,227,115

$2,200,000

$/SF Basis $54.33

LAND VALUE CONCLUSION $2,200,000

$/SF Basis $54.33

Rounded to nearest $100,000

 
 

Therefore, the Hypothetical Market Value of the site As If Vacant is $2,200,000.  

However, as of the date of value, a warehouse building containing approximately 10,000 square feet of gross 

building area is located on the subject site. The building is in fair condition and, according to the developer, will be 

demolished prior to the development of the proposed improvements. We have estimated demolition costs of $25 

per square foot, or $250,000, which we have deducted from the indicated value to determine the as-is value of 

the subject site. Therefore, we have concluded that the Market Value As-Is of the fee simple interest of the 

subject site is $1,950,000. 
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C OS T AP PRO A CH  

METHODOLOGY 
This approach consists of an analysis of the property’s physical value.  The principle of substitution, the 

underlying rationale of this approach, holds that no prudent person will pay more for a property than the price of a 

site and the cost of constructing, without undue delay, an equally desirable and useful property. 

In the Cost Approach, we employed the following steps to reach an estimate of value: 

1. estimate land value as if vacant; 

2. estimate the improvements’ replacement cost new, including indirect costs; 

3. estimate the necessary developer’s overhead and profit for the type of property being appraised, 

including profit on the land; 

4. add land value, replacement cost new, and profit to calculate the total cost new of the property. 

5. estimate accrued depreciation, if any form physical, functional, and/or external causes; and 

6. deduct accrued depreciation from the total cost new of the property to estimate its current value by the 

Cost Approach 

We have previously developed an opinion of land value of $2,200,000. 

COST OF PROPOSED IMPROVEMENTS  
In the case of the subject property, development costs new may be calculated two ways: 1) using the actual 

developer's budget for the construction costs of the project; and 2) calculating the replacement costs new using 

Marshall Valuation Service information. 

We have been provided with the developer’s construction budget for the proposed development.  The hard cost 

budget indicates a total cost of $16,493,400 or $272.29 per square foot of above grade gross building area, 

exclusive of land transaction costs and entrepreneurial profit. Hard costs represent 78.25 percent of total 

construction costs per the developer’s budget. The soft cost budget is $4,583,821 including all financing costs.  

The soft cost budget equates to $75.67 per square foot.  As such, the total budget for the development based on 

the developer’s hard and soft cost budget is $21,077,221 or $347.96 per square foot. 

We estimated the development cost new by referencing the Calculator Section in the Marshall Valuation Service 

cost manual, a nationally recognized publication of the Marshall & Swift Company containing construction costs 

for all types of improvements.  Base costs in the manual are revised monthly and adjustment factors are provided 

to reflect regional and local cost variations. 

BASE BUILDING COSTS 
The published costs include all direct costs for the base structure, tenant improvements, and the following indirect 

costs: 

1. Plans, specifications, and building permits, including engineer's and architect's fees; 

2. Interest on construction loan during the construction period; 

3. Sales tax on materials; and 

4. Contractor's overhead and profit, including worker's compensation, fire and liability insurance, unemployment 

insurance, etc. 

These base building costs, adjusted for any unique building characteristics and cost multipliers, are presented in 

the cost summary chart at the end of this section. 
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We used total base costs published in Section 11, Page 18 of Marshall Valuation Service, for a good quality Class 

B apartment building. These costs are estimated at $147.00 per square foot.   

We applied the height multiplier of 1.04, current cost multiplier of 1.05, and a local cost multiplier of 1.40, to the 

base costs.  The resultant base costs total $224.73 per square foot.  To this amount we added $2.50 per square 

foot for a wet sprinkler system, which develops unit costs of $227.23 per square foot. 

For the commercial component, we used total base costs published in Section 13, Page 26 of Marshall Valuation 

Service, for a good quality Class B retail store. These costs are estimated at $124.41 per square foot.   

We applied the current cost multiplier of 1.04, and a local cost multiplier of 1.40, to the base costs.  The resultant 

base costs total $181.14 per square foot.  To this amount we added $3.75 per square foot for a wet sprinkler 

system, which develops unit costs of $184.89 per square foot. 

These base costs were applied to the respective above grade gross square footages for the development.  The 

following chart details the base cost estimates for the development.  

Component Size  Base Cost 

Amount 

 Total Cost 

Residential 55,303 SF x $227.23 = $12,566,501 

Retail Store 5,270 SF x $184.89 = $974,370 

Total     $13,540,871 

OTHER COSTS 
The basic structure costs as reported by Marshall Valuation Service do not include all indirect and/or site 

improvement costs.  Other and indirect costs of construction not contained in the base costs are quantified 

separately. We referenced the developer’s budget for other costs as well as Marshall Valuation Service.  As will 

be shown on the following page, soft costs indicate an average of 25.11 percent of the construction budgets of 

the comparables.  Soft costs range from a low of 20.41 percent to a high of 29.69 percent.  The developer’s soft 

cost budget equates to 21.75 percent of the total construction budget, which is within the range of comparables.  

Given the difficulty of estimating financing costs, particularly for such a large project, we have relied on the 

developer’s estimate of soft costs in our analysis and adjusted for those soft costs included in the typical base 

cost reported by Marshall Valuation Service.  Our adjusted soft cost estimate is $5,000,000. 

Therefore, total costs using Marshall Valuation Service and our adjusted soft cost estimate are $18,540,871 or 

$306.09 per square foot of gross building area, above grade.   

The Marshall Valuation Service data was then tempered by our experience with known cost schedules of 

properties that have characteristics similar to the subject property.   

In our analysis of the reasonableness of the construction costs for the proposed project, we gathered construction 

costs data from other affordable housing developments.  These developments are mid-rise and high rise 

structures and are similar in many ways to the subject.  

The identities of these projects are confidential; however, we were able to reveal the general vicinity of the 

various residential complexes, which have all been constructed since 2013.  All of the developments consist of 

affordable housing projects are located in the outer boroughs of New York City and Suffolk County.  A summary 

of the comparable costs is presented in the chart on the following page.   
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The comparable construction cost information indicates a range in direct (hard) and indirect (soft) costs of $198 to 

$399 per square foot, rounded.  The comparables develop and overall average cost of $310 per square foot, 

rounded.  The range in costs is most impacted by building height, which adds approximately 0.5 percent per floor 

to total costs.  Also, larger buildings require longer construction periods increasing the financing soft costs.   

Our estimate for total costs utilizing the Marshall Valuation Service and our adjusted developer’s estimate of soft 

costs is $18,540,871 or $306.09 per square foot of gross building area, above grade, prior to developer’s profit.  

The developer’s budget indicates a total project cost of $21,077,221 or $347.96 per square foot of above grade 

gross building area.  Based upon our estimate using Marshall Valuation, the developer’s budget, and the 

comparable construction costs presented, we reconciled and used a total construction cost estimate of 

$21,000,000, which equates to $346.69 per square foot.    

ENTREPRENEURIAL PROFIT 
Developer's profit typically ranges from 15 to 20 percent of total project costs, excluding land.  In most cases 

where profit falls below 10 percent, the project is shown to be economically infeasible.  There are many regional 

developers that have the experience and expertise to undertake a project such as the subject.  Given the size of 

the development, we estimated an entrepreneurial profit of 20 percent, applicable to the building costs. 

ESTIMATE OF ACCRUED DEPRECIATION 
Accrued depreciation is the difference between the cost new of improvements and the current value of those 

improvements.  Depreciation includes value losses in three basic categories:  (1) physical deterioration; (2) 

functional obsolescence; and (3) external obsolescence. 

Physical deterioration is the result of aging and normal wear and tear on a structure, which reduce its value.  

Impairments may be curable or incurable.  As a new structure, physical deterioration for the subject will not exist 

upon completion.   

Functional obsolescence is the adverse effect on value resulting from design defects that impair the structure's 

usefulness.  It can be caused by changes over the years that have made some aspect of the structure, material, 

or design obsolete by current standards.  The subject has been designed to the most modern standards and 
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there will be no functional obsolescence upon completion.   

External obsolescence is the adverse affect on value resulting from influences outside the property itself.  These 

include changing property or land-use patterns and adverse economic climates.  The subject developed is being 

constructed under the auspices of the City’s affordable housing programs.  As such, a component of its 

residential units will be designated for qualified low and moderate income households.  These units have 

stipulated rents that are considered to be below market.  Additionally, the rental rates for these units must be 

maintained at below market levels typically for the duration of the tax abatement and below market financing for 

the project.  In the instance of the subject development, this is a period of 30 years.  This is considered to be an 

economic obsolescence.  While some of this economic obsolescence is captured in the lower overall construction 

costs for affordable housing developments, the long-term nature of the affordability housing requirements are 

such that an adjustment is still warranted.  We have considered a 10 percent adjustment to account for the 

economic obsolescence impact on the subject’s improvements from the affordability requirements.   

Based on our observations of apartment buildings similar to the subject property and considering all forms of 

depreciation and deferred maintenance items, we concluded that the proposed improvements will possess their 

full economic life.  Information published by the Marshall Valuation Service indicates that the typical economic life 

expectancy of improvements similar to the subject is 50 to 55 years. 

The physical depreciation percentage, which is zero, is a weighted average for both short and long-lived 

components such as the building shell, mechanical systems, interior finishes, and site improvements.  Since the 

subject construction was designed to modern standards, we concluded that the proposed improvements possess 

their full economic life and therefore, have no accrued depreciation. 

COST APPROACH SUMMARY

Land Value $2,200,000

Total Replacement Cost $21,000,000

Subtotal $23,200,000

Plus Entrepreneurial Profit @ 20% (excluding land value) $4,200,000

Replacement Cost New Plus Land Value $27,400,000

Less Physical Depreciation* 0 years = 0% $0

50 years

Less Economic Obsolescence @ 10% $2,520,000

Total Indicated Value by the Cost Approach $24,880,000

Rounded To: $24,900,000

* Depreciation on Total Cost New less Land Value  

Therefore, the prospective market value of the subject property upon completion as determined via the Cost 

Approach is $24,900,000. 
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S ALE S C OM P AR ISO N AP P RO A CH  

METHODOLOGY 
Using the Sales Comparison Approach, we developed an opinion of value by comparing the proposed subject 

property to similar, recently sold properties in the surrounding or competing area. This approach relies on the 

principle of substitution, which holds that when a property is replaceable in the market, its value tends to be set at 

the cost of acquiring an equally desirable substitute property, assuming that no costly delay is encountered in 

making the substitution. 

The Sales Comparison Approach has been used to determine the prospective market value of the subject 

property only under the market rate scenario.   

By analyzing sales that qualify as arm’s-length transactions between willing and knowledgeable buyers and 

sellers, we can identify value and price trends. The basic steps of this approach are: 

 Research recent, relevant property sales and current offerings in the competitive area;  

 Select and analyze properties that are similar to the subject property, analyzing changes in economic 

conditions that may have occurred between the sale date and the date of value, and other physical, 

functional, or locational factors; 

 Identify sales that include favorable financing and calculate the cash equivalent price; 

 Reduce the sale prices to a common unit of comparison such as price per unit or effective gross income 

multiplier; 

 Make appropriate comparative adjustments to the prices of the comparable properties to relate them to the 

subject property; and 

 Interpret the adjusted sales data and draw a logical value conclusion. 

One of the most widely used and market-oriented units of comparison for properties such as the subject is the 

sale price per square foot. All the comparable sales were analyzed on this basis. On the second following pages 

are a summary of the improved, sold properties and that we compared to the subject property.  

The comparable buildings are all in excellent condition. Many of the comparables represent modern construction. 

The comparables range in size from 25 to 234 residential units, built between 1910 and 2014. The comparables 

have gross building areas from 29,500 to 194,331 square feet. Sales range in price from $369 to $1,034 per 

square foot and $552,846 and $847,222 per residential unit. 

Due to the nature of the subject property and the level of detail available for the comparable data, we elected to 

analyze the comparables through the application of a traditional adjustment grid using percentage adjustments 

and an effective gross income multiplier analysis. 

The chart on the following page provides a summary of the comparables used in our analysis. 
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 SUMMARY OF IMPROVED SALES

PROPERTY INFORMATION TRANSACTION INFORMATION

No.

Property Name

Address, City, State Land (SF)

Building 

GBA Parking

Year 

Built

No. of 

Buildings

No. of 

Stories

No. of 

Units Quality Cond. Grantor Grantee

Sale 

Date Sale Price $/Unit $/Sqft OAR Comments

1 385 Union Avenue

Brooklyn,  NY

15,000 53,023 None 2008 1 6 47 Excellent Excellent Madison Realty 

Capital

Sugar Hill 

Capital 

Partners

Jun-15 $37,400,000 $795,745 $705.35 N/A This is the sale of a 6-story residential building located on the southw est corner of Union

Avenue and Ainslie Street. The building features one bedroom and tw o bedroom apartments as

w ell as 5 penthouses. Amenities at the property include a fitness center, garage parking,

rooftop terrace, and resident's lounge.  The building w as constructed in 2008 and w as designed 

as a condominium. How ever, due to the dow nturn the developer w as unable to sell the units

and w ent into foreclosure. The grantor in this transaction acquired the property out of

foreclosure in 2012. At that time most of the units had been leased at below market rents.

Madison Realty renovated the property. The property w as not marketed for sale and w as

delivered vacant. The grantee intends to lease-up the units in the building and operate the

property as a rental asset. The property currently benefits from a 25-year 421a tax exemption

that at the time of acquisition w as in its fourth year. The 25-year abatement is available to

developments that include 20 percent of its inventory as affordable housing. We are unaw are

of the status of any affordable housing component of the property.

2 250 North 10th Street

Brooklyn,  NY

50,174 194,331 Garage 2014 1 6 234 Excellent Excellent 250 North 10th 

Street LLC

Teachers 

Insurance and 

Annuity 

Association of 

America

Apr-15 $169,000,000 $722,222 $869.65 4.00% This is the sale of a 6-story residential building located in Williamsburg. The building has

residential units ranging from studios to tw o-bedrooms. Amenities at the property include a 24-

hour attended lobby, resident lounge, fitness center, game room, and common terraces and

rooftop space.  In addition to the residential units, the property has a 117-car parking garage and 

a small community facility component. The community facility component contains 300 square

feet, but is non-revenue generating. The grantee originally entered into a contract w ith a

purchase price of $170 million. During the due diligence period, the purchase price w as

reduced to $169 million as a result of a credit for the replacement of w et seals around the

w indow s of the building and other facade repairs. The property benefits from a 15-year 421a

tax abatement that at the time of acquisition w as in its third year.  

3 Printhouse Lofts

139 North 10th Street 

Brooklyn,  NY

7,500 29,500 - 1910 1 5 36 Good Excellent 139 North 10th 

Property, LLC 

c/o Greystone 

Property 

Development

CLPF-

Printhouse 

Lofts, LLC c/o 

Clarion 

Partners

Nov-14 $30,500,000 $847,222 $1,033.90 4.00% This is the sale of a 5-story residential building know n as the Printhouse Lofts located in

Williamsburg. The building w as originally constructed in 1910 and w as converted to residential

use in 2013. As part of the conversion, several additional w ere made to the building. The

majority of the units in the building are tw o bedroom in nature. Given the formal industrial use,

ceiling heights are 11 to 12 feet throughout. Amenities in the building include a virtual doorman

system, lobby lounge, fitness center, bike storage, rooftop deck, and landscaped rear-yard.

The building w as fully occupied at the time of sale. The building does not have a commercial

component and does not benefit from any abatements.

4 68 Richardson Street

Brooklyn,  NY

7,082 32,532 - 1920 1 6 25 Good Excellent Richlor 

Apartmentts 

LLC

68 Richardson 

Realty, LLC

Sep-14 $17,500,000 $700,000 $537.93 4.30% This is the sale of a 6-story residential building located in Williamsburg. The building w as

originally constructed in 1920 and w as converted to residential use in 2004. Given the formal

industrial use, ceiling heights are 11 to 12 feet throughout. The building does not have a

commercial component and does not benefit from any tax abatements.

5 281 Union Avenue

Brooklyn,  NY

8,125 30,893 Garage 2014 1 7 33 Excellent Excellent 281 Union 

Partners LLC

281 Union BPC 

Partners LLC

Aug-14 $23,000,000 $696,970 $744.51 4.75% This is the sale of a recently constructed residential building located in Williamsburg. The

building features 33 one, tw o, and three-bedroom units w ith the majority of the units one-

bedroom in nature. Amenities include a fitness center, shared w orkspace areas, bike storage,

tenant storage, and parking. The building does not contain a commercial component and does

not benefit from any tax abatements..

6 80 Meserole Street

Brooklyn,  NY

17,500 67,600 - 2011 1 4 49 Excellent Excellent Cornell 

Meserole DE 

LLC

80 Meserole 

NF LLC

May-14 $35,600,000 $726,531 $526.63 5.25% The is the sale of a recently constructed residential building located in Williamsburg. The building

contains 49 total units. Units have a high level of f inish and some units have private outdoor

space in the form of balconies. Amenities in the building include a fitness center, virtual

doorman services, bike storage, tenant storage, a common rooftop deck, and on-site parking.

The building does not contain a commercial component how ever the development does benefit

from a 15-year 421a tax abatement.

7 Chocolate Factory

275 Park Avenue 

Brooklyn,  NY

41,196 184,411 Garage

&

Surface

1920 - 7 123 Good Excellent The Chocolate 

Factory, LLC

275 Park 

Associates, 

LLC c/o HK 

Organization, 

LLC

Aug-14 $68,000,000 $552,846 $368.74 3.40% This is the sale of a 7-story mixed-use building know n as the Chocolate Factory. The

improvements w ere constructed in 1920 as five loft-style w arehouse buildings, w hich have

been combined and converted to a mixed-use residential building from 2002 to 2003. All of the

123 residential units w ere rent regulated at the time of sale. The apartments range from 2.0- to

4.5-rooms and average approximately 1,050 square feet. The units have ceiling heights ranging

from 9 to 11 feet. The residential component w as reportedly 96 percent occupied at the time of

sale. The building also contains six commercial suites, three off ice suites and a 63-car parking

garage and 33-car surface parking area. Amenities include a part-time attended lobby, tenant

storage, common roof deck, and parking. The property benefits from a J-51 tax abatement

w hich w ill expire in 2017/2018.

STATISTICS

Low 7,082 29,500 1910 1 4 25 May-14 $17,500,000 $552,846 $368.74 3.40%

High 50,174 194,331 2014 1 7 234 Jun-15 $169,000,000 $847,222 $1,033.90 5.25%

Average 20,940 84,613 1971 1 6 78 Nov-14 $54,428,571 $720,219 $683.82 4.28%
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DISCUSSION OF COMPAR ABLE SALES  

Comparable Sale No. 1 

Comparable No. 1 is located at 385 Union Avenue in Brooklyn, NY.  In June 2015, the leased fee interest in the 

property was purchased by Sugar Hill Capital Partners for a total consideration of $37,400,000 ($705.35 per 

square foot/$795,745 per apartment.)  This is the sale of a 6-story residential building located on the southwest 

corner of Union Avenue and Ainslie Street. The building features one bedroom and two bedroom apartments as 

well as 5 penthouses. Amenities at the property include a fitness center, garage parking, rooftop terrace, and 

resident's lounge.  The building was constructed in 2008 and was designed as a condominium.  However, due to 

the downturn the developer was unable to sell the units and went into foreclosure.  The grantor in this transaction 

acquired the property out of foreclosure in 2012.  At that time most of the units had been leased at below market 

rents.  Madison Realty renovated the property.  The property was not marketed for sale and was delivered 

vacant.  The grantee intends to lease-up the units in the building and operate the property as a rental asset.  The 

property currently benefits from a 25-year 421a tax exemption that at the time of acquisition was in its fourth year.  

The 25-year abatement is available to developments that include 20 percent of its inventory as affordable 

housing.  We are unaware of the status of any affordable housing component of the property.   

Comparable Sale No. 2 

Comparable No. 2 is located at 250 North 10
th
 Street in Brooklyn, NY.  In April 2015, the leased fee interest in the 

property was purchased by Teachers Insurance Annuity Association of America for a total consideration of 

$169,000,000 ($869.65 per square foot/$722,222 per apartment.)  This is the sale of a 6-story residential building 

located in Williamsburg.  The building has residential units ranging from studios to two-bedrooms.  Amenities at 

the property include a 24-hour attended lobby, resident lounge, fitness center, game room, and common terraces 

and rooftop space.  In addition to the residential units, the property has a 117-car parking garage and a small 

community facility component.  The community facility component contains 300 square feet, but is non-revenue 

generating.  The grantee originally entered into a contract with a purchase price of $170 million.  During the due 

diligence period, the purchase price was reduced to $169 million as a result of a credit for the replacement of wet 

seals around the windows of the building and other facade repairs.  The property benefits from a 15-year 421a tax 

abatement that at the time of acquisition was in its third year. The overall reported capitalization rate was 4.00 

percent.   

Comparable Sale No. 3 

Comparable Sale 3 is located at 139 North 10
th
 Street in Brooklyn, NY. In November 2014, the leased fee interest 

in the property was purchased by CLPF-Printhouse Lofts, LLC c/o Clarion Partners for a total consideration of 

$30,500,0000 (1,033.90 per square foot/$847,222 per apartment). This is the sale of a 5-story residential building 

known as the Printhouse Lofts located in Williamsburg.  The building was originally constructed in 1910 and was 

converted to residential use in 2013.  As part of the conversion, several additional were made to the building.  The 

majority of the units in the building are two bedroom in nature.  Given the formal industrial use, ceiling heights are 

11 to 12 feet throughout.  Amenities in the building include a virtual doorman system, lobby lounge, fitness center, 

bike storage, rooftop deck, and landscaped rear-yard.  The building was fully occupied at the time of sale.  The 

building does not have a commercial component and does not benefit from any abatements. The overall reported 

capitalization rate was 4.00 percent.  

Comparable Sale No. 4 

Comparable Sale 4 is located at 68 Richardson Street in Brooklyn, NY. In September 2014, the leased fee 

interest in this property was purchased by 68 Richardson Realty, LLC for a total consideration of $17,500,000. 

(537.95 per square foot/$700,000 per apartment) This is the sale of a 6-story residential building located in 

Williamsburg.  The building was originally constructed in 1920 and was converted to residential use in 2004.  
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Given the formal industrial use, ceiling heights are 11 to 12 feet throughout.  The building does not have a 

commercial component and does not benefit from any tax abatements.  The overall rate at the time of sale was 

4.30 percent.   

Comparable Sale No. 5 

Comparable Sale 5 is located at 281 Union Avenue in Brooklyn, NY. This is the sale of a recently constructed 

residential building located in Williamsburg.  The building features 33 one, two, and three-bedroom units with the 

majority of the units one-bedroom in nature.  Amenities include a fitness center, shared workspace areas, bike 

storage, tenant storage, and parking.  The building does not contain a commercial component and does not 

benefit from any tax abatements. In August 2014, the leased fee interest in this property sold from 281 Union 

Partners LLC to 281 Union BPC Partners LLC for $23,000,000 ($744.51 per square foot/$696,970 per unit).  The 

overall rate at the time of sale was 4.75 percent.   

Comparable Sale No. 6 

Comparable Sale 6 is located at 80 Meserole Street in Brooklyn, NY. This is the sale of a recently constructed 

residential building located in Williamsburg.  The building contains 49 total units.  Units have a high level of finish 

and some units have private outdoor space in the form of balconies.  Amenities in the building include a fitness 

center, virtual doorman services, bike storage, tenant storage, a common rooftop deck, and on-site parking.  The 

building does not contain a commercial component however the development does benefit from a 15-year 421a 

tax abatement. 

In May 2014, the leased fee interest in this property sold from Cornell Meserole DE, LLC to 80 Meserole NF LLC 

for $35,600,000 ($526.63 per square foot/$726,531 per unit).  The overall rate at the time of sale was 5.25 

percent.  

Comparable Sale No. 7 

Comparable Sale 7 is located at 275 Park Avenue in Brooklyn, NY. This is the sale of a 7-story mixed-use 

building known as the Chocolate Factory.  The improvements were constructed in 1920 as five loft-style 

warehouse buildings, which have been combined and converted to a mixed-use residential building from 2002 to 

2003.  All of the 123 residential units were rent regulated at the time of sale.  The apartments range from 2.0- to 

4.5-rooms and average approximately 1,050 square feet.  The units have ceiling heights ranging from 9 to 11 

feet.  The residential component was reportedly 96 percent occupied at the time of sale.  The building also 

contains six commercial suites, three office suites and a 63-car parking garage and 33-car surface parking area.  

Amenities include a part-time attended lobby, tenant storage, common roof deck, and parking.  The property 

benefits from a J-51 tax abatement which will expire in 2017/2018. 

In August 2014, the leased fee interest in this property sold from The Chocolate Factory, LLC to 275 Park 

Associates, LLC c/o HK Organization, LLC for $68,000,000 ($368.74 per square foot/$552,846 per unit).  The 

overall rate at the time of sale was 3.40 percent.  

PERCENTAGE ADJUSTMEN T METHOD 

Adjustment Process 

The sales that we used were the best available comparables to the subject property. The major points of 

comparison for this type of analysis include the property rights conveyed, the financial terms incorporated into the 

transaction, the conditions or motivations surrounding the sale, changes in market conditions since the sale, the 

location of the real estate, its physical traits and the economic characteristics of the property.  

The first adjustment made to the market data takes into account differences between the subject property and the 
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comparable property sales with regard to the legal interest transferred. Advantageous financing terms or atypical 

conditions of sale are then adjusted to reflect a normal market transaction. Next, changes in market conditions 

must be accounted for, thereby creating a time adjusted price. Lastly, adjustments for location, physical traits and 

the economic characteristics of the market data are made in order to generate the final adjusted unit rate for the 

subject property. 

We made a downward adjustment to those comparables considered superior to the subject and an upward 

adjustment to those comparables considered inferior. Where expenditures upon sale exist, we included them in 

the sales price. 

Property Rights Conveyed 

The property rights conveyed in a transaction typically have an impact on the price that is paid. Acquiring the fee 

simple interest implies that the buyer is acquiring the full bundle of rights. Acquiring a leased fee interest typically 

means that the property being acquired is encumbered by at least one lease, which is a binding agreement 

transferring rights of use and occupancy to the tenant. A leasehold interest involves the acquisition of a lease, 

which conveys the rights to use and occupy the property to the buyer for a finite period of time. At the end of the 

lease term, there is typically no reversionary value to the leasehold interest. We are valuing the leased fee 

interest in the subject property.  As all of the transactions involve the transfer of the leased fee interest, no 

adjustments are necessary. 

