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Executive Summary
The purpose of this memo is to discuss JET Acquisitions' (“JET”) most recent development
project, 885 New York Avenue in East Flatbush, Brooklyn, New York (the “Subject” or the
“Subject Property” or the “Project”). JET is seeking a Joint Venture (“JV”) equity partner to close
on a 55% LTC floating-rate construction loan to begin phase two of the construction period - to
construct the twelve multifamily units. See the project summary box below for key information
about the Project.

JET is requesting the JV partner fund 80% of the equity (roughly $1.67MM) required to close on
the construction loan. See the Subject’s estimated sources and uses table below.



JET would like to note that we will have 20% hard equity in the deal at the time of closing on the
construction loan through the means of earnest money deposits and pursuit capital. We
estimate the total equity amount required to close on the construction loan will be $2,088,818,
with a total capital stack of $4,641,817 to fund the allotted uses in the sources and uses table
above.

Development Team
JET Acquisitions is a Manhattan-based real estate private equity firm focused on acquiring and
developing multifamily real estate assets in the New York City Metropolitan area. See our
executive leadership team below.

Area Analysis

The site is located in Brooklyn’s East Flatbush submarket. Flatbush is a community-centered
neighborhood with ample green space, located just south of Prospect Park. In the heart of
Brooklyn.

This expansive district is the borough’s most diverse neighborhood, a vital mixing pot of
peoples, cultures, and architecture. Offering excellent shopping near the junction of Nostrand
and Flatbush Avenues and Brooklyn College which enrolls over 17,000 students.



Flatbush is becoming one of New York’s most exciting residential and retail destinations. The
Site is conveniently located a block away from the 2 and 5 train Church Ave station.

Demography

The area reports an average household income below $75,000 within a one-mile radius of the
site. The average age of the population floats around 36 years old. JET believes our target
tenant will be someone looking to get rid of their roommates and live on their own, or a couple



looking to settle down and have kids soon. This was reflected in our unit mix which will be
discussed later on in the proposal.

Site Analysis

Existing Site

The site's current use is a two-story single-family home situated on the East side of New York
Avenue with available on-street parking. There is a small buffer area between the sidewalk and
the building, with a walkway leading to the entrance. Environmental conditions include moderate
levels of noise and air pollution due to the high volume of vehicle traffic on New York Avenue.

Surrounding uses include single-family residential, multi-family residential, community
recreational facilities, retail, and medical. The impacts of these uses on the site may be both
positive and negative, depending on the perspective. Positive impacts may include access to
goods and services, while negative impacts may include increased noise and congestion.





Key features within view are Neighboring buildings, sidewalks, and street traffic on the looking
west, and another building on the east side of the building. presence of the 2/5 subway line
running along Nostrand Avenue to the west of the site. This may provide convenient access to
transportation for residents. There is also a significant amount of commercial activity, including
shopping centers and stores, to the east of the site along Flatbush Avenue.

Access to major roadways includes proximity to the Brooklyn-Queens Expressway (BQE) to the
north of the site, as well as the nearby intersection of Flatbush Avenue and Utica Avenue, which
provides access to several other major roadways. The nearest train station is Sterling Street
Station, located about 0.7 miles to the west. There are several parks and recreational areas in
the surrounding area, including Wingate Park and the Brooklyn Botanic Garden, which are
accessible by car or public transportation.

Property Revenue & Expense Assumptions

Unit Mix Analysis

JET has received approvals from the city of New York to construct 12 multifamily units across
seven stories. The maximum building height for R6 zoning in New York City is usually 60 feet or
six stories. JET was able to receive a height variance to include one more story in the building
to make the economics work with the 421-A program for the site.



The way we calculated our Net Buildable SF was by taking our approved buildable SF of 9,100
SF, then dividing that number by the number of floors (seven) to receive our gross buildable SF
per floor. Once we figured out our Gross Buildable SF / Floor was 1,300 SF, we applied a 10%
loss factor to common areas such as utility areas and hallways, to get a net buildable SF/ Floor
to 1,170 SF, bringing our Total Rentable SF to 8,190 SF.

