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CONSTRUCTION  SPECIFICATIONS:

1. WOVEN WIRE FENCE TO BE FASTENED SECURELY TO FENCE WITH WIRE
TIES OR STAPLES. POSTS SHALL BE STEEL EITHER “T” OR “U” TYPE OR
HARDWOOD.

2. FILTER CLOTH TO BE FASTENED SECURELY TO WOVEN WIRE FENCE WITH
TIES SPACED EVERY 24” AT TOP AND MID SECTION. FENCE SHALL BE
WOVEN WIRE, 6” MAXIMUM MESH OPENING.

3. WHEN TWO SECTIONS OF FILTER CLOTH ADJOIN EACH OTHER THEY
SHALL BE OVER-LAPPED BY SIX INCHES AND FOLDED. FILTER CLOTH
SHALL BE EITHER FILTER X, MIRAFI 100X, STABILINKA T140N, OR
APPROVED EQUIVALENT.

4. PREFABRICATED UNITS SHALL BE GEOFAB, ENVIROFENCE, OR APPROVED
EQUIVALENT.

5. MAINTENANCE SHALL BE PERFORMED AS NEEDED AND MATERIAL
REMOVED WHEN “BULGES” DEVELOP IN THE SILT FENCE.
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• Proposed Use: 

Search for Change proposes an independent residential rental community providing 36 affordable 
apartments and 36 supportive apartments as further described in the project statement of use. 
The Carmel Zoning Code does not recognize this specific type of multifamily rental housing as a 
permitted or Special Use. Based on zoning use non-conformity relief from the Town Zoning Board 
of Appeals will be sought. 

• Zoning Code §156-15 District Regulations- Schedule: 

The subject property is located in the C/BP (Commercial/Business Park) Zoning District. The 
current proposal meets all bulk requirements of this zone. The attached table summarizes these 
bulk requirements and indicates the project conformance. 

• Zoning Code §156-28 Multifamily Developments: 

This section of code includes a provision for multifamily housing in the R (Residential) Zone but 
includes ambiguous references to R-MF and R-MFA zones which are not shown on the Town 
Zoning Map. Although the subject property is not located in the R Zone the attached zoning table 
has summarized the subject proposal against the requirements of this section of the code. As 
shown the subject proposal meets all bulk requirements of this section of the code with the 
exception of the 100’ perimeter setback, building height, building length, and parking requirement. 

• Zoning Code §156-39 Senior Citizen Multifamily Dwellings: 

This section of code includes a provision for senior citizen multifamily housing which is permitted 
in the subject C/BP Zone when contiguous to a Residential Zone. The subject project meets this 
requirement and therefor the property can be considered for the senior citizen multifamily use 
requiring conformance with the conditions cited in the code. As shown in the attached summary 
zoning table the subject proposal meets all bulk requirements of this section with the exception of 
the number of building stories and the parking requirements. 

• Conclusion: 

The proposed multifamily affordable and supportive independent residential rental community will 
arrange and function in a manner similar to existing projects in Town which were approved under 
the code provision for Senior Citizen Multifamily Dwellings. As noted above, Senior Citizen 
Multifamily Dwellings are permitted as a Special Use in the underlying C/BP zoning district. For 
this reason, the project plan has been formulated using the standards established by Code 
Section 156-39, while noting relief will be required for the age restriction, number of building 
stories, and required number of parking spaces. 
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MEMORANDUM 

TO: Adam Thyberg, Project Landscape Architect, Insite Engineering, Surveying & Landscape 
Architecture, P.C. 

FROM: Ashley Brody, Chief Executive Officer, Search for Change, Inc. 

RE: Operational Summary 

DATE: January 15, 2021 

Mr. Thyberg: 

Following are our agency’s responses to questions posed by the municipal planning board 
pursuant to our proposed rental housing development in the Town of Carmel (Hamlet of 
Mahopac): 

3. Facility Operations:

Further clarification is requested regarding the operation of this facility: 

• Will this facility provide housing only, or will medical, therapeutic, educational, or
occupational services also be provided at this facility?

A: Medical services will not be provided within this rental housing community.  All of its tenants 
will be able to reside independently without the need for on-site medical services. That 
is, all residents of the community's 36 supportive housing units will be able to 
effectively manage their health conditions in independent and fully integrated settings, 
much like the tenants of the community's affordable housing units.  Search for Change 
personnel will rigorously screen all applicants in order to ensure they possess the skills 
and stability necessary to safely and comfortably reside in this community. Other 
therapeutic, educational, vocational, and related rehabilitation support services will be made 
available to tenants as needed.   These will include but will not necessarily be limited to: social 
support and recreation planning; financial assistance and education services; coordination with 
other community-based service providers (i.e., collaboration with tenants’ healthcare and 
ancillary support providers); and parenting skills training (as applicable to tenants with children).  
Tenants will receive medical support services through other providers in the community such as 
hospitals, outpatient clients, and urgent care centers.  The housing community’s support providers 
will aid tenants in accessing essential healthcare services as needed.  The services outlined above 
will be available for the express benefit of the tenants of the development and not the general 
public. 
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• The Search for Change website indicates that their clients are individuals suffering from
mental illness. Does this facility also accommodate individuals recovering from drug or alcohol
abuse, similar to Arms Acres?

A: No.  Search for Change supportive housing primarily serves individuals with some degree of 
mental illness, although some of the tenants to be accommodated in this rental housing 
development will have histories of substance use from which they are in recovery.  Those who 
reside in this development will be capable of living and functioning independently with 
minimal support services and must therefore demonstrate they do not have addictions or 
substance use issues that would preclude their safe and successful occupancy.  Arms Acres 
treats individuals in the acute phase of substance use disorder or addiction who require 
intensive inpatient or outpatient rehabilitation services.  Any individuals accommodated by 
the proposed housing development who have histories of substance use will 
have reached a point in their recovery at which they no longer require intensive 
treatment.  Furthermore, any tenants who are referred to this community by Arms Acres or a 
similar facility must have completed their course of treatment and be deemed stable 
and appropriate for tenancy in accordance with established screening procedures.

• Define the staffing of the facility. Is staffing provided in shifts, 24/7/365?

A: The housing development will be continually staffed (i.e., 24/7/365).  The agency’s support 
staff will be present in the development during day and evening hours.  Reception and ancillary 
support personnel will be available after hours (i.e., overnight).  The development’s staffing plan 
includes a total of 14 employees comprised of housing support specialists (and their supervisors), 
maintenance personnel, receptionists, a porter, and security workers.  During day and evening 
hours, approximately seven (7) employees will be “on site” at any given time.  At least one (1) 
security worker will be available after hours.  The number of personnel on site at any given time 
is expected to vary slightly, as some of these personnel will accompany tenants to appointments 
in the local community and provide other services off site. 

• Are communal dining facilities proposed?

A: No.  All of the housing development’s tenants will be able to reside independently and to 
prepare their own meals.  Each unit will be equipped with full kitchen and dining amenities.  
Communal dining facilities will not be required. 

• How is the affordable housing component integrated into this facility? Is this housing
open to anyone that is financially eligible?
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A: Yes.  By definition, all units are considered “affordable” and available to people who meet 
income requirements.  The supportive and affordable housing units will be fully integrated.  
That is, individuals who occupy supportive units (i.e., units for those with special service and 
support needs) will not be separated or segregated from tenants of affordable housing units.  
In these respects, it will be identical to other multifamily housing developments.    

• Clarify how the two uses utilize the single building. Is a physical separation established in
the building that would prohibit access from one use to the other?