Financial  Terms 

The financial terms of a transaction can have an impact on the sale price of a property. A buyer who purchases 

an asset with favorable financing might pay a higher price, as the reduced cost of debt creates a favorable debt 

coverage ratio. A transaction involving above-market debt will typically involve a lower purchase price tied to the 

lower equity returns after debt service. We analyzed all of the transactions to account for atypical financing terms. 

To the best of our knowledge, all of the sales used in this analysis were accomplished with cash or market-

oriented financing. Therefore, no adjustments were required. 

Condi tions of Sale 

Adjustments for conditions of sale usually reflect the motivations of the buyer and the seller. In many situations 

the conditions of sale may significantly affect transaction prices. However, all sales used in this analysis are 

considered to be "arm’s-length" market transactions between both knowledgeable buyers and sellers on the open 

market. Therefore, no adjustments were required.  

Market Condit ions 

Details of our conclusions for a market conditions adjustment was detailed in the Land Value section of the report.  

However, pricing in the apartment market has witnessed higher growth over the past several years as compared 

to the pricing of land for affordable housing developments.  As such, we have used a higher adjustment for 

market conditions.  Specifically, beginning in January 2013, we have made a positive adjustment for market 

conditions at a rate of 15.0 percent per annum. 

Location 

An adjustment for location is required when the locational characteristics of a comparable property are different 

from those of the subject property.  The subject site has a good location and offers average access to public 

transportation.  The site has good frontage and will have average visibility given its location. Each comparable 

was adjusted accordingly.  We have made a downward adjustment to those comparables considered superior in 

location versus the subject.  Conversely, an upward adjustment was made to those comparables considered 

inferior. 
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Size 

The size adjustment generally reflects the inverse relationship between unit price and the size of a building. 

Smaller buildings tend to sell for higher unit prices than larger buildings, and vice versa.  The comparable sales 

were adjusted according to their respective gross building areas.   

Physical  Traits 

Upon completion, the subject property will be in excellent overall condition, representing new construction with 

modern efficiencies.  However, the units within the subject property will be finished at a level typical of affordable 

housing, while the majority of the comparables contain a condominium level of finish.  We have positively 

adjusted each of these comparables to account for their inferior physical traits. 

Utili ty 

The utility adjustment is determined by characteristics of the property that make it more appealing based on 

ceiling and window heights, apartment layouts, finishes, physical and service amenities, views, etc.   

The subject property’s rentable units will have an average unit size of 690 square feet. We have taken into 

consideration the unit sizes at the comparables and made the appropriate adjustments.  

We have also considered the level of physical and service amenities in our utility adjustment. The subject building 

will contain a bicycle storage room and some outdoor recreation areas. However, many of the comparables 

contain a full amenity package that is significantly superior to the subject property.  

We have also considered building height in our utility adjustment. Residential apartments on the upper floors of 

taller buildings have superior access to light and air and view corridors, as well as less exposure to street noise.  

These units tend to generate premiums in terms of rental rates and pricing over units located on the lower floors 

of buildings. The subject property will be 11 stories in height. The views for units on the upper floors are 

anticipated to be above average, with views of Williamsburg Bridge and views of the Brooklyn cityscape.  

The subject will be an elevatored structure. All of the comparable buildings are elevatored and do not require 

adjustments. 

We have considered all of these factors in our adjustment process and each comparable was adjusted 

accordingly. 

Economic Characteristics 

This adjustment is used to reflect differences in occupancy levels, rents per square foot, operating expense ratios, 

tenant quality, and other items not covered under prior adjustments that would have an economic impact on the 

transaction. Each comparable was adjusted accordingly. 

In this scenario, the subject property contains all market rate units that would not be subject to rent regulation.  

This is typical in the surrounding area.  The comparables are predominantly occupied by market rate tenants..   

However, the rents achieved by the comparables are anticipated to be superior to the subject property due to the 

anticipated inferior level of finish, limited amenity package, and the locational characteristics of the subject 

property as compared to the comparable properties.  We have considered the net operating income generated by 

each of the assets and made appropriate adjustments. 

Other 

This category accounts for any other adjustments not previously discussed. Based on our analysis of these sales, 

none required any additional adjustment.  The chart on the following page details the results of our adjustment 

process. 
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The chart on the following page details the results of our adjustment process. 
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 IMPROVED SALE ADJUSTMENT GRID

               ECONOMIC ADJUSTMENTS (CUMULATIVE)                        PROPERTY CHARACTERISTIC ADJUSTMENTS (ADDITIVE)

No.

$/Sqft &

Date

Property

Rights

Conveyed

Conditions

of Sale Financing

Market (1)

Conditions

Per Sqft 

Subtotal Location Size

Age, Quality & 

Condition Utility Economics Other

Adj.

$/Sqft Overall

1 $705.35 Leased Fee Arm's-Length None Inferior $740.50 Similar Smaller Superior Superior Superior Superior $407.28 Superior

6/15 0.0% 0.0% 0.0% 5.0% 5.0% 0.0% -5.0% -15.0% -10.0% -5.0% -10.0% -45.0%

2 $869.65 Leased Fee Arm's-Length None Inferior $942.83 Superior Larger Superior Superior Superior Superior $612.84 Superior

4/15 0.0% 0.0% 0.0% 8.4% 8.4% -10.0% 20.0% -15.0% -15.0% -5.0% -10.0% -35.0%

3 $1,033.90 Leased Fee Arm's-Length None Inferior $1,185.35 Superior Smaller Superior Superior Superior Similar $592.67 Superior

11/14 0.0% 0.0% 0.0% 14.6% 14.6% -10.0% -10.0% -15.0% -10.0% -5.0% 0.0% -50.0%

4 $537.93 Leased Fee Arm's-Length None Inferior $628.17 Superior Smaller Superior Superior Superior Similar $345.49 Superior

9/14 0.0% 0.0% 0.0% 16.8% 16.8% -10.0% -10.0% -10.0% -10.0% -5.0% 0.0% -45.0%

5 $744.51 Leased Fee Arm's-Length None Inferior $883.83 Similar Smaller Superior Superior Superior Similar $574.49 Superior

8/14 0.0% 0.0% 0.0% 18.7% 18.7% 0.0% -10.0% -10.0% -10.0% -5.0% 0.0% -35.0%

6 $526.63 Leased Fee Arm's-Length None Inferior $647.59 Similar Similar Superior Superior Superior Superior $420.94 Superior

5/14 0.0% 0.0% 0.0% 23.0% 23.0% 0.0% 0.0% -10.0% -10.0% -5.0% -10.0% -35.0%

7 $368.74 Leased Fee Arm's-Length None Inferior $436.91 Inferior Larger Inferior Superior Similar Superior $524.29 Inferior

8/14 0.0% 0.0% 0.0% 18.5% 18.5% 10.0% 20.0% 10.0% -15.0% 0.0% -5.0% 20.0%

STATISTICS

$368.74 - Low Low - $345.49

$1,033.90 - High High - $612.84

$683.82 - Average Average - $496.86

(1) 
Market Conditions Adjustment

10/29/15Date ofValue (for adjustment calculations)

See Variable Grow th Rate Assumptions Table
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SUMMARY OF PERCENTAGE ADJUSTMENT METHOD 
We used the Sales Comparison Approach to determine the value per apartment of the subject property. After 

adjustments the comparable improved sales reflect prices ranging from $345.49 to $612.84 per square foot with 

an average adjusted price of $496.86 per square foot.  After considering all of the available market data including 

the sales exhibited in conjunction with the characteristics of the property, it is our opinion that the appropriate 

range of unit values to apply to the subject property is between $450 and $500 per square foot.   

Applying this range to the subject gross building area indicates the following: 

PERCENT ADJUSTMENT METHOD SUMMARY

Indicated Value per Unit $450 $500

Gross Building Area (SF) x  60,573 x  60,573

Indicated Value $27,257,850 $30,286,500

$27,300,000 $30,300,000

Per Unit $451 $500

Rounded to nearest  $100,000

 

We have reconciled the above range to $29,000,000. As detailed in the Real Estate Tax section of this report, the 

commercial component of the proposed development will benefit from an ICAP tax abatement. The present value 

of the tax savings from this abatement is estimated to be $200,000. 

Therefore, the prospective market value of the subject property upon stabilization, based on the percentage 

adjustment method is $29,200,000, which is inclusive of the ICAP tax abatement. 

PROSPECTIVE  MARKET VALUE UPON STABILIZATION 
The prospective market value of the leased fee interest of the subject property based on the Sales Comparison 

Approach is $29,200,000, rounded. 

PROSPECTIVE  MARKET VALUE UPON COMPLETION 
Later in the Income Capitalization Approach the lease-up and carrying costs associated with reaching stabilized 

operations are detailed.  These costs total $850,000.  Deducting these costs, results in a prospective market 

value upon completion of $28,450,000, rounded.   
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I N COM E  CA P IT AL I ZA T IO N A PP RO A CH  
The Income Capitalization Approach is a method of converting the anticipated economic benefits of owning 

property into a value through the capitalization process. The principle of “anticipation” underlies this approach in 

that investors recognize the relationship between an asset’s income and its value. In order to value the 

anticipated economic benefits of a particular property, potential income and expenses must be projected, and the 

most appropriate capitalization method must be selected. 

The two most common methods of converting net income into value are Direct Capitalization and Discounted 

Cash Flow. In direct capitalization, net operating income is divided by an overall capitalization rate to indicate an 

opinion of market value. In the discounted cash flow method, anticipated future cash flows and a reversionary 

value are discounted to an opinion of net present value at a chosen yield rate (internal rate of return). Investors 

acquiring this type of asset will typically look at year one returns, but must also consider long-term strategies. 

Hence, depending on certain factors, both the direct capitalization and discounted cash flow techniques have 

merit. 

OVERVIEW 
The subject property consists of a development site with frontage on both Berry Street between South 4th and 

South 5th Streets, and on the north side of South 5th Street between Berry Street and Bedford Avenue. The 

irregularly shaped parcel contains 15,942 square feet and is currently improved with a vacant 10,000 square foot 

warehouse building that is in fair condition.  The developer intends to demolish the existing improvements and 

construct an affordable housing development with retail and community facility components on the site.  Upon 

completion, the proposed development will have an above grade gross building area of 60,573 square feet.   

Upon completion, the development will contain a total of 55 residential apartments, of which 54 will be rentable as 

one unit will be occupied by an on-site superintendent.  The rentable units will have a total net rentable area of 

62,887 square feet.   

The following chart provides a detailed breakdown of the units at the property, exclusive of the superintendent’s 

unit. 

Unit Type No. of Units Avg Size (SF) Total SF

Studio 12 458 5,490

One-Bedroom 14 629 8,800

Two-Bedroom 27 809 21,840

Three-Bedroom 1 1,110 1,110

Total 54 690 37,240

UNIT MIX

 

In addition to the residential units, the development will contain amenities including bike storage, a recreation 

room, on-site laundry, and outdoor recreation space.  The development will also feature 14 surface parking 

spaces that will be leased to residents. 

The developer indicates that completion is estimated within 20 months.  The typical construction period for 

affordable housing developments in the City is 18 to 24 months.  Given the size and nature of the development, 

we believe a 20 month period is reasonable.  As such, we have modeled for completion as of July 1, 2017. 

 

We have utilized the direct capitalization methodology in our analysis of the subject property both under an 
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affordable housing scenario, as well as a market rate scenario.  The affordable housing scenario is presented 

first.   

AFFORDABLE  HOUSING  SCENARIO 

POTENTIAL GROSS INCOME –  RESIDENTIAL  
Generally, New York residential tenants pay a fixed gross rent on a monthly basis.  Operating expenses and real 

estate taxes, and gas expenses are the responsibility of the landlord.  Residential tenants are also responsible for 

directly metered electric costs and additional charges for various services the building provides. 

The developer has provided us with the rental rates for each of the unit types, which are presented in the chart 

below.  The developer has not provided the appraisers with a complete copy of the regulatory agreement for the 

proposed development.   

Projected Residential Income

Unit Type Program Percent AMI

No. of 

Units

Average 

Monthly Rent Annual Rent

Studio  LIHTC 57% 9 $822 $88,776

One-Bedroom LIHTC 57% 10 $882 $105,840

Two-Bedroom LIHTC 57% 19 $1,065 $242,820

Subtotal 38 $959 $437,436

Studio  Homeless TANF Allowance 30% 3 $215 $7,740

One-Bedroom Homeless TANF Allowance 30% 4 $283 $13,584

Two-Bedroom Homeless TANF Allowance 30% 8 $425 $40,800

Three-Bedroom Homeless TANF Allowance 30% 1 $512 $6,144

Subtotal 16 $356 $68,268

Super 1 --- ---

Average Rent Per Month $780.41

Average Rent Per Square Foot $13.58

Total No. of Units 55

No. of Rentable Units 54

Total Residential Income $505,704
 

The rental rates, as detailed in the chart above, result in an average rent of $780.41 per month and $13.58 per 

square foot.  It is important to note that the developer has provided the rental rates detailed above.  The rental 

rates detailed above exclude the appropriate utility allowances for each unit type. 

INCOME QUALIF ICATIONS AND HUD  FAIR MARKET RENTS 

The following chart details the income qualifications as set by the Department of Housing and Urban 

Development (HUD) for 2015.  These income limits and the subsequent rental rates are established by HUD each 

May and become effective in January of the following year.  The New York City Department of Housing 

Preservation and Development uses the HUD income qualifications as a base and establishes its own limits for 

the City.   

As detailed the income limits are established based on a combination of the number of people in the household 

and a percentage of area median income.  The chart below details the various percent area median income limits 

for the New York metropolitan area.  It should be noted that the income limits in many parts of the country are 

based on county.  However, in New York City, there are no county differences.  The 40, 50, and 60 percent area 

median income limitations are classified as low income thresholds while the 80 percent area median income limit 
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is classified as a moderate income threshold.  Median income thresholds above 80 percent are considered to be 

above moderate income levels.  Median income thresholds below 40 percent are considered to be at the very low 

income level.   

1-Person 2-Person 3-Person 4-Person 5-Person 6-Person 7-Person 8-Person

125% AMI Limit $75,625 $86,375 $97,125 $107,875 $116,625 $125,250 $133,875 $142,500

110% AMI Limit $66,550 $76,010 $85,470 $94,930 $102,630 $110,220 $117,810 $125,400

100% AMI Limit $60,500 $69,100 $77,700 $86,300 $93,300 $100,200 $107,100 $114,000

90% AMI Limit $54,450 $62,190 $69,930 $77,670 $83,970 $90,180 $96,390 $102,600

80% AMI Limit $48,400 $55,280 $62,160 $69,040 $74,640 $80,160 $85,680 $91,200

60% AMI Limit $36,300 $41,460 $46,620 $51,780 $55,980 $60,120 $64,260 $68,400

50% AMI Limit $30,250 $34,550 $38,850 $43,150 $46,650 $50,100 $53,550 $57,000

30% AMI Limit $18,150 $20,730 $23,310 $25,890 $27,990 $30,060 $32,130 $34,200

DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT & NEW YORK CITY DEPARTMENT OF HOUSING 

PRESERVATION AND DEVELOPMENT INCOME QUALIFICATIONS (BASED ON NO. IN HOUSEHOLD) NYC 

METRO AREA

 

Based on the income limits established by HUD for the various categories of area median income, the New York 

City Department of Housing Preservation and Development (HPD) establishes rental rates for each unit type.  

These rental rates are established in May and become effective in December of that year.  The following chart 

details the most recent rental rates for each unit type, which were effective as of March 2015.  It is important to 

note that the rental rates are the same for all areas of the City.  The rental rates presented below includes a gas 

allowance, as the proposed building will have submetered electric. 

Bedrooms Persons

Maximum

Rent

Maximum

Rent

Maximum

Rent

Maximum

Rent

Maximum

Rent

Maximum

Rent

Maximum

Rent

0 Bedroom 1.0 $414 $565 $822 $867 $1,169 $1,321 $1,472

1 Bedroom 1.5 $445 $607 $882 $931 $1,255 $1,417 $1,579

2 Bedroom 3.0 $541 $735 $1,065 $1,123 $1,511 $1,706 $1,900

3 Bedroom 4.5 $619 $843 $1,225 $1,292 $1,741 $1,966 $2,190

4 Bedroom 6.0 $696 $946 $1,372 $1,447 $1,948 $2,199 $2,449

5 Bedroom 7.5 $761 $1,037 $1,507 $1,590 $2,143 $2,419 $2,695

NEW YORK METROPOLITAN AREA RENTAL RATES BASED ON AREA MEDIAN INCOME LIMITS FOR 2015 - DEPARTMENT OF HOUSING 

PRESERVATION AND DEVELOPMENT

30% of Median 40% of Median 57% of Median 60% of Median 80% of Median 90% of Median 100% of Median

 

Additionally, each year HUD establishes a fair market rent for each metro area.  This is used to determine the 

amounts of subsidy (if applicable) to be paid by HUD and detailed in each tenant’s rental contract for certain types 

of affordable housing units.  The chart below details the 2015 fair market rental rates for the New York Metro 

area.  Again, no distinction is made by HUD for the counties in New York City. 

Studio 1 Bedroom 2 Bedroom  3 Bedroom 4 Bedroom

Rent/Month $1,196 $1,249 $1,481 $1,904 $2,174

DEPARTMENT OF HOUSING AND URBAN RENEWAL FAIR MARKET 

RENTS NYC METRO AREA

 

The fair market rents detailed in the chart above are indicative of a market level of rent according to HUD.  The 

program rents for the low-income housing tax credit units, as provided to the appraisers, are within the range of 

rental rates established by HPD and HUD.   

AFFORDABLE HOUSING RENTAL RATES 
We have also looked to affordable housing comparables with which we are familiar.  The charts below and on the 
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following page details these comparables.  We have presented comparables with rents in the 40 to 80 percent 

area median income range as this is most applicable to the subject property. 

Per Month Per Year Per SF Unit Size Per Month Per Year Per SF Unit Size Per Month Per Year Per SF

Comparable 1 - Brooklyn

Studio

One-Bedroom 593 $882 $10,584 $17.85

Two-Bedroom 802 $1,065 $12,780 $15.94

Three-Bedroom 1,002 $1,224 $14,688 $14.66

Comparable 2 - Bronx

Studio 492 $822 $9,864 $20.05

One-Bedroom 581 $822 $9,864 $16.98

Two-Bedroom 880 $1,065 $12,780 $14.52

Three-Bedroom 1,083 $1,224 $14,688 $13.56

Comparable 3 - Queens

Studio 534 $803 $9,636 $18.04

One-Bedroom 651 $863 $10,356 $15.91

Two-Bedroom 849 $1,046 $12,552 $14.78

Three-Bedroom 1,067 $1,205 $14,460 $13.55

Comparable 4 - Brooklyn

Studio 453 $791 $9,492 $20.95

One-Bedroom 604 $849 $10,188 $16.87

Two-Bedroom 782 $1,027 $12,324 $15.76

Three-Bedroom 1,044 $1,179 $14,148 $13.55

Comparable 5 - Queens

Studio 531 $804 $9,648 $18.17

One-Bedroom 624 $863 $10,356 $16.60

Two-Bedroom 876 $1,047 $12,564 $14.34

Three-Bedroom 1,076 $1,206 $14,472 $13.45

Comparable 6 - Queens

Studio 452 $788 $9,456 $20.92

One-Bedroom 615 $847 $10,164 $16.53

Two-Bedroom 904 $1,025 $12,300 $13.61

Three-Bedroom 1,153 $1,182 $14,184 $12.30

Comparable 7 - Brooklyn

Studio 474 $950 $11,400 $24.05

One-Bedroom 570 $950 $11,400 $20.00

Two-Bedroom 738 $1,025 $12,300 $16.67

Three-Bedroom

Comparable 8 - Brooklyn

Studio 500 $831 $9,972 $19.94

One-Bedroom 700 $893 $10,716 $15.31

Comparable 9 - Brooklyn

Studio 416 $561 $6,732 $16.18

Two-Bedroom $552 $6,624 $8.75 757 $1,122 $13,464 $17.79

Comparable 10 - Manhattan

One-Bedroom $811 $9,732 $13.59 716 $811 $9,732 $13.59

Two-Bedroom $977 $11,724 $14.01 837 $977 $11,724 $14.01

Three-Bedroom $1,129 $13,548 $13.85 978 $1,129 $13,548 $13.85

Comparable 11 - Brooklyn

Studio $356 $4,272 $9.43 453 $732 $8,784 $19.39

One-Bedroom $380 $4,560 $7.89 578 $782 $9,384 $16.24

Two-Bedroom $460 $5,520 $7.24 762 $943 $11,316 $14.85

Three-Bedroom 1057 $1,089 $13,068 $12.36

Comparable 12 - Bronx

Studio $328 $3,936 $7.75 508 $732 $8,784 $17.29

One-Bedroom $350 $4,200 $6.50 646 $782 $9,384 $14.53

Two-Bedroom $424 $5,088 $4.92 1034 $943 $11,316 $10.94

Minimum $328 $3,936 $4.92 452 $788 $9,456 $12.30 416 $561 $6,732 $10.94

Maximum $1,129 $13,548 $14.01 1,153 $1,224 $14,688 $20.92 1,067 $1,224 $14,688 $24.05

Average $577 $6,920 $9.39 772 $975 $11,695 $15.92 718 $935 $11,223 $16.24

AFFORDABLE HOUSING RENTAL COMPARABLES

30% AMI 60% AMI57% AMI

 

The comparables exhibited in the chart above represent properties that were previously appraised by Cushman & 

Wakefield. While we cannot divulge the exact identities of these comparables due to confidentiality reasons, we 
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are familiar with the properties and their negotiated rental rates. 

These buildings all represent newly constructed affordable housing properties that are in the Low Income Housing 

Tax Credit program. The properties all consist of over 30 units, and while the buildings are located in different 

boroughs, the rental rates present little variation as all the boroughs of New York City are represented by the 

same area median income. 

The comparables range from a low of $4.92 per square foot at the 30 percent area median income classification 

to a high of $24.05 per square foot at the 60 percent area median income classification.  On a monthly basis, the 

comparables indicate a range from $328 to $1,224 per month.  Based on the comparables, the projected rents for 

the affordable housing units at the subject property appear appropriate and reasonable.   

DEMOGRAPHIC CHARACTERISTICS  AND DEMAND 
New York City has a significant unmet demand for affordable housing.  Furthermore, demand is so strong, 

applications for affordable units at new developments systems are obtained through an open lottery system 

administered through the New York City Housing Preservation and Development (HPD).  Demand was so great 

over the past decade the Bloomberg Administration initiated the New Housing Marketplace initiative.  Conceived 

initially as a five-year plan with the commitment to create 65,000 affordable housing units, the plan was expanded 

to a 10-year plan that was to preserve 73,000 units and create 92,000 units of affordable housing providing 

housing for 500,000 residents by year-end 2013.  Mayor de Blasio took office in early 2014 and has announced 

his own 10-year affordable housing plan.  His plan indicates that the City will build or preserve 200,000 units over 

a 10 year period.   

Developers of affordable housing report that low and moderate income developments typically receive anywhere 

from 50 to over 100 applications for every available unit.  Estimates vary regarding the total number of affordable 

housing units in New York City as a whole.  The limited supply of already existing affordable housing and 

proposed units, as well as the large number of applicants indicates a strong demand for the subject’s affordable 

housing. The majority of affordable housing developments are leased up via a lottery.  There can be hundreds of 

applications for each apartment. 

According to HUD, the household area median income for the greater metropolitan area of New York City, which 

includes New York City, Long Island, and Northern New Jersey, is $63,000.  However, the New York City 

Department of Housing Preservation and Development (HPD) defines the area median income for 2013 as 

$85,900.  The income limit for 2014 was unchanged by HPD for the City.  The income limit for 2015 was 

established at $86,300.  Given the subject’s location, we have used the area median income defined by HPD. 

Based on Experian Marketing, Inc. data, we have subsequently presented calculations that illustrate the 

substantial demand for affordable housing.  The model begins with the number of households in each radius and 

narrows down the qualifying households by income levels and by rental households.  We have modeled the 

demand analysis on an income level of 60 percent of area median income as this is near the mid-point of the 

applicable income thresholds for the subject development.  Our analysis has used the 60 percent area median 

income threshold as a means of determining a reasonable segment of the population in the general area that 

could afford these rent levels.  The 60 percent threshold is a common income level benchmark for affordable 

housing developments.    

We note that all affordable housing complexes that we are familiar with have occupancy rates in excess of 95 

percent.  New developments continue to be leased up immediately and waiting lists for units are still common 

throughout New York City.  According to the New York City Housing Authority (NYCHA), there are over 270,000 

names on current waiting lists for affordable housing in the City.  In addition, there are an additional 100,000 
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names on a separate waiting list for Section 8 housing in the City.  The City’s entire affordable housing stock 

consists of 178,714 apartments according to NYCHA.  We believe that the analysis lends support to the 

conclusion that there is an existing need for the low income housing units which we believe can be readily 

absorbed. 

Target Radius

HPD Household Area Median Income $86,300

60% of Area Median Income $51,780

Total Existing Number of Households

Existing Households by Income Level % Households No. Households

Under $15,000 19.61% 188,965

$15,000 to $24,999 11.37% 109,564

$25,000 to $34,999 10.06% 96,908

$35,000 to $49,999

Percentage of Households Earning Less Than 60% of AMI x 41.03% 395,437

Estimated Existing Number of Households at 60% AMI or Less

Projected Change in Number of Households as of Date of Value +

Total Number of Households as of Date of Value

Multiplied by the Percentage of Renters x

Total Number Qualified Renter Households as of the Date of Value

Number of Rentable Units at Subject Property

Total Number Qualified Renter Households as of the Date of Value ÷

Capture Rate

* As the income limit for 60% AM I is $51,780, we have only utilized incomes below the $49,999 threshold in our analysis.

54

288,194

0.0187%

CAPTURE RATE ANALYSIS

395,437

72.88%

288,194

395,437

0

963,699

SUBJECT PROPERTY

DEMAND ANALYSIS

Kings County

DEMAND ANALYSIS

 

The demand analysis presented above utilizes data from Experian Marketing Solutions, Inc.  The data is based 

on 2014 estimates, which have been calculated using trend analysis from the 2010 census.  A capture rate 

analysis is a measure of market share of a property’s units.  Typically a capture rate of 10 percent or less is 

considered an acceptable ratio when determining the feasibility of affordable housing developments.  In order to 

determine the capture rate for a particular asset, the level of demand must first be determined.  In the first part of 

our analysis presented on the prior page, we determine the number of qualified rental households by analyzing 

the number of households in a particular geographical area based on income levels.  Only income levels below 

the 60 percent area median income threshold were used in the analysis.  Within Kings County, there are 395,437 

qualified rental households.  The capture rate is determined by dividing the number of units at the subject 

property by the number of qualified rental households.  This results in a capture rate of 0.0187 percent for the 

County.  This is well below the acceptable 10 percent threshold.   