Since the site is 421-A, we chose option 421-A (16) B. Meaning there was to be 1 unit priced at
70% AMI, and two units priced at 130% AMI for a total of 30% of the units needing to be
rent-stabilized at the Subject. We chose the rent-stabilized units to be situated on floors one and
two, as these units have limited upside in rental growth, therefore incentivizing the developer to
place the free-market units higher up in the building for free-market tenants to hear less street
traffic. 421-A assumptions will be discussed in the expense assumptions section.

Revenue & Lease-Up Assumptions

If a building has ten or more units in New York City, a building superintendent is required to live
on-site or within 200 feet of the site. We assumed the Super will live on-site and will not pay rent
for their ground-floor 1-bedroom 1-bathroom unit.

We assumed twenty percent of the units will pay pet rent at $50 / month and late fees will be
incurred at $50/unit/month based on the annual 2% bad debt projection.

To be conservative in our analysis, we projected 0% rent growth for the three rent-stabilized unit
rents for the duration of the hold period, and five percent rent growth for years one and two, four
percent for years three, and three and a half percent growth for the remaining duration of the
analysis on free market units. We also assumed other income was to grow at three percent
annually for the duration of the hold period.

Market rent growth rates and vacancy rates were collected from REIS and CoStar on Flatbush
and Brooklyn market data. REIS and CoStar data are widely used by credible financial
institutions to project growth rates on exit analyses.



We estimated that we can fully lease up the building within four months of completion of
construction, at a conservative estimate of three units per month.

Rent Comparables

JET conducted market research on rent comparables near the subject. JET would like to note
that the Subject property does not have any common area amenities due to the small building
size. Discussions have been started with our architectural team if it is possible to add a roof
deck to our building to compete with nearby buildings. However, due to the Subject’s close
proximity to public transportation and Linden Blvd, we believe the Subject is in a very walkable
area of East Flatbush with plenty of options to retail and outdoor space. See a map below of the
Subject’s proximity to the rent comps above. The Subject is marked in red.



Expense Assumptions

Stabilized operating expense assumptions were collected through other comparable recently
stabilized properties in the market, as well as through conversations with real estate broker
Remi Norris, with Terra CRG, a multifamily real estate broker focused on the Brooklyn
multifamily real estate market.

JET Acquisitions chose program 421-A (16) option B for this development due to its 35-year
exemption period. 100% of property taxes levied against the subject are exempt from being paid
for the first 25 years of the hold period post the property is constructed, then the Subject
receives a 30% exemption for the last 10 years of the analysis.

JET used an industry-standard 2% annual expense growth rate with an estimated
$200/unit/year cap ex reserve amount and a 7% of EGR property management fee that will be
paid to JET Acquisitions for self-managing the property for the hold period.

JET would also like to note that we budgeted for the building superintendent to receive a $3,000
annual stipend.



Construction Information

Construction Budget

JET will be self-managing the construction of the Subject. The above construction budget was
put together by our Chief Operating Officer, Tom Weber. Tom developed an initial estimate
based on RSMeans data and has since confirmed these costs with our 3rd party vendors and
subcontractors. We have budgeted a 5% contingency of hard costs and soft costs to bring out
construction cost per buildable SF to $417/SF. JET would like to note that this number does not
include land acquisition price, closing costs, or financing costs. This number is based purely on
the construction of the building. Construction of the building is estimated to take 18 months -
starting 8/31/2023 and ending 1/31/2025. See the construction schedule below.



Since Phase One has already been completed, JET believes we will be able to construct the
Subject within 18 months due to our COO, Tom’, exceptional ability to systematize and manage
construction projects effectively, and our hard-earned trusting relationships with our third-party
vendors and subcontractors. Below is a chart summarizing all of our construction-related
expenses and timeline for the Project. Total Construction Costs are expected to total roughly
$3.8MM, or $417/ buildable SF.

Construction Loan Information

JET has been working with a local community bank to finance the development of this Project.
Above are the community bank’s final loan terms sent to us in the mortgage application. Total
capitalization came in at 55% LTC, or roughly $2.55MM, based on a loan constant of 9.67%.
JET would like to note that this is a floating-rate loan. The estimated loan term is 24 months
and we are expected to refinance into fixed-rate agency debt when the property is stabilized to
achieve maximum proceeds.