A: The housing development will be fully integrated, and no physical or functional separations 
are contemplated.  

• Is this permanent housing, or is it intended to provide temporary housing for limited
periods? If limited, what is the average length of stay?

A: This is permanent housing.  Tenants will execute leases in renewable (i.e., one-year) terms as 
is customary for all permanent housing developments. 

• What percentage of the residents are employed in the local work force? What
accommodations are provided for resident transportation to and from work?

A: The housing development’s operator cannot yet provide a precise approximation of the 
percentage of residents to be employed in the local work force, although it is expected a majority 
of occupants of its affordable units will be employed in various industries as household income 
is a requirement.  Relatively few of the occupants of the development’s supportive housing units 
are expected to be employed at the time of their arrival; however, vocational and employment 
training programs will be offered as a supportive service in order to facilitate their resumption of 
work activity.  The development will maintain vehicles and a driver designated to assist 
tenants with transportation.  Moreover, it is situated on a main thoroughfare (i.e., Route 6) 
accessible to public transportation. 

• A children's play area is proposed. Are families with children anticipated to reside at this
facility?

A: Yes.  Some of the occupants of the housing units are expected to have children.  A play area is 
also a requirement for funding. 
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9. Municipal Services:

A children's play area is proposed. Are families with children anticipated to reside at this 
facility? Will these children attend the public schools? Would it be anticipated that these 
children would have special needs, resulting in extraordinary costs to the school district? 

A: Some of the development’s tenants are expected to have children.  These children are 
expected to attend public schools.  The needs of the children who reside in the building are 
expected to be on par with the general community.  There is nothing about the development 
that would cause an increased ratio of special needs children.  This development should produce 
no unique or extraordinary costs to the local school district. 

What private security measures are proposed? Will the facility place any unique demands on 
the Carmel Police Department? 

A: The housing development will include continuous (i.e., 24-hour) staffing and surveillance 
cameras in order to ensure the safety and security of its tenants.  It is not expected to place 
any unique or excessive demands on the Carmel Police Department.  Studies have shown 
that permanent housing, such as the one proposed, can actually decrease demands on public 
services such as Police, Fire, and EMS. 

Similarly, what fire protection measures are proposed? 

A: The housing development will be equipped with a comprehensive fire protection program with 
prevention, detection, and response capabilities.  This will include smoke and heat detectors, 
sprinklers, and flame and heat resistant materials, among others. 

Would a facility such as this increase the demand for ambulance and EMS service? 

A: Although tenants of the housing development’s supportive housing units will have special 
needs for which specialized health and social services are required, these needs are expected to 
be met by facility personnel in collaboration with tenants’ healthcare providers.  This 
development is not expected to increase the demand for ambulance or EMS services.   

Clarify how solid waste and recycling will be accommodated. 

A: The development will be equipped with a comprehensive waste and recycling program that 
will include collection points (i.e., waste bins) to be serviced and maintained by an approved 
vendor operating under contract with the development’s operator.  The refuse dumpster area is 
shown on the site plan. 
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18. 

f. Confirm master keys for common entrance doors to apartment buildings (not individual 
apartments) will be provided.

A: The facility’s maintenance personnel will possess master keys to common entrance doors and 
other points of access to communal spaces.   

If you have any questions or require additional information, please do not hesitate to contact 
me at (914) 428-5600 (x9228).  Your assistance is appreciated. 

Sincerely, 

Ashley Brody, MPA, CPRP 
Chief Executive Officer  
Search for Change, Inc. 
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     January 12, 2021 

 
      VIA EMAILS 
 
 
Mr. Jeff Contelmo, P.E. 
Insite Engineering, Surveying & Landscape Architecture, P.C. 
3 Garrett Place 
Carmel, NY 10512 
 

Re: Fairhaven at Baldwin Place 
Affordable/Supportive Housing - Parking Conditions 

 MC Project No. 21000129P 
 
Dear Mr. Contelmo: 
 
We have received a copy of the layout plan for the proposed 72-unit affordable/supportive rental 
housing development, which is proposed on property located within the Union Place project site 
with access from Baldwin Place Road in the Town of Carmel. As indicated on the Site Layout 
Plan, prepared by Insite, there are a total of 91 spaces proposed for the 72-unit complex, this 
includes 87 standard spaces and 4 handicap spaces or an overall parking ratio of 1.26 spaces per 
dwelling unit.  Based upon our review of this in conjunction with parking standards data as 
published by the Institute of Transportation Engineers (ITE), it is noted that the typical parking 
requirements for this type of housing is significantly lower than for other multi-family residential 
developments.  
 
Attached are copies of excerpts from the published ITE data from their Parking Generation 
Handbook, 5th Edition, dated 2019, which supports this.  Also, note that our experience at these 
affordable housing developments indicates low overall parking usage, which is consistent with the 
ITE data. 
 
In comparing the proposed development to the appropriate ITE Land Use categories, there are two 
(2) Land Use categories that would apply; Land Use 223 – Affordable Housing and Land Use 254 
– Assisted Living, which by definition includes independent living to mentally or physically 
limited persons.  Copies of the descriptions of each of those uses as well as the data on parking 
requirements for them from the ITE publication are attached.  Note that ITE also stratifies the data 
for suburban locations such as that proposed.  The data provides parking ratios per dwelling unit 
for both weekday and weekend conditions.  For the affordable housing category, the average peak 
parking ratio of 0.99 spaces per dwelling unit as indicated was identified, which occurs on a 
weekday.  For the Land Use 254 – Assisted Living category, the breakdown for this type of facility 



Mr. Jeff Contelmo, P.E 
 MC Project No. 21000129P 

January 12, 2021 
Page 2 of 2 

 
 

per dwelling unit for weekday indicates an average peak rate of 0.4 and a weekend rate of 0.32 
spaces per dwelling unit.   
 
In conclusion, based on our review of the proposed site plan in consideration of the ITE data and 
our experience at other affordable facilities, the number of spaces provided on site will adequately 
accommodate the expected peak demands.  The data shows that the provision of approximately 
one space per dwelling unit accommodates the typical demand for this type of project.  This 
accounts for a lower car ownership, especially as it relates to a portion of the site which will be 
used for development disabled portion of the project.  Furthermore, since this is independent living 
that will have limited support services, the parking demand for support staff (which is included in 
the above ratios) also tends to be limited.   
 
Furthermore, the data that was compiled by CSD Housing, LLC for other existing similar sites 
was also reviewed.  This information indicates that the number of spaces provided ranges from a 
low of 0.4 spaces per dwelling unit to a high of 1.5 spaces per dwelling unit, with the majority 
providing 1.2 or lower spaces per dwelling unit and the actual number of tenants with cars only 
about half of the total. 
 
      Very truly yours, 
 
      MASER CONSULTING CONNECTICUT, P.C. 
 
 
 

Philip J. Grealy, Ph.D., P.E.  
      Principal/Department Manager  
       
PJG/jr 
Enclosures 
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January 16, 2020 

 

Ms. Isabel Bazaldua 

Office of Mental Health 

44 Holland Avenue 

Albany, NY 12229 

 

Re: Preliminary Market Study   

Proposed Affordable Family Housing Development 

US Route 6 and Baldwin Road 

Mahopac, New York 10541 

 NKF Job No.: 19-0014376 

 

Dear Ms. Bazaldua: 

 
At your request, we have completed a Preliminary Market Study to identify market support for a 

proposed housing development.  

 

The analysis will consider development proposals for a mix of one and two-bedroom tax credit 

units at 30%, 50% and 60% of AMI targeting workforce family households with some units 

applying for rental subsidy for Supportive Housing. Rents will be established based on 

comparison with other affordable and market rate projects.  