We also refer to the 2014 Housing and Vacancy Study, which is the most recently published survey.  The data 

shows the following critical points related to the demand for housing. 

 As of 2014, the citywide net rental vacancy was 3.45 percent.  The Brooklyn vacancy rate of 3.06 

percent. 
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 A rental vacancy rate below 5 percent triggers the declaration of a “housing emergency”.  Every survey 

since the first one in 1965 has found the rental vacancy to be below five percent. 

 The overwhelming majority of Low Income households live with one or more significant housing problem 

including housing deterioration, excessive rent burden, or overcrowding. 

 Every study produced shows that there is more than sufficient need for Low Income housing in all 

boroughs of New York City to absorb every such unit that can be produced for many years to come. 

 Of the 2 million renter households in New York City, low-income renters with incomes under 60 percent of 

AMI have the most severe unmet housing needs. 

 The entire City of New York, with its population of more than 8 million, functions as a secondary market 

area for Low Income housing projects. 

The chart below is compiled from data from the New York City Housing Preservation and Development (HPD) 

and New York City Housing Development Corporation (HDC).  As can be seen, there are very few low income 

housing opportunities currently available.  The chart details the availabilities for affordable housing developments 

that are currently accepting applications in Kings County. There are currently 7 properties in the county that are 

accepting applications for affordable housing units. However, 6 of the properties are occupied with very few 

vacancies, with the majority of those only accepting applications for their waiting lists. As is evident, there are very 

few opportunities currently available for those seeking affordable housing and those that are available are through 

a lottery system.  Developments which we are familiar with have experienced thousands of applicants per 

apartment unit. 

Most recently, Extell Development Corporation’s development on the Upper West Side received 88,000 

applications for 5 units. At the Hunters Point South Living project, officials report 92,000 applications for 924 

below-market units. 
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AFFORDABLE UNITS CURRENTLY AVAILABLE - KINGS COUNTY

Building Name / Location

No. of Units 

Available Unit Type Monthly Rent

15 Dunham Place* 2 Bedroom $2,483 $86,572 - $151,025

South Williamsburg section of Brooklyn

Elliot J. Hobbs Gardens 12 Studio $1,589 $55,852 - $120,925

482 Franklin Avenue 19 2 Bedroom $2,405 $83,898 - $151,025

Clinton Hill neighborhood of Brooklyn

Columbia Hicks Rentals* Studio $1,926 $70,000 - $105,875

414 Hicks Street 1 Bedroom $1,406 $49,612 - $54,450

Columbia Street Waterfront District of Brooklyn 1 Bedroom $2,065 $75,000 - $120,925

Navy Green R3*

45 Clermont Avenue Studio $565 $20,743 - $24,200

Fort Green neighborhood of Brooklyn Studio $867 $32,000 - $36,300

ENY Development  LLC* Studio $703 $25,475 - $30,250

Various buildings along Williams Avenue, Pennsylvania Avenue, Studio $808 $29,075 - $36,300

Riverdale Avenue, Elton Street, and Dumont Avenue 2 Bedroom $1,050 $37,783 - $51,780

East New York neighborhood of Brooklyn

Ocean Gate Apartments* Studio $907 $31,101 - $41,460

West 33rd Street, West 24th Street, and West 29th Street 1 Bedroom $972 $33,330 - $41,460

Coney Island section of Brooklyn 2 Bedroom $1,165 $39,948 - $51,780

3 Bedroom $1,347 $46,187 - $60,120

4 Bedroom $1,503 $51,538 - $68,400

1055 St. John's Place*

Crown Heights neighborhood of Brooklyn 1 Bedroom $917 $33,155 - $41,280

Total Annual Income 

Range

*These properties have an unspecified number of units.  

As noted in the chart above, several developments have an unspecified number of units available for rent. The 

appraisers have made attempts to confirm the number of units at these properties, but have been unsuccessful. 

We have estimated that these developments have at least 25 available units. Including our estimate for these 

properties with an unspecified number of units, there are a total of 181 units currently available for lease in Kings 

County. 

Both HPD and HDC formerly tracked future affordable housing developments that were planned for each of New 

York City’s counties.  However given the small number of projects in the pipeline these organizations no longer 

publish this information.  We know of no agency that tracks the pipeline for affordable housing construction.   

There is a significant demand for affordable housing in the subject’s immediate area.  In the capture analysis 

presented earlier, there are 395,437 renter households within Kings County that have a household income below 

the 60 percent area median income threshold.  The subject property has a total of 54 rentable affordable housing 

units, which equates to approximately 0.0187 percent of the number of qualified households for this income 

range.  Given the demographic characteristics of the immediate area and the County as a whole, the subject’s 
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supply does not exceed the demand.   

While we have used the total rentable unit count in our capture rate analysis, we note that 16 units will be set 

aside specifically for homeless veterans.  While this population is not directly accounted for in the capture rate 

analysis, there is a significant need for housing among this population.   

According to the Coalition for the Homeless, homelessness has reached the highest rate since the 1930’s and 

notes that the primary cause of homelessness is the lack of affordable housing.  As of March 2015, the New York 

City Department of Homeless Services (DHS) indicates that there are 60,067 people, of which 13,199 are single 

adults, and the remainder adults and children in families. The March 2015 numbers indicate that there are a total 

of 14,245 homeless families in the New York City shelter system. Research shows that a large majority of street 

homeless New Yorkers are people living with mental illness or other severe health problems. Studies indicate that 

homeless single adults have much higher rates of serious mental illness, addiction disorders, and other severe 

health problems, when compared to homeless families.  The Department of Homeless Services also indicates 

that there are an additional 3,180 unsheltered homeless individuals in the City as of the end of 2013, which is the 

most recently compiled statistics that the agency has published.  This includes individuals sleeping in subways 

and other public places.  However, the Coalition for the Homeless is adamant that this is an understatement of 

the true number of unsheltered homeless in the City.  Even using the conservative estimate for unsheltered 

homeless individuals, the total number of homeless in the City is close to 65,000.   

The State of the Homeless report, released by Coalition for the Homeless on March 19, 2015, reports that 

advocates are calling on Mayor DeBlasio and Governor Cuomo to build 3,000 supportive housing and other 

special needs housing per year over the course of the next decade, for a total of 30,000 units. The Governor’s 

most recent budget proposal, however, would create only 560 supportive housing units per year, significantly 

below the recommended amount. Of the 30,000 units of permanent supportive housing for homeless individuals 

and families living with mental illness and other special needs, 15,000 of those are requested to be new 

construction, with the remaining half being scattered-site apartments. Two-thirds of the units, or 20,000 units, are 

recommended to be reserved for individuals, with 8,700 units set aside for families, and the remaining 1,300 units 

set aside for youth.   

While it is difficult to determine a capture rate analysis for the 16 units at the subject property that will service this 

population, we believe that statistics indicate that there is a significant enough demand for this type of housing.   

MARKET RENTAL RATES 
In order to evaluate the potential rents for market based units we surveyed the competitive market to determine 

what comparable buildings in residential areas similar to the subject's are offering.  The following chart details 

building-wide averages at properties with which we are familiar located in close proximity to the subject property: 
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COMPETITIVE APARTMENT PROJECTS

1 101 BEDFORD 351 8 2013 98.9% Studio

101 BEDFORD AVENUE 1 Bedrm

2 Bedrm

2 THE DRIGGS BLDG A 109 7 2011 98.2% Studio

205 N 9TH STREET 1 Bedrm

2 Bedrm

3 THE DRIGGS BLDG III 72 7 2011 97.2% Studio

220 N 10TH STREET 1 Bedrm

2 Bedrm

4 50 NORTH 5TH STREET 183 7 2013 98.0% Studio

50 N 5TH STREET 1 Bedrm

2 Bedrm

5 34 BERRY STREET 142 6 2010 99.3% Studio

34 BERRY STREET 1 Bedrm

2 Bedrm

6 568 UNION AVENUE 95 7 2011 95.8% Studio

568 UNION AVENUE 1 Bedrm

2 Bedrm

7 KENT AVENUE APARTMENTS 112 7 2011 95.5% Studio

53 NORTH 3RD STREET 1 Bedrm

2 Bedrm

8 184 KENT AVENUE 339 7 2010 99.7% Studio

184 KENT AVENUE 1 Bedrm

2 Bedrm

9 544 UNION AVENUE 94 7 2013 100.0% Studio

544 UNION AVENUE 1 Bedrm

2 Bedrm

10 229 NORTH 8TH STREET 54 6 2009 94.4% Studio

0 1 Bedrm

2 Bedrm

11 210 NORTH 12TH STREET 42 8 2014 100.0% Studio

0 1 Bedrm

2 Bedrm

12 LEONARD POINTE 188 7 2014 98.9% Studio

395 LEONARD STREET 1 Bedrm

2 Bedrm

13 55 HOPE 117 6 2012 95.7% Studio

53-65 HOPE STREET 1 Bedrm

2 Bedrm

14 THE GARNETT 113 11 2013 99.1% Studio

146 SOUTH 4TH STREET 1 Bedrm

2 Bedrm

15 WYTHE CONFECTIONARY 69 7 2011 98.6% Studio

390 WYTHE AVENUE 1 Bedrm

2 Bedrm

3 Bedrm

16 65 NORTH 6TH STREET 28 2012 6 100.0% Studio

1 Bedrm

2 Bedrm

STATISTICS Min Max Avg Min Max Avg Min Max Avg

28 6 6 94.4% Studio 419 550 498 $2,312 $3,016 $2,672 $51.00 $75.00 $64.88

351 2012 2014 100.0% 1 Bedrm 572 764 690 $2,900 $3,813 $3,395 $46.22 $70.61 $59.54

132 133 1886 98.1% 2 Bedrm 850 1,299 978 $3,520 $5,450 $4,635 $36.95 $68.84 $57.58

2,108 3 Bedrm

Compiled by Cushman & Wakefield, Inc.

Totals:

Low :

High:

Average:

601 $3,398 $67.85 

902 $4,580 $60.93 

753 $2,900 $46.22 

1,299 $4,000 $36.95 

544 $2,312 $51.00 

572 $3,321 $69.71 

917 $4,824 $63.14 

419 $2,563 $73.40 

764 $3,623 $56.91 

1,023 $4,275 $50.15 

515 $2,500 $58.25 

636 $3,500 $66.01 

923 $4,876 $63.38 

461 $2,735 $71.24 

663 $3,512 $63.57 

850 $4,509 $63.66 

750 $2,956 $47.30 

1,000 $4,099 $49.19 

692 $3,003 $52.08 

1,008 $3,520 $41.90 

536 $2,518 $56.37 

671 $3,518 $62.92 

953 $4,535 $57.10 

497 $2,735 $66.04 

725 $3,520 $58.26 

1,000 $5,350 $64.20 

550 $2,850 $62.18 

919 $4,400 $57.45 

472 $2,950 $75.00 

648 $3,813 $70.61 

1,100 $4,958 $54.09 

466 $2,645 $68.11 

750 $3,473 $55.57 

998 $5,209 $62.63 

533 $3,016 $67.90 

675 $3,620 $64.36 

900 $4,850 $64.67 

700 $3,400 $58.29 

900 $4,726 $63.01 

450 $2,613 $69.68 

700 $3,464 $59.38 

950 $5,450 $68.84 

QUOTED RENT PER MONTH

QUOTED RENT

$/SF/YEAR

530 $2,625 $59.43 

739 $3,300 $53.59 
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The building-wide comparables exhibited a wide unadjusted range in average rental rate. Location, condition of 

the apartments, level of amenities and building height are the most critical factors affecting the average rent 

achievable within apartment buildings. When comparing the comparables to the subject it is necessary to adjust 

for these factors as well as for unit size, layout, exposure, apartment finish and level of service within the 

buildings. Buildings with superior qualities and service require negative adjustments, while those with inferior 

qualities and services require positive adjustments.  

The proposed development is located in South Williamsburg and is anticipated to be in excellent condition upon 

completion. The comparables presented above represent market rate buildings that are superior to the subject in 

terms of age, condition, utility, or locational attributes. 

As such we believe that the appropriate market rents for the subject property would fall toward the lower end of 

the indicated range. On a weighted basis, we conclude to a market rent of $55 per square foot, which is 

reasonable for the subject’s location given the height of the proposed building, its anticipated level of finish, and 

suite of proposed amenities.  The affordable rental rates, which equate to an average of $13.58 per square foot, 

are considered to be significantly below market. 

ABSORPTION 
As discussed above and on the preceding pages, there is a significant un-met demand for low income units and 

supportive housing throughout New York City.  The subject property is projected to be complete by July 1, 2017, 

with stabilization by December 1, 2017.  The stabilization date considers a 1-month free rent concession.   

Of the 54 rentable units, we have assumed that 30 percent, or 16 units, will be pre-leased prior to completion of 

the building, with the remaining units to be absorbed over an additional 4-month period.   

While the subject in all likelihood be substantially pre-leased prior to completion, this conservative model allows 

the appraisers to estimate a deduction for any costs associated with the period of time between the completion of 

the building and actual stabilized physical occupancy. 

The residential income included in the cash flow under the affordable housing program has been developed upon 

a fiscal year beginning December 1, 2017, assuming stabilized occupancy.  Total income in Year 1 of the holding 

period starting December 1, 2017, from residential sources is $505,704, based on the program rents as provided 

to the appraisers.  Total first year residential revenues are estimated as follows: 

Units Lease Up Period Area Rent/SF Annual Rent Concessions Revenue Loss Estimated Lost

Leased SF Upon Stabilization FYB @ Stabilization Free Rent Free Rent Revenue During Lease-up

16 Units Pre-leased 11,034 $13.58 $149,838 1 month $0 $0

10 Units Leased Month 1 6,896 $13.58 $93,649 1 month $7,804 $7,804

10 Units Leased Month 2 6,896 $13.58 $93,649 1 month $7,804 $15,608

10 Units Leased Month 3 6,896 $13.58 $93,649 1 month $7,804 $23,412

8 Units Leased Month 4 5,517 $13.58 $74,919 1 month $6,243 $24,973

54 Totals 37,240 $505,704 $29,655 $71,797

RESIDENTIAL ABSORPTION ANALYSIS

 
 

RESIDENTIAL RENTAL INCREASES 

Earlier, we reported the historical rental rate increases allowed by the Rent Guidelines Board.  On June 29, 2015, 

the New York City Rent Guidelines Board voted to freeze rent increases on rent-stabilized apartments with one 

year leases in New York City. The two-year renewal increase was reduced to 2.00 percent. This will affect all 

leases that begin after October 1, 2015. These rate increases serve as a guideline for future rent increases.   

In our analysis, we have not projected any increases in the rental rates through the construction and absorption 
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period.  This is consistent with requirements for most municipal, state, and federal programs for affordable 

housing.   

POTENTIAL GROSS INCOME -  COMMERCIAL 

The subject property is proposed to contain one retail suite containing an estimated total of 3,903 square feet of 

grade level space, and a community facility suite containing approximately 1,029 square feet of grade level 

space. In order to determine an appropriate rent level for these two commercial spaces, we have analyzed recent 

leases and listings for retail and community facility suites located in the subject’s local area.  
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COMPARABLE RETAIL RENTS 

RENTAL 1 RENTAL 2 RENTAL 3 RENTAL 4 RENTAL 5

ADDRESS 251 Grand Street 367 Bedford Avenue 340-342 Wythe Avenue 364 Bedford Avenue 42 Broadway

B/W Driggs Ave & Roebling St NEC South 5th Street B/W S. 1st & S. 2nd St Retail Suite on South 4th St SWC Wythe Ave

Brooklyn Brooklyn Brooklyn Brooklyn Brooklyn

LEASE INFORMATION

TENANT NAME Fitzgerald Jewelry The Annoyance 12 Chairs Listing Listing

BEGINNING DATE January 2015 December 2014 August 2014 November 2015 November 2015

TERM 10 10 10 Neg. Neg.

TENANT SIZE 1,250 1,100 Basement 1,250 3,500 6,000

RENT PER SF $67.20 $38.18 $76.80 $63.43 $45.00

INCREASES Annual Annual Annual Annual Annual

Low $/SF $38.18

High $/SF $76.80

Average $/SF $58.12  
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COMPARABLE COMMUNITY FACILITY RENTS 

RENTAL 1 RENTAL 2 RENTAL 3 RENTAL 4 RENTAL 5

ADDRESS 308 Graham Avenue 579 Myrtle Avenue 358 Grove Street 65 Maspeth Avenue 42 Broadway

SEC Ainslie Street B/W Kingsland Ave & Woodpoint Rd B/W Irving Ave & Wykoff Ave B/W Kingsland Ave & Woodpoint Rd B/W Wyth Ave & Kent Ave

Brooklyn Brooklyn Brooklyn Brooklyn Brooklyn

LEASE INFORMATION

TENANT NAME Health Professionals NYC Terry Unchali & Co (Dentist) Social Circle (Adult Daycare) Medical Office Listing

BEGINNING DATE August 2014 September 2014 February 2014 April 2011 November 2015

TERM 10 10 Month-to-Month 3 Neg.

TENANT SIZE 3,500 1,400 3,000 1st 1,500 1st 6,000

RENT PER SF $34.29 $30.00 $23.46 $18.00 $45.00

INCREASES Annual Annual Annual Annual Annual

Low $/SF $18.00

High $/SF $45.00

Average $/SF $30.15  
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MARKET RENT CONCLUSION 
The chart above details the rents for 5 retail lease transactions and listings, and 5 community facility lease 

transactions and listings in the local area. 

The retail comparables indicate a range in rental rates from a low of $38.18 per square foot to a high of $76.80  

per square foot and develop an overall average rent of $58.12 per square foot.   

The community facility rent comparables indicate a range in rental rates from a low of $18.00 per square foot to a 

high of $45.00 per square foot. 

We note that the subject’s commercial space frontage on South Street has limited pedestrian traffic for 

commercial uses. Additionally, while the retail suite has good frontage along the street, it has significant depth, 

which limits the utility of the space.  

Given the location of the proposed building, the amount of frontage, and their physical attributes we have 

concluded to a retail market rent that is toward the lower end of the indicated range, or $50 per square foot, and a 

community facility market rent of $25 per square foot. On an adjusted basis our conclusion is within the range of 

comparables.   

Based on our market rent conclusions for the commercial component, the total revenue in the first year of our 

analysis is $220,875.   

POTENTIAL GROSS INCOME -  PARKING 
The proposed development will contain 14 parking spaces.  The entrance to the parking component will be 

located on Berry Street at the western end of the subject site.  The spaces will all be surface parking spaces.  

There is a high demand for off street parking within New York City.  We researched rental rates for parking 

spaces in the surrounding area to determine an appropriate level of rent for the parking spaces.   

Property Address Monthly Rate (Garage)

4 Square Management 76 South 6th Street $275

iPark Kent Garage 444 Kent Avenue $254

Quik Park Berry 197 Berry Street $275

Propark 21 Cook Street 34 Varet Street $200

Quick Park 184 Management 10 North 3rd Street $275

Minimum $200

Maximum $275

Average $256

MONTHLY PARKING RATES

 

Given the subject’s location, type of access, and number of spaces, we have concluded to a rental rate of $200 

per month, which is toward the low end of the exhibited comparable, which we believe to be reasonable for the 

area.  

Applying our monthly rate to the total number of parking spaces in the development, results in total revenue from 

the parking component in Year 1 of $33,600. 

POTENTIAL GROSS INCOME –  OTHER SOURCES 

LAUNDRY INCOME 

Laundry revenue can be developed via a lease to a third party or by the landlord maintaining the service 

independently.  Developers are including laundry rooms in new buildings even with washer/dryers in units for 
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tenants to launder heavy loads with commercial equipment.  Typically, laundry revenue ranges between $100 and 

$200 per unit per year in buildings without in-unit fixtures.  We budgeted for laundry revenue equivalent to $100 

per unit (inclusive of the superintendent’s unit) or $5,500 in the first year. 

M ISCELLANEOUS  
We budgeted a line item of $5,000 for miscellaneous revenue.  The miscellaneous revenue includes income from 

forfeited security deposits and interest income, storage, valet, and miscellaneous fees (i.e., lost keys, lock 

replacement, application fees, pet fees, etc.).  Although miscellaneous revenue in apartment buildings of this size 

is typically higher, the subject building will be an affordable housing development.  Ownership entities of these 

types of development typically do not charge for various items in the same manner as ownership entities of 

market rate buildings.  As such, we believe this level of miscellaneous revenue to be reasonable.   

POTENTIAL GROSS REVENUE 
The potential gross revenue in year one from all sources is $770,679.  The following calculation details the 

revenue from all sources for the first year of our analysis. 

 Residential Revenue       $   505,704 

 Commercial Revenue       $   220,875 

 Parking Revenue       $     33,600 

 Laundry Revenue       $       5,500 

 Miscellaneous Revenue        $       5,000 

 Total Potential Gross Revenue       $   770,679 

VACANCY AND COLLECTION LOSS 

Both the investor and the appraiser are primarily interested in the annual revenue an income property is likely to 

produce over a specified period of time, rather than the income it could produce if it were always 100 percent 

occupied and all tenants were paying their rent in full and on time.  A normally prudent practice is to expect some 

income loss as tenants vacate, fail to pay rent, or pay their rent late.  We have analyzed the vacancy of the 

overall and immediate market.  In our analysis of the subject property, we have forecasted that residential rental 

units will have a 2.0 percent weighted average global vacancy charge.  Our global vacancy factor assumes an 

additional average annual collection loss rate of 1.0 percent.  These estimates are supported by our survey of 

occupancy rates at competing projects, on a stabilized basis.   

Given the vacancy rate of direct comparables and the overall low vacancy rate for Brooklyn and New York City as 

a whole and the immediately surrounding areas, our conclusion is reasonable.  Therefore, we have used a total 

vacancy and collection loss of 3.0 percent for the residential income. 

We used a vacancy and collection loss of 5.0 percent applied to all other sources of income. 

Overall vacancy and collection loss is projected at $28,420 in the first year of analysis.  

OPERATING EXPENSES AND NET OPERATING INCOME 
Typically, an appraiser attempts to utilize the subject's historical operating expense data supported by 

comparable expense data.  Since the building has no stabilized operating history we have no historical expenses.  

We relied upon our own estimates supported by estimates by comparable properties.  However, we have been 

provided with a budget by the developer.  This is presented in the chart on the following page.  The developer has 
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significant experience in the development and operation of affordable housing.  As such, we have placed 

significant weight on the developer’s estimates for expenses.   

EXPENSE ANALYSIS

EXPENSES Total Per Unit PSF

Real Estate Taxes $0 $0 $0.00

Property Insurance $33,000 $600 $0.54

Salary & Benefits $53,000 $964 $0.87

Utilities $84,448 $1,535 $1.39

Water and Sew er $49,686 $903 $0.82

Repairs and Maintenance $60,550 $1,101 $1.00

General and Administrative $3,793 $69 $0.06

Legal and Professional Fees $22,250 $405 $0.37

Painting and Supplies $0 $0 $0.00

Management $37,697 $685 $0.62

Reserves $13,750 $250 $0.23

Miscellaneous $0 $0 $0.00

TOTAL EXPENSES $358,174 $6,512 $5.91

Developer's Budget

 

We also reviewed operating expenses of other similar buildings and after consulting local building managers and 

agents, including Cushman & Wakefield property management personnel, etc., and examined industry norms as 

reported by the Conventional Apartments published by the Institute of Real Estate Management. 

Following are the projected operating expenses we have used in our cash flow analyses presented later in this 

section.  We have analyzed each item of expense individually and attempted to project what the typical informed 

investor would consider reasonable.  Although every expense category is addressed herein, only those requiring 

explanation of variations will be discussed in great detail.  We have not grown our projection of expenses through 

the remaining construction and absorption period.   

The following is a summary of stabilized expenses that an investor could expect as of the date of value, based 

upon stabilized operations.  

CONCLUSION OF OPERATING EXPENSES 
We analyzed each item of expense and developed an opinion of a level of expense we believe a typical investor 

in a property like this would consider reasonable.  

F IXED EXPENSES 

REAL ESTA TE TAXES  

We refer the reader to the “Real Property Taxes and Assessment” section of this report for a complete discussion 

of real estate taxes.   

INSURANCE  

The insurance expense includes the actual cost of fire and extended liability coverage.  We have estimated this 

expense at $0.60 per square foot for a total expense of $36,344. This allows for a comprehensive policy for the 

subject at a rate of approximately $661 per residential unit for the entire building.  Our conclusion is in line with 

the developer’s estimate for this expense category and within the range of the expense comparables.   
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OPERATING EXPENSES 

PAY ROLL AND RELATED EXPENSES 

This expense covers the cost of the employees' salaries.  We believe the staffing will include a full-time 

superintendent, security, as well as contract labor on an as needed basis.  Given the nature of the development, 

full-time security will be provided.  We have forecasted payroll expenses at $0.90 per square foot or $54,516. Our 

conclusion is in line with the developer’s estimate for this expense category and within the range of the expense 

comparables.   

U TI LI TI ES  

This category includes common area heat and electricity, gas and or oil expenses.  The residential apartments 

will be separately metered for utilities and residents will be responsible for making all utility payments.  We have 

estimated this expense at $1.50 per square foot or $90,860.  Our conclusion is in line with the developer’s 

estimate for this expense category and within the range of the expense comparables.   

WA TER AND SEWER 

This expense is estimated at $0.90 per square foot or $54,516 and covers the cost of water and sewer charges.  

Our conclusion is somewhat above the developer’s estimate for this expense category, but in line with similar 

buildings in the local area and within the range of the expense comparables.   

REPAI RS AND MAI NTENAN CE  

This category includes expenses for maintenance to the interior and exterior of the building, mechanical systems, 

pest control, elevator and HVAC service contracts, and cleaning as well any minor and extraordinary 

maintenance to the plumbing, kitchen appliances and the roof.  Based upon the new construction of the building, 

we have accounted for this expense at $1.00 per square foot or $60,573.  Our conclusion is in line with the 

developer’s estimate for this expense category and within the range of the expense comparables. 

GENERAL AND ADMI NI STRA TIV E  

This expense estimate covers the cost of office overhead, supplies and administrative costs.  It considers the 

monitoring costs associated with affordable housing developments.  We estimated this expense at $0.20 per 

square foot or $12,115. The developer has not projected for costs in this category. However, some level of 

general and administrative expenses are typical for the day to day operations of a building.  Our cost estimate 

conclusion for this expense category is considered reasonable and within the range of the expense comparables.   

LEGAL AND PROF ESSI ONAL FEES 

We estimated this expense at $0.40 per square foot or $24,229. Our conclusion is in line with the developer’s 

estimate for this expense category and within the range of the expense comparables.   

