
 

 
 

Application updated March 2017 

THE CITY OF NEW YORK 
DEPARTMENT OF HOUSING PRESERVATION AND DEVELOPMENT 

OFFICE OF DEVELOPMENT 
100 GOLD STREET, ROOM 5G, NEW YORK, NEW YORK 10038  

(212) 863-8228 
 
 

AFFORDABLE HOUSING PLAN APPLICATION PURSUANT TO  
THE VOLUNTARY INCLUSIONARY HOUSING PROGRAM 

Please indicate “Not Applicable” or “NA” where appropriate. Do not leave any lines blank. 
 
 

1. Applicant:                                                                                                                                          
Address:                                                                                                                                             
Fax:                                                                                                                                                 
Email:      ___________________________________________________                                           _                                                                                                
Primary Contact (Name, Phone, Email): 
______________________________________________________________________ 

 
2. Owner (if different):                                                                                                                        

Address:                                                                                                                                             
Fax:                                                                                                                                                 
Email:                                                                                                                                                  
Primary Contact (Name, Phone, Email): 
______________________________________________________________________ 

 
3. Administering Agent:                                                                                                                      

Address:                                                                                                                                             
Fax:  _________________________________________________________________ 
Email:  ______________________________________________________________ 
Primary Contact (Name, Phone, Email):   
______________________________________________________________________ 

 
4. General Contractor:                                                                                                                         

Address:                                                                                                                                             
Fax:  _________________________________________________________________ 
Email:  ______________________________________________________________ 
Primary Contact (Name, Phone, Email):   
_____________________________________________________________________ 

 
5.    Architect:  _____________________________________________________________ 

Address:  ______________________________________________________________ 
Fax:  __________________________________________________________________ 
Email:      ____________________________________________________________                                                                                                                        
Primary Contact (Name, Phone, Email): 

              ____________________________________________________________________ 

 



 

 
 

Application updated March 2017 

 
 

6. Attorney and Firm:                                                                                                                           
Address:                                                                                                                                             
Fax:                                                                                                                                                 
Email:                                                                                                                                                  
Primary Contact (Name, Phone, Email): 

________________________________________________________________________ 
 
 

7.   Location of Affordable Housing Units 
Street Address:   _________________________________________________________ 

Borough:  ________________________________________________________________ 
Block(s)/Lot(s):  _________________________________________________________ 
Community Board:                                                                                                                            

 
 

8.   Inclusionary Housing District of Affordable Housing Units 
R-10 Inclusionary: 
Is project privately financed? (Yes/No)                                   
IH Designated Area (Insert ZR section reference, e.g., §23-154, §23-952, §98-23, §62-
352, etc.):  _______________________________________________________________ 
Special District:                                                                                                                                
Other (please explain):                                                                                                                   

 
 

9.   Unit Count 
Total units in project:                            Total IH units in project:                           Super’s units:        
 

For projects with more than one building: 
1. Address for first building: _____________________________________________________ 

Total units in first building: _____ Total IH units in first building: _____ Super’s units: ___ 
2. Address for second building: ___________________________________________________ 

Total units in second building: ____ Total IH units in second building: _____ Super’s units: __ 
For additional buildings, please add additional pages as needed. 

 
Income Distribution of Affordable Housing Units: 

Number of low-income units (equal to or less than 80% AMI):               
Number of moderate-income units (equal to or less than 125% AMI):      

Number of middle-income units (equal to or less than 175% AMI):    
 
10.   If publicly financed, list all sources of governmental assistance, including tax credits, bond 

financing, and land disposition programs: 
__________________________________________________________________________________________________ 
Tax Exemption to be requested:  _______________________________________________________ 
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11. Type of Project (check all that apply) 
 
Construction type: 

New Construction 
Preservation 
Substantial Rehabilitation 

 
Location of Floor Area Compensation: 

On-site  
Off-site 
On-site and Off-site 

 
Inclusionary Units: 

Rental 
Homeownership 

 
 

Electric Utility Systems: 
N/A – Not Used 
 Individual unit heating systems utilizing electric resistance heated PTACs or heat pumps  
 Individual unit hot water systems heated by electrically powered boilers  
Electric stoves 

 
12. If the project will contain a condominium or cooperative structure, please describe the structure 
and the use of each unit.  If not, please indicate N/A:  
 
               
 
              
 
              

 
 
 
 
 
 
 
 
 
 
 

Authorized Signature of Applicant:                                                                                                           

Print name:                                                                                                                                                     

Date:                            

 

Non-Inclusionary Units: 
 Rental 
 Homeownership 
 Not Applicable 
 



204 Avenue A & 535 East 12th Street Project 

Program: Affordable Neighborhood Cooperative Program (ANCP) 
Project Sponsor: SMJ Development 

 

Project Overview 

This project consists of 204 Avenue A and 535 East 12th Street, which are both City-owned buildings located in the East 

Village/Alphabet City section of Manhattan. They are currently vacated due to structural issues, although each building 

has 5 tenant-of-record households that have been relocated since 2008. 204 Avenue A is a 4-story, 6-unit building with 

a ground floor commercial space, and 535 East 12th Street is a 5-story, 8-unit building, also with a ground floor 

commercial space. The project sponsor is SMJ Development. The project intends to use on-site Inclusionary Housing 

(IH) at 204 Avenue A, to build above the base FAR and will be built as of right on 12th Street. 