 

The subject site is vacant land located on the west side of US Route 6 in the southern part of the 

hamlet of Mahopac (town of Carmel). Nearby uses include Society Hill condominiums, a recently 

constructed assisted living facility, retail plazas and smaller commercial uses on Route 6. Farther 

south are four recent multifamily housing developments in combination of multistory elevator 

and townhouse buildings. Avalon Somers is a market rate project with 10 affordable units with 

no age restrictions, and the multi-phased age-restricted, Mews project targets senior households. 

The Crossroads at Baldwin Place also primarily targets seniors at/below 60% of AMI with some 

unrestricted units and 10 units that target moderate income family households.  

 

Uses farther north in Mahopac relate to local service-base businesses, retailers and restaurants 

with building suppliers and associated trade services. The village center is farther north near the 

marina and includes seasonal waterfront recreation and dining with a condominium building. The 

Mahopac Middle and High School campus is nearby with other smaller private schools in the 

area. Commercial uses are concentrated farther south in Jefferson Valley near the Route 6-

Taconic State Parkway interchange and include the mall, banks, national brand retailers, big box 

stores and medical care offices.   
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Rental housing in the immediate area includes the newest communities to the south in Baldwin 

Place with smaller walkup buildings in the area with 12-20 units and individual rental units in 

condominium or townhouse developments. Aside from the 20 affordable units at Avalon Somers 

and Crossroads, all other affordable rental options are age-restricted like the multi-phased 

Hillcrest and Mews projects offering tax credit rents or older subsidized properties farther north 

in Carmel. All affordable options remain well supported with very limited turnover and extensive 

waitlists and the newest projects absorbed new units at rates exceeding 10 per month with some 

offering lotteries for new units and essentially full at opening. 

   

While the location and setting will attract interest from throughout the area we are including a 

Primary Market Area (PMA) that would provide about 65% to 75% of the eventual tenant base. 

The PMA includes mostly tracts in Putnam County including Carmel, Kent and Philipstown, in 

addition to neighboring Somers and Yorktown in Westchester County. This PMA was informed by 

transportation linkages with primary north-south routes as there are fewer direct routes east-west 

to the site. The market area includes just under 150 square miles with the general boundaries 

established as Putnam County to the north, Philipstown to the west, the town of Southeast to the 

east, and neighboring communities in Westchester to the south. 

 

 Aspects of the proposal and results of our analysis include the following: 

 

 Rents were established based on comparison with other market rate complexes and 

affordable options in the greater area. 

 The physical product type would be related to multistory elevator buildings with good 

quality finishes/features and standard amenities including common laundry, community 

space, management and supportive service space with surface parking 

 There are on 20 total affordable units in the PMA at the Crossroads and Avalon Somers 

projects that were eliminated from the total qualified households to create a net demand 

analysis to show qualified households not living in affordable housing options.  

 We have considered only family households age 18-61, one and two persons for the 1BR 

units, two and three persons in the 2BR units. 

 Renters only, and no growth or new household formation. We are not including support 

from seniors age 62+ given the supply of existing and pipeline developments and instead 

consider them a secondary source of support.   

 There is support for up to 102 units with an overall weighted capture rate of 8.05% which 

is indicative of strong overall project support.  



January 16, 2020 
Ms. Isabel Bazaldua 

iv 
Newmark Knight Frank 

2410 North Forest Road 

Amherst, NY 14068 

www.ngkf.com 

 The chart below shows the maximum number of units at 50%/60% of AMI that can be 

supported with an individual capture rate at/below 10% and can be used to establish the 

overall unit mix for the redevelopment proposal. 

 
 

Our recommendations on unit mix and rents are as follows: 

 
Some notes related to the unit mix and rents include: 

 

 All rents are presented on a gross basis inclusive of the cost of heat, hot water and 

electric. Any change would impact the net or tenant paid rent. 

 Unit sizes were based on typical sizes for projects of this nature and are subject to change.  

 The affordable rents are at the maximum limits and show an adequate advantage toward 

market for all unit types.  

The goal of this study is to provide documentation to assist your group in establishing the 

development strategy for this property. Key aspects that will be evaluated and overviewed within 

the document include: 

 

 Analysis of the primary market draw area (PMA) and identification of demographics from 

this established area.   

 1 Bedroom-Tax Credit 2 Bedroom- Tax Credit

42                                 24                                 

(2) (3) (4) (5) (5a) (6) (7) (8)

(1) Net Tenant Total Gross Tax Unrestricted Achievable % Disc % Disc % Disc

# of Tenant Paid Gross Rents/ Credit HUD Market Market to TC to MKT to ADJ MKT

Unit Type Units % AMI Sq.Ft. Rents Utilities Rents Sq.Ft. Maximums FMR Averages Rent/Adj MAX Averages Averages

1 BRM – Tax Credit 24 30% 700 $600 $0 $600 $0.86 $600 $1,559 $1,584 $1,500 0.00% 62.12% 60.00%

1 BRM – Tax Credit 22 50% 700 $1,000 $0 $1,000 $1.43 $1,000 $1,559 $1,584 $1,500 0.00% 36.87% 33.33%

1 BRM – Tax Credit 20 60% 700 $1,200 $0 $1,200 $1.71 $1,200 $1,559 $1,584 $1,500 0.00% 24.24% 20.00%

2 BRM – Tax Credit 12 30% 900 $720 $0 $720 $0.80 $720 $1,831 $1,900 $1,900 0.00% 62.11% 62.11%

2 BRM – Tax Credit 12 50% 900 $1,201 $0 $1,201 $1.33 $1,201 $1,831 $1,900 $1,900 0.00% 36.79% 36.79%

2 BRM – Tax Credit 12 60% 900 $1,441 $0 $1,441 $1.60 $1,441 $1,831 $1,900 $1,900 0.00% 24.16% 24.16%

(6) The % that the intended subject rent is below the tax credit maximum allowable levels.

(7) The % that the intended subject rent is below the average unrestricted market rent in the area before adjustments to 

(8) The % that the intended subject rent is below the average unrestricted market rent in the area post adjustments to 

UNIT MIX / RENT SUMMARY

(4)  2020 HUD FMR effective as of 9/2019

(5) Equal to street rents, these are un-adjusted for location, quality, etc - they are simple averages. 

(1) this is the % AMI that the rent falls at or below

(2) Estimated tenant paid utilities based on provided data

(3) Tax credit max based on the 2019 AMI levels

(5A) Achievable market rent adjusted to subject amenities/quality/condition
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 Discussions with local property managers, planning officials and others related to the 

local economics, needs and housing options including planned/proposed developments. 

 Recommendation related to achievable market rent and achievable tax credit rents. 

 Support for the project based on the unit mix, rents and absorption projections 

It is important to recognize that this study represents a compilation of data gathered from various 

sources, including competitive properties surveyed, local municipal records, and interviews with 

market participants, town officials and review of secondary demographic data. Although the 

sources used are felt to be reliable, it is impossible to thoroughly verify and authenticate all data 

utilized. The analysis does not guarantee the data and assumes no liability for errors of a factual 

nature, analysis, or judgment provided.  

 

Among the sources utilized and cited throughout this study are the U.S. Census of Population and 

Housing, demographic information complied (2000 and 2010 Census and forecasts for the 

market). We have also utilized HISTA Data (Households by Income, Tenure, Age and Size). This 

information was used in part to establish the demand model, and capture analysis. The data 

reflects current projections prepared by Claritas in conjunction with Ribbon Demographics.  