PAI NTI NG AND SUPPLI ES 

The cost estimate for the periodic painting of apartments and any common areas, inclusive of supplies, is 

estimated at $150 per residential unit, $8,250 for the units. 

MANAGEMENT 

The cost for professional management of the subject is estimated at $0.65 per square foot or $39,372.  Our 

conclusion is in line with the developer’s estimate for this expense category and within the range of the expense 

comparables. 

M I SCELLANEOUS 

We estimated a miscellaneous expense, which is a contingency for any unforeseen or extraordinary costs.  We 
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have estimated miscellaneous expenses of $0.05 per square foot or $3,029. While the developer has not 

projected costs in this category, it is prudent to include some level of miscellaneous costs in expense projections. 

We believe our cost estimate for miscellaneous expenses is reasonable.   

Total operating expenses including real estate taxes and reserves (detailed below), as of the date of stabilization, 

are estimated at $616,234. Deducting the expense for real estate taxes and reserves develops estimated 

expenses of $398,314 or $6.58 per square foot of gross building area and $7,242 per unit.   

We examined the operating costs of several buildings in New York City to test the reasonableness of our expense 

projections.  These are shown on the following page.  All of the expense comparables represent the budgets for 

proposed affordable housing developments in the outer boroughs of the City.  All of the developments are being 

constructed with modern green efficiencies, which is typical of newly constructed affordable housing 

developments in the City.   

The comparable properties reflect operating expenses (excluding real estate taxes) ranging from $4.65 per 

square foot to $9.46 per square foot, excluding real estate taxes.  On a per unit basis, the comparables indicate a 

range from $6,128 to $7,393 per apartment.  We would expect the subject’s expenses to be within the range of 

the comparables due to its size and the nature of the development.  At $6.58 per square foot and $7,242 per unit, 

exclusive of taxes and reserves, the projected expenses appear reasonable.   

RESERVES FOR REPLACEMENTS AND CAPITAL RESERVES 
It is customary and prudent to deduct an annual sum from effective gross revenue to establish a reserve for 

replacing short-lived items throughout the building.  We have estimated $200 per unit, per year, to reserve for 

short-lived items in the apartments (carpet, appliances, etc.) on a regular basis.  Furthermore, we deducted a total 

of 0.50 percent of effective gross income for capital reserves for the building. 
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COMPARABLE OPERATING EXPENSES

RENTAL BUILDINGS

No. Stories

No. of Units

Size (SF)

Data Year

Expenses Total Per Unit PSF Total Per Unit PSF Total Per Unit PSF Total Per Unit PSF

Real Estate Taxes $0 $0 $0.00 $0 $0 $0.00 $0 $0 $0.00 $10,000 $74 $0.05

Insurance $20,121 $347 $0.38 $33,215 $615 $0.73 $182,800 $624 $0.80 $81,600 $600 $0.42

Salaries & Benefits $94,569 $1,631 $1.79 $51,275 $950 $1.13 $479,371 $1,636 $2.09 $82,000 $603 $0.42

Utilities $73,800 $1,272 $1.40 $85,050 $1,575 $1.87 $502,300 $1,714 $2.19 $336,391 $2,473 $1.73

Water & Sewer $29,600 $510 $0.56 $24,300 $450 $0.53 $206,440 $705 $0.90 $134,090 $986 $0.69

Repairs & Maintenance $62,200 $1,072 $1.18 $68,187 $1,263 $1.50 $296,400 $1,012 $1.29 $113,950 $838 $0.58

General & Administratvie $7,058 $122 $0.13 $7,330 $136 $0.16 $0 $0 $0.00 $7,500 $55 $0.04

Legal & Professional $18,700 $322 $0.35 $20,100 $372 $0.44 $87,900 $300 $0.38 $30,400 $224 $0.16

Management $34,857 $601 $0.66 $30,516 $565 $0.67 $294,677 $1,006 $1.29 $86,677 $637 $0.44

Painting & Supplies $0 $0 $0.00 $0 $0 $0.00 $43,000 $147 $0.19 $0 $0 $0.00

Reserves $14,500 $250 $0.27 $13,500 $250 $0.30 $73,250 $250 $0.32 $34,000 $250 $0.17

Miscellaneous $0 $0 $0.00 $0 $0 $0.00 $0 $0 $0.00 $0 $0 $0.00

Total Expenses $355,405 $6,128 $6.72 $333,473 $6,175 $7.33 $2,166,138 $7,393 $9.46 $916,608 $6,740 $4.70

Expenses Less RE Taxes $355,405 $6,128 $6.72 $333,473 $6,175 $7.33 $2,166,138 $7,393 $9.46 $906,608 $6,666 $4.65

45,508

2014 Budget 2014 Budget

Brooklyn, NY

6

54

Bronx, NY

13

136

Brooklyn, NY

13

58

52,856

2015 Budget

Brooklyn, NY

9

293

228,953

2014 Budget

194,981
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I N COM E  AND  E X PE N SE  P R O- FO RM A 
The following chart summarizes our opinion of income and expenses for the subject property. 

Year One

Total Per Unit Per SF % of EGI

POTENTIAL GROSS REVENUE

Residential Rent $505,704 $9,365 $8.35

Commercial Income $220,875 $4,090 $3.65

Parking Income $33,600 $622 $0.55

Laundry $5,500 $102 $0.09

Miscellaneous $5,000 $93 $0.08

TOTAL POTENTIAL GROSS REVENUE $770,679 $14,272 $12.72

Vacancy and Collection Loss ($28,420) ($526) ($0.47)

EFFECTIVE GROSS REVENUE $742,259 $13,746 $12.25

OPERATING EXPENSES

Real Estate Taxes (Unabated) $217,920 $3,962 $3.60 29.36%

Insurance $36,344 $661 $0.60 4.90%

Salary and Benefits $54,516 $991 $0.90 7.34%

Utilities $90,860 $1,652 $1.50 12.24%

Water and Sew er $54,516 $991 $0.90 7.34%

Repairs and Maintenance $60,573 $1,101 $1.00 8.16%

General and Administrative $12,115 $220 $0.20 1.63%

Legal and Professional Fees $24,229 $441 $0.40 3.26%

Painting and Supplies $8,250 $150 $0.14 1.11%

Management $39,372 $716 $0.65 5.30%

Reserves $14,511 $264 $0.24 1.96%

Miscellaneous $3,029 $55 $0.05 0.41%

TOTAL EXPENSES $616,234 $11,204 $10.17 83.02%

NET OPERATING INCOME $126,025 $2,541 $2.08 16.98%

SUMMARY OF REVENUE AND EXPENSES

 
 

As is detailed in the proforma, the subject property will not generate a high level of income.  The program rents 

are deeply discounted.  Despite the low level of effective gross income generated by the property, ownership 

must still operate the property with a level of expenses commensurate with the size of the development.  As such, 

the net operating income is significantly impacted.  Additionally, we have modeled for a full level of real estate 

taxes.  Although the property will benefit from an 420c and ICAP tax exemption, we have valued the exemption 

separately in our analysis. 

I NVE STM E NT CO NS ID E R A TI ON S  

OVERVIEW 
U.S. GDP growth slowed to a crawl in the first quarter of 2015, as the second consecutive severe winter held 

economic growth to an annual rate of 0.6 percent. The second quarter saw a bounce back in activity, but it was 

modest, with GDP increasing at a 2.3 percent annual pace. Overall, the U.S. economy continues to expand at a 

moderate pace. 
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In one very important respect, the economy remains strong. Job growth and other measures of the labor market 

are all very healthy. Payroll employment growth slowed to an average of 153,000 per month in March/April, but 

accelerated to 239,000 per month in May/June. Partly as a result, the unemployment rate fell to 5.3 percent in 

June, the lowest level since April 2008. In addition, the number of job openings has reached a record high as 

employers appear to be having a hard time finding qualified employees. Despite this strength, earnings growth 

remained slow in the second quarter. As of June, average hourly earnings in the economy were only 2.0 percent 

above the level of a year earlier. However, with the number jobs increasing, aggregate income (the combination 

of the number of employed and wages) adjusted for taxes and inflation was up a healthy 3.0 percent in June from 

a year earlier. 

Part of the reason for the slow growth in GDP during 2015 has been the asymmetrical impact of the decline in oil 

prices. At the beginning of the year there was an almost universal expectation that lower oil prices would act like a 

tax cut and provide more discretionary income and stimulate stronger growth in consumer spending. That did not 

happen, but capital investment by the oil industry did decline sharply, contributing to a decline in business 

investment in new equipment during the second quarter. Overall, businesses appear to have been more cautious 

about their investment spending during the second quarter. 

The 10-year Treasury note started out the quarter at a yield of approximately 1.8 percent and by the end of the 

quarter was in the 2.3 percent range. Federal Reserve policy makers continue to point to strong labor markets as 

an important factor in the decision on when to raise interest rates and as job growth remained strong interest 

rates rose. It now appears likely that the Federal Reserve will raise interest rates during the second half of the 

year. Because the increases are expected to be a result of improving economic conditions, it is not expected that 

higher interest rates will have a negative impact on commercial real estate values. 

CURRENT ECONOMIC CON DITIONS 
The evidence of a stronger economy prompted the Federal Reserve’s Open Market Committee (FOMC) to 

announce that the Central Bank would gradually reduce its purchases of long-term Treasury securities and 

mortgage backed securities widely referred to as quantitative easing. During 2014, the FOMC continued to 

reduce the amount of bonds purchased each month, indicating the Central Bank’s confidence that the economy 

does not require the additional stimulation that this policy was providing. A statement released after the FOMC 

meeting in December 2014 was the clearest indication that the Central Bank will begin to raise interest rates in 

2015. The FOMC’s most recent statement made it clear that the key driver of the decision to raise short-term 

interest rates, the condition of the labor market, has been a bit soft to start the year. Despite the somewhat soft 

market, the FOMC intends to raise rates at least once before the end of the year.  

 

The Fed is about to change interest rate policy for the first time since 2009. The six years that the Fed has kept 

short term interest rates unchanged is, by far, the longest period of unchanged policy in the Fed’s history. When 

the Fed makes this shift to raising rates, it will mark the first time in almost a decade that it has increased interest 

rates. The shift to higher interest rates has been anticipated for a long time and has been signaled by the FOMC 

in its press releases over the past year or so. In last week’s release, the FOMC was pretty clear in its intention to 

raise interest rates and what will influence the timing of that move. 
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The following graph displays historical and projected U.S. Real GDP percent change (annualized on a quarterly 

basis) from first quarter 2009 through first quarter 2019 (red bar highlights the most recent quarter-15Q2): 

-6.0

-4.0

-2.0

0.0

2.0

4.0

6.0

R
e
a
l G

D
P

, %
 C

h
a
n

g
e

Historical and Projected U.S. Real GDP
2009Q1 - 2019Q1

Source: Historical Data Courtesy of the Bureau of Economic Analysis; Forecast Data Courtesy of Moody's Economy.com

Forecast

 

Notable concerns regarding current economic conditions are as follows: 

 The U.S. economy continues to add jobs at a healthy pace, indicating that businesses are confident that 

demand for their products is rising and they need to increase output. In July, the economy added 

215,000 jobs, the third consecutive month that nonfarm payroll employment increased by more than 

200,000 jobs. 

 The latest numbers from Moody’s Analytics show that the U.S. GDP increased 2.3 percent annual rate 

during second quarter 2015. Much of the economic data for the U.S. in the first half of 2015 has been 

released. The data suggest that the economy remained sluggish in the first quarter of the year, and the 

U.S. GDP only slightly grew. However, nationally jobs are being added at a stable pace, which as the 

FOMC indicated will be the key driver for interest rate hikes later in the year.  

 Labor markets continue to tighten. The national unemployment rate held steady at 5.3 percent and signs 

point to faster wage growth in the second half of 2015, which should boost income and spending at a 

faster clip during the second half of the year. 

 The financial environment is expected to shift in September. The Fed has been hinting for some time 

that change is coming. When it comes, it will be for all the right reasons: rising employment and faster 

wage growth. Health in these three categories will be crucial in boosting the commercial real estate 

sector in the coming year. 

US  REAL ESTATE MARKET IMPLICATIONS  
The commercial real estate market started to pick up in 2012 continued in 2013 and 2014. According to Real 

Capital Analytics, 23,015 properties traded hands in 2013 for a total transaction volume of approximately $338.9 

billion. Commercial real estate sales volume remained strong throughout 2014, as transaction volume totaled 

$401.9 billion. Property prices at an aggregate level surpassed the 2007 peak and cap rates in many sectors are 

at all-time lows. As volume and price levels head into uncharted territory, investors are reassessing risk and took 

their foot off of the gas towards the end of 2014. Through second quarter 2015, 14,689 properties changed hands 

as volume reached $244.1 billion in the first half of 2015. These levels of volume put activity ahead of the pace 

set in 2006. Despite this sign of strength, the volume for the year was front-loaded in first quarter. Had that pace 

continued it could have been the start of a frenzied market with the potential for a bubble. The lower growth 

volume has not been matched with increases in cap rates so it is not as if investors are pulling away from 

commercial real estate, a trend worth watching. Investors are getting concerned about the similarities in the 

current market to those leading up to the last peak. While the drivers of the market are different today than in the 

period leading to the Global Financial Crisis, similar volume and pricing trends underscores changes in investor 

preference between the two cycles.   



WILLIAMSBURG BRIDGEVIEW APARTMENTS  INCOME CAPITALIZATION APPROACH 116 

 

 
 

 

According to the PriceWaterhouseCoopers Real Estate Investor Survey for second quarter, the average cap rate 

decreased in 26 survey markets, held steady in four and increased in another four. The declines are diverse and 

widespread among property sectors and locations with national regional mall, national flex/R&D market and the 

city specific office market of Suburban Maryland posting the steepest drops this quarter. Average overall cap rate 

expansion is the greatest for both the Manhattan and Houston office markets where cutbacks in the U.S. energy 

sector and additions to supply are negatively impacting fundamentals. In contrast, the average expanded just one 

basis point in Dallas and Chicago this quarter. Investors expect positive trends to continue in the year ahead. 

Even though many foresee rising interest rates, it is widely believe that the commercial real estate industry can 

handle the anticipated increases in interest rates without serious disruption to its recovery and sales activity.  

The following graph compares national transaction volume by property between 2003 and second quarter 2015: 
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CONCLUSIONS  

Despite the slower economic growth in the early part of 2014, the commercial real estate investment market 

started 2015 off strong a trend that did not continue into second quarter as transaction volume was down on a 

quarterly basis. Transaction volume totaled $244.1 billion through second quarter 2015, up from the same time 

last year, as the access to capital continues to be relatively easy for most investors. Nearly all markets have 

posted volume gains for the year to date. Real estate markets remain in a sweet spot in the cycle. Demand is 

rising. Supply is beginning to increase, but is still contained. As a result, when vacancy rates continue to decline 

across markets and property types, it will tend to put upward pressure on rents. The next year should continue to 

see steady improvement in real estate markets across the U.S.  

Going forward, prices for prime assets are expected to stay high, as the competition among buyers remains 

fierce, especially in core markets. Investors expect positive trends to continue throughout 2015. Even with the 

impending rise in interest rates, it is widely believed that the commercial real estate industry can handle the 

anticipated increases in rates without serious disruption to its performance, according to PWC Real Estate 

Investor Survey. As a result, competition among buyers is likely to remain strong and keep prices elevated for the 

best properties offered. 
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INVESTOR SURVEY TREN DS 
Historic trends in real estate investment help us understand the current and future direction of the market. 

Investors’ return requirements are a benchmark by which real estate assets are bought and sold. The following 

graph shows the historic trends for the subject’s asset class spanning a period of four years as reported in the 

PwC Real Estate Investor Survey published by PricewaterhouseCoopers. 

INVESTOR SURVEY HISTORICAL RESULTS

Survey: PwC End Quarter:

Property Type:

Quarter 4Q 11 1Q 12 2Q 12 3Q 12 4Q 12 1Q 13 2Q 13 3Q 13 4Q 13 1Q 14 2Q 14 3Q 14 4Q 14 1Q 15 2Q 15 3Q 15

OAR (average) 5.80% 5.83% 5.76% 5.74% 5.72% 5.73% 5.70% 5.61% 5.80% 5.79% 5.59% 5.51% 5.36% 5.36% 5.30% 5.39%

Terminal OAR (average) 6.24% 6.25% 6.15% 6.20% 6.17% 6.22% 6.18% 6.15% 6.29% 6.23% 6.02% 5.97% 6.03% 5.96% 5.93% 5.88%

IRR (average) 8.27% 8.28% 8.30% 8.28% 8.17% 8.06% 8.04% 7.98% 8.17% 8.17% 7.98% 7.92% 7.34% 7.33% 7.24% 7.30%

Source: PwC Real Estate Investor Survey 
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The preceding table summarized the investment parameters of some of the most prominent investors currently 

acquiring high-grade apartment properties in the United States.  The Price Waterhouse Coopers investor survey 

must be put in perspective considering the property specific issues detailed throughout the report, as well as the 

investor criteria of the local marketplace.   
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In the Sales Comparison Approach we presented seven sales, from which we were able to extract and verify six 

capitalization rates.  A summary of the capitalization rates from the comparable sales detailed earlier is presented 

in the chart on the following page. 

No. Name and Location Sales Date

Capitalization

Rate

1 385 Union Avenue

Brooklyn,  NY

6/2015 N/A

2 250 North 10th Street

Brooklyn,  NY

4/2015 4.00%

3 Printhouse Lofts

139 North 10th Street 

Brooklyn,  NY

11/2014 4.00%

4 68 Richardson Street

Brooklyn,  NY

9/2014 4.30%

5 281 Union Avenue

Brooklyn,  NY

8/2014 4.75%

6 80 Meserole Street

Brooklyn,  NY

5/2014 5.25%

7 Chocolate Factory

275 Park Avenue 

Brooklyn,  NY

8/2014 3.40%

7 6

5/2014 3.40%

6/2015 5.25%

11/2014 4.28%

Compiled by Cushman & Wakefield, Inc.

 CAPITALIZATION RATE SUMMARY

STATISTICS

Sample Size

Low

High

Average

 

The overall average capitalization rate for these sales was 4.28 percent.   

C A P IT AL I ZA T IO N R ATE  FR OM  I NVE S TO R SURVE Y S  
We considered data extracted from the Real Estate Investor Survey as published by PriceWaterHouseCoopers 

for competitive properties. Earlier in the report, we presented historical capitalization rates for the prior four year 

period. The most recent information from this survey is listed in the chart below: 

CAPITALIZATION RATES

Survey Date Average

PwC Third Quarter 2015 3.50% - 8.00% 5.39%

Pw C - Refers to National Apartment market regardless of class or occupancy

Range

 

The historical capitalization rates of New York City have been typically 100 to 200 basis points lower than the 

national average.   

BAND OF INVESTMENT TECHNIQUE 
We used the band of investment technique to estimate a capitalization rate that accounts for the combination of 

equity and prevailing financing.  The rate developed is a weighted average, the weights being percentages of the 

total value, which are occupied by the mortgage and equity positions. 

After surveying several commercial mortgage lenders, it is our opinion that a typical creditworthy purchaser could 
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obtain financing from a lending source in an amount equal to 75 percent of value at an annual interest rate of 4.00 

percent.   

A typical loan period for this type of real estate ranges from 3 to 10 years.  Using a 30-year amortization period at 

a 4.00 percent interest rate (payable monthly) yields a mortgage constant of .05729. 

We believe an investor in the subject property would accept an initial annual return of 5.0% in anticipation of a 

stable income flow and property appreciation over time.  It should be emphasized that the equity dividend rate is 

not necessarily the same as an equity yield rate or true rate of return on equity capital.  The equity dividend rate is 

an equity capitalization that reflects all benefits that can be recognized by the equity investor as of the date of 

purchase.  We selected this rate based on the subject's location in an average residential area, with good access 

and average visibility.  The following chart gives a summary of the mortgage and equity parameters utilized in our 

derivation of an overall capitalization rate. 

 MORTGAGE COMPONENT

TYPICAL LOAN TERMS

Mortgage Rate 4.00%

Amortization Term (Years) 30

Number of Payments 360

Loan-to-Value Ratio (M) 75.00%

Equity Ratio (E) 25.00%

Mortgage Constant (RM) 0.05729

Compiled by Cushman & Wakefield, Inc.  

CALCU LATION OF OVERALL CAPITALIZATION RATE (RO) 

The calculation of the overall capitalization rate (RO) using the band of investment technique is as follows: 

 RO BY BAND OF INVESTMENT

Mortgage Ratio 75.00%

Annual Mortgage Constant 5.73%

Mortgage Component 4.30%

Equity Ratio 25.00%

Equity Dividend Rate 5.00%

Equity Component 1.25%

Indicated Overall Rate (RO) 5.55%

Compiled by Cushman & Wakefield, Inc.  

DEBT SERVICE  COVERAGE 

We also used the debt service coverage formula technique to develop an overall rate.  This formula is as follows: 

OAR = DCR x LTV x Mortgage Constant 

We researched available publications and interviewed mortgage lenders active in this segment of the market.  We 

used a debt coverage ratio of 1.25, a loan to value ratio of 75% and a mortgage constant of .05729.  The formula 

indicates an overall rate of 5.37 percent. 
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CAPITALIZATION RATE CONCLUSION 
We considered all aspects of the subject property that would influence the overall rate. Considering the subject’s 

location, competitive position in the marketplace, quality, tenancy, and returns expected by investors, we 

concluded to a capitalization rate of 5.00 percent.  Our selection of a capitalization rate range is considered 

reasonable given the current investment sales market. It also considers the subject’s rent levels comparable to 

market. 

D IRECT CAPITALIZATION METHOD CONCLUSION 
In the Direct Capitalization Method, we developed an opinion of market value by dividing year one net operating 

income by our selected overall capitalization rate.  Our conclusion using the Direct Capitalization Method is as 

follows: 

Prospective Value Upon Stabilization

NET OPERATING INCOME $126,025 $2,541 $2.08

Sensitivity Analysis (0.50% OAR Spread) Value Per Unit Per SF

Based on Low -Range of 4.50% $2,800,550 $50,919 $46.23

Based on Most Probable Range of 5.00% $2,520,495 $45,827 $41.61

Based on High-Range of 5.50% $2,291,359 $41,661 $37.83

Reconciled As Is Value $2,520,495

Rounded to nearest  $100,000 $2,500,000 $45,455 $41.27

DIRECT CAPITALIZATION METHOD

 

As indicated, the physical real estate does not have a significant contribution to the overall market value of the 

property.  This is not atypical for affordable housing developments in the City, which do not generate high levels 

of revenue.  However, affordable housing developments benefit from intangible components of value, which 

increase their economic feasibility. 

We have therefore concluded that the as-is market value estimate for the leased fee interest of the subject 

property, inclusive of the present value of the 420c and ICAP tax abatements (detailed previously), the below 

market financing, and the value of the LIHTC (detailed on the following pages), is $24,900,000, rounded.  The 

chart below summarizes our conclusions. 

Prospective Market Value - Real Estate $2,500,000

Present Value - 420c Tax Exemption $4,200,000

Present Value - ICAP Tax Exemption $200,000

Total Present Value - Submarket Financing $7,800,000

LIHTC $10,200,000

Total $24,900,000

Rounded $24,900,000

VALUE SUMMARY

 

PROSPECTIVE  MARKET VALUE CONCLUSION 
Therefore, we have concluded that the prospective market value of the subject property upon stabilization and 

including all other intangible components of value will be $24,900,000.   
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PROSPECTIVE  MARKET VALUE  UPON COMPLETION 
The prospective market value was developed assuming that the building is stabilized.  Previously, we have 

concluded to a 4-month lease up period, post-completion.   

To derive the prospective market value upon completion, it is necessary to deduct the costs that the developer 

will be liable for to reach stabilization.  These include carrying costs for the apartments that have not been leased, 

marketing and commission expenses for the un-leased residential and commercial units of the development and 

loss of rent over the lease up period. 

The lost rental revenue was derived based upon the absorption of market rate units over a 4-month period.  

Based upon the average apartment size of 690 square feet for the rentable units, rounded, 30 percent of rentable 

area leased upon completion, and the average rental rate of $13.58 per square foot, the lost revenue is calculated 

below: 

Units Lease Up Period Area Rent/SF Annual Rent Concessions Revenue Loss Estimated Lost

Leased SF Upon Stabilization FYB @ Stabilization Free Rent Free Rent Revenue During Lease-up

16 Units Pre-leased 11,034 $13.58 $149,838 1 month $0 $0

10 Units Leased Month 1 6,896 $13.58 $93,649 1 month $7,804 $7,804

10 Units Leased Month 2 6,896 $13.58 $93,649 1 month $7,804 $15,608

10 Units Leased Month 3 6,896 $13.58 $93,649 1 month $7,804 $23,412

8 Units Leased Month 4 5,517 $13.58 $74,919 1 month $6,243 $24,973

54 Totals 37,240 $505,704 $29,655 $71,797

RESIDENTIAL ABSORPTION ANALYSIS

 
 

In addition to the lost revenue from the residential component, we have considered the costs associated with 

leasing the retail suite.  These are detailed below.   

 Retail leasing commissions have been estimated at 3.0 percent of the gross rent over a 15-year period 

assuming 3.0 percent annual rent escalations.  The total commissions for the commercial component 

equates to $123,241. 

 We have also considered lost rent in our deductions.  We have assumed the commercial components will 

require 4 month to lease, which is a typical period in the current market.  This equates to a total loss in 

rental revenue of $73,625. 

 For commercial suites we have also considered free rent in our deductions.  We have assumed 3 months 

free rent, which is a typical period in the current market.  Three months free rent equates to a total loss in 

rental revenue of $55,219. 

To these various estimates, we added a contingency of $50,000 to account for marketing, carrying costs, and any 

unforeseen costs incurred during the absorption period. The total developer’s costs are therefore summarized in 

the following chart: 
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Residential Commissions/Incentives $29,655

Residential Lost Rental Revenue $71,797

Residenital Lost Revenue Free Rent $29,655

Commercial Component Leasing Commissions $123,241

Commercial Component Lost Rental Revenue $73,625

Commercial Component Lost Revenue Free Rent $55,219

Contingency $50,000

Total Costs $433,193

Rounded to $450,000

LEASING COSTS

 
 

The prospective market value upon completion of the subject property’s leased fee interest is estimated by 

deducting the costs that the developer will expend to reach stabilized occupancy.  The prospective market value 

of the leased fee interest upon stabilization was concluded to be $24,900,000, inclusive of all other intangible 

components of value.  The prospective market value upon completion is estimated as follows. 

