452-454 GRAHAM AVENUE

ZONING STUDY

456 Via Vespucci

New York

@ Google Street View

l

t Bonnie's @

tra

LJ S

Page 1 of 12




GRAHAM LOOKING NORTH

NEW
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Q AlA
Why are we Eﬂ:@
seeing so much
development
along Graham
ave?

A.
BECAUSE GRAHAM AVE
IS ZONED AS AN R6A
WHICH ARE QUITE
LUCRATIVE & HARD TO
COME BY-
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454/454 Graham Ave
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NYC ZONING DISTRICT MAP SHOWN
BELOW -NOTICE THE AREAS IN R6A
(yellow) VS R6B (light blue)

REB

MUCH LOWER PERCENTAGE OF R6A
OPPORTUNITY EXISTS- EVEN LESS

AVAILABLE ARE CORNER LOTS IN R6A
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Why are R6A
Corner lots so
valuable...?




BECAUSE IT MEANS, BIGGER BUILDINGS WITH MORE SQUARE

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

F.A.R. = Floor Area Ratio — Buildable Square footage is higher in R6A. (1.5x the potential of R6B)

FOOTAGE, AND ULTIMATELY MORE PROFITABILY

FROM A DEVELOPMENT STANDPOINT R6A HAS

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

NYC ZONING RESOLUTION

Medium Density Contextual Residence District

Housing

Mandatory Inclusionary |1.700 sf

Lot Lot Rear Lot Coverage FAR Base Building # of DU Required Parking
R6A Area | Width | Yard | gomer | Other Lot Height Height Stories | Factor | pBasic . IRHU
; N/ QG i
Basic .
Mandatory Inclusionary |1.700sf| 18f : hl': .
Housing
Medium Density Contextual Residence District
Lot Lot Rear Lot Coverage FAR Base Building DU Required Parking
RGEB Area | Width | Yard | comer : Other Lot Height Height Stories | Factor | Basic | IRHU
Basic



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

R6A VS R6B - z e I_I db k
DUETO THE FOLLOWING. | T AL Onlng an 00

- F.A.R. ADVANTAGE
- HEIGHT ADVANTAGE - BASE & BLDG.
- LOT COVERAGE ADVANTAGE

Above the maximum base height,
building must be set back at least 1 0’
from the street wall when lacing a wide

from the street wall when lacing o wide
street or 15" when facing a narow street

https://www.nyc.gov/assets/planning/download/pdf/about/p of 12
ublications/zoning-handbook/zoning-handbook.pdf



452/454 Graham + ZONING LOCATION - ZOLA

Ave, is a rare 2 X s miowar
double corner lot | —

R6A opportunity! ' N\ —]
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Wait what are
the Zestimates
based on...”?




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

$6,309,500 Zestimate®

e % . 452/454
R6B = ' GRAHAM AVE
Richardsen street (600 3 ZESTIMATE
M1-2/R6 - st Sereet (60
oSt Street (ot
R6A R6B cet (60 )
Withers St *R6B ARE INFERIOR TO R6A
' ?af LOTS -HERE’S SOME
s R6B o RECENT EXAMPLES OF
— jackson See ZESTIMATES IN R6B IN THE
3 3 FOLLOWING SLIDE
2 2
% gkillman Avenue'(bo =" i
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?6 N\aspe\h puet
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2 EXAMPLES OF “R6B” BASED PROPERTIES WITH ZESTIMATES IN LESS
POPULATED AREAS WITH MUCH LESS DEVELOPMENT POTENTIAL

452-454 GRAHAM

AVE. THE BEST
DEAL. - R6A/C2-4
OVERLAY

MORE
DEVELOPMENT
UPSDIE THAN
BOTH COMPS
WITHIN 1 BLOCK
RADIUS.