 

The information used applies predominately to the 2019 operating year, but we also referenced 

some of the data that they consolidated from the 2010 Census and forecasts through 2024. 

Further, it must be recognized that the recommendations and conclusions provided in this market 

analysis are objective opinions based on the data gathered and interpretation of current and 

prospective supply and demand variables. Real estate markets are very dynamic in nature and 

continually effected by demographic, economic and developmental changes. The research and 

analysis undertaken was completed in January 2020. Utilization of this report and the 

recommendations/ conclusions undertaken are reflective of trends at this time. 

 

The results are being presented in a summary report, and we do issue some caution in using this 

report for specific application to financing or funding, as the unit mix, product concept, rent 

structures and other variables may differ. Based on the preliminary nature of the project, we would 

recommend that the report be reviewed and updated to apply specifically to your advanced 

development concept. 

 

Respectfully, 

   
David M. Carlon    Joseph D. Sievert  M. Scott Allen, MAI     
Analyst   Analyst   Analyst    
Senior Vice President      Executive Vice President 
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Route 6 and Baldwin  
Mahopac, Putnam County, NY 

Summary of Findings 

This analysis is considered preliminary as the development strategy has not been firmly 

established. We have derived rents/unit mix from the market based on the assumed physical 

product type. We have based the analysis on the following: 

 
 Our general knowledge of the local Mahopac market and Putnam County.   

 HCR/HFA and other agency requirements and regulations related to Federal and State Tax 

Credit guidelines.   

 Knowledge of the potential tenant base and mobility patterns. 

 Knowledge of planned/proposed housing and recent development. 

Favorable Characteristics: 
 

With any affordable development there are favorable characteristics that impact the project, in 

addition to capture. This includes: 

 
 The demand methodology employed in this report will analyze each unit type/rent tier 

individually for households in the PMA. We will apply typical agency requirements for 

income qualification standards (30% to 48% affordability) for the 30%, 50%/60% AMI units 

and eliminate all existing and pipeline competitors. 

 The lack of affordable/supportive family housing in the area as all other affordable 

projects are age-restricted aside from 20 units in nearby mixed-income projects. None of 

the affordable housing projects include supportive housing so this population remains 

underserved in the community. 

 The subject will offer superior quality and condition compared to the older unrestricted 

complexes while being more in line with recent affordable age-restricted developments 

offering larger floor plans, contemporary layouts and amenities and community space.  

 The high rent thresholds in the area historically with high median incomes may result in 

renters being rent-overburdened or living in physically inadequate options. 

 The location has good access to commercial services, local employers and  at the medical 

campus and downtown with others in the city accessible via public transportation. There 

are train stations into New York City and regional bus service available.  

 Over 23% of renter households in the PMA earn below $30,000 per year. Also over 50% of 

renters in Carmel/Mahopac are rent-overburdened paying more than 35% of income on 

rent. 
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Route 6 and Baldwin  
Mahopac, Putnam County, NY 

Potential Issues & Concerns: 

Aspects of the market for consideration that could cause some potential concerns include: 

 
 There may be some concern with adding affordable family housing and the associated 

concerns with population density, the intensity of use on public services, schools and 

transportation where only age-restricted options were previously available.   

 Changes in population and household counts projected into the next 5 years indicates 

decreases greater than the past five years which may be related to aging of the population.   

Rent and Unit Mix: 

 
Some notes related to the unit mix and rents include: 

 

 All rents are presented on a gross basis inclusive of the cost of heat, hot water and 

electric. Any change would impact the net or tenant paid rent. 

 Unit sizes were based on typical sizes for projects of this nature and are subject to change.  

 The affordable rents are at the maximum limits and show an adequate advantage toward 

market for all unit types.  

Market Draw Area: 

 
While the location and setting will attract interest from throughout the area we are including a 

Primary Market Area (PMA) that would provide about 65% to 75% of the eventual tenant base. 

The PMA includes mostly tracts in Putnam County including Carmel, Kent and Philipstown, in 

addition to neighboring Somers and Yorktown in Westchester County. This PMA was informed by 

transportation linkages with primary north-south routes as there are fewer direct routes east-west 

to the site. The market area includes just under 150 square miles with the general boundaries 

established as Putnam County to the north, Philipstown to the west, the town of Southeast to the 

east, and neighboring communities in Westchester to the south. 

(2) (3) (4) (5) (5a) (6) (7) (8)

(1) Net Tenant Total Gross Tax Unrestricted Achievable % Disc % Disc % Disc

# of Tenant Paid Gross Rents/ Credit HUD Market Market to TC to MKT to ADJ MKT

Unit Type Units % AMI Sq.Ft. Rents Utilities Rents Sq.Ft. Maximums FMR Averages Rent/Adj MAX Averages Averages

1 BRM – Tax Credit 24 30% 700 $600 $0 $600 $0.86 $600 $1,559 $1,584 $1,500 0.00% 62.12% 60.00%

1 BRM – Tax Credit 22 50% 700 $1,000 $0 $1,000 $1.43 $1,000 $1,559 $1,584 $1,500 0.00% 36.87% 33.33%

1 BRM – Tax Credit 20 60% 700 $1,200 $0 $1,200 $1.71 $1,200 $1,559 $1,584 $1,500 0.00% 24.24% 20.00%

2 BRM – Tax Credit 12 30% 900 $720 $0 $720 $0.80 $720 $1,831 $1,900 $1,900 0.00% 62.11% 62.11%

2 BRM – Tax Credit 12 50% 900 $1,201 $0 $1,201 $1.33 $1,201 $1,831 $1,900 $1,900 0.00% 36.79% 36.79%

2 BRM – Tax Credit 12 60% 900 $1,441 $0 $1,441 $1.60 $1,441 $1,831 $1,900 $1,900 0.00% 24.16% 24.16%

(6) The % that the intended subject rent is below the tax credit maximum allowable levels.

(7) The % that the intended subject rent is below the average unrestricted market rent in the area before adjustments to 

(8) The % that the intended subject rent is below the average unrestricted market rent in the area post adjustments to 

UNIT MIX / RENT SUMMARY

(4)  2020 HUD FMR effective as of 9/2019

(5) Equal to street rents, these are un-adjusted for location, quality, etc - they are simple averages. 

(1) this is the % AMI that the rent falls at or below

(2) Estimated tenant paid utilities based on provided data

(3) Tax credit max based on the 2019 AMI levels

(5A) Achievable market rent adjusted to subject amenities/quality/condition
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Route 6 and Baldwin  
Mahopac, Putnam County, NY 

Analysis of Supply 

 
 Local market rate rentals. The rental stock in the immediate area relates to older walkup 

buildings that are well supported and have not been upgraded to any significant degree 

with one new higher end multifamily development with a variety of floorplans and 

community amenities. Other rental options are mostly in 2/3BR condominium and 

townhouse properties as opposed to converted residences or mixed use buildings 

offering smaller unit sizes/types.   

 Affordable complexes in the PMA are almost exclusively age-restricted properties, three 

of which have been added in the last five years with a range of income tiers in multistory 

elevator buildings. Other senior options farther north include deep subsidy developments 

or older tax credit properties where residents pay based on income. There are 10 

affordable units at the nearby Crossings project however these are intended as a lower-

cost alternative to an erstwhile unrestricted complex.    

Local Market Conditions: 

 
 Unrestricted market rate housing remains well supported with new units regularly added 

with favorable absorption rates.   

 There has been ongoing new development of affordable housing and recent projects 

report absorption of up to 10 units per month with good retention of tenants after opening.   