 

 

Under the proposed ANCP development project, 204 Avenue A will be sold to Restoring Communities HDFC and 535 

East 12th Street will be sold to an HDFC to be formed by SMJ Development for $1 each. Due to the buildings’ structural 

problems and need for extensive rehab, they will be demolished and rebuilt. The buildings are also currently 

constructed below the allowable FAR. The current buildings will be replaced by a 7-story building with 10 units 

(Avenue A) and a 6-story building with 11 units (12th Street) – a breakdown of project information by building is below. 

After construction, 204 Avenue A will be converted into an affordable cooperative, to be owned and operated by a co-

op corporation formed by the 10 existing households. 535 East 12th Street will be owned by SMJ Development and will 

be operated as a rent-stabilized rental building. 

 

 

 

 

 

Map of Project buildings (Source: Google Maps) 



Project Details by Building 

 204 Avenue A 535 East 12th Street 

Block/Lot 406 / 47 406 / 6 

Existing Residential Units 6 (combined unit, effectively 5) 8 (combined unit, effectively 7) 

Proposed Residential Units 10 11 

Ownership after Construction Cooperative HDFC Rent-stabilized rental HDFC 

Lot Area 2,472 SF (25.75’ x 96’) 2,581 SF (25’ x 103.25’) 

Existing ZSF 5,048 6,980 

Zoning R7A R8B 

Inclusionary Housing? Yes, on-site Yes, off-site 

Current FAR 2.04 2.2 

Base FAR 3.45 (Max 4.6 with on-site IH) 4.0 

Max FAR with IH 4.6 4.0 (to sell bonus of 12,905 SF) 

Proposed Gross SF (approx.) 11,870 10,824 

Proposed Commercial SF 1,000 0 

 

Project Affordability 

204 Avenue A will operate as a limited equity co-op, with maintenance set at 40% AMI for existing families. This will 

help to ensure that existing residents, many of whom are elderly and receive SSI or Social Security benefits, will be 

able to return to their homes as cooperative homeowners. Section 8 applications will be given to residents who 

cannot afford the new maintenance if vouchers are available to HPD when residents return to the building. The 

building’s regulatory agreement will require that future sales prices are affordable to shareholders at 80% AMI. 

535 East 12th Street will operate as a rent-stabilized income restricted rental building.  

 204 Avenue A 535 East 12th Street 

Average Maintenance/Rent AMI 40% 130% 

Average Maintenance/Rent $761 $2,253 

Re-Sales AMI 80% N/A 

# 1-BR Units 8 11 

# 2-BR Units 2 0 

Total Residential Units 10 11 

Total Commercial Units 1 0 

 

Project Financing 

The Project will be financed with a combination of City Capital, developer equity, and private financing.  
 
During construction the project will be financed with a private construction loan, City Capital subsidy, cash equity and 
deferred development fee.   At conversion the Project will convert to a forward committed long term permanent loan 
separately encumbering the Ave A building and the 12th St. building.  The City Capital loan funded during construction 
will convert to a split permanent loan on each building.   The project is also expected to receive grant funds from the 
New York State Affordable Housing Corporation (AHC), a program that provides grants to create homeownership 
opportunities for low- and moderate-income families, as well as sales proceeds from existing residents who purchase 
shares at 204 Avenue A. There is a projection for a nominal sponsor equity amount to round out the permanent 
sources.  Existing residents who are current in rent may purchase their units for $2,500, and residents who are at or 
below 80% AMI may save $2,250 of the purchase price through their regular rent payments during construction. The 
project will have a 30-year amortizing loan from the bank, as well as a 30-year interest-only HPD City Capital loan. 
 



The Project will capitalize operating reserves on both buildings at permanent conversion, and will make ongoing 
building reserve contributions to mitigate future operations risks. 204 Avenue A will be required to make additional 
yearly contributions to reserves should the project realize a particular level of cash flow. 
 

Development Scope 

204 Avenue A and 535 East 12th Street will be demolished and rebuilt. Both buildings are currently constructed below 

the allowable FAR, and will be replaced with new buildings as described below: 

 204 Avenue A – currently a 4-story, 6-unit walk-up building (2.04 FAR), it will be rebuilt as a 7-story, 10-unit 

elevator building (4.6 FAR). The building will have one ground floor commercial space, for which a suitable 

tenant will be found by the developer, in collaboration with the residents, after construction. There will be 8 

1-bedroom units and 2 2-bedroom units. The building will have a small backyard space for resident access and 

hookups for laundry machines on the ground floor. It may also include a small office in the basement for co-op 

board operations and basement space for resident storage, space permitting. 