465 HUMBOLT -
R6B -RECENT

PENDING SALE
FOR $3,950,000

n
(309 pansiploaw™

Withers Str¢

U .
2 Zillow

465 Humboldt St

$3,950,000

S0, .; 5bd 3ba 4212sqft

N Pending

Travel times @

& Add

work destination

tree lin

$4,677,000 s s:- 1

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

= 2 Zillow Osave share @ Hide eee M

0,000 sqft




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...?




| 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.

452-454 GRAHAM AVENUE ZONING 5TUDY

R6A = DU OF 680
9900/680 = 14 DWELLING UNITS MAX.
OPTIMIZE FOR 2BDRM

2023 LOW RISE APARTMENT COST
CONSTURCTION COST OF $150
PER 5F.

PROPOSAL A PROPOSAL B
COSTTOBUILD COST 10 BUILD
9900SF *§150 = 11,8805F * $150=
$1,485,000* $1,782,000

PROPOSAL C
COSTTOBUILD
14,9605F * $150=
$2,244,000*

MIINI.HI
AN RoA Al

{|[|}\4-\'

ROA e

oA il K

*NOT INCLUDING COSTFOR
UNDERGROUND PARKING

REISDENTIAL CONDO'S PRICE PER
5Q. FT. MEDIAN FOR
WILLIAMSBURG 2023 = $1,363

Current Versus Historical Willlamsburg, New York, NY Rents

Price /Sqft

PROPOSAL A

GROUNDFLR.
COMMERCIAL 30 SFIYR =
515,400 AMO. $184,800
PER YR. - BANK LOAN LESS
THAN 100K A YR

(6)2 BEDRMS @ 54,600
PER MO. - $331.200 1STYR.
BANK COST COVERED IN
3YRS

ALL CONTENTS OF THIS
DOCUMENT ARE FOR PRIVATE &
EDUCATIONAL PURPOSES ONLY




SO... WHAT’S THE “TAKEAWAY" HERE?

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 A
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.



AIR RIGHT POTENTIAL
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NYC Air Rights & Air Rights Transfers | 3080 Sf of Air rights
potentially available
by Jorge Fontan | Last updated May 31, 2020 | New York City, NYC Zoning, Property )%FpTﬁélusionary.
2420 sf potentially
AIR RIGHTS available for non
inclusionary

AIR RIGHTS
ALLOCATED TO
NEIGHBOR

— »F
UNUSED ~ BUILDING AIR
AIR RIGHTS RIGHTS MAXED

USED
DEVELOPMENT
RIGHTS

What are air rights?

The term air rights is not in the New York City Zoning Resolution. The Zoning Code uses the term

“‘development rights” which is what people normally mean when they say “air rights”.

Air Rights NYC Development Rights

Air Rights or Development Rights are the unused fioor area that can be developed on a property. The
unused floor area can be added to the property or sold to a neighboring property. In New York City Air
Rights can be transferred to other properties commonly referred to as a “Development Rights Transfer”

or "Air Rights Deal". There are 2 ways to buy and sell air rights.

1. Zoning Lot Merger
2. Development Rights Transfer

A IAXLOI | BB

L 302735

170 RICHARDSON STREET, 11222

Brooklyn (Borg

RGB

R6B

|

L

ooklyn (Boro

R6B.

& Transit Zone

R6B

A TAX LOT | BBL 3027
450 GRAHAM AVENUE, 11211

Zoning District:

INTERSECTING MAP LAYERS @ ZONING DETAILS:

ough 3)  Block 2735 = Lot 11

|
auchardsonsueet=(6 f Zoning Districts: ¥ R6B | & C24

INTERSECTING MAP LAYERS @ ZONING DETAILS
€ Transit Zone

 Digital T
@ Zon
& Hist

One & Two Family Buildings

350007

Block 2735 Lot 7

& Digital Tax Map
& Zon|
@ Historical

Show Owner
Mutti-Family Walk-Up Buildings
3,000sqft

3t

1001t

1928

Waik-up Apartments - Over Six Families Without
Stores (C1)

1
4
6.820sq 1t

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