Most Comparable Rental Developments 

 
The most comparable/competitive affordable developments are: 

 
 Mews at Baldwin Place I & II 

 Hillcrest Commons I & II 

 Glenida Senior 

 Hughson Commons 

 Crossroads at Baldwin 

The most comparable/competitive market developments are: 

 
 Woodcrest 

 Middle Branch 

 14 Church Street 

 104 Main Street 

 Avalon Somers 
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Route 6 and Baldwin  
Mahopac, Putnam County, NY 

Summary of Supply 

The rents in the following chart are converted to gross rents in the last column as there are various 

utility structures to account for, and conversion to gross rents allow for a consistent comparison. 

We have applied market level utility adjustments of 1BR: $110 ($35 electric/$75 gas), 2BR: $130 

($45 electric /$85 gas). 

 

 
 

 

 

Property Name Municipality Yr. Built Occ.(Avg) Utils* Sq. Ft. Rent Range Rent(Mid) $/SF(Mid) Gross Rent Gross $/SF

104 Main Street Brewster 1957 100% H 713 $1400 1,400.00$      1.96$              1,435.00$       2.01$               

Woodcrest Garden Apartments Mahopac Late 1960's 100% 750 $1400 1,400.00$      1.87$              1,510.00$       2.01$               

Middle Branch Garden Apartments Southeast 1968 100% 706 $1250 - $1300 1,275.00$      1.81$              1,385.00$       1.96$               

Avalon Somers Baldwin Place 2017 98% 847 $2350 - $2500 2,425.00$      2.86$              2,535.00$       2.99$               

Avalon Somers Baldwin Place 2017 971 $2665 2,665.00$      2.74$              2,775.00$       2.86$               

14 Church Street Carmel 1975 95% H 800 $1200 1,200.00$      1.50$              1,235.00$       1.54$               

Putnam Apartments Brewster 1968 100% H $1095 1,095.00$      1,130.00$       

34 Putnam Avenue Brewster 1980 100% H 575 $1300 - $1360 1,330.00$      2.31$              1,365.00$       2.37$               

790 Route 312 Brewster 1920 100% $950 - $1000 975.00$         1,085.00$       

6 Church Street Carmel 1988 100% H 750 $1350 1,350.00$      1.80$              1,385.00$       1.85$               

   1 Bedroom Averages: 99% 764.0       1,511.50$      1.98$              1,584.00$       2.07$               

Property Name Municipality Yr. Built Occ.(Avg) Utils* Sq. Ft. Rent Range Rent(Mid) $/SF(Mid) Gross Rent Gross $/SF

Crossroads at Baldwin Place Somers 2017/2018 1110 $1995 1,995.00$      1.80$              2,139.00$       1.93$               

104 Main Street Brewster 1957 100% H 976 $1550 1,550.00$      1.59$              1,595.00$       1.63$               

Woodcrest Garden Apartments Mahopac Late 1960's 100% 1050 $1750 1,750.00$      1.67$              1,880.00$       1.79$               

Middle Branch Garden Apartments Southeast 1968 100% 976 $1450 - $1550 1,500.00$      1.54$              1,630.00$       1.67$               

Avalon Somers Baldwin Place 2017 98% 1194 $2806 2,806.00$      2.35$              2,936.00$       2.46$               

Avalon Somers Baldwin Place 2017 1206 $2817 2,817.00$      2.34$              2,947.00$       2.44$               

Avalon Somers Baldwin Place 2017 1318 $2107 2,107.00$      1.60$              2,237.00$       1.70$               

14 Church Street Carmel 1975 95% H 1000 $1450 1,450.00$      1.45$              1,495.00$       1.50$               

Putnam Apartments Brewster 1968 100% H $1350 1,350.00$      1,395.00$       

34 Putnam Avenue Brewster 1980 100% H 800 $1450 - $1550 1,500.00$      1.88$              1,545.00$       1.93$               

790 Route 312 Brewster 1920 100% $1050 - $1100 1,075.00$      1,205.00$       

6 Church Street Carmel 1988 100% H 1100 $1750 1,750.00$      1.59$              1,795.00$       1.63$               

   2 Bedroom Averages: 99% 1,073.0    1,804.17$      1.68$              1,899.92$       1.77$               

* Utils: (H)eat, (E)lectric Paid by Landlord

Unit Type: 1 Bedroom

Unit Type: 2 Bedroom
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Route 6 and Baldwin  
Mahopac, Putnam County, NY 

Market Rent Summary: 

Market Rent Analysis Compared to Subject 
Unit Type Gross Rent Sq.Ft. Rent/Sq.Ft 
1 BRM Market Averages $1,584 764 $2.07 
1 BRM – Achievable Market Rent $1,500 700 $2.14 
1 BRM Subject – 30% AMI $600 700 $0.86 
1 BRM Subject – 50% AMI $1,000 700 $1.43 
1 BRM Subject – 60% AMI $1,200 700 $1.71 
    

2 BRM Market Averages $1,900 1,073 $1.77 
2 BRM – Achievable Market Rent $1,900 900 $2.11 
2 BRM Subject – 30% AMI $720 900 $0.80 
2 BRM Subject – 50% AMI $1,201 900 $1.33 
2 BRM Subject – 60% AMI $1,441 900 $1.60 

 
 The market averages include projects closer to the subject area that are mostly older 

smaller properties aside from the newest which is comparatively higher end and offers a 

wide range of floorplans and common amenities.   

 The subject units are smaller in terms of square footage compared to the averages. 

Planned and Proposed Housing: 

 
The only affordable project under development at this time is the second phase of 75 units at the 

age-restricted Hillcrest Commons farther north in Carmel that is expected in the coming months. 

Other affordable projects are in various stages of development in Peekskill and Beacon, with 

some age-restricted proposals in Pawling, however these would not be expected to provide direct 

competition for the subject.  

Achievable Market Rents: 

 
The achievable market rents consider adjustments for items such as location, the condition of 

the proposed units, amenities, and other factors and features. Below is a summary of the 

adjustments applied to the market averages and the most comparable market rate developments. 

This is followed by an analysis of the adjustments and supporting documentation. 
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Route 6 and Baldwin  
Mahopac, Putnam County, NY 

 

Adjustment Explanation: 

 
 Concession: No concession adjustment required, as none of the comparable projects 

used are offering concessions, and this is a sign of strength in the market and an 

indication of overall support for the development.    

 Location: The comparable projects are within the subject area with similar access to 

commercial services and transportation linkages and were not adjusted.     

 Condition: The subject units will reflect new construction at the time of completion and 

considered to be in good overall condition, so an upward adjustment is applied to the older 

projects that remain in more basic condition while Avalon Somers is superior in terms of 

finishes and other aspects that required downward adjustments.  