Prospective Market Value Upon Stabilization    $24,900,000 

 Less: Costs to Reach Stabilization     $     450,000 

 Prospective Market Value Upon Completion     $ 24,450,000 

CONCLUSION 
Therefore, we have concluded that the prospective market value upon completion of the subject property’s leased 

fee interest, as of July 1, 2017, the prospective date of completion, will be $24,450,000.  This prospective market 

value includes the value of all intangible components of value.  
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B E LO W M A RKE T F IN A NC I NG 
The proposed affordable housing development will be financed by several sources.  The mortgages will have 30-

year terms.  A summary of the financing is detailed in the chart below. 

Amount Type Term Rate

HDC Bonds / SONYMA $2,860,000 Self Amortizing 30 yrs. 5.70%

HDC Accrued Interest Mortgage $3,575,000 Non-Amortizing, Accrued Interest. Balloon Pmt 30 yrs. 1.61%

HPD Accrued Interest Mortgage $3,575,000 Non-Amortizing, Accrued Interest. Balloon Pmt 30 yrs. 2.61%

Our Space Capital Subsidy Accrued Interest Loan $2,169,404 Non-Amortizing, Accrued Interest. Balloon Pmt 30 yrs. 1.00%

SUMMARY OF LOAN

 

The chart above details the most recent terms of the financing as provided by the developer. 

The current seven day low floater rate changes each week upon trading. Current rates for tax exempt bonds have 

been below 0.10 percent since May 2014.  Considering the fluidity of seven day paper, a current low floater rate 

of 3.50 percent, excluding amortization is utilized as the average HFA financing rate.  Additional fees for re-

marketing, agency, administrative and issuance of letters of credit to secure the bonds collateralizing the 

mortgage total 1.75 to 2.25 percent.  When these fees are added to the base rate, the result is an average built-

up tax-exempt interest rate of 3.50 to 4.60 percent.  The tax exempt floating rate is based upon the Municipal 

Swap Index.  Prior to July 1, 1989, the rate was based upon TENR as announced weekly by Bankers Trust.  The 

following charts detail the historical Municipal Swap Index from 2014 to the present. 
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MUNICIPAL SWAP INDEX - 2015

Date Rate (%) Date Rate (%) Date Rate (%)

7-Jan 0.02 22-Apr 0.08 5-Aug 0.02

14-Jan 0.02 29-Apr 0.11 12-Aug 0.02

21-Jan 0.02 6-May 0.10 19-Aug 0.02

28-Jan 0.02 13-May 0.11 26-Aug 0.02

4-Feb 0.20 20-May 0.11 2-Sep 0.02

11-Feb 0.02 27-May 0.10 9-Sep 0.02

18-Feb 0.02 3-Jun 0.07 16-Sep 0.02

25-Feb 0.02 10-Jun 0.07 23-Sep 0.02

4-Mar 0.02 17-Jun 0.08 30-Sep 0.02

11-Mar 0.02 24-Jun 0.07 7-Oct 0.02

18-Mar 0.02 1-Jul 0.05 14-Oct 0.02

25-Mar 0.02 8-Jul 0.04 21-Oct 0.01

1-Apr 0.02 15-Jul 0.03 28-Oct 0.01

8-Apr 0.02 22-Jul 0.30 4-Nov 0.01

15-Apr 0.04 29-Jul 0.02

MUNICIPAL SWAP INDEX - 2014

Date Rate (%) Date Rate (%) Date Rate (%)

1-Jan 0.04 7-May 0.08 10-Sep 0.04

8-Jan 0.03 14-May 0.08 17-Sep 0.04

15-Jan 0.04 21-May 0.08 24-Sep 0.04

22-Jan 0.04 28-May 0.06 1-Oct 0.03

29-Jan 0.04 4-Jun 0.05 8-Oct 0.04

5-Feb 0.03 11-Jun 0.06 15-Oct 0.04

12-Feb 0.03 18-Jun 0.07 22-Oct 0.04

19-Feb 0.04 25-Jun 0.06 29-Oct 0.05

26-Feb 0.03 2-Jul 0.04 5-Nov 0.04

5-Mar 0.04 9-Jul 0.04 12-Nov 0.05

12-Mar 0.05 16-Jul 0.05 19-Nov 0.05

19-Mar 0.06 23-Jul 0.06 26-Nov 0.04

26-Mar 0.06 30-Jul 0.06 3-Dec 0.03

2-Apr 0.06 6-Aug 0.05 10-Dec 0.04

9-Apr 0.07 13-Aug 0.05 17-Dec 0.04

16-Apr 0.11 20-Aug 0.05 24-Dec 0.04

23-Apr 0.12 27-Aug 0.05 31-Dec 0.03

30-Apr 0.10 3-Sep 0.04

Source:The Securities Industry and Financial Markets Association

Source:The Securities Industry and Financial Markets Association  

For market rate financing, current mortgage constants on short term financing are based upon LIBOR plus 300 to 

450 basis points.  Currently the one month LIBOR rate is 0.20 percent while 1-year LIBOR is 0.90 percent. 

Typical interest rates for commercial loans in the $10,000,000 plus category, in the northeast, range between 

4.25 and 6.5 percent for multi-family housing.  Lower rates are typical of loans with a 5 or 10-year call.  Long term 

fixed rate mortgages with 25 to 40 year amortization terms, with maturity of 30 years out are atypical in this 

market. 

We considered all this data and used an interest rate of 7.5 percent to calculate the net savings in debt service 
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over the respective terms of the financing.   

While lower rates are available in the market for financing with shorter terms, our conclusion considers the long-

term nature of the financing.  The projected savings attributable to each of the below market mortgages, is 

detailed below and on the following pages. 

The preferred method to estimate the present value of the submarket financing is to discount the total debt 

service payments to a present value at a rate equal to a market mortgage rate.  The present value of these 

payments is then deducted from the total amount of principal.   

Amortization Interest Present Value

Beginning Ending Schedule  Payment Total PVIF@ of below-market

Balance Balance @5.70% @5.70% Payment X 7.50% debt service payments

2,860,000 2,821,870 38,130 163,020 201,150 X 0.9302 = $187,117

2,821,870 2,781,566 40,304 160,847 201,150 X 0.8653 = $174,062

2,781,566 2,738,965 42,601 158,549 201,150 X 0.8050 = $161,918

2,738,965 2,693,935 45,029 156,121 201,150 X 0.7488 = $150,622

2,693,935 2,646,339 47,596 153,554 201,150 X 0.6966 = $140,113

2,646,339 2,596,030 50,309 150,841 201,150 X 0.6480 = $130,338

2,596,030 2,542,853 53,177 147,974 201,150 X 0.6028 = $121,244

2,542,853 2,486,646 56,208 144,943 201,150 X 0.5607 = $112,785

2,486,646 2,427,234 59,412 141,739 201,150 X 0.5216 = $104,917

2,427,234 2,364,436 62,798 138,352 201,150 X 0.4852 = $97,597

2,364,436 2,298,058 66,378 134,773 201,150 X 0.4513 = $90,788

2,298,058 2,227,897 70,161 130,989 201,150 X 0.4199 = $84,454

2,227,897 2,153,737 74,160 126,990 201,150 X 0.3906 = $78,562

2,153,737 2,075,350 78,387 122,763 201,150 X 0.3633 = $73,081

2,075,350 1,992,494 82,855 118,295 201,150 X 0.3380 = $67,982

1,992,494 1,904,916 87,578 113,572 201,150 X 0.3144 = $63,239

1,904,916 1,812,346 92,570 108,580 201,150 X 0.2925 = $58,827

1,812,346 1,714,499 97,847 103,304 201,150 X 0.2720 = $54,723

1,714,499 1,611,075 103,424 97,726 201,150 X 0.2531 = $50,905

1,611,075 1,501,756 109,319 91,831 201,150 X 0.2354 = $47,353

1,501,756 1,386,206 115,550 85,600 201,150 X 0.2190 = $44,050

1,386,206 1,264,069 122,137 79,014 201,150 X 0.2037 = $40,976

1,264,069 1,134,971 129,098 72,052 201,150 X 0.1895 = $38,118

1,134,971 998,514 136,457 64,693 201,150 X 0.1763 = $35,458

998,514 854,279 144,235 56,915 201,150 X 0.1640 = $32,984

854,279 701,822 152,457 48,694 201,150 X 0.1525 = $30,683

701,822 540,676 161,147 40,004 201,150 X 0.1419 = $28,543

540,676 370,344 170,332 30,819 201,150 X 0.1320 = $26,551

370,344 190,303 180,041 21,110 201,150 X 0.1228 = $24,699

190,303 0 190,303 10,847 201,150 X 0.1142 = $22,976

$2,375,664 =PV of debt service payments at market rate

Rounded $2,860,000 =Initial principal amount

$484,336 =Prospective value of below market financing

$500,000

BELOW MARKET FINANCING: HDC BONDS / SONYMA

$2,860,000 BOND AMOUNT

CASH EQUIVALENCY TEST

 

The total present value of the HDC Bonds / SONYMA estimated by discounting the savings in interest costs over 

the term of the loan is $500,000. 
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Amortization Interest Interest Present Value

Beginning Ending Schedule  Payment Accrued Total PVIF@ of below-market

Balance Balance @0.0% @1% @1.61% Payment X 7.50% debt service payments

3,575,000 3,575,000 0 35,750 22,234 35,750 X 0.9302 = $33,256

3,597,234 3,619,829 0 35,750 22,595 35,750 X 0.8653 = $30,936

3,619,829 3,642,790 0 35,750 22,961 35,750 X 0.8050 = $28,777

3,642,790 3,666,124 0 35,750 23,334 35,750 X 0.7488 = $26,770

3,666,124 3,689,836 0 35,750 23,712 35,750 X 0.6966 = $24,902

3,689,836 3,713,933 0 35,750 24,097 35,750 X 0.6480 = $23,165

3,713,933 3,738,420 0 35,750 24,488 35,750 X 0.6028 = $21,548

3,738,420 3,763,305 0 35,750 24,885 35,750 X 0.5607 = $20,045

3,763,305 3,788,593 0 35,750 25,288 35,750 X 0.5216 = $18,647

3,788,593 3,814,292 0 35,750 25,698 35,750 X 0.4852 = $17,346

3,814,292 3,840,407 0 35,750 26,115 35,750 X 0.4513 = $16,136

3,840,407 3,866,946 0 35,750 26,539 35,750 X 0.4199 = $15,010

3,866,946 3,893,915 0 35,750 26,969 35,750 X 0.3906 = $13,963

3,893,915 3,921,322 0 35,750 27,407 35,750 X 0.3633 = $12,988

3,921,322 3,949,173 0 35,750 27,851 35,750 X 0.3380 = $12,082

3,949,173 3,977,476 0 35,750 28,303 35,750 X 0.3144 = $11,239

3,977,476 4,006,238 0 35,750 28,762 35,750 X 0.2925 = $10,455

4,006,238 4,035,466 0 35,750 29,229 35,750 X 0.2720 = $9,726

4,035,466 4,065,169 0 35,750 29,703 35,750 X 0.2531 = $9,047

4,065,169 4,095,353 0 35,750 30,184 35,750 X 0.2354 = $8,416

4,095,353 4,126,027 0 35,750 30,674 35,750 X 0.2190 = $7,829

4,126,027 4,157,199 0 35,750 31,171 35,750 X 0.2037 = $7,283

4,157,199 4,188,876 0 35,750 31,677 35,750 X 0.1895 = $6,775

4,188,876 4,221,067 0 35,750 32,191 35,750 X 0.1763 = $6,302

4,221,067 4,253,779 0 35,750 32,713 35,750 X 0.1640 = $5,862

4,253,779 4,287,023 0 35,750 33,243 35,750 X 0.1525 = $5,453

4,287,023 4,320,806 0 35,750 33,783 35,750 X 0.1419 = $5,073

4,320,806 4,355,136 0 35,750 34,331 35,750 X 0.1320 = $4,719

4,355,136 4,390,024 0 35,750 34,887 35,750 X 0.1228 = $4,390

4,390,024 0 0 35,750 35,453 4,425,477 X 0.1142 = $505,483

$923,620 =PV of debt service payments at market rate

Rounded $3,575,000 =Initial principal amount

$2,651,380 =Prospective value of below market financing

$2,700,000

BELOW MARKET FINANCING: HDC SECOND MORTGAGE

$3,575,000 BOND AMOUNT

CASH EQUIVALENCY TEST

 

The total present value of the HDC Second Mortgage loan estimated by discounting the savings in interest costs 

over the term of the loan is $2,700,000. 
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Amortization Interest Present Value

Beginning Ending Schedule Accrued Total PVIF@ of below-market

Balance Balance @0.0% @2.61% Payment X 7.50% debt service payments

3,575,000 3,575,000 0 94,432 0 X 0.9302 = $0

3,669,432 3,766,358 0 96,926 0 X 0.8653 = $0

3,766,358 3,865,844 0 99,486 0 X 0.8050 = $0

3,865,844 3,967,959 0 102,114 0 X 0.7488 = $0

3,967,959 4,072,770 0 104,812 0 X 0.6966 = $0

4,072,770 4,180,351 0 107,580 0 X 0.6480 = $0

4,180,351 4,290,772 0 110,422 0 X 0.6028 = $0

4,290,772 4,404,111 0 113,339 0 X 0.5607 = $0

4,404,111 4,520,443 0 116,332 0 X 0.5216 = $0

4,520,443 4,639,849 0 119,405 0 X 0.4852 = $0

4,639,849 4,762,408 0 122,559 0 X 0.4513 = $0

4,762,408 4,888,205 0 125,797 0 X 0.4199 = $0

4,888,205 5,017,324 0 129,119 0 X 0.3906 = $0

5,017,324 5,149,854 0 132,530 0 X 0.3633 = $0

5,149,854 5,285,885 0 136,031 0 X 0.3380 = $0

5,285,885 5,425,509 0 139,624 0 X 0.3144 = $0

5,425,509 5,568,821 0 143,312 0 X 0.2925 = $0

5,568,821 5,715,919 0 147,098 0 X 0.2720 = $0

5,715,919 5,866,902 0 150,983 0 X 0.2531 = $0

5,866,902 6,021,873 0 154,971 0 X 0.2354 = $0

6,021,873 6,180,938 0 159,065 0 X 0.2190 = $0

6,180,938 6,344,204 0 163,266 0 X 0.2037 = $0

6,344,204 6,511,783 0 167,579 0 X 0.1895 = $0

6,511,783 6,683,788 0 172,005 0 X 0.1763 = $0

6,683,788 6,860,337 0 176,549 0 X 0.1640 = $0

6,860,337 7,041,550 0 181,212 0 X 0.1525 = $0

7,041,550 7,227,549 0 185,999 0 X 0.1419 = $0

7,227,549 7,418,461 0 190,912 0 X 0.1320 = $0

7,418,461 7,614,416 0 195,955 0 X 0.1228 = $0

7,614,416 0 0 201,131 7,815,547 X 0.1142 = $892,700

$892,700 =PV of debt service payments at market rate

Rounded $3,575,000 =Initial principal amount

$2,682,300 =Prospective value of below market financing

$2,700,000

BELOW MARKET FINANCING: HPD THIRD MORTGAGE

$3,575,000 BOND AMOUNT

CASH EQUIVALENCY TEST

 

The total present value of the HPD accrued interest loan estimated by discounting the savings in interest costs 

over the term of the loan is $2,700,000. 
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Amortization Interest Present Value

Beginning Ending Schedule Accrued Total PVIF@ of below-market

Balance Balance @0.0% @1.0% Payment X 7.50% debt service payments

2,240,000 2,240,000 0 22,503 0 X 0.9302 = $0

2,262,503 2,285,232 0 22,729 0 X 0.8653 = $0

2,285,232 2,308,189 0 22,957 0 X 0.8050 = $0

2,308,189 2,331,377 0 23,188 0 X 0.7488 = $0

2,331,377 2,354,798 0 23,421 0 X 0.6966 = $0

2,354,798 2,378,454 0 23,656 0 X 0.6480 = $0

2,378,454 2,402,348 0 23,894 0 X 0.6028 = $0

2,402,348 2,426,482 0 24,134 0 X 0.5607 = $0

2,426,482 2,450,859 0 24,376 0 X 0.5216 = $0

2,450,859 2,475,480 0 24,621 0 X 0.4852 = $0

2,475,480 2,500,348 0 24,869 0 X 0.4513 = $0

2,500,348 2,525,467 0 25,118 0 X 0.4199 = $0

2,525,467 2,550,837 0 25,371 0 X 0.3906 = $0

2,550,837 2,576,463 0 25,626 0 X 0.3633 = $0

2,576,463 2,602,346 0 25,883 0 X 0.3380 = $0

2,602,346 2,628,489 0 26,143 0 X 0.3144 = $0

2,628,489 2,654,895 0 26,406 0 X 0.2925 = $0

2,654,895 2,681,566 0 26,671 0 X 0.2720 = $0

2,681,566 2,708,505 0 26,939 0 X 0.2531 = $0

2,708,505 2,735,714 0 27,210 0 X 0.2354 = $0

2,735,714 2,763,197 0 27,483 0 X 0.2190 = $0

2,763,197 2,790,956 0 27,759 0 X 0.2037 = $0

2,790,956 2,818,994 0 28,038 0 X 0.1895 = $0

2,818,994 2,847,314 0 28,320 0 X 0.1763 = $0

2,847,314 2,875,918 0 28,604 0 X 0.1640 = $0

2,875,918 2,904,809 0 28,891 0 X 0.1525 = $0

2,904,809 2,933,990 0 29,182 0 X 0.1419 = $0

2,933,990 2,963,465 0 29,475 0 X 0.1320 = $0

2,963,465 2,993,236 0 29,771 0 X 0.1228 = $0

2,993,236 0 0 30,070 3,023,306 X 0.1142 = $345,325

$345,325 =PV of debt service payments at market rate

Rounded $2,240,000 =Initial principal amount

$1,894,675 =Prospective value of below market financing

$1,900,000

BELOW MARKET FINANCING: OUR SPACE CAPITAL SUBSIDY LOAN

$2,240,000 BOND AMOUNT

CASH EQUIVALENCY TEST

 

The total present value of the Our Space Capital Subsidy accrued interest only loan estimated by discounting the 

savings in interest costs over the term of the loan is $1,900,000.  

The total present value of the various mortgages is $7,800,000 
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V ALU A TI ON OF LOW I NC OM E  T AX  CRE D I T S  
According to information from the developer, the subject development will generate federal low income housing 

tax credits (LIHTC). We have been provided with an estimate for the annual tax credit amount for each allocation 

(state and federal).  The total annual federal tax credit amount is $873,271.  This results in total tax credit 

allocation of $8,732,710 for the federal credits over a 10-year period. 

As of the date of value, the developer indicates that they have entered into an agreement for the tax credits.  The 

information provided indicated that the pricing for the credits was established at $1.165 per $1.00 of federal tax 

credit.   

The following is a description of the steps typically taken to calculate the amount of tax credits that will be 

generated for a development such as the subject property: 

 The total construction/ rehabilitation costs for a development are analyzed and eligible costs are used in 

the tax credit calculation. 

 HUD has designated certain areas as Difficult Development Areas.  These areas have high costs of land, 

construction, and utilities.  The subject site is located within a designated area.  The rehabilitation and 

construction costs for such projects receive a 30.0 percent bonus, which represents the Difficult 

Development Area bonus.  Acquisition costs are not eligible for this bonus.  The resultant amount 

represents the total equity basis for the tax credits. 

 Next the property’s qualified tax credit basis is then multiplied by the AFR (Applicable Federal Rate). The 

AFR is published each month by the IRS for Low Income Tax Credit Buildings. The May 2015 AFR is 

2.30 percent. This results in an annual Low Income Housing Tax Credit Allocation.   

 The Low Income Housing Tax Credits are allocated over a 10-year period, so multiplying the annual 

amount by 10 results in the overall tax credit allocation for the phase.  Although the tax credits are 

allocated over a 10-year period, they are earned over a 15-year compliance period.   

METHODOLOGY 
The Office of the Currency (OCC), Federal Deposit Insurance Corporation, Federal Reserve Board and Office of 

Thrift Supervision issued a joint policy statement entitled Appraised Market Value Clarified for Affordable Housing 

Loans.  This statement by the major financial institution regulatory agencies reiterates much of the information in 

Advisory Opinion AO-14 of USPAP, which provides guidance on valuation of affordable housing, but more 

importantly it compels lenders to request appraisers to consider affordable housing subsidies, restrictions and 

financial assistance in affordable housing appraisals.  As part of the “bundle” of benefits expected to be received, 

we have estimated the present value of the low income housing tax credits that are partially allocable to the 

development. 

Valuing the tax credit in isolation of the investment objectives of the specific investors in the deal will provide a 

value, which is merely a guide to the contribution of the equity fee value to the value of the entire investment.  

However, we have been asked to isolate the tax credit value outside the specific financing, depreciation and 

deductible loss benefits available to equity investors in this specific deal. 

Finding the “market value” of the tax credits thus becomes a less complicated task since, outside these 

secondary benefits, investors usually price the tax credit in terms of a direct percentage of the state allocation or a 

yield rate which discounts the annual allocations over a ten-year period.   

Because our LIHTC sales transaction data (transactions summarized in a table which follows) contains only the 
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lump sum payment to the developer, the schedule of payments and the gross tax credit amount, we can only 

consider the impact on value from the Low Income Housing Tax Credit outside the depreciation and deductible 

loss benefits available to equity investors in the transactions recorded. 

A key portion of the OCC statement discussed above is, “The agencies’ appraisal regulations permit the appraiser 

to include in the market value estimate any significant financial assistance that would survive the sale or 

foreclosure, such as the value of low-income housing tax credits, LIHTC, subsidies and grants.” The distinction of 

surviving sale or foreclosure indicates that the regulatory agencies do not want appraisers deriving value from 

precarious sources or an extension of a grant or government assistance contract which may be conjectural.   

An example of this is the syndication value ensuing from the entire packaging of the low-income housing tax 

credits. The value of the LIHTC is usually directly related to investor pricing, and the LIHTC can pass through to a 

lender in the case of foreclosure. However, depreciation losses, projected returns from the property sale and long 

term cash flow projections specific to the structuring of a limited partnership are not items of significant financial 

assistance “that would survive the sale or foreclosure” of the asset.   

The losses attributable to the financing and the structure of the investment are peripheral to the tax credits and 

would not survive foreclosure.  A lender can therefore not use those losses as security for a loan. 

LIHTC  TRANSACTION DATABASE 

We will provide two sets of “market derived” data indicators that will guide us in our estimate of the present value 

of the tax credits. 

1. Actual pricing ratios from local transactions; 

2. Current investor and syndicator pricing ratios and yield rates based on a review of industry publications 

and interviews with investors. 

The charts below convey the data associated with these different valuation techniques.  Discussions with 

developers, investors and syndicators indicate that pricing variations depend on a number of key variables of 

which the most important are the current level of competitive pricing, length of time between investor closing and 

investors receiving tax credits, the duration of the pay-in period (based on the size of the deal), variations in tax 

benefits based on the specifics of the deal and finally, perceived project feasibility. 

CURRENT PRICING RATIOS 

The chart on the following page summarizes local area LIHTC transactions. 
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Location Project Type Year

LIHTC 

Allocation

Purchase Price 

per $1 Allocation

Rogers Avenue, Brooklyn, NY New construction - 123 units 2015 $20,108,050 $1.1500

Multiple Properties, Bronx, NY Renovation - 270 units 2015 $15,725,000 $1.0500

Morris Avenue, Bronx, NY New Construction - 94 units 2015 $13,502,300 $1.1400

Multiple Properties, Bronx, NY Renovation - 193 units 2015 $16,509,599 $1.0500

DeSales Street, Brooklyn, NY New construction - 76 units 2015 $14,020,610 $1.0800

Niagra Street, Buffalo, NY New construction - 48 units 2014 $10,507,200 $0.9550

Rocky Point Road, Suffolk County, NY New construction - 123 units 2014 $15,444,790 $1.1450

Boone Avenue, Bronx, NY New construction - 237 units 2013 $16,085,560 $1.1600

Webster Avenue, Bronx, NY New construction - 115 units 2013 $12,042,423 $1.0800

Herkimer Street, Brooklyn, NY New construction - 54 units 2012 $10,843,470 $0.9700

East 99th Street & Second Avenue, NY, NY New construction - 176 units 2012 $19,653,860 $1.0800

Albany Avenue, Amityville, NY New construction - 60 units 2012 $13,200,000 $1.0150

90th Avenue, Queens, NY New construction - 65 units 2012 $16,059,981 $1.0800

Parsons Boulevard (Low-income portion) New construction - 70 units 2011 $10,626,417 $0.8400

Third Avenue, Bronx, NY New construction - 104 units 2011 $13,469,315 $1.0000

Bruckner Boulevard, Bronx, NY New construction - 419 units 2011 $44,760,392 $0.9000

Jamaica Avenue, Queens, NY New construction - 65 units 2010 $13,149,430 $0.9300

Jamaica Avenue, Queens, NY New construction - 117 units 2010 $13,106,980 $0.9500

Dumont Avenue, Brooklyn, NY New construction - 176 units 2009 $19,443,683 $0.8050

East 122nd Street, NY, NY New construction - 23 units 2009 $7,343,200 $0.7100

White Plains Road, Bronx, NY New construction - 74 units 2007 $8,112,631 $0.9500

Tiffany Place, Bronx, NY New construction - 84 units 2007 $9,165,050 $1.0100

Ogden Avenue, Bronx, NY New construction - 130 units 2005 $8,824,760 $0.8700

Nagle Avenue, Bronx, NY New construction - 100 units 2005 $7,278,170 $0.8700

Clay Avenue, Bronx, NY New construction - 97 units 2005 $7,420,130 $0.8700

LOW INCOME HOUSING TAX CREDIT TRANSACTIONS

 

Pricing for federal tax credits in New York City developments range between $0.71 to $1.16 per $1.00 of credit.    

INVESTOR SURVEY UPDATE  
The Housing Tax Credit Monitor published by Ernst & Young, LLP and the Tax Credit Advisor indicate the 

following prices for tax credits.  