Financial Analysis

Sources & Uses

JET is seeking roughly $1.7MM in LP equity or 80% of the equity position to close on our
construction loan to begin developing the site. Equity Waterfall and return expectations for the
JV partner will be defined in the “Returns Summary” section below.



Pro Forma

JET has forecasted a six-year hold period for the Subject asset. The property is expected to be
stabilized in Month 22 of the analysis and will be refinanced into permanent debt in Month 24.
JET would like to note the reason for the decrease in cash-on-cash return in year six is that the
property begins to amortize in year six. Permanent Financing assumptions will be shown below.



Permanent Financing

Upon lease-up and stabilization of the property, JET is planning to refinance our construction
loan into a 5-year term Fixed-rate agency loan. For our analysis, the refinance loan was sized at
a maximum LTV of 65% and a minimum DSCR of 1.25x. The total Interest Rate was budgeted
to be 5.58%, based on a 210 basis point interest rate spread and a 348 basis point US 5 Year
treasury index rate as of 4/24/23. For refinance valuation purposes, JET utilized a 5.50% cap
rate for an estimated value derived by the agency’s selected Appraiser. JET would like to note
that this is an estimated cap rate. Sale comps will be provided in the “Sale Comparables”
section below to support our budgeted cap rate.

Total Cost and Sale Information



As mentioned above, JET is budgeting a 72-month, or 6-year hold period for the Subject. We’re
estimating to achieve a stabilized return on cost of 6.60%, which brings our development spread
(Stabilized Return on Cost minus Exit Cap Rate) to 135 basis points. Based on the sale comps
below, we believe we are making a fair assumption for an exit cap rate of 5.25%.

JET would also like to point out our Total Project Cost. This cost includes land costs, financing
costs, and closing costs, which brings our total project cost to roughly $4.6MM, or $567 /
buildable SF. The sale price / buildable SF is $709. JET was able to add a lot of value to the
entitlement process, therefore, enabling the land cost to equal 10% of the final sale price.

Sale Comparables

JET received the following sale comparables from Marcus and Millichap’s Q4 2022 Multifamily
Market report. As shown in the chart above, we’re being conservative on our exit cap rate
assumption of 5.25% based on the weighted average of 4.91% and we’re also being
conservative on our exit sale price/unit. We’re budgeting $537K / unit while the comps are
around $580K.

JET would like to mention 882 New York Avenue, which is highlighted in bold in the chart
above. This property is direct across the street from our Subject property and has just sold for a
5% cap rate at $547,106/unit. This is a direct comp with fewer units than our building.

See the sales comparable map below. The Subject is the red dot, and 882 New York Ave is the
blue dot.



Returns Summary

The returns shown above are based upon levered cash flows. The JV partner will receive a 14%
preferred return based on an IRR-based waterfall and cash flows/profits will be split 75/25 when
there has been

1. a full return of capital, then;
2. When the 14% LP IRR has been exceeded.

The expected returns for the JV partner are as follows.
● IRR: 16.22%
● Equity Multiple: 1.93x
● Net Profit: $1,549,963.

JET would like to reiterate that the sponsorship team has 20% of aligned capital in this deal.
Meaning, we are investing alongside our JV partner in this deal with our own equity.

See the below sensitivity analyses measuring the effect of hold period and exit cap rates on the
JV partner’s IRR and equity multiple, as well as the effect of construction costs and exit cap
rates on the JV partner’s IRR and equity multiple.

As demonstrated above, the Project is protected from longer hold periods and higher exit cap
rates than anticipated, as well as higher cap rates and higher construction costs/SF. Meaning
that even if these events were to occur, the Project would still perform financially and not lose
investor capital.



Conclusion

Due to the Development occurring in the area, as well as the continued struggle to make
development projects pencil in the NYC MSA, we believe the project will benefit from Cap Rate
compression and rental growth.

As demonstrated in our sensitivity analyses, we are protected from downside risk in cap rates
and construction costs, therefore, on a risk-adjusted basis, we believe this project provides an
exciting JV development opportunity for our strategic partners.