1 BR  700 SF Mkt Avg Woodcrest Middle Branch 14 Church 104 Main Avalon Somers

Rent 1,584.00$       1,510.00$    1,385.00$            1,235.00$       1,435.00$    2,460.00$             

Concessions -$                 -$              -$                      -$                 -$              -$                       

Location -$                 -$              -$                      -$                 -$              -$                       

Condition/Appeal -$                 151.00$        138.50$               123.50$          143.50$       (369.00)$               

Amenities -$                 -$              -$                      -$                 -$              -$                       

  Parking -$                 -$              -$                      -$                 -$              -$                       

  Elevator -$                 -$              -$                      -$                 -$              -$                       

  Cable/Internet -$                 -$              -$                      -$                 -$              -$                       

  Laundry -$                 -$              -$                      -$                 -$              (50.00)$                 

  Community Space -$                 -$              -$                      -$                 -$              (100.00)$               

  Other -$                 -$              -$                      -$                 -$              -$                       

Unit Size (29.00)$           (18.00)$         -$                      (35.00)$           (5.00)$           (50.00)$                 

Utilities -$                 -$              -$                      -$                 -$              -$                       

Total 1,555.00$       1,643.00$    1,523.50$            1,323.50$       1,573.50$    1,891.00$             

Adopted Gross 1,500.00$      

Net of Utilities 1,500.00$      

2 BR  900 SF Mkt Avg Woodcrest Middle Branch 14 Church 104 Main Avalon Somers

Rent 1,900.00$       1,880.00$    1,630.00$            1,495.00$       1,595.00$    2,936.00$             

Concessions -$                 -$              -$                      -$                 -$              -$                       

Location -$                 -$              -$                      -$                 -$              -$                       

Condition/Appeal -$                 188.00$        163.00$               149.50$          159.50$       (440.40)$               

Amenities -$                 -$              -$                      -$                 -$              -$                       

  Parking -$                 -$              -$                      -$                 -$              -$                       

  Elevator -$                 -$              -$                      -$                 -$              -$                       

  Cable/Internet -$                 -$              -$                      -$                 -$              -$                       

  Laundry -$                 -$              -$                      -$                 -$              (50.00)$                 

  Community Space -$                 -$              -$                      -$                 -$              (100.00)$               

  Other -$                 -$              -$                      -$                 -$              -$                       

Unit Size (51.00)$           (53.00)$         (27.00)$                (35.00)$           (27.00)$        (103.00)$               

Utilities -$                 -$              -$                      -$                 -$              -$                       

Total 1,849.00$       2,015.00$    1,766.00$            1,609.50$       1,727.50$    2,242.60$             

Adopted Gross 1,900.00$      

Net of Utilities 1,900.00$      

Achievable Market Rents
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 Amenities:  Amenity adjustments were applied for various instances including parking, 

laundry, cable/internet and laundry. We have considered market costs and paired analysis 

to determine the adjustments.  

 Unit Size: We adjusted unit sizes based on a variable of $.35 for every square foot of 

difference. This is undertaken by a paired analysis that compares the individual rents at 

the same complex with different unit sizes. We tend to be conservative on the unit size 

adjustment since we have very specific empirical data from the subject square footage 

but do not for the comps. 

 Utilities: All have been converted to a gross basis already for comparison based on the 

utility estimates previously presented. 

Conclusion – Market Rent 

 
In conclusion, the achievable gross rents that have been established for the subject apartments 

range from $1,324 to $1,891 for a 1BR, from $1,610 to $2,243 for a 2BR. Achievable rents are  

closer to the midpoint or average and are summarized below:   

 
One Bedroom:   $1,500 
Two-Bedroom:   $1,900 
   

Rent Advantage  

 
The subject rents show a significant rent advantage as shown below. 

 

 
 

Affordable Housing Rent Summary 

 
On the following page is a summary of all comparable affordable developments in the area for 

comparison. The summary is shown on the following page and applies the same utility 

adjustments as the market rate summary above. 

Unit Type AMI Level Subject TC Achievable Advantage(1)

1 BR 30% 600$                1,500$          60.00%

1 BR 50% 1,000$             1,500$          33.33%

1 BR 60% 1,200$             1,500$          20.00%

2 BR 30% 720$                1,900$          62.11%

2 BR 50% 1,201$             1,900$          36.79%

2 BR 60% 1,441$             1,900$          24.16%

(1) The advantage applies to the estimated Tax Credit Rents only

Rent Advantage
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Property Name Municipality Proj. Type AMI Units: Type/Prj† Yr. Built Wait List Occ.(Avg) Utils* Sq. Ft. Gross Rent‡ Gross $/SF‡

Hillcrest Commons at Carmel Carmel Senior Tax Credit 60% 59 / 74 2012 75 +/- 100% 795 1,063.00$          1.34$                  

Hillcrest Commons Apts - Phase II Carmel Senior Tax Credit 90% 4 / 75 2020 N/A H 743 1,289.00$          1.73$                  

Hillcrest Commons Apts - Phase II Carmel Senior Tax Credit 60% 52 / 75 2020 N/A H 743 1,105.00$          1.49$                  

Gleneida Senior Apartments Carmel Senior Tax Credit 50% 24 / 24 1999 127  Applicants 100% H 650 794.00$             1.22$                  

The Mews at Baldwin Place Somers Senior Tax Credit 60% 22 / 72 2011 57 Applicants 100% 745 1,089.00$          1.46$                  

The Mews at Baldwin Place Somers Senior Tax Credit 50% 38 / 72 2011 57 Applicants 745 1,029.00$          1.38$                  

The Mews at Baldwin Place Somers Senior Tax Credit 30% 12 / 72 2011 57 Applicants 745 629.00$             0.84$                  

The Mews @ Baldwin Place II Somers Senior Tax Credit 60% 49 / 75 2015 121 Applicants. 99% 713 1,167.00$          1.64$                  

The Mews @ Baldwin Place II Somers Senior Tax Credit 50% 12 / 75 2015 121 Applicants. 713 1,011.00$          1.42$                  

Crossroads at Baldwin Place Somers Senior Tax Credit 60% 38 / 64 2017/2018 669 1,199.00$          1.79$                  

Crossroads at Baldwin Place Somers Senior Tax Credit 50% 10 / 64 2017/2018 669 1,002.00$          1.50$                  

Stonecrest Senior Apartments Southeast Senior Tax Credit 60% 112 / 136 2005 1BR = 260    2BR = 39 100% 775 1,102.00$          1.42$                  

Hughson Commons Carmel Senior Tax Credit 60% 29 / 94 2002 1BR = 350 +/-   2BR = 50+/- 100% 807 1,187.00$          1.47$                  

Hughson Commons Carmel Senior Tax Credit 50% 49 / 94 2002 1BR = 350 +/-   2BR = 50+/- 807 985.00$             1.22$                  

Brewster Senior Housing Brewster Senior Tax Credit 15 / 25 2008 15 +/- Applicants 100% 883.00$             

Avalon Somers Baldwin Place Mixed Income 50% 1 / 152 2017 Yes- affordable 98% 844 989.00$             1.17$                  

Avalon Somers Baldwin Place Mixed Income 60% 6 / 152 2017 Yes- affordable 877 1,345.00$          1.53$                  

   1 Bedroom Averages: 100% 752.5       1,051.06$          1.40$                  

Property Name Municipality Proj. Type AMI Units: Type/Prj† Yr. Built Wait List Occ.(Avg) Utils* Sq. Ft. Gross Rent‡ Gross $/SF‡

Hillcrest Commons at Carmel Carmel Senior Tax Credit 60% 15 / 74 2012 75 +/- 100% 1024 1,250.00$          1.22$                  

Hillcrest Commons Apts - Phase II Carmel Senior Tax Credit 60% 9 / 75 2020 N/A H 967 1,325.00$          1.37$                  

Hillcrest Commons Apts - Phase II Carmel Senior Tax Credit 90% 8 / 75 2020 N/A H 967 1,547.00$          1.60$                  

Gleneida Senior Apartments Carmel Senior Tax Credit 50% 1 / 24 1999 127  Applicants 100% H 928.00$             

The Mews @ Baldwin Place II Somers Senior Tax Credit 50% 3 / 75 2015 121 Applicants. 99% 951 1,238.00$          1.30$                  

The Mews @ Baldwin Place II Somers Senior Tax Credit 60% 11 / 75 2015 121 Applicants. 951 1,435.00$          1.51$                  