Tax Credit Equity Fund Expected Size

Avg. Price/$1 

Tax Credit

Alliant Capital - ATCF 83 $125,000,000 N/A

Boston Capital - BCCTC Fund XL $100,000,000 $0.9600

City Real Estate Advisors, Inc. - CREA Corporate Tax Credit Fund 43, LLC $200,000,000 $0.9700

Community Affordable Housing Equity Corp. - Community Equity Fund XX, LP $150,000,000 $0.9100

Enterprise Community Investment - Enterprise Housing Partners New York Fund I $60,000,000 N/A

First Sterling Financial, Inc. - Sterling Corporate Partners Fund 54, LP $100,000,000 $0.9300

Great Lakes Capital Fund - Great Lakes Capital Fund for Housing Limited Partnership 30 $130,000,000 N/A

Massachusetts Housing Investment Corporation - MHEF XXII $60,000,000 $0.9800

Midwest Housing Equity Group, Inc. - MHEG Fund 44, LP $150,000,000 N/A

PNC Tax Credit Capital - PNC Real Estate Tax Credit Institutional Fund 58, LLC $125,000,000 $0.9500

Raymond James Tax Credit Funds - RJTCF 41 $150,000,000 $0.9200

RBC Capital Markets - RBC Tax Credit Equity National Fund - 21, LP $127,000,000 $0.9375

Red Stone Equity Partners - Red Stone 2015 National Fund, LP $125,000,000 N/A

Stratford Capital Group, LLC - Stratford Fund XVII, LP $125,000,000 N/A

The Richman Group Affordable Housing Corp. - USA 106 $150,000,000 N/A

WNC & Associates, Inc. - WNC Institutional Tax Credit Fund 40 LP $127,000,000 $0.9200

Source: Tax Credit Advisor, "Corporate Tax Credit Fund Watch", April 2015

CORPORATE TAX CREDIT FUND WATCH
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The fund watch indicates rates that range between $0.91 and $0.98 per $1.00 of credit.  It is important to note 

that the fund watch represents national funds investing in all areas of the country.  The indicated range is below 

that of the transactions from New York City, which is not atypical.  The Community Reinvestment Act (CRA) of 

1977 was designed to encourage commercial banks and savings associations to meet the needs in all segments 

of their communities, including low- and moderate-income neighborhoods.  As part of the regulations, these 

institutions are required to reinvest certain amounts of funds into these communities in their area.  Because of the 

large financial and banking sector in New York City, there is an increased amount of funds that need to be 

reinvested for these institutions to meet the requirements.  As such, the prices these institutions are willing to pay 

for tax credits are higher than in other areas of the country. 

Cohn Reznick, which is a national accounting, tracks the tax credit market.  In its most recent survey of investors, 

it found that pricing in the tax credit market is “spiking.”  Average pricing as detailed in the survey on the prior 

page is $0.94 per $1.00 of tax credit.  This is nearly 6 percent higher than the average from the prior year and 4.4 

percent higher than in October 2014.  This sharp increase in pricing is being influenced by the yields of the 

credits.  Investors appear to be moving quickly to make equity contributions before yields fall further.   

Conversations with market participants, including major financial institutions and insurance companies indicate 

strong reductions in the discount for tax credits in the current market due to various factors that have created 

uncertainty in the equity market. The largest of which is concern that Fannie Mae may significantly curtail its new 

investment in housing credit, and that Freddie Mac may as well. We considered this in the final determination of 

the value for the LIHTC. 

As indicated in the chart of LIHTC transactions in New York City, there have been a number of transactions since 

2012.  We are familiar with the pricing for 10 tax credit transactions since 2012.  These transactions indicate 

pricing of $0.71 to $1.16 per $1.00 of federal tax credit and indicate an average of $0.99 per $1.00 of federal tax 

credit.  The developer’s achieved pricing with a tax credit syndicator is $1.165 per $1.00 of federal tax credit is at 

the top of the range indicated by comparables.  However, given the upward trajectory in pricing, we believe the 

pricing to be reasonable. Using a unit price of $1.165 per $1.00 of federal tax credits indicates a value of 

$10,200,000, rounded.  The following chart details our tax credit calculations. 

 

Federal Tax Credits

Annual Potential Credit $873,271

Total Tax Credit allocation (10 Years) 10 $8,732,710

Value of Tax Credits per $1.00 of Tax Credit $1.165

Value of Tax Credits $10,173,607

Rounded $10,200,000

LOW INCOME HOUSING TAX CREDITS
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P RO SPE CT IVE  M ARKE T V A LUE  –  M A RKE T RAT E  S CE N AR IO  –

HY PO THE T IC AL  CO ND I T I O N 
At the request of the client, we have provided a prospective market value of the subject property as if operated as 

market rate housing.  In this scenario, the property will not have restrictions on the rental rates to be charged to 

tenants.  Additionally, because the property will consist of market rate housing, there will not be the same 

intangible assets as in the affordable housing scenario.  Therefore, the 420c tax abatement, sub-market 

financing, and low-income housing tax credits are not part of the valuation in this scenario. However, the ICAP tax 

exemption is still included in this scenario.  

Similar to the affordable housing scenario, we have used the direct capitalization methodology. 

Earlier, we presented residential market rental rate comparables in the surrounding areas and concluded to a 

market rent of $55 per square foot. The income included in the cash flow has been developed upon a fiscal year 

beginning December 1, 2017 assuming stabilized occupancy.  Our rental rate conclusion has not been grown 

through the construction and absorption period.  Total income in Year 1 starting December 1, 2017, from 

residential sources is $2,048,200.  Calculation of year one revenues is as follows. 

Units Lease Up Period Area Rent/SF Annual Rent Concessions Revenue Loss Estimated Lost

Leased SF Upon Stabilization FYB @ Stabilization Free Rent Free Rent Revenue During Lease-up

16 Units Pre-leased 11,034 $55.00 $606,874 1 month $0 $0

10 Units Leased Month 1 6,896 $55.00 $379,296 1 month $31,608 $31,608

10 Units Leased Month 2 6,896 $55.00 $379,296 1 month $31,608 $63,216

10 Units Leased Month 3 6,896 $55.00 $379,296 1 month $31,608 $94,824

8 Units Leased Month 4 5,517 $55.00 $303,437 1 month $25,286 $101,146

54 Totals 37,240 $2,048,200 $120,110 $290,794

RESIDENTIAL ABSORPTION ANALYSIS

 
 

Additionally, we have increased the miscellaneous income to a level that would be commensurate with a market 

rate asset.  In the affordable housing scenario, we utilized a level of miscellaneous income of $5,000.  Affordable 

housing operators are not incentivized to charge residents for extra costs for amenities, such as storage, valet 

services, or for miscellaneous fees (i.e., lost keys, lock-out fees, lock replacement, application fees, pet fees, 

etc.).  In a market rate scenario, an ownership entity would charge tenants higher levels of fees.  As such, we 

have utilized miscellaneous income of $10,000.   

We have utilized the same market rental rates for the commercial components and parking components that were 

utilized in the affordable housing scenario  

We have used similar expense conclusions as used in the affordable housing scenario with the exception of real 

estate taxes reserves. We have utilized a lower reserve for replacement of $150 per unit per year.  This amount is 

more in line with market rate housing in New York City.  Similar to the affordable housing scenario, we have not 

grown our expense conclusions through the construction and absorption period.  Our conclusions for real estate 

taxes were detailed in the Real Property Taxes and Assessments section of the report.   

Additionally, we have decreased the capitalization rate by 50 basis points, which develops an overall 

capitalization rate that is appropriate for market rate rental buildings in the subject’s local area.  
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D IRECT CAPITALIZATION METHOD 
The chart on the following page summarizes our estimate of income and expenses for the first year of our 

analysis. 

Year One

Total Per Unit Per SF % of EGI

POTENTIAL GROSS REVENUE

Residential Rent $2,048,200 $37,930 $33.81

Commercial Income $220,875 $4,090 $3.65

Parking Income $33,600 $622 $0.55

Laundry $5,500 $102 $0.09

Miscellaneous $10,000 $185 $0.17

TOTAL POTENTIAL GROSS REVENUE $2,318,175 $42,929 $38.27

Vacancy and Collection Loss ($74,945) ($1,388) ($1.24)

EFFECTIVE GROSS REVENUE $2,243,230 $41,541 $37.03

OPERATING EXPENSES

Real Estate Taxes $487,444 $8,863 $8.05 21.73%

Insurance $36,344 $661 $0.60 1.62%

Salary and Benefits $54,516 $991 $0.90 2.43%

Utilities $90,860 $1,652 $1.50 4.05%

Water and Sew er $54,516 $991 $0.90 2.43%

Repairs and Maintenance $60,573 $1,101 $1.00 2.70%

General and Administrative $12,115 $220 $0.20 0.54%

Legal and Professional Fees $24,229 $441 $0.40 1.08%

Painting and Supplies $8,250 $150 $0.14 0.37%

Management $39,372 $716 $0.65 1.76%

Reserves $19,316 $351 $0.32 0.86%

Miscellaneous $3,029 $55 $0.05 0.14%

TOTAL EXPENSES $890,562 $16,192 $14.70 39.70%

NET OPERATING INCOME $1,352,668 $25,349 $22.33 60.30%

SUMMARY OF REVENUE AND EXPENSES

 

In the Direct Capitalization Method, we developed an opinion of market value by dividing net operating income by 

4.50 percent overall capitalization rate.  Our conclusion via the Direct Capitalization Method is as follows: 

Prospective Value Upon Stabilization

NET OPERATING INCOME $1,352,668 $25,349 $22.33

Sensitivity Analysis (0.50% OAR Spread) Value Per Unit Per SF

Based on Low -Range of 4.00% $33,816,694 $614,849 $558.28

Based on Most Probable Range of 4.50% $30,059,283 $546,532 $496.25

Based on High-Range of 5.00% $27,053,355 $491,879 $446.62

Reconciled As Is Value $30,059,283

Rounded to nearest  $100,000 $30,100,000 $547,273 $496.92

DIRECT CAPITALIZATION METHOD

 

PROSPECTIVE  MARKET VALUE CONCLUSION 
We have therefore concluded that the prospective market value of the subject property as indicated by the direct 

capitalization method is $30,300,000, which is inclusive of the present value of the ICAP tax exemption. 
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PROSPECTIVE  MARKET VALUE  UPON COMPLETION 
The prospective market value was developed upon stabilization, assuming the hypothetical condition that the 

building is stabilized.  Previously, we have concluded to a 4-month lease up period, post completion. 

We have projected the remaining marketing costs to be $10,000 rounded, for the development.  This is in-line 

with what is generally exhibited throughout the marketplace for similar developments.  It considers the subject as 

completed, with benefit to the extensive marketing costs expended prior to completion. Carrying costs for the 

unleased units would be minimal, and we have included an estimate of $10,000 for this expense. In addition, we 

have included commissions on the residential units to be $170,683, rounded.  This was derived based upon 

commissions being set at one month’s rent for each market rate unit required to be leased, after completion, 

which totals 54 apartments.  Although these commission expenses may not be granted directly to brokers, it will 

cover the costs for any in-house leasing personnel and overhead. 

The lost rental revenue was derived based upon the absorption of market rate units over a 3-month period.  

Based upon the average apartment size of 690 square feet, rounded, 30 percent of rentable area leased upon 

completion, and the average rental rate of $55 per square foot, the lost revenue is calculated below: 

Units Lease Up Period Area Rent/SF Annual Rent Concessions Revenue Loss Estimated Lost

Leased SF Upon Stabilization FYB @ Stabilization Free Rent Free Rent Revenue During Lease-up

16 Units Pre-leased 11,034 $55.00 $606,874 1 month $0 $0

10 Units Leased Month 1 6,896 $55.00 $379,296 1 month $31,608 $31,608

10 Units Leased Month 2 6,896 $55.00 $379,296 1 month $31,608 $63,216

10 Units Leased Month 3 6,896 $55.00 $379,296 1 month $31,608 $94,824

8 Units Leased Month 4 5,517 $55.00 $303,437 1 month $25,286 $101,146

54 Totals 37,240 $2,048,200 $120,110 $290,794

RESIDENTIAL ABSORPTION ANALYSIS

 
 

To these various estimates, we added a contingency of $50,000 to account for any unforeseen costs incurred 

during the absorption period.  The total developer’s costs are therefore summarized in the chart below. 

Residential Commissions/Incentives $120,110

Residential Lost Rental Revenue $290,794

Residenital Lost Revenue Free Rent $120,110

Commercial Component Leasing Commissions $123,241

Commercial Component Lost Rental Revenue $73,625

Commercial Component Lost Revenue Free Rent $55,219

Contingency $50,000

Total Costs $833,100

Rounded to $850,000

LEASING COSTS

 
 

The prospective market value upon completion of the subject property’s leased fee interest is estimated by 

deducting the costs that the developer will expend to reach stabilized occupancy.  The prospective market value 

of the fee simple interest upon stabilization was concluded to be $30,300,000.  The prospective market value 

estimate upon completion is estimated as follows. 

Prospective Market Value Upon Stabilization    $30,300,000 

 Less: Costs to Reach Stabilization     $     850,000 

 Prospective Market Value Upon Completion     $29,450,000 
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CONCLUSION 
Therefore, we have concluded that the prospective market value of the subject property’s fee simple interest upon 

completion, anticipated to be July 1, 2017, will be $29,450,000.  This prospective market value is inclusive of the 

prospective market value of the ICAP tax abatement.   
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RE CO N CI L I A TI ON A ND  F IN AL  V AL UE  OP I NI ON  

VALU ATION METHODOLOG Y REVIEW AND RECONCI LIATION 

This appraisal employs the Cost Approach, Sales Comparison Approach, and the Income Capitalization 

Approach. Based on our analysis and knowledge of the subject property type and relevant investor profiles, it is 

our opinion that these approaches would be considered applicable and/or necessary by market participants.  We 

have utilized the Sales Comparison Approach only in the market rate scenario of our analysis. As an affordable 

housing development, the majority of the subject building's prospective market value is derived from intangible 

benefits resulting from various sources of submarket financing as well as tax abatements and low-income housing 

tax credits.  There are no sales of physically nor economically similar buildings to which a meaningful comparison 

can be made as an affordable housing development.  As such, the Sales Comparison Approach is not applicable 

in this scenario.  However, we have utilized the Sales Comparison Approach in our analysis of the subject 

property under the hypothetical condition that it is operated as market rate housing.  We have utilized the Income 

Capitalization Approach to determine the prospective market value of the subject property, as well as the value of 

the intangible benefits as this most closely resembles the methodology used by market participants. 

The approaches indicated the following: 

VALUATION INDICES Market Value As Is

Prospective Value 

Upon Completion

Prospective Value 

Upon Stabilization

COST APPROACH

Land (As-If Vacant): $2,200,000 N/A N/A

Land (As-Is): $1,950,000 N/A N/A

Indicated Value: N/A $24,900,000 N/A

SALES COMPARISON APPROACH

Market Rate Scenario

Indicated Value: N/A $28,350,000 $29,200,000

INCOME CAPITALIZATION APPROACH

Affordable Scenario

Direct Capitalization Indicated Value (inclusive of all intangible components): N/A $24,450,000 $24,900,000

Market Rate Scenario

Indicated Value: N/A $29,450,000 $30,300,000

VALUE OF INTANGIBLE COMPONENTS

420c Tax Abatement: N/A N/A $4,200,000

ICAP Tax Abatement: N/A N/A $200,000

Low Income Housing Tax Credits: $10,200,000 N/A N/A

Below Market Financing: $7,800,000 N/A N/A

EXPOSURE  TIME

Exposure Time:

Marketing Time:

6 to 9 Months

6 to 9 Months  

The Cost Approach has been utilized in this report.  The Cost Approach requires an estimation of the cost to 

reproduce or replace the proposed improvements of the property.  From this cost new of improvements, accrued 

depreciation from physical, functional and economic sources is deducted to arrive at a cost less depreciation.  

The estimated land value is then added to arrive at total value.  The developer has provided a construction 

budget for the overall development costs of the project. Based on the conclusion contained herein, the 

development is not economically feasible based on the developer's costs. While the developers’ budget is well 

detailed, the construction costs are much higher than indicated by the comparables of other affordable housing 

developments in the City. This is also reflected in the high developer’s fee, which is either significantly lower or 

waived altogether, reported in the developer’s budget. In addition, the developer may be motivated by a charter to 
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provide affordable housing in the area. We have assumed that a new development on this site would have lower 

overall costs.  We have placed significant reliance on the comparables and Marshall Valuation Service in our 

reconciliation of construction costs used in the Cost Approach.  The Cost Approach was not accorded any weight 

in the final reconciliation as investors in this market do not use this approach in analyzing properties such as the 

subject.  

The Sales Comparison Approach consists of the collection and analysis of data relevant to actual sales of 

properties deemed comparable to the subject property.  Properties that have been sold are compared to the 

property under appraisal and adjustments to the sale prices are made based on differences between the subject 

property and the comparable sales.  Adjustments are typically made for location, date of sale, building size, 

quality of construction and other relevant characteristics.  As an affordable housing development, the majority of 

the subject property’s prospective market value is derived from intangible benefits resulting from various the 420c 

tax exemption and low-income housing tax credits.  There are no sales of physically nor economically similar 

buildings to which a meaningful comparison can be made to the property as an affordable housing development.  

As such, the Sales Comparison Approach is not applicable.  However, we have used the Sales Comparison 

Approach in the market rate scenario for the subject property.   

The Income Capitalization Approach converts anticipated future cash flows into a present value estimate.  This 

method is based on the premise that the motivation for a property purchase is a function of the anticipation of 

future benefits to be gained from the investment.  The potential purchaser, in essence, will trade the purchase 

price of the property for a projected income stream to be received in the future.  Conversion of the anticipated 

cash flow into a value indication commonly occurs in the form of discounted cash flow analysis or application of a 

single capitalization rate to a stabilized income estimate.  We used the direct capitalization method to develop 

value estimates for the subject property based upon both an affordable housing and market rate rental scenarios.   

M ARKE T VA LUE  AS  IS  
Based on our Appraisal as defined by the Uniform Standards of Professional Appraisal Practice, we have 

developed an opinion that the Market Value of the Fee Simple Interest of the subject property, subject to the 

assumptions and limiting conditions, certification, extraordinary assumptions and hypothetical conditions, if any, 

and definitions, “As-Is” on October 29, 2015, was: 

ONE MILLION NINE HUNDRED FIFTY THOUSAND DOLLARS 

$1,950,000 

MARKET VALUE AS -IF VACANT 
Based on our Appraisal as defined by the Uniform Standards of Professional Appraisal Practice, we have 

developed an opinion that the Market Value of the Fee Simple Interest of the subject property, subject to the 

assumptions and limiting conditions, certification, extraordinary assumptions and hypothetical conditions, if any, 

and definitions, “As-Is” on October 29, 2015, was: 

TWO MILLION TWO HUNDRED THOUSAND DOLLARS 

$2,200,000 
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A F FO RD AB LE  HOU SI NG S CE NA RI O  

PROSPECTIVE  MARKET VALUE UPON COMPLETION 
Furthermore, we have developed an opinion that the Prospective Market Value of the Leased Fee Interest of the 

subject property, as of July 1, 2017, the prospective date of completion, assuming the property is operated under 

the auspices of the low-income housing tax credit regulations, and subject to the assumptions and limiting 

conditions, certification, extraordinary and hypothetical conditions, if any, and definitions, with conditions 

prevailing as of October 29, 2015, will be: 

TWENTY FOUR MILLION FOUR HUNDRED FIFTY THOUSAND DOLLARS 

$24,450,000 

PROSPECTIVE  MARKET VALUE UPON STABILIZATION 
In addition, we have formed an opinion that the Prospective Market Value of the Leased Fee Interest of the 

subject property, as of December 1, 2017, the prospective date of stabilization, assuming the property is operated 

under the auspices of the low-income housing tax credit regulations, and subject to the assumptions and limiting 

conditions, certification, extraordinary assumptions and hypothetical conditions, if any, and definitions, with 

conditions prevailing as of October 29, 2015, will be: 

TWENTY FOUR MILLION NINE HUNDRED THOUSAND DOLLARS 

$24,900,000 

The prospective market values for the affordable housing scenario reported above are inclusive of the 

prospective market value of the 420c tax abatement, which is estimated to be to be $4,200,000, the present value 

of submarket financing estimated to be $7,800,000, and the value of the low income housing tax credit estimated 

to be $10,200,000. 

M ARKE T R ATE  SCE NA RI O  –  HY PO THE TI C AL  CO ND I T I O N 

PROSPECTIVE  MARKET VALUE UPON COMPLETION 
Furthermore, we have developed an opinion that the Prospective Market Value of the Fee Simple Interest of the 

subject property, as of July 1, 2017, the prospective date of completion, based upon the hypothetical condition 

that the property is operated as market rate rental housing, and subject to the assumptions and limiting 

conditions, certification, extraordinary and hypothetical conditions, if any, and definitions, with conditions 

prevailing as of October 29, 2015, will be: 

TWENTY NINE MILLION FOUR HUNDRED FIFTY THOUSAND DOLLARS 

$29,450,000 
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PROSPECTIVE  MARKET VALUE UPON STABILIZATION 
In addition, we have formed an opinion that the Prospective Market Value of the Fee Simple Interest of the 

subject property, as of December 1, 2017, the prospective date of stabilization, based upon the hypothetical 

condition that the property is operated as market rate rental housing, and subject to the assumptions and limiting 

conditions, certification, extraordinary assumptions and hypothetical conditions, if any, and definitions, with 

conditions prevailing as of October 29, 2015, will be: 

THIRTY MILLION THREE HUNDRED THOUSAND DOLLARS 

$30,300,000 

 

EXPOSURE TIME AND MARKETING TIME  
Based on our review of national investor surveys, discussions with market participants and information gathered 

during the sales verification process, a reasonable exposure time for the subject property at the value concluded 

within this report would have been approximately six to nine (6-9) months. This assumes an active and 

professional marketing plan would have been employed by the current owner. 

We believe, based on the assumptions employed in our analysis, as well as our selection of investment 

parameters for the subject, that our value conclusion represents a price achievable within 6 to 9 months. 
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I N SUR AB LE  V ALUE  
At the Client's request, we have provided an insurable value estimate. The estimate is based on figures derived 

from the Marshall and Swift (M&S) Commercial Cost Explorer and is developed consistent with industry practices. 

However, actual local and regional construction costs may vary significantly from our estimate and individual 

insurance policies and underwriters have varied specifications, exclusions, and non-insurable items. As such, we 

strongly recommend that the Client obtain estimates from professionals experienced in establishing insurance 

coverage for replacing any structure. This analysis should not be relied upon to determine insurance coverage. 

Furthermore, we make no warranties regarding the accuracy of this estimate. 

Insurable Value is directly related to the portion of the real estate that is covered under the asset’s insurance 

policy. We have based this opinion on the building’s replacement cost new (RCN) which has no direct correlation 

with its actual market value. 

We developed an opinion of RCN using the Calculator Method developed by Marshall & Swift tempered by our 

experience with similar property types in the City.  Earlier in the Cost Approach, we determined the replacement 

cost new was $21,000,000, which has been used in our analysis. 

The RCN is the total construction cost of a new building with the same specifications and utility as the building 

being appraised, but built using modern technology, materials, standards and design. For insurance purposes, 

RCN includes all direct costs necessary to construct the building improvements. Items that are not considered 

include land value, site improvements, indirect costs, depreciation and entrepreneurial profit. To develop an 

opinion of insurable value, exclusions for below-grade foundations and architectural fees must be deducted from 

RCN. 

The Insurable Valuation summary is presented below: 

INSURABLE VALUE

Insurable Value As Is

Replacement Cost New (RCN) GBA (SF) $/GBA Sub-Total

Adjusted Base Building Cost $21,000,000

Less: Insurance Exclusions

Foundations Below  Grade -5.00%

Piping Below  Grade (Negligible) 0.00%

Architect Fees -6.00%

Total Insurance Exclusion Adjustment -11.00% ($2,310,000)

Insurable Value $18,690,000

Rounded to nearest  $100,000 6 $18,700,000
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A SS UM P T ION S A ND  L IM I T IN G C OND I T I ON S  
"Report" means the appraisal or consulting report and conclusions stated therein, to which these Assumptions and Limiting 

Conditions are annexed. 

"Property" means the subject of the Report. 

"C&W" means Cushman & Wakefield, Inc. or its subsidiary that issued the Report. 

"Appraiser(s)" means the employee(s) of C&W who prepared and signed the Report. 

The Report has been made subject to the following assumptions and limiting conditions: 

 No opinion is intended to be expressed and no responsibility is assumed for the legal description or for any matters that 

are legal in nature or require legal expertise or specialized knowledge beyond that of a real es tate appraiser. Title to the 

Property is assumed to be good and marketable and the Property is assumed to be free and clear of all liens unless 

otherwise stated. No survey of the Property was undertaken.  

 The information contained in the Report or upon which the Report is based has been gathered from sources the Appraiser 

assumes to be reliable and accurate. The owner of the Property may have provided some of such information. Neither the 

Appraiser nor C&W shall be responsible for the accuracy or completeness of such information, including the correctness 

of estimates, opinions, dimensions, sketches, exhibits and factual matters. Any authorized user of the Report is obligated 

to bring to the attention of C&W any inaccuracies or errors that it believes are contained in the Report.  

 The opinions are only as of the date stated in the Report. Changes since that date in external and market factors or in the 

Property itself can significantly affect the conclusions in the Report. 

 The Report is to be used in whole and not in part. No part of the Report shall be used in conjunction with any other 

analyses. Publication of the Report or any portion thereof without the prior written consent of C&W is prohibited. 

Reference to the Appraisal Institute or to the MAI designation is prohibited. Except as may be otherwise stated in the 

letter of engagement, the Report may not be used by any person(s) other than the party(ies) to whom it is addressed or 

for purposes other than that for which it was prepared. No part of the Report shall be conveyed to the public through 

advertising, or used in any sales, promotion, offering or SEC material without C&W's prior written consent. Any authorized 

user(s) of this Report who provides a copy to, or permits reliance thereon by, any person or entity not authorized by C&W 

in writing to use or rely thereon, hereby agrees to indemnify and hold C&W, its affiliates and their respective shareholders, 

directors, officers and employees, harmless from and against all damages, expenses, claims and costs, including 

attorneys' fees, incurred in investigating and defending any claim arising from or in any way connected to the use of, or 

reliance upon, the Report by any such unauthorized person(s) or entity(ies). 

 Except as may be otherwise stated in the letter of engagement, the Appraiser shall not be required to give testimony in 

any court or administrative proceeding relating to the Property or the Appraisal.  

 The Report assumes (a) responsible ownership and competent management of the Property; (b) there are no hidden or 

unapparent conditions of the Property, subsoil or structures that render the Property more or less valuable (no 

responsibility is assumed for such conditions or for arranging for engineering studies that may be required to discover 

them); (c) full compliance with all applicable federal, state and local zoning and environmental regulations and laws, 

unless noncompliance is stated, defined and considered in the Report; and (d) all required licenses, certificates of 

occupancy and other governmental consents have been or can be obtained and renewed for any use on which the value 

opinion contained in the Report is based.  

 The physical condition of the improvements considered by the Report is based on visual inspection by the Appraiser or 

other person identified in the Report. C&W assumes no responsibility for the soundness of structural components or for 

the condition of mechanical equipment, plumbing or electrical components.  

