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ZONING STUDY
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GRAHAM  LOOKING NORTH

NEW  
DEVELOPMENTS

NEW  
DEVELOPMENTS
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454/454 Graham Ave



Q.
Why are we 
seeing so much 
development 
along Graham 
ave? 

A.
BECAUSE GRAHAM AVE 
IS ZONED AS AN R6A 
WHICH ARE QUITE 
LUCRATIVE & HARD TO 
COME BY- 



• NYC ZONING DISTRICT MAP SHOWN 
BELOW -NOTICE THE AREAS IN R6A 
(yellow) VS R6B (light blue) 

• MUCH LOWER PERCENTAGE OF R6A 
OPPORTUNITY EXISTS- EVEN LESS 
AVAILABLE ARE CORNER LOTS IN R6A

454/454 Graham Ave



Why are R6A
Corner lots so 
valuable…?



• F.A.R. = Floor Area Ratio – Buildable Square footage is higher in R6A. (1.5x the potential of R6B)
• Base Height = 20-25’ more feet than found in R6B (that’s 2 extra stories over R6B)
• Building Height = 20-25’ more feet than found in R6B (that’s 2 extra stories over R6B)
• Inclusionary Housing Bonus
• Air Rights

BECAUSE IT MEANS, BIGGER BUILDINGS WITH MORE SQUARE 

FOOTAGE, AND ULTIMATELY MORE PROFITABILY

 HOW MUCH MORE? FROM A DEVELOPMENT STANDPOINT R6A HAS 

APPROX. 1.5X THE VALUE OF THE SAME PROPERTY LOCATED IN R6B 

-SEE BELOW CHARTS & OUTLINE-

NYC ZONING RESOLUTION
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NYC ZONING RESOLUTION ILLUSTRATING DIAGRAMMATICALLY THE 
DIFFERENCES BETWEEN R6A AND R6B (SHOWN BELOW PUBLIC INFO.)

https://www.nyc.gov/assets/planning/download/pdf/about/p
ublications/zoning-handbook/zoning-handbook.pdf



452/454 Graham 
Ave, is a rare 
double corner lot 
R6A opportunity!

• ZONING LOCATION - ZOLA
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Wait what are 
the Zestimates
based on…?



ZESTIMATE IS MOSTLY BASED ON “R6B”
BLUE ZONE COMPARABLE PROPERTIES IN THE 
AREA. 

*R6B ARE INFERIOR TO R6A 
LOTS -HERE’S SOME 
RECENT EXAMPLES OF 
ZESTIMATES IN R6B IN THE 
FOLLOWING SLIDE

452/454 
GRAHAM AVE 

ZESTIMATE



455 Humboldt 
St, Brooklyn, NY 
11211

R6B - STRICTER  BASE 
HEIGHT,  BUILDING 
HEIGHT  & LOT 
COVERAGE  THAN R6A-
HUMBOLT IS 1 WAY  
STREET - NOT  NEARLY 
AS MUCH  FOOT 
TRAFFIC AS  GRAHAM
AVE- HENCE THE R6B 
JURISDICTION

465 HUMBOLT -
R6B –RECENT 
PENDING SALE 
FOR $3,950,000

452-454 GRAHAM  
AVE. THE BEST  
DEAL. - R6A/C2-4  
OVERLAY
MORE  
DEVELOPMENT  
UPSDIE THAN  
BOTH COMPS  
WITHIN 1 BLOCK  
RADIUS.
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2 EXAMPLES OF “R6B” BASED PROPERTIES WITH ZESTIMATES IN LESS 
POPULATED AREAS WITH MUCH LESS DEVELOPMENT POTENTIAL



Okay so we 
understand R6A
is clearly more 
valuable than 
R6B. But how 
does higher 
F.A.R., taller 
building heights, 
community 
facility bonuses 
and air rights 
convert to 
dollars…?



I wish this was a simple answer. 
But it does become a bit more 
nuanced. Once the boxes are 
checked off. As is the case with 
452/454 Graham Ave. 
Developers will hire a team to 
do a detailed Pro Forma.
(basically, a method of calculating 
financial results using certain 
projections or presumptions) The 
following slides run some
preliminary “schematic 
proforma’s” which may shed 
some light into cost analysis 
and time slated to recapture 
initial cost. As you will see there 
are a number of ways you can 
structure this based on 
variables specific to the 
individual or corporation. But 
ultimately, properties of this 
magnitude have large upside 
potential.



What value over the
Zestimate is this property 
worth?
Where going from R6B to 
R6A has a 1.5x build 
potential. How does that 
unrealized value compute to
a dollar amount, an industry 
standard closer to 10% of the 
multiplier is used. In 
otherwords, a 15%  bump 
over the current Zestimate is 
a relatively accurate 
assessment. Estimating the 
property value of 452/454 
Graham Ave at $7.2m with 
current listing at $6,500,000 
this property is undervalued 
and priced to sell.

SO… WHAT’S THE “TAKEAWAY" HERE?



POTENTIAL  
ACQUISITION LOT  
& OR AIR RIGHTS  
(LOT IN R6A)

452-454 GRAHAM  
AVE

AIR RIGHT POTENTIAL
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3080 sf of Air rights  
potentially available 
for  inclusionary. 
2420 sf  potentially 
available for non  
inclusionary

4336 sf air Rights  
potentially available  
inclusionary- 2477 sf  
for non inclusionary
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