Crossroads at Baldwin Place Somers Senior Tax Credit 60% 8 / 64 2017/2018 1110 1,423.00$          1.28$                  

Crossroads at Baldwin Place Somers Senior Tax Credit 50% 2 / 64 2017/2018 1110 1,192.00$          1.07$                  

Stonecrest Senior Apartments Southeast Senior Tax Credit 60% 24 / 136 2005 1BR = 260    2BR = 39 100% 1078 1,315.00$          1.22$                  

Hughson Commons Carmel Senior Tax Credit 60% 8 / 94 2002 1BR = 350 +/-   2BR = 50+/- 100% 1002 1,431.00$          1.43$                  

Hughson Commons Carmel Senior Tax Credit 50% 8 / 94 2002 1BR = 350 +/-   2BR = 50+/- 1002 1,220.00$          1.22$                  

Brewster Senior Housing Brewster Senior Tax Credit 5 / 25 2008 15 +/- Applicants 100% 1,004.00$          

Mayor Mitchell Court Brewster Senior Tax Credit 60% 24 / 24 2003 15 +/- Applicants 100% 950 1,009.00$          1.06$                  

   2 Bedroom Averages: 100% 1,010.2    1,255.15$          1.24$                  

† # of Units: this Unit Type / whole Project

* Utils: (H)eat, (E)lectric Paid by Landlord

‡ Where there is a range of rents for a unit, the average is displayed

Unit Type: 1 Bedroom

Unit Type: 2 Bedroom
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Maximum Income / Rent Thresholds: 

  
The location in Mahopac is part of the Putnam County MSA and has a median income of $75,500 

for 2019 and the maximum allowable levels: 

 

 
 

 

Achievable Tax Credit Rents 

 
Regarding achievable tax credit rent it is difficult to compare to many of the projects in the area 

since there are different targeted income levels at the existing projects related to the funding used 

at the time of development that requires that certain rent thresholds be maintained. Other 

considerations include the following: 

 
 Locational variables, onsite amenities and the age/condition of the complex 

 Competitive nature of the funding process in New York State with preference given to 

projects that can provide low rent levels in comparison to market and objectives of the 

development group related to population and those agencies that are being served. 

 Differences in the median income limits for the MSA, county, municipality and census tract 

for the subject development and comparable properties.   

The subject tax credits units will qualify at or below multiple AMI thresholds and we did only 

consider those with similar rent guidelines. All rents are converted to gross rents that include the 

cost for housing, rent plus utilities. This is necessary for comparison to AMI maximum thresholds, 

and for comparison since tax credit projects provide a utility allowance (which is not distinguished 

between heat or electric) but can be used to convert to the gross rent.  

 

A summary of the tax credit rents in the area are below: 

30% AMI 50% AMI 60% AMI 80% AMI 90% AMI 130% AMI

1 Person $22,410 $37,350 $44,820 $59,760 $67,230 $97,110

2 Person $25,620 $42,700 $51,240 $68,320 $76,860 $111,020

3 Person $28,830 $48,050 $57,660 $76,880 $86,490 $124,930

PUTNAM COUNTY, NY

MAXIMUM INCOMES

30% AMI 50% AMI 60% AMI 80% AMI 90% AMI 130% AMI 2020 FMR

1 Bedroom $600 $1,000 $1,200 $1,601 $1,801 $2,601 $1,559

2 Bedrooms $720 $1,201 $1,441 $1,922 $2,162 $3,123 $1,831

PUTNAM COUNTY, NY

MAXIMUM RENTS
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The subject rents are at the maximum limits and higher than the comparable projects shown but 

are within range of the affordable units at the Crossroads and Avalon projects which are the only 

affordable units targeting family households as all others are for seniors. The older projects are 

lower having achieved limited increases in recent years after opening and there are other 

considerations related to the superior subject location, amenities/condition and income levels 

during application/construction. Additional support for these rents is evident by the rent 

advantage and unmet need from the demand analysis. 

Project Timing / Absorption: 

 
For a community of this nature, we are anticipating an absorption rate of up to 12 units per month. 

Most affordable projects in the area were essentially full at opening with over 100 applicants. 

New development of competitive housing in the PMA and elsewhere in the region targeting these 

household sizes and income levels for affordable housing may impact leaseup/absorption 

depending on location and other factors. integration of supporting housing units in the project 

would likely improve leaseup/absorption through referrals.  

 

Some recent leasing trends are presented below: 

Project Name (1) 1 BR 40% 1 BR 50% 1 BR 60% 2 BR 40% 2 BR 50% 2 BR 50%

Hughson Commons $985 $1,187 $1,220 $1,431

Stonecrest $1,102 $1,315

Glenida Senior $794 $928

Hillcrest I $1,063 $1,250

Hillcrest II $1,105 $1,325

Mews at Baldwin Place $629 $1,029 1089 $1,192 $1,423

Mews at Baldwin Place II $1,011 $1,167 $1,238 $1,435

Crossroads at Baldwin $1,102 $1,199 $1,192 $1,423

Avalon Somers* $989 $1,345 $2,107

Average - Primary Comps $629 $985 $1,157 N/A $1,154 $1,464

Subject Rents - TC projections $600 $1,000 $1,200 $720 $1,201 $1,441

Variation/ subject advantage (2) 4.83% -1.50% -3.57% N/A -3.91% 1.57%

(1)  Project was placed in service prior to 01/01/2009 and is therefore eligible for "HERA Special" income and rent 

limit. 

(2) Where there are negatives, it means that the subject is higher than the average TC rents, and where it is positive, 

it means that there is an advantage. 

Tax Credit Rent Analysis (all Gross Rents)
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Supportive Housing:  

 
The developer is intending to integrate some units with supportive housing subsidy into the 

project and the chart below indicates potential tenants for these unit types from the most recent 

American Community Survey. While not all would qualify or be interested in a rental housing 

scenario, there is an ample supply of tenants from which to draw. 

 

 
 

Project Support/Capture:  

 
The capture rate is defined by NCHMA guidelines as: 

 

“The percentage of age, size, and income qualified renter households in the primary market 

area that the property must capture to fill the units. Funding agencies may require 

restrictions to the qualified households used in the calculation including age, income, living 

in substandard housing, mover-ship and other comparable factors. The Capture Rate is 

calculated by dividing the total number of units at the property by the total number of age, 

size and income qualified renter households in the primary market area.”  

 
Notes related to the variables that apply to the demand analysis include: 

 
Age Qualification: Age 18-61 households for tax credit units.   

Complex Type of Project Location Year Built # of Units Average Absorption

Westchester County

Highland Ave Senior - Westchester Co. Senior Tax Credit Yonkers, NY 2009 87 9-10 per month

97 Main St, Westchester Co. Market Rate Ossining, NY 2007 14 2-3 per month

330 Riverdale Family Tax Credit Yonkers, NY 2011 137 9-10 per month

Roudtop @ Montrose Family Tax Credit Montrose, NY 2012 91 20 +-/Month (Lottery-filled at open)

Grant Park @ Croton Heights Family Tax Credit Yonkers, NY 2011 100 Filled upon completion

Park Terrace Senior Tax Credit Yonkers, NY 2011 49 Filled upon completion

Mews at Baldwin Place Senior Tax Credit Somers, NY 2011 72 18 per month (Lottery-filled at open)

Bridleside Apts Family Tax Credit North Salem, NY 2013 64 5 per month (each building was completely leased 30 day after completion)

The Mews at Baldwin Place - II Senior Tax Credit Somers, NY 2015 75 7 to 8 units per month from initial marketing

188 Warburton Family Tax Credit Yonkers NY 2015/2016 51 Full at open; likely around 15 to 20 per month but some relocated. 