 The forecasted potential gross income referred to in the Report may be based on lease summaries provided by the owner 

or third parties. The Report assumes no responsibility for the authenticity or completeness of lease information provided 

by others. C&W recommends that legal advice be obtained regarding the interpretation of lease provisions and the 

contractual rights of parties. 
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 The forecasts of income and expenses are not predictions of the future. Rather, they are the Appraiser's best opinions of 

current market thinking on future income and expenses. The Appraiser and C&W make no warranty or representation that 

these forecasts will materialize. The real estate market is constantly fluctuating and changing. It is not the Appraiser's task 

to predict or in any way warrant the conditions of a future real estate market; the Appraiser can only reflect what the 

investment community, as of the date of the Report, envisages for the future in terms of rental rates, expenses, and 

supply and demand. 

 Unless otherwise stated in the Report, the existence of potentially hazardous or toxic materials that may have been used 

in the construction or maintenance of the improvements or may be located at or about the Property was not considered in 

arriving at the opinion of value. These materials (such as formaldehyde foam insulation, asbestos insulation and other 

potentially hazardous materials) may adversely affect the value of the Property. The Appraisers are not qualified to detect 

such substances. C&W recommends that an environmental expert be employed to determine the impact of these matters 

on the opinion of value. 

 Unless otherwise stated in the Report, compliance with the requirements of the Americans with Disabilities Act of 1990 

(ADA) has not been considered in arriving at the opinion of value. Failure to comply with the requirements of the ADA may 

adversely affect the value of the Property. C&W recommends that an expert in this field be employed to determine the 

compliance of the Property with the requirements of the ADA and the impact of these matters on the opinion of value. 

 If the Report is submitted to a lender or investor with the prior approval of C&W, such party should consider this Report as 

only one factor, together with its independent investment considerations and underwriting criteria, in its overall investment 

decision. Such lender or investor is specifically cautioned to understand all Extraordinary Assumptions and Hypothetical 

Conditions and the Assumptions and Limiting Conditions incorporated in this Report. 

 If the Report is referred to or included in any offering material or prospectus, the Report shall be deemed referred to or 

included for informational purposes only and C&W, its employees and the Appraiser have no liability to such recipients. 

C&W disclaims any and all liability to any party other than the party that retained C&W to prepare the Report. 

 Any estimate of insurable value, if included within the agreed upon scope of work and presented within this Report, is 

based upon figures derived from a national cost estimating service and is developed consistent with industry practices. 

However, actual local and regional construction costs may vary significantly from our estimate and individual insurance 

policies and underwriters have varied specifications, exclusions, and non-insurable items. As such, C&W strongly 

recommends that the Intended Users obtain estimates from professionals experienced in establishing insurance coverage 

for replacing any structure. This analysis should not be relied upon to determine insurance coverage. Furthermore, C&W 

makes no warranties regarding the accuracy of this estimate. 

 Unless otherwise noted, we were not given a soil report to review. However, we assume that the soil’s load-bearing 

capacity is sufficient to support existing and/or proposed structure(s). We did not observe any evidence to the contrary 

during our physical inspection of the property. Drainage appears to be adequate. 

 Unless otherwise noted, we were not given a title report to review. We do not know of any easements, encroachments, or 

restrictions that would adversely affect the site’s use. However, we recommend a title search to determine whether any 

adverse conditions exist. 

 Unless otherwise noted, we were not given a wetlands survey to review. If subsequent engineering data reveal the 

presence of regulated wetlands, it could materially affect property value. We recommend a wetlands survey by a 

professional engineer with expertise in this field. 

 Unless otherwise noted, we observed no evidence of toxic or hazardous substances during our inspection of the site. 

However, we are not trained to perform technical environmental inspections and recommend the hiring of a professional 

engineer with expertise in this field. 

 We did not inspect the roof nor did we make a detailed inspection of the mechanical systems. The appraisers are not 

qualified to render an opinion regarding the adequacy or condition of these components. The client is urged to retain an 

expert in this field if detailed information is needed. 

 By use of this Report each party that uses this Report agrees to be bound by all of the Assumptions and Limiting 

Conditions, Hypothetical Conditions and Extraordinary Assumptions stated herein. 
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C E R TI F IC A TI ON OF A PPR A IS AL  
We certify that, to the best of our knowledge and belief: 

 The statements of fact contained in this report are true and correct. 

 The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, 

and are our personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

 We have no present or prospective interest in the property that is the subject of this report, and no personal interest with 

respect to the parties involved. 

 We have no bias with respect to the property that is the subject of this report or to the parties involved with this 

assignment. 

 Our engagement in this assignment was not contingent upon developing or reporting predetermined results. 

 Our compensation for completing this assignment is not contingent upon the development or reporting of a predetermined 

value or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a 

stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal. 

 The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with 

the requirements of the Code of Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal 

Institute, which include the Uniform Standards of Professional Appraisal Practice. 

 The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized 

representatives. 

 Nicholas Doray and John T. Feeney, Jr. made a personal inspection of the property that is the subject of this report.  

Robert S. Nardella, MAI, MRICS did not inspect the property that is the subject of this report. 

 The signatories have not performed a previous appraisal, or provided other services as an appraiser, or in any other 

capacity, within the three years prior to this assignment of the subject site within the three years prior to accepting this 

assignment. 

 No one provided significant real property appraisal assistance to the persons signing this report.   

 As of the date of this report, and Robert S. Nardella, MAI, MRICS have completed the continuing education program of 

the Appraisal Institute. 

 As of the date of this report, Nicholas Doray and John T. Feeney, Jr. has completed the Standards and Ethics Education 

Requirements for Candidates/Practicing Affiliates of the Appraisal Institute. 

  
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Associate Director 

NY Licensed Appraiser Assistant 
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 John T. Feeney, Jr. 

Executive Director 

NY Certified General Appraiser 

License No. 46000028659 

 

  

Robert S. Nardella, MAI, MRICS 

Executive Managing Director 

NY Certified General Appraiser 
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A D D E N D U M  A :   
G L O S S A R Y  O F  T E R M S  &  D E F I N I T I O N S  

The following definitions of pertinent terms are taken from The Dictionary of Real Estate Appraisal, Fifth Edition 

(2010), published by the Appraisal Institute, Chicago, IL, as well as other sources. 

AS IS  MARKET VALUE  
The estimate of the market value of real property in its current physical condition, use, and zoning as of the appraisal date. (Proposed 

Interagency Appraisal and Evaluation Guidelines, OCC-4810-33-P 20%) 

CASH EQUIVALENCY  
An analytical process in which the sale price of a transaction with nonmarket financing or financing with unusual conditions or incentives is 

converted into a price expressed in terms of cash. 

DEPRECIATION 
1. In appraising, a loss in property value from any cause; the difference between the cost of an improvement on the effective date of the 

appraisal and the market value of the improvement on the same date. 2. In accounting, an allowance made against the loss in value of an 

asset for a defined purpose and computed using a specified method. 

EXPOSURE TIME  
1. The time a property remains on the market. 2. The estimated length of time the property interest being appraised would have been offered 

on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal; a retrospective estimate 

based on an analysis of past events assuming a competitive and open market. See also marketing time.  

FEE  S IMPLE ESTATE  
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by the governmental powers of 

taxation, eminent domain, police power, and escheat. 

HYPOTHETICAL CONDITIONS 
A hypothetical condition is “that which is contrary to what exists but is supposed for the purpose of analysis. Hypothetical conditions assume 

conditions contrary to known facts about physical, legal, or economic characteristics of the subject property; or about conditions external to the 

property, such as market conditions or trends; or about the integrity of data used in an analysis.”  

LEASED FEE  INTE REST 
A freehold (ownership interest) where the possessory interest has been granted to another party by creation of a contractual landlord-tenant 

relationship (i.e., a lease). 

M ARKET VALUE  
As defined in the Agencies’ appraisal regulations, the most probable price which a property should bring in a competitive and open market 

under all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not 

affected by undue stimulus. 

Implicit in this definition are the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions 

whereby:  

 Buyer and seller are typically motivated;  

 Both parties are well informed or well advised, and acting in what they consider their own best interests;  

 A reasonable time is allowed for exposure in the open market;  

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and  

 The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions 
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granted by anyone associated with the sale.1  

M ARKETING TIME  
An opinion of the amount of time it might take to sell a real or personal property interest at the concluded market value level during the period 

immediately after the effective date of an appraisal. Marketing time differs from exposure time, which is always presumed to precede the 

effective date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation and Statement on Appraisal 

Standards No. 6, “Reasonable Exposure Time in Real Property and Personal Property Market Value Opinions” address the determination of 

reasonable exposure and marketing time.) See also exposure time. 

PROSPECTIVE  OPINION OF VALUE 
A value opinion effective as of a specified future date. The term does not define a type of value. Instead, it identifies a value opinion as being 

effective at some specific future date. An opinion of value as of a prospective date is frequently sought in connection with projects that are 

proposed, under construction, or under conversion to a new use, or those that have not yet achieved sellout or a stabilized level of long-term 

occupancy. 

SPECIAL ,  UNUSUAL ,  OR EXTRAORDINARY ASSUMPTI ONS 
Before completing the acquisition of a property, a prudent purchaser in the market typically exercises due diligence by making customary 

enquiries about the property. It is normal for a Valuer to make assumptions as to the most li kely outcome of this due diligence process and to 

rely on actual information regarding such matters as provided by the client. Special, unusual, or extraordinary assumptions may be any 

additional assumptions relating to matters covered in the due diligence process, or may relate to other issues, such as the identity of the 

purchaser, the physical state of the property, the presence of environmental pollutants (e.g., ground water contamination), o r the ability to 

redevelop the property. 

 

 

 

 

                                                   
1
 “Interagency Appraisal and Evaluation Guidelines.” Federal Register 75:237 (December 10, 2010) p. 77472.  



 

 

A D D E N D U M  B :   
C L I E N T  S AT I S F AC T I O N  S U R V E Y  

 

Survey Link: http://www.surveymonkey.com/s.aspx?sm=_2bZUxc1p1j1DWj6n_2fswh1KQ_3d_3d&c=15-

12002-902997 

C&W File ID: 15-12002-902997 

Fax Option: (716) 852-0890 

 

1. Given the scope and complexity of the assignment, please rate the development of the appraisal relative to the 

adequacy and relevance of the data, the appropriateness of the techniques used, and the reasonableness of the 

analyses, opinions, and conclusions: 

__ Excellent 

__ Good 

__ Average 

__ Below Average 

__ Poor 

 

Comments:_____________________________________________________________________ 

_______________________________________________________________________________ 

_______________________________________________________________________________ 

 

2. Please rate the appraisal report on clarity, attention to detail, and the extent to which it was presentable to your 

internal/external users without revisions: 

__ Excellent 

__ Good 

__ Average 

__ Below Average 

__ Poor 

 

Comments:_____________________________________________________________________ 

_______________________________________________________________________________ 

_______________________________________________________________________________ 

 

3. The appraiser communicated effectively by listening to your concerns, showed a sense of urgency in 

responding, and provided convincing support of his/her conclusions: 



 

 

__ Not Applicable    __ Excellent 

__ Good 

__ Average 

__ Below Average 

__ Poor 

 

Comments:_____________________________________________________________________ 

_______________________________________________________________________________ 

_______________________________________________________________________________ 

 

4. The report was on time as agreed, or was received within an acceptable time frame if unforeseen factors 

occurred after the engagement: 

__ Yes 

__ No 

 

5. Please rate your overall satisfaction relative to cost, timing, and quality: 

__ Excellent 

__ Good 

__ Average 

__ Below Average 

__ Poor 

 

Comments:_____________________________________________________________________ 

_______________________________________________________________________________ 

_______________________________________________________________________________ 

 

6. Any additional comments or suggestions? 

__________________________________________________________________ 

__________________________________________________________________ 

__________________________________________________________________ 

__________________________________________________________________ 

__________________________________________________________________ 

__________________________________________________________________ 

__________________________________________________________________ 

 

7. Would you like a representative of Cushman & Wakefield’s National Quality Control Committee to contact you?   

__ Yes 

__ No 

 



 

 

Your Name:               ___________________________________________ 

Your Telephone Number:  _________________________________________ 
 

 

Contact Information:  Scott Schafer 

   Managing Director, National Quality Control 

   (716) 852-7500, ext. 121  
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Date:  10/13/2015

Appraisal Order #:  15-001709-01

Robert S. Nardella
Cushman & Wakefield
1290 Avenue of the Americas
New York, NY 10104

Dear Robert S. Nardella,

This letter will serve as Capital One's engagement of your services with regard to the following property. The specifics of the
engagement including the agreed upon fee and delivery date are listed below. The reports must be addressed to the Capital
One Job Manager and an electronic copy of the report and invoice MUST be uploaded to the Award record on RIMSCentral
http://www.rimscentral.com. Please reference on the invoice an invoice number, invoice date, your Tax ID #, the Capital
One Order #, and a Property Reference. Any questions pertaining to this assignment should be addressed with the Capital
One contact in RETECHS.

Fee:  PER BID AWARD Due Date:  11/3/2015

Property Location: 337 Berry Street/105 South 5th Street, Brooklyn, NY 11249
Property Type: Multi-Family - LIHTC Tax Credits

Intended Use Use - Loan Underwriting
Description: The intended use of this appraisal is for loan underwriting and-or credit decisions 
by Capital One Bank and-or participants

Intended User User -  Capital One Bank
Description: The intended users of this report is Capital One Bank and-or affiliates
Note: Capital One and two other intended users (see below0

Approaches to Value Approach - ALL
Description: All applicable approaches

Other Requirements The engaged appraiser must sign the appraisal report unless other prior arrangements are 
made.  Please use the RIMS Signatory field to inform us who will be signing the report.  The 
Signatory should be the primary or one of the primary appraisers responsible for directly 
developing and writing the appraisal report.  If this directive is not followed the report will be 
returned.

Effective now please use the new PDF Adobe Data Collection form named RETECHS 
Property Data Survey.  This form can be found in RIMSCentral Reference Documents for 
Capital One.  The old Excel data collection form is no longer being used by Capital One.

After the review is completed, the reviewer will advise you where to send the hard copy 
reports.

PLEASE NOTE: Capital One Third Party Vendor Insurance Requirements noted in letter of 
engagment are stored under Reference Documents in RIMS Central

Report Type: Self-Contained
Format: Narrative
Appraisal Premise: Market Value - As-Is - Fee Simple

Hypothetical Market Value - Other - Fee Simple
Hypothetical Market Value - As If Complete - Leased Fee
Hypothetical Market Value - As If Stabilized - Leased Fee
Unencumbered Market Value - As If Complete - Leased Fee
Unencumbered Market Value - As If Stabilized - Leased Fee
Tax Credits - As If Complete - ----------------



Value of Below Market Financing - As If Complete - ----------------
Insurable Replacement Cost Estimate - As If Complete - ----------------

Property Contact: Mario Procida
Phone: 718-299-7000
Fax/Email:

Capital One Job Manager: Tara Boyan
299 Park Avenue, 22nd Floor
New York, NY 10171

Phone: 646-836-5264
Email: tara.boyan@capitalone.com

An appraisal service must comply with the Comptroller of Currency appraisal standards as delineated by ruling 12 U.S.C. 93
a and Title XI of FIRREA dated 1989. Failure to comply with any of the above requirements may result in rejections of the
appraisal. In addition, payment of the fee is subject to a review of the appraisal for compliance with the above mentioned
requirements. Should you experience any delays in the performance of this appraisal, please notify us in writing via email no
less than seven days prior to the due date.  

As confirmation of your acceptance of this assignment under the terms specified in this letter, please return a signed copy of
this engagement letter to us and include a copy in the addenda to the report. Signing of this engagement letter indicates that
an appraisal report will comply with the most current USPAP and all guidelines specified. Evaluations must comply with the
OCC's requirements for same. Also, by signing this letter you understand that Capital One is the client and that you are
prohibited from appraising or performing an evaluation relative to this property for the next six months without the express
written permission of the undersigned.  Such permission will not be unreasonably withheld.

Capital One Bank will not accept limiting conditions which attempt to restrict potential damages to the fee collected for an
assignment or suggest that the Bank should indemnify the vendor for a loss or claim stemming from their assignment. Any
such “limiting condition” must be removed from the vendors Contingent and Limiting Conditions. 

If upon review, the appraisal report or evaluation is deemed unacceptable by Capital One for non-compliance issues, and
requested changes and/or additions are not properly made, Capital One may elect to refuse payment of the appraiser's invoice.  

Capital One Appraisal Requirements

1) If a direct sales comparison approach is utilized for land and improved valuation, the subject and comparables
should be arranged on an adjustment grid. A matched paired analysis is the preferred method to estimate the
amount of adjustments in the sales comparison approach. If a matched paired analysis is not applicable, provide
explanation and support for all adjustments.

2) For all significant multi-tenant income producing property appraisals, a discounted cash flow analysis should be
prepared. Any elimination of this technique should be fully supported.

3) If applicable, perform a direct capitalization analysis using a capitalization rate that is adequately supported by
market evidence. If Ellwood or Akerson techniques are used, clear market support must be provided for the
projected change in property value and for the applicability of the technique.

Market Value Definition

"Market Value" is defined by the United States Treasury Deparment, Comptroller of the Currency 12 CFR part 34, § 
34.42 (f) as,

"The most probable price which a property should bring in a competitive and open market under all conditions requisite to a
fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue
stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to
buyer under conditions whereby:

(1) Buyer and seller are typically motivated;
(2) Both parties are well informed or well advised, and acting in what they consider their own best interests;
(3) A reasonable time is allowed for exposure in the open market;
(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and



(5) The price represents the normal consideration for the property sold unaffected by special or creative financing or 
sales concessions granted by anyone associated with the sale."

FIRREA Appraisal Standards

MINIMUM STANDARDS.  For federally related transactions, all appraisals shall, at a minimum:

(1) Comply with the Uniform Standards of Professional Appraisal Practice ("USPAP");
(2) Be sufficiently informative to support the institution's lending decision;
(3) Analyze and report deductions and discounts, when appropriate;
(4) State a Market Value estimate, as defined by this appraisal regulation;
(5) Be performed by State licensed or certified appraiser.

The following items should be included in every report:
• Signed copy of engagement letter
• Copy of appropriate state certifications in addenda
• Properly completed invoice

Sincerely,

Tara Boyan
________________________
Accepted:

________________
Date:

tschulth
Rob Nardella

tschulth
Typewritten Text
10/14/2015

tschulth
Typewritten Text



RIMS Customer: Capital One 
Project #: 15-001709-01-1

Award Information
Date Awarded: 10/13/2015

Canceled: No Directly Awarded: No
Fee: $6,500.00 Delivery Date: 11/3/2015

Property Contact(s): Mario Procida, 718-299-7000
Award Comments: The engaged appraiser must sign the appraisal report unless other prior arrangements are made. Please use the 

RIMS Signatory field to inform us who will be signing the report. The Signatory should be the primary or one of 
the primary appraisers responsible for directly developing and writing the appraisal report. If this directive is not 
followed the report will be returned.

After the review is completed, the reviewer will advise you where to send the hard copy reports.

Job Attachments:
There are currently no job attachments

Bid Information
Proposed Fee: $6,500.00 Proposed Delivery Date: 11/3/2015

Signatory Information: Robert Nardella Office Location: New York
Prior Services: Have you performed or provided any services regarding the subject property within the prior three years, as an 

appraiser or in any other capacity? If Yes, please provide details in the Comments field.
No

Bid Comments:

RFP Information
Purpose Of Request: New Loan
Response Deadline: 10/13/2015 RFP Contact: Tara Boyan

Desired Delivery Date: 11/03/2015 Contact Phone: 646-836-5264

ADDRESSEES: First name Last name Company Address

Tara Boyan Capital One N.A. 299 Park Avenue 22nd Floor New York, NY 10171 

Total Addressees: 1

DISTRIBUTION: Number Of Copies First Name Last Name Company Address

1 Fabian Ramirez Capital One 
Bank

299 Park Avenue 14th 
Floor

New York, NY 
10171 

Total # Hard Copies: 1

SCOPE OF SERVICES: Intended Use Use - Loan Underwriting
The intended use of this appraisal is for loan underwriting and-or credit decisions by Capital 
One Bank and-or participants

Intended User User - Capital One Bank
The intended users of this report is Capital One Bank and-or affiliates
Note: Capital One and two other intended users (see below0

Approaches to 
Value 

Approach - ALL
All applicable approaches

Other 
Requirements 

The engaged appraiser must sign the appraisal report unless other prior arrangements are 
made. Please use the RIMS Signatory field to inform us who will be signing the report. The 
Signatory should be the primary or one of the primary appraisers responsible for directly 
developing and writing the appraisal report. If this directive is not followed the report will be 
returned.

Effective now please use the new PDF Adobe Data Collection form named RETECHS Property 
Data Survey. This form can be found in RIMSCentral Reference Documents for Capital One. 
The old Excel data collection form is no longer being used by Capital One.

Page 1 of 3RIMSCentral.com :: View Award
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After the review is completed, the reviewer will advise you where to send the hard copy 
reports.

PLEASE NOTE: Capital One Third Party Vendor Insurance Requirements noted in letter of 
engagment are stored under Reference Documents in RIMS Central

Report Type: Self-Contained 
Report Format: Narrative 

VALUATION SCENARIOS: Valuation Premise Premise 
Qualifier

Property 
Interest

Comment

Market Value As-Is Fee Simple

Hypothetical Market Value Other Fee Simple as If Vacant

Hypothetical Market Value As If Complete Leased Fee Restricted Rent Scenario (with and without 
tax abatement)

Hypothetical Market Value As If Stabilized Leased Fee Restricted Rent Scenario (with and without 
tax abatement)

Unencumbered Market Value As If Complete Leased Fee Hypothetical Market Rent Scenario

Unencumbered Market Value As If Stabilized Leased Fee Hypothetical Market Rent Scenario

Tax Credits As If Complete ----------------

Value of Below Market 
Financing

As If Complete ----------------

Insurable Replacement Cost 
Estimate

As If Complete ---------------- Estimate needed for each structure on the 
site

RFP Comments: Additional Intended Users: The New York City Housing Development Corporation its successors, assigns and/or 
its affiliates and subsidiaries.
The City of New York acting by and through its Department of Housing Preservation and Development

The property must be inspected by a state certified general appraiser.

Only appraisers licensed in the state of the subject property can sign the report.

If the addressee of the engagement letter is not licensed in the subject state, a bank approved appraiser that is 
state licensed and certified general must sign the report and be designated in the bid response. 

For each comparable, please provide the following: Project amenities, unit amenities, # of bedrooms, # of 
bathrooms, square foot for each unit size, rental price per sf, utilities paid by owner and by tenant (note utility 
type whether gas/electric, etc).

If there are parking spaces in the project, comparables for parking spaces will be needed. 

Documentation should be requested by you from the property contact. 

Analysis of the following:
- market analysis of subject area define and map the PMA, MSA and State and USA comparable rentals and 
projects.
- Employment and unemployment trends MSA, State, USA
- Employment by Industry MSA and USA
- Chart largest employers 
- Income trends of AMI in the PMA, MSA, State, Nation and discuss results and changes for previous 10 years, 
current year and five year forecast;
- Community Services and distance from subject;
- Chart vacancy and median rents of all units within PMA by age band and discussion of results;
- Chart vacancy and median rents of all rent restricted units within PMA by age band and discussion of results;

Page 2 of 3RIMSCentral.com :: View Award
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- Chart vacancy and median rents of all market rate units within PMA by age band and discussion of results;
- Chart subjects rent for each unit type and compare to restricted comps net rent (after concessions) including 
age, distance, etc. Limit comparisons to 60% AMI unless lower restricted rent scenarios exceed market norms;
- Comparison grid of subject rents to market comps;
- Discussion of rent increases experienced by market rate and rent restricted comps within last 12 months;
- Estimate market rent for subject if unencumbered and basis and note the discount to subjects restricted rents.
- Comparison of unit amenities with other market rate and rent restricted comparables.
- Comparison of project amenities with other market rate and rent restricted comparables.
- Discussion of new/rehab restricted rent or market rate development under construction in PMA. Include any 
awarded new LIHTC awarded developments within the last two years in the PMA;
- Discussion of Crime Trends and address any security needs;
- Provide estimate of subject absorption rate and lease-up period supported by date from recently completed 
comps;
- Discussion of housing alternatives in PMA.
- Capture rate by unit type
- Penetration rate analysis

When bidding, please take into account that there may be project or financing changes that occur prior to closing 
that may necessitate changes to the report. 

Effective now please use the new PDF Adobe Data Collection form named RETECHS Property Data Survey. This 
form can be found in RIMSCentral Reference Documents for Capital One. The old Excel data collection form is no 
longer being used by Capital One.

The vendor is also required to identify and ESTIMATE THE INSURABLE REPLACEMENT COST OF every building on 
the appraised site. The FEMA definition of a building is a structure with two or more outside rigid walls and a fully 
secured roof that is permanently affixed: or a manufactured home (mobile home) that is affixed to a permanent 
foundation. It is permissible to conclude that a building has no contributory value but that structure still must be 
identified and a statement as to the non-contributory value made. Please note that we may have "------" beside 
the appraisal interest as there is no defined bundle of rights associated with the insurable replacement cost 
estimate or other items such as tax credits, etc. However, this DOES NOT mean that the requirement for the 
insurable replacement cost estimate is not applicable or relevant.

Property Information
Project Name: Wililamsburg Bridgeview Apartments

Property Description / Construction Type: Currently on the site is a warehouse that will be demolished. The property is being purchased for 
$1 and will be owned by the developer and HDFC in order to obtain a tax exemption. The 
proposed project will have 55 units of which 30% will be for the formerly homeless. 12 studios, 
14 one-bedrooms, 27 two bedrooms and one 3-bedroom plus one super's unit. There will be 
3,903 sf of commercial space and 1,029 sf of community space. Per the loan officer, the project 
will not receive any subsidies. 16 units at 30% AMI and 38 units at 60% AMI.

Property Type: GB5 - Multi-Family - LIHTC Tax Credits - An apartment development in which the developer has 
agreed to provide units to low income households at restricted rental levels in return for 
government-sponsored tax credits.

Address: 337 Berry Street/105 South 5th Street, Brooklyn, NY 11249
County: Kings

Improvement Size (Primary): 55  Units
Land Size: 64,611  SF

Property Status: Existing
Property Tenancy: NA 

Ground Lease?: No Proposed Renovation?: Yes
Renovation Description: existing structure needs to be 

demolished
Listed for Sale?: No

Pending/Recent Sale?: Yes
Pending Sale Price: $1.00

Copyright © 2015 ExactBid, LLC. All rights reserved.
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PROFESSIONAL 
QUALIFICATIONS 

 

ROBERT S. NARDELLA, MAI, MRICS 
SENIOR MANAGING DIRECTOR | VALUATION & ADVISORY 
 
CUSHMAN & WAKEFIELD, INC. 