 535 East 12th Street – currently a 5-story, 8-unit walk-up building (2.2 FAR), it will be rebuilt as a 6-story, 11-

unit elevator building (4.0 FAR). There will be 11 1-bedroom units. 

Both buildings will be constructed according to current building code and will comply with ADA and Section 504 

accessibility requirements. The buildings will be designed to meet Enterprise Green Communities standards. 

Construction of the project is expected to take 18 months with a full lease-up of the project completed 6 months 

thereafter. For 204 Avenue A, a co-op Offering Plan will be prepared by the sponsor’s attorney during construction 

and must be accepted by the NYS Attorney General before co-op conversion can take place. As conceived, no 

marketing will be done on 204 Avenue A, since all units will be sold to existing tenants (tenants who choose not to 

purchase may return as rent-stabilized renters). 535 East 12th Street will go through HPD marketing to find suitable 

income-qualified tenants for the 11 rental units. 

 

Development Team/Ownership Information 

The Project Sponsor will be SMJ Development.  In December 2017, SMJ in partnership with BFC Partners completed 

the rehabilitation of 2 buildings at 377 East 10th Street and 544 East 13th Street, which will become affordable 

cooperatives. SMJ, through a to-be-formed Housing Development Fund Corporation, will become the legal owner of 

535 East 12th Street at construction loan closing. Restoring Communities HDFC, a nonprofit organization that works 

with ANCP, will hold title to 204 Avenue A during construction. After construction completion and upon conversion to 

cooperative and permanent financing, the title to 204 Avenue A will be transferred to a to-be-formed cooperative 

HDFC. After construction and prior to co-op conversion, the 10 households from 204 Avenue A and 535 East 12th 

Street will return to 204 Avenue A with the intent of become cooperative homeowners. 

SMJ will be responsible for structuring the construction and permanent financing for the Project, facilitating the 

ULURP process and community and tenant outreach, overseeing construction, co-op conversion for 204 Avenue A, and 

marketing for both buildings. The General Contractor is TBD. PWB Management Corporation will be the managing 

agent of 535 East 12th Street after construction and of 204 Avenue A for at least 1 year after cooperative conversion. 

 

 



Land Information & Project Location 

The Project will be constructed on 2 non-adjacent lots, which are owned by the City of New York, Department of 

Housing Preservation and Development. The buildings have been part of HPD’s Tenant Interim Lease program since 

2001 (Avenue A) and 2000 (12th Street).  

204 Avenue A (Block 406, Lot 6) is located on Avenue A between East 12th and East 13th Street. It is currently zoned 

R7A and is located in a voluntary Inclusionary Housing area. It is expected that on-site IH will be used to generate 

2,843 square feet of inclusionary bonus, allowing the building to be built to a maximum FAR of 4.6. 

535 East 12th Street (Block 406, Lot 47) is located on East 12th Street between Avenue A and Avenue B. It is currently 

zoned R8B and the proposed design is as-of-right without need for a variance or rezoning. The project will seek 

approval to use off-site IH to generate additional project financing in order to reduce the City Capital contribution and 

the permanent debt on the co-op. 

The sites will required approval through ULURP for disposition of City-owned property and designation as an urban 

development action area project (UDAAP).  The buildings are a short distance to the L subway line and the M8, M9, 

M14A, M14D, M15, M15-SBS, M23, M101, M102, M103 bus routes. The buildings are close to Tompkins Square Park, 

Joseph C. Sauer Park, the East River Bikeway, two supermarkets (Associated and C-Town) and the Tompkins Square 

branch of the New York Public Library. The block is within a mile of Union Square Park and the major commercial 

district of 14th Street. 

Neighborhood Impact/Planning Rationale 

   

 

Both Project buildings are in poor condition and have been vacant and boarded up since 2008. Their condition detracts 

from the overall quality of the block, and has negatively impacted the existing residents, who were relocated from 

their homes almost 10 years ago due to safety concerns at the buildings. It is HPD’s mandate, through TIL and ANCP, 

to rehabilitate TIL buildings and transfer them out of City ownership. This Project not only furthers this goal, it also 

increases the number of affordable housing units in a neighborhood that has rapidly undergone gentrification and 

demographic shifts. Through this Project, the 10 existing residents will be offered affordable homeownership 

opportunities, and 11 new affordable rental units will be created. The proposed starting rents of $1,285 are well below 

the average for East Village 1-bedroom rentals of $2,955 (source: mns.com, June 2017 Manhattan Real Estate Report). 

204 Avenue A, right, and 535 East 12th Street, left (Source: Google Maps) 



The demolition of the two buildings and construction of two new, larger buildings with the intended use of affordable 

homeownership and rental housing affirmatively furthers the City’s goals of creating and preserving affordable 

housing. 
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