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Executive Summary

 Seeking a $68M equity partner to invest in an 11-building portfolio in Manhattan's Upper East Side and 
Upper West Side
 361 rental apartments (39% renovated at close), 22 retail spaces

 $176M purchase price, $28.3M renovation budget, $75.5M equity required

 Project level IRR of 15.47% and Equity Multiple of 1.68x

 Repositioning Strategy
 Add modular units to the roofs of properties increasing the total unit count by 8%
 Renovate existing rentals to capture, increasing area rents
 Modernize retail strategy by analyzing post-COVID retail trends

 Holding period of 4 years and a nominal LP profit of $37.4M
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Portfolio Synopsis
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Portfolio Overview
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11
Properties

1900
Average Year Built

2

361
Residential Units

22
Retail Units

145K
SF of unused Air-rights

$5.1M
T-12 NOI

39%
Renovated Units

96
Lowest Walk-Score

Historic Neighborhoods
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Neighborhoods
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 Abut Central Park

 Settings of many 
TV shows & 
movies

 Wealthier than 
NYC average 
neighborhoods

 Historic 
Architecture

Upper East SideUpper West Side

 World Famous
shopping, 5th & 
Madison Avenues

 The MET

 Guggenheim
Museum

 El Museo Del 
Barrio 

 Natural History
Museum &
Hayden 
Planetarium

 New York 
Historical 
Society

 Lincoln Center

 Beacon Theater

Area Overview
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Market Demographics
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Market Demographics
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Market Analysis - Vacancy

1. 2. 3.

Source: Douglas Elliman & Miller Samuel 
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96%
Underwritten 

Vacancy



Market Analysis – Multi Rental Rates
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Source: Street Easy



Market Analysis – Retail Rental Rates
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Source: Compstak



Market Analysis – Multifamily Trends

1. 2. 3.

Source: Real Capital Analytics

16



Zoning Analysis

17



Zoning Analysis
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Zoning – West Side Historic District

1. 2. 3.
182 Columbus (left) & 464 Amsterdam (right)

 Two UWS properties lie in a 
historic district but directly 
abut properties outside of 
the district

 84,500 SF available air rights 
between the two sites

 Block site visits and 
ownership assessments 
deem transfer of air rights 
unlikely, especially during 
the holding period
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Repositioning Strategy
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Residential Strategy
 New York City rents have rebounded if not 

surpassed their pre-pandemic levels

 Incomes across neighborhoods, country growing

 Capitalize on trends and renovate the remaining 
61% of units

 No exterior work beyond defensive curb appeal 
touch-ups

 Risk-averse option to provide security for 
implementation of roof leveled additional 
dwelling units
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Additional Dwelling Units
Modular/Prefabricated Apartments

Built off-site via assembly line production
Can easily be installed and removed
Significant cost savings compared to traditional 

construction

Popularity is growing in expensive markets

Strategy
1. Perform engineering assessment for structural limits of 

current buildings
2. Build across one roof level on all UES buildings
3. Apply for permits for the UWS buildings
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Additional Dwelling Units
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ADU Precedents - Paris
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ADU Precedents:
London
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1582 First Ave.
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“Additional” 
Opportunity

1.
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“Additional” Opportunity
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Retail Strategy
 Ecommerce rates continue to grow

 Modernize Retail Strategy to embrace post-COVID 
trends
 Omnichannel Retail – “Buy online and pick up in-store”
 Automating processes – Self check-out

 Plurality of NYC retail tenants are F&B focused
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Retail Strategy
Lease up 1582 First Ave.

Combine two spaces and lease to Ghost 
Kitchen or similar

Lease up Columbus Ave. 
Pick-up/drop-off retail or juice/coffee-to-go

Expiring Spaces
Renew based on financial analysis
Community Serving Retail vs. Ecommerce

Current Tenants in Default
Reevaluate finances and ability to pay
Work to receive all past due rent/fees
Underwrite never receiving those funds
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Financial Analysis
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Key Financial Figures

176M
Purchase Price

75.5M
Equity Required

215.6M
Total Development 
Budget

4 Years
Holding Period

4.50%
Exit Cap Rate
(Residential)

37.4M
Total LP Profit

15.47%
Project Level IRR

1.68x
Project Level EM
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Portfolio Wide Assumptions
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Proforma NOI Calculation
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Acquisition/Development Summary
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Exit and Return Summary
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Sensitivity
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Risks & Mitigants
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Risks & Mitigants
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 Risk: Increased construction costs for unprecedented ADU strategy
 Mitigation: Execute strategy on smallest property utilizing three Modular units on the property with the oldest roof. Should 

the project become unfeasible or otherwise untenable, these costs would not have to be incurred for the other properties. 
We would then pivot the strategy to a more traditional value-add renovation project.

 Risk: ADU Strategy may not be feasible after attempting installation of three units on 1582 1st Avenue
 Mitigation: The portfolio returns will still be favorable should the ADU strategy fail. Further, there is significantly less risk 

than traditional ground-up development or adaptive reuse since one more minor component is used as a prototype.

 Risk: External global concerns, including COVID, inflation, climate change, and Geopolitical unrest that can cause 
economic downturns, are affecting the broader New York City real estate market
 Mitigation: Although external global factors can never be fully mitigated, conservative underwriting combined with a 

streamlined execution strategy can add a buffer layer of protection for investor returns.

 Risk: The consistent decline in brick-and-mortar retail success
 Mitigation: Repositioning retail to focus on either goods and services that cannot be more easily purchased online or 

omnichannel retailers that embrace technology and post-COVID spending behaviors.



Sponsorship
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Sponsorship
Aretê: (Greek) – Virtue or Excellence of any kind.

Arete group is an asset-agnostic investment firm 
that seeks value-added opportunities in well-
established markets. We use emerging trends that 
may have a proven track record but have not yet 
been absorbed by a particular market. This gives us 
a competitive advantage in achieving above-market 
returns. In paying homage to the Socratic 
philosophers who coined our name, we pride 
ourselves on thinking about what it truly means to 
achieve excellence for our investors, residents, and 
the communities in which we operate. 
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Thank you! 
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Appendices
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Annualized Proforma

44



Retail Net Effective Rent Calculator
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Columbus Avenue Residential Street Easy Comps
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464 Amsterdam Residential Street Easy Comps
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88th St Residential Street Easy Comps
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East 73rd Residential Street Easy Comps
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464 Amsterdam Ave Retail Compstak Comparables
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1582 1st Ave Retail Compstak Comparables
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Columbus Ave Retail Compstak Comparables
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Portfolio T-12: Income
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Portfolio T-12: Expenses
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Portfolio T-12: Expenses cont. and NOI
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Local Prefabrication Manufacturers

1. 2. 3.
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Top Floor Multi Analysis

1. 2. 3.
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