 

Robert S. Nardella is an Executive Managing Director of Cushman & Wakefield, Inc., working within the 
Valuation & Advisory Group.  Mr. Nardella joined Cushman & Wakefield, Inc. in February 1987 while still 
attending college.  He graduated from Pace University's Lubin School of Business, Class of 1987, with a 
Bachelor of Business Administration in Finance, and earned a Masters in Real Estate from New York 
University in 1997. 

In March of 1993, Mr. Nardella was named Associate Director of Cushman & Wakefield, Inc.  He was further 
promoted to Director in December 1994 and to Senior Director in September 2006.  Mr. Nardella has 
received the Excellence in Quality Service Award for the Valuation Advisory division in the New York region, 
and was named Quality Control Manager for the New York region in 2004.  Other appointments include 
National Account Manager of several key Cushman & Wakefield relationships, as well as service on the Career 
Development Committee.  In January 2007, Mr. Nardella was appointed Operations Manager of the New 
York office within Valuation & Advisory, and was named Managing Director in June 2008.  In April 2014, Mr. 
Nardella was named Executive Managing Director and Area Leader for New York, Connecticut and New 
Jersey V&A operations. 

EXPERIENCE 

Since joining Cushman & Wakefield, Inc., Mr. Nardella has performed appraisal, feasibility and consulting 
assignments involving vacant land, developable air rights, office buildings, proposed and existing regional malls, 
shopping centers, industrial and residential complexes, condominiums, and investment properties throughout 
25 states. 

EDUCATION 

 New York University – Graduated 1997  
− Degree: Masters in Real Estate 

 Pace University – Graduated 1987  
− Degree: Bachelor of Science – Finance  

APPRAISAL EDUCATION 

Mr. Nardella has successfully completed all courses and requirements to qualify for the MAI designation, and 
has currently completed the requirements under the continuing education program of the Appraisal Institute. 



A PROPOSAL FOR 
 
C&W BIOGRAPHY  

 

 CUSHMAN & WAKEFIELD 2 

 

PROFESSIONAL 
QUALIFICATIONS 

MEMBERSHIPS, LICENSES AND PROFESSIONAL AFFILIATIONS 

 Designated Member, Appraisal Institute  
− As of the current date, Robert Nardella, MAI has completed the requirements of the continuing 

education program of the Appraisal Institute. 
 Member, Royal Institution of Chartered Surveyors (MRICS) 
 Certified General Real Estate Appraiser in the following states: 

− New Jersey – 42RG00230800 
− New York – 46000004620 
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NEW JERSEY 
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PROFESSIONAL 
QUALIFICATIONS 

 

JOHN T. FEENEY, JR. 
EXECUTIVE DIRECTOR | VALUATION & ADVISORY 
PRACTICE GROUP LEADER | MULTIFAMILY 
 
CUSHMAN & WAKEFIELD, INC. 

 

Mr. Feeney is a graduate of Manhattan College School of Business, Class of 1987, with a Bachelor of Science 
Degree in Finance.  He entered the real estate business in 1985 with Cushman & Wakefield, Inc.  Since that 
time, Mr. Feeney was promoted to Associate Director in October 1993 by the Executive Board of Cushman & 
Wakefield, Inc.  He was subsequently promoted to Director in July 1996, to Senior Director in 2006 and to 
his current title of Executive Director in 2010. 

EXPERIENCE 

Since joining Cushman & Wakefield's Valuation & Advisory group, Mr. Feeney has worked on assignments 
including vacant land, air rights, office buildings, corporate headquarter facilities (both existing and proposed), 
shopping centers, industrial complexes, commercial properties, residential properties, hotels and investment 
properties throughout the United States. 

Mr. Feeney is qualified as an expert witness in U.S. Bankruptcy Court, Southern and Eastern Districts of New 
York, and in the Supreme Court of the State of New York, County of New York, County of Queens and 
County of Nassau.  Mr. Feeney has also been a guest speaker at Columbia University’s School of Business Real 
Estate Club, the Appraisal Institute Metropolitan District Chapter Number 4, the Real Estate Board of New 
York, and New York University’s Masters in Real Estate Program. 

Since 1997, Mr. Feeney has headed the multifamily valuation team for New York’s Valuation Services.  During 
this time, Mr. Feeney has prepared appraisals and consulted on hundreds of multifamily assets including 
premier developments such as the Residences at the Time Warner Center, Trump World Tower, the 
Residences at 50 Central Park South, and One Beacon Court.  Appraisal and consultation services have been 
provided to Con Edison on its transaction for its sites along First Avenue, proposed to be developed with 
over 5,000,000 square feet of mixed use buildings.   Mr. Feeney’s team was responsible for the appraisal of the 
first downtown residential buildings to be granted Liberty Bond Financing.  Assignments have included 
properties in each borough of New York City, and include cooperatives, existing and proposed condominium 
developments, proposed and existing rental developments, 80/20 mixed use developments, Section 8 and 
Section 236 housing developments, Mitchell Lama developments, development sites, air rights, Low Income 
Housing Tax Credits, Inclusionary Housing, and benefits related to sub-market financing. 

EDUCATION 

 Manhattan College (Riverdale, NY) – Graduated 1987  
− Degree: Bachelor of Science – Finance 

APPRAISAL EDUCATION 

Mr. Feeney has successfully completed all required real estate courses required for the MAI designation 
offered by either the American Institute of Real Estate Appraisers or the Appraisal Institute.   
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PROFESSIONAL 
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MEMBERSHIPS, LICENSES AND PROFESSIONAL AFFILIATIONS 

 Candidate for Designation, Appraisal Institute 
 Certified General Real Estate Appraiser in the following state: 

− New York – 46000028659 
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PROFESSIONAL 
QUALIFICATIONS 

NICHOLAS L. DORAY 
ASSOCIATE DIRECTOR | VALUATION & ADVISORY 
 
CUSHMAN & WAKEFIELD, INC. 

 

Nicholas Doray is an Associate Director with the Valuation & Advisory group of Cushman & Wakefield, Inc. in 
New York. Mr. Doray joined Cushman & Wakefield Valuation & Advisory as a real estate appraiser and 
analyst in March 2007. 

EXPERIENCE 

Mr. Doray’s appraisal experience includes proposed and existing multi-tenant office buildings, cooperative, 
condominium and rental apartment buildings, shopping centers, industrial and flex properties, mixed-use 
properties, vacant land and assemblages, transferable development rights, and special use properties such as 
hospitals, performance theaters, and churches. Mr. Doray also has experience conducting feasibility and 
market studies. 

In 2015, Mr. Doray joined the New York multifamily specialty practice group, as a colleague of John T. Feeney 
Jr. who co-heads the national Multifamily Practice group. The group focuses on valuation and consulting 
assignments located within all five boroughs of New York City. Multifamily assets include cooperatives, 
existing and proposed condominium developments, proposed and existing rental developments, development 
sites, air rights, Low Income Housing Tax Credits, and benefits related to sub-market financing.  

EDUCATION 

 University of Michigan, Ann Arbor  
− Degree: Bachelor of Science – Economics and Political Science 

 APPRAISAL EDUCATION 

Mr. Doray successfully completed all New York State appraisal courses required for licensing. 

MEMBERSHIPS, LICENSES AND PROFESSIONAL AFFILIATIONS 

 Licensed Real Estate Appraiser Assistant in the following state: 
− New York – 48000047725 

 Practicing Affiliate, Appraisal Institute 
 Member, Young Leaders Group - Urban Land Institute (ULI) 

OTHER ACCOMPLISHMENTS AND AWARDS 

 Cushman & Wakefield Rising Star Award - 2012 
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             The FSTopo database was originally populated with Cartographic Feature File (CFF) data. CFF data were derived from the standard Forest Service Primary Base Series (PBS) or Single Edition Series (SES) map as part of the Forest Service National Geographic Information System Plan. PBS and SES maps were developed from the U.S. Geological Survey 1:24,000-scale, 7.5-minute topographic map series, with enhancements and regular revisions to satisfy Forest Service needs. Except in Alaska, where 1:63,360-scale maps are used, the original USGS 1:24,000-scale source maps were constructed to meet National Map Accuracy Standards, which require that 90 percent of all well-defined features shown on the map are within .02 inches of their true location. CFF data were collected using methods and the best technologies available to ensure that digitized elements were captured within .003 inches of corresponding elements shown on source maps. The USDA Geospatial Service and Technology Center (GSTC) uses the same data collection accuracy standard for additions and revisions to the data. Only maps in USDA Forest Service areas will contain USDA Forest roads.
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             Transportation, Railroads
             Vector digital data
             Railroads are based on unpublished data provided to USGS by the Federal Railroad Administration (FRA).  These data were collected by FRA as part of the Automated Track Inspection Program (ATIP).  Though not originally intended for mapping purposes, the data are judged by USGS to have high positional accuracy and to be suitable for 1:24,000-scale mapping.  The original data were GPS points, which were thinned, filtered, and consolidated by USGS to create the data shown in US Topo.  These data are not complete, and the levels of actual completeness within a map cell or for the dataset as a whole are not precisely known. ATIP is an ongoing program, FRA has committed to continue working with USGS, and the data will become more complete with each US Topo production cycle.  The USGS has elected to use this mechanism and source of railroad data because no sufficiently current, accurate, and non-proprietary railroad dataset with national coverage can be found.  The names of rail lines will be added at some future date.
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         digital data
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               2011
            
          
           publication date
        
         Railroads - Federal Railroad Administration
         Main track centerlines
      
       
         
           
             Federal Aviation Administration
             2012
             Airports
             Vector digital data
             Runway outlines are for Federal Aviation Administration (FAA)-recognized public and private airports in the United States. The FAA runway coordinates, FAA_RunwayID, and Airport Location Codes were used by the USGS to digitize runway outlines on recent NAIP orthoimagery. The digitized data were inspected for accuracy and completeness then loaded into the USGS national transportation database.
             http://www.faa.gov
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         digital data
         
           
             
               2011
               2012
            
          
           publication date
        
         Transportation - Airports
         runways
      
       
         
           
             State and Federal Partners
             2012
             Fire Stations
             Vector digital data
             Any location where fire fighters are stationed or based out of, or where equipment that such personnel use in carrying out their jobs is stored for ready use. Fire fighting training academies or locations are included. Fire Departments which are Mobile Units and not having a permanent location, are included, in which case their location has been depicted at the city/town hall or at the center of their service area if a city/town hall does not exist. This dataset includes those locations primarily engaged in forest or grasslands fire fighting, including fire lookout towers if the towers are in current use for fire protection purposes.  This dataset includes both private and governmental entities.  Locations that serve only administrative function are excluded. Locations serving both administrative and operational functions are included.
             http://nationalmap.usgs.gov
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         digital data
         
           
             
               2006
               2012
            
          
           ground condition
        
         Structures - Fire Stations
         
      
       
         
           
             State and Federal Partners
             2011
             Hospitals
             Vector digital data
             Includes general medical and surgical hospitals, psychiatric, substance abuse and specialty hospitals such as Children's hospitals, cancer, maternity and rehabilitation hospitals. Other types of hospitals are included if represented in data sets provided by various partners for this compilation. Hospitals operated by the US Department of Veterans Affairs are included. Nursing homes, long term care facilities and Urgent Care facilities are generally excluded. Locations that are administrative offices only are excluded from the dataset.
             http://nationalmap.usgs.gov
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         digital data
         
           
             
               2006
               2011
            
          
           ground condition
        
         Structures - Hospitals
         
      
       
         
           
             State and Federal Partners
             2008
             Schools
             Vector digital data
             The schools within this dataset are composed of Public elementary and secondary education in the US as defined and tracked by the National Center for Education Statistics (NCES), Common Core Dataset (CCD). Private schools in this dataset are composed of Private elementary and secondary education in the US as defined by the Private School Survey, NCES. The colleges and Universities are composed of postsecondary education facilities as defined by the Integrated Post Secondary Education System (IPEDS), NCES. Included are Doctoral and Research Universities, Masters Colleges and Universities, Baccalaureate Colleges, Associates Colleges, Theological seminaries, Medical schools and other health care professions, schools of engineering and technology, business and management, art, music, design, Law schools, Teachers colleges, Tribal colleges and other specialized institutions.
             http://nationalmap.usgs.gov
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               2008
            
          
           ground condition
        
         Structures - Schools
         
      
       
         
           
             U.S. Geological Survey
             2012
             Geographic Names Information System (GNIS)
             Vector digital data
             The Geographic Names Information System (GNIS) is the Federal and national standard for geographic nomenclature. The U.S. Geological Survey developed the GNIS in support of the U.S. Board on Geographic Names as the official repository of domestic geographic names data, the official vehicle for geographic names use by all departments of the Federal Government, and the source for applying geographic names to Federal electronic and printed products.
             http://geonames.usgs.gov/
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         Geographic Names
         Geographic feature names
      
       
         
           
             U.S. Geological Survey in cooperation with U.S. Environmental Protection Agency, USDA Forest Service, and other Federal, State and local partners. National Hydrography Dataset is a component of a comprehensive base geospatial data model.
             20110705
             Hydrography
             Vector digital data
             The National Hydrography Dataset (NHD) is a feature-based database that interconnects and uniquely identifies the stream segments or reaches that make up the nation's surface water drainage system. The high-resolution NHD was originally created using 1:24,000-scale data. State and Local Stewards are improving the data by incorporating local updates based on more current and more accurate source data. Water features in the real world are relatively dynamic and the differences at the time of data collection mean that water features may not register exactly to other layers. The hydrographic feature names contained in and displayed by the NHD are extracted and validated from the Geographic Names Information System (GNIS). Spatial objects may be filtered or generalized to achieve a 1:24,000-scale representation.
             http://nhd.usgs.gov/
             http://nhd.usgs.gov/gnis.html
             http://nhdgeo.usgs.gov/metadata/nhd_high.htm
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         Hydrography
         Hydrography features and feature names
      
       
         
           
             U.S. Geological Survey
             2011
             Gaging Stations
             Vector digital data
             This dataset, termed "GAGES II", an acronym for Geospatial Attributes of Gages for Evaluating Streamflow, version II, provides geospatial data and classifications for 9,322 stream gages maintained by the U.S. Geological Survey (USGS). It is an update to the original GAGES in 2010. The GAGES II dataset consists of gages which have had either 20+ complete years (not necessarily continuous) of discharge record since 1950, or are currently active, as of water year 2009, and whose watersheds lie within the United States, including Alaska, Hawaii, and Puerto Rico. Only active stations, as identified by the GAGES II dataset, are symbolized.
             http://water.usgs.gov/lookup/getspatial?gagesII_Sept2011
             http://http://water.usgs.gov/GIS/metadata/usgswrd/XML/gagesII_Sept2011.xml
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         Hydrography - Gaging Stations
         Hydrography features and gaging stations
      
       
         
           
             International Boundary Commission
             2006
             Vector digital data
             U.S.-Canada National Boundary
             The international boundary dataset between Canada and the United States was provided by Maine Office of Geographic Information Systems (MEGIS), University of New Hampshire, Vermont Center for Geographic Information, Inc (VCGI). The dataset was collected from multiple source agencies such as the U.S. Geological Survey, U.S. Department of Commerce, Bureau of Census, Bureau of Parks and Lands, Coastal Island Registry (CIREG) and various state agencies. The data and attribution accuracy was tested by manual comparison of the source with hard copy printouts and/or symbolized display of digital files and corrected by each state GIS department for use at a scale not greater than 1:24,000.
             http://www.internationalboundarycommission.org/
             http://www.internationalboundarycommission.org/products.html#nad83
          
        
         digital data
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               2006
            
          
           publication date
        
         U.S. / Canada International Boundary
         International Boundary between Canada and the United States
      
       
         
           
             U.S. Geological Survey, U.S. Department of Agriculture, and the Instituto Nacional de Estadística y Geografía of Mexico.
             2006
             Vector digital data
             U.S.-Mexico National Boundary
             The international boundary between Mexico and the United States, defined as a joint venture between the U.S. Department of Agriculture (USDA) and the Instituto Nacional de Estadística y Geografía of Mexico (INEGI), resulted in an unofficial United States-Mexico boundary dataset that was further enhanced by the U.S. Geological Survey's Border Environmental Health Initiative (BEHI). With the data frame scale set to 1:5,000 in ArcMap, the center of the Rio Grande/Río Bravo was digitized using the NAIP 2004 Imagery. In areas with dense stands of salt cedar (bounding box = UL -104.714 30.038, UR -104.664 30.037, LR -104.666 29.933, LL -104.717 29.934; NAD83), the center of the channel was difficult, and sometimes impossible, to easily determine. To determine the location of the boundary, the GIS analyst compared the location of the line in the INEGI 1:250K Limite feature class with the NAIP 2004 Imagery and adjusted the boundary to the image, thus, the delineation of the international boundary is less certain in these areas. The remaining part of the border was extracted from the INEGI 1:250K Limite feature class and appended to the line feature class created along the Rio Grande/Río Bravo. The U.S. Geological Survey reviewed the original USDA data against 2007 NAIP imagery and further edited 9 line segments in the Rio Grande areas to conform to National Map Accuracy Standards.
             http://borderhealth.cr.usgs.gov/projectindex.html
             http://extract.cr.usgs.gov/BorderHealth/Boundaries/Int_Boundary/International_Boundary_Shapefile.zip
          
        
         digital data
         
           
             
               1972
               2006
            
          
           publication date
        
         U.S. / Mexico International Boundary
         International Boundary between Mexico and the United States
      
       
         
           
             U.S. Department of Agriculture (USDA) Forest Service - Washington Office Automated Lands Program (ALP).
             2012
             Vector digital data
             USDA Forest Service Boundary
             The forest service boundaries defined by the USDA Forest Service encompassing the National Forest System (NFS) lands within the original proclaimed National Forests, along with lands added to the NFS which have taken on the status of 'reserved from the public domain' under the General Exchange Act. The following area types are included: National Forest, Experimental Area, Experimental Forest, Experimental Range, Land Utilization Project, National Grassland, Purchase Unit, and Special Management Area. The nationwide Proclaimed Forest dataset was created by the USDA Forest Service, Washington Office Automated Lands Program (ALP) staff from collected source data created by the Regional Offices. Only maps in USDA Forest Service areas will contain USDA Forest boundaries.
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               2012
               2012
            
          
           publication date
        
         USDA Forest Service Boundaries
         National Forest Service Boundaries
      
       
         
           
             U.S. Census Bureau
             2010
             Vector digital data
             State and Equivalent Boundary
             The Census Bureau collects boundaries from state and county governments through the Boundary and Annexation Survey (BAS, http://www.census.gov/geo/www/bas/bashome.html), and publishes the results as TIGER files.  The USGS uses the TIGER data without editing or alteration for US Topo.
             http://www.census.gov/geo/www/tiger/index.html
             ftp://ftp2.census.gov/geo/tiger/TIGER2010/STATE/2010/
          
        
         digital data
         
           
             
               2010
               2010
            
          
           publication date
        
         State Boundaries
         State and Equivalent Boundary
      
       
         
           
             U.S. Census Bureau
             2010
             Vector digital data
             County and Equivalent Boundary
             The Census Bureau collects boundaries from state and county governments through the Boundary and Annexation Survey (BAS), and publishes the results as TIGER files.  The USGS uses Census TIGER data without editing or alteration for US Topo.
             http://www.census.gov/geo/www/tiger/index.html
             ftp://ftp2.census.gov/geo/tiger/TIGER2010/COUNTY/2010/
             http://www.census.gov/geo/www/bas/bashome.html
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         County Boundaries
         County and Equivalent Boundary
      
       
         
           
             Office of the Deputy Under Secretary of Defense for Installations and Environment, Business Enterprise Integration Directorate
             2011
             U.S. Military Installations, Ranges, and Training Areas
             vector digital data
             Authoritative locations of Department of Defense sites, commonly referred to as installations, ranges, and training areas. This dataset does not necessarily represent a comprehensive collection of all Department of Defense facilities, and only those in the fifty United States and US Territories were considered for inclusion. Some sites were not included because geospatial data were not available, or because it is a leased site.
             http://www.acq.osd.mil/ie/index.shtml
          
        
         not applicable
         digital data
         
           
             
               2011
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           publication date
        
         U.S. Department of Defense Military Installations
         Boundary lines, installation names
      
       
         
           
             U.S. Dept. of Interior, Bureau of Land Management, Division of Support Services, Branch of Information Resource Management
             
             Public Land Survey System
             Vector digital data
             Section boundaries were generated from geodetic latitude and longitude coordinate pairs as recorded on BLM's official protraction diagrams of the state of Alaska. The SDMS_PROD protraction tables were modified to include pro_pt83, section83, and township83. The latitude and longitude values in the pro_pt83 table were transformed from geographic NAD27 coordinates to geographic NAD83 coordinates using NADCON for Alaska. The Informix Section83 table is a spatially-enabled table that contains all of the protraction information for each of the 655,483 sections. Section shapes are stored as NAD83 geographic multipolygons. Each section was individually constructed from NAD83 geographic pro_pt (Protracted Point) table and is fully densified by including all township/section offset corners from adjacent township/sections.
             http://sdms.ak.blm.gov/sdms/data_protracted_grid_gis.html
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         digital data
         
           
             
               
               
            
          
           publication date
        
         Public Land Survey System - BLM
         Townships and ranges, sections
      
       
         
           
             USGS - National Elevation Dataset is a component of a comprehensive base geospatial data model.
             19981002
             Hypsography
             Vector digital data
             This contour featureclass was generated from the 1/3 arc-second version of the National Elevation Dataset (NED). The intended viewing scale for these features is 1:24,000. The contours are derived from a filtered elevation raster to achieve smoother arcs. The NED data were modified by the National Hydrography Dataset (NHD) flow lines and water bodies to facilitate improved integration between the hypsography and hydrography on USGS map products. These contours were generated primarily for use as a layer in GeoPDFs created in the US Topo digital mapping program. The raster data source of contours is the National Elevation Dataset (NED) 1/3 arc-second layer. The 1/3 arc-second NED contains resampled data from the 1/9 arc-second layer of NED. Secondary datasets include the high resolution flow lines, water bodies, and areas from the National Hydrography Dataset (NHD). The NHD layers are used in hydro-enforcement of the DEM prior to contour generation. The goals of the hydro-enforcement are to prevent contour lines from extending over the surface of water bodies and to align the contour reentrants with the NHD single-line streams. The NED raster cells are converted to points. Those points, along with the NHD flow lines are input into an interpolation tool to create a new surface. The NHD water bodies and areas are preprocessed to attach the minimum and maximum elevation to each polygon. From these precalculated values, an appropriate value is calculated by which to raise the elevation cells under the NHD polygons. The NHD polygons are then converted into rasters, which in turn will be used to generate a mosaic that includes the new raster surface. The mosaic is filtered to provide smoother contour lines. Contours are generated and depression and index contours are identified. There is no guarantee or warranty concerning the accuracy of the data. Users should be aware that temporal changes may have occurred since these data were collected and generated and that some parts of these data may no longer represent actual surface conditions. Hydro-enforcement and generalization can also significantly alter the spatial characteristics of the contours. Users should not use these data for critical applications without a full awareness of its limitations.
             http://ned.usgs.gov/
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               19981002
               19981002
            
          
           publication date
        
         Hypsography
         Contours
      
       
         
           
             U.S. Geological Survey
             2013
             Land Cover - Woodland
             Vector digital data
             The Woodland Tint is a derivative land cover product created using several national map layers: three National Land Cover Database (NLCD) 2001 raster layers (Tree Canopy, Imperviousness, and Land Cover); and two vector layers (National Hydrography Dataset and Transportation). The process begins with masking the NLCD 2001 Canopy Data with NLCD 2001 Imperviousness V1 (values from 1-100), and Land Cover V1 (value 11 = Open Water).  The resulting raster data with canopy values of 20 and greater are converted to woodland vector polygons and smoothed via the Paek Algorithm.  The woodland polygons are masked with buffered Transportation (Roads, Airport Runways, and Railroads) and Hydrography (NHD Areas excluding Inundation Area and NHD Waterbodies excluding Swamp/Marsh).  The resulting polygons are checked for scale appropriate size (minimum size of one acre), and the small woodland polygons as well as small clearings within the woodland polygons are deleted.
             http://nationalmap.usgs.gov
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         digital data
         
           
             
               2001
               2013
            
          
           publication date
        
         Land Cover - Woodland
         National Landcover Dataset; National Hydrography Dataset; National Transportation Dataset
      
       
         
           
             U.S. Geological Survey
             19981002
             Shaded Relief
             raster digital data
             The Shaded relief is a derivative elevation product created from the National Elevation Dataset (NED) 1/3 arc second.  First there are five separate shaded relief datasets created from the original data.  Each shaded relief has different azimuths and altitude values as follows: 00 450, 1350 600, 2700 450, 3150 450, 450 450.  These five datasets are then combined into one feature class using map algebra to compute the raster layers using the following equation shadedrelief1 + shadedrelief2 + shadedrelief3 + (shadedrelief4 x 2) + shaded relief5 \ 6.  This equation gives double importance to the 3150 azimuth and 450 elevation.
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         digital data
         
           
             
               19981002
               19981002
            
          
           publication date
        
         Imagery Shaded Relief
         National Elevation Dataset
      
       
         
           
             U.S. Geological Survey
             Not Applicable
             Grids and Coordinate System
             U.S. National Grid, UTM grid, and State Plane Coordinate System values are displayed along the map projection.  State Plane Coordinate System State and Zone values are abbreviated per Appendix A in the following document: Stem, J.E., 1990, 'State Plane Coordinate System of 1983', NOAA Manual NOS NGS 5, available at http://www.ngs.noaa.gov/PUBS_LIB/ManualNOSNGS5.pdf.
          
        
         raster data
         
           
             
               Not Applicable
               Not Applicable
            
          
           publication date
        
         Grids and Coordinate Systems
         2.5-minute geographic ticks, U.S. National Grid, UTM grid, State Plane Coordinate System ticks.
      
       
         The GeoPDFs for this product are created as follows. All geospatial content is taken from national geospatial databases under the stewardship of USGS data programs. The NAIP imagery is provided by a seamless tile service that delivers image data at the resolution and quality of the source imagery. The raster and vector data, including grids and collar information, are processed using ESRI ArcGIS software and exported as a GeoPDF using the TerraGo ArcGIS software extension. Map formatting is performed using a custom application, which includes post-processing to embed the metadata XML document. GeoPDF is a copyrighted format, with implementation rights held exclusively by TerraGo Technologies. Any use of trade, product, or firm names in this publication is for descriptive purposes only and does not imply endorsement by the U.S. Government.
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