The Modern Family Tax Credit Mount Vernon, NY 2016 81 Full at open via lottery. Given leasing start to completion; about 15 to 20 per month

Continuum Market Rate White Plains, NY 2017 288 As of 11/17, 43 units were leased. From marketing start, this is 8-10 units per month

The Danforth Market Rate Dobbs Ferry 2017 202 13 per month since April 2017. 

Vienna Senior Housing Senior Tax Credit Rye, NY 2018 Full at open via lottery. Given leasing start to completion; about 13 units per month

Estimate Estimate Estimate Estimate Estimate
10,509 10.6% 962,824 88,966 9.2%

3,498 3.7% (X) 30,389 3.3%
2,061 3.3% 592,444 15,369 2.6%    Population 18 to 64 years 62,860

  With a cognitive difficulty (X)
DISABILITY TYPE BY DETAILED AGE

Estimate
Total civilian noninstitutionalized 98,891

Westchester County, New York
Total With a Percent with Total With a Percent with 

Subject Putnam County, New York
S1810: DISABILITY CHARACTERISTICS 
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Income Qualification: We applied HCR underwriting criteria where the 30%, 

50% and 60% AMI units are set with 48% of income 

at the low end up to 30% for the upper limit.  

 

Household Size: 1BR units include 1/2-person households, 2BR units 

include 2/3-persons. 

 

Project Elimination: Competitive units (1 1BR, 13 2BR) at the Crossroads 

and Avalon Somers have been eliminated and apply 

to each unit type in the project. 

 

Mobility: There is an advantage towards market for the 30%, 

50% and 60% units and we have included 100% of 

the income eligible renter households. 

 

The Demand Model is outlined on the following pages.   
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Summary Analysis Family

Demand for S/1, 2, 3/4 Bedroom apartments

N ot e: The numbers app ly t o  t he demand  g lossary in addendum. 

1 BRM – Tax Credit @ $600 1 BRM – Tax Credit @ $1,000 1 BRM – Tax Credit @ $1,200 2 BRM – Tax Credit @ $720 2 BRM – Tax Credit @ $1,201 2 BRM – Tax Credit @ $1,441

1             Total Number of HH in the Market - 2019 (All HH) 32,928                                    32,928                                       32,928                                       32,928                                    32,928                                       32,928                                       
2             % of Renters 0                                             0                                                0                                                0                                             0                                                0                                                
3             % of Ow ners 86.66% 86.66% 86.66% 86.66% 86.66% 86.66%

4                 Renter Mobility  Contribution
5             Number of Renters based on HH size/Unit type(1) 2986 2986 2986 1656 1656 1656
6             Less Senior HH aged 62+: See narrative for details -1217 -1217 -1217 -437 -437 -437
7             Net Renter HH 1769 1769 1769 1219 1219 1219

8               Estimated Rents for Target Market  - Gross Rent(2) $600 $1000 $1200 $720 $1201 $1441
               

9               Income Qual. Range: (3)-Specif ic Range based on rents $15,000 - $25,650 $25,000 - $40,000 $30,000  - $48,000 $18,000 - $28,830 $30,025 - $48,040 $36,025 - $57,640
10               Income Range to account for elimination: $0 - $25,650 $0 - $40,000 $0  - $48,000 $0 - $28,830 $0 - $48,040 $0 - $57,640

11               Total Income Qualified HH (From 2019 HISTA)(4) 395 673 791 220 420 481

12               Elimination of Existing/Planned Competitors 0 0 0 0 0 0

13               Net Demand 395 673 791 220 420 481

14               Income qual based on the specific band above 63.54% 44.28% 33.38% 55.00% 44.29% 36.80%

15               M obility Factor 100% 100% 100% 100% 100% 100%

16               Net Demand 251 298 264 121 186 177

          3)   M arket Growth/Contraction

17              Applicable Growth (2 of the 5 years) -                                             -                                                -                                                -                                             -                                                -                                                

18 Total Demand By Unit Type 251 298 264 121 186 177

             

19 Number of Units 24                                          22                                             20                                             12                                          12                                             12                                             

20 Capture for unit type 9.56% 7.38% 7.58% 9.92% 6.45% 6.78%

21 Ratio of total project (unit type compared to total) 23.5294% 21.5686% 19.6078% 11.7647% 11.7647% 11.7647%

22 Weighted Average M arket Capture(pro-rated by type) 8.05%

(1) 1/2 person HH for the 1br, 2/3 person HH for 2br and 3/4 person HH for the 3br units, 4+ person HH for the 4br units. Renters only.

(2) Gross Rent is necessary in order to establish the income qualified range.

(3) Low end for affordability based on specific funding objectives

       The maximum is based on the lesser of 30% of the gross rent or the tax credit maximum allowable

(4) The total here goes from 0-M ax in order to eliminate competition from deep subsidy

        projects. We will apply a second income qual. Based on the contribution for our specific

       income band. 



Aerial Photograph 14 

 

Route 6 and Baldwin  
Mahopac, Putnam County, NY 

Aerial Photograph 

 

Neighborhood Map 

 
 



Neighborhood Map 15 

 

Route 6 and Baldwin  
Mahopac, Putnam County, NY 

Neighborhood Map 

 
 



Immediate Neighborhood: 16 

 

Route 6 and Baldwin  
Mahopac, Putnam County, NY 

Immediate Neighborhood: 

The subject site is vacant land located on the west side of US Route 6 in the southern part of the 

hamlet of Mahopac (town of Carmel). Generally, the boundaries of the neighborhood, which differ 

from the boundaries of the Primary Market Area, include: 

 

 US Route 6 to the East 

 US Route 6 to the South 

 South Lake Boulevard to the North 

 NYS Route 6N to the West   

 

Surrounding Property Uses 

Direction Adjoining Property Uses Patterns/Trends 

To the 
North: 

Undeveloped land, single family residential, smaller 
commercial and residential closer to lake  

Stable/limited recent 
development activity  

To the 
South: 

Commercial/retail plazas with pharmacy, grocery stores, 
health club, banks and dining. Multifamily housing 
including the Mews, Avalon Somers and Crossroads 

Stable to improving 
with recent 
development activity 

To the 
East: 

William Koehler Senior Center, Society Hill at Mahopac, 
commercial uses on Rt 6 including a day care, auto 
dealer, dining and fire department 

Stable/new senior 
center development  

To the 
West: 

Undeveloped land and single family residential Stable/no recent 
development activity 

 

Nearby uses include Society Hill condominiums, a recently constructed assisted living facility, 

retail plazas and smaller commercial uses on Route 6. Farther south are four recent multifamily 

housing developments in combination of multistory elevator and townhouse buildings. Avalon 

Somers is a market rate project with 10 affordable units with no age restrictions, and the multi-

phased age-restricted, Mews project targets senior households. The Crossroads at Baldwin Place 

also primarily targets seniors at/below 60% of AMI with some unrestricted units and 10 units that 

target moderate income family households.  

 

Uses farther north in Mahopac relate to local service-base businesses, retailers and restaurants 

with building suppliers and associated trade services. The village center is farther north near the 

marina and includes seasonal waterfront recreation and dining with a condominium building. The 

Mahopac Middle and High School campus is nearby with other smaller private schools in the 

area. Commercial uses are concentrated farther south in Jefferson Valley near the Route 6-

Taconic State Parkway interchange and include the mall, banks, national brand retailers, big box 

stores and medical care offices.   
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Rental housing in the immediate area includes the newest communities to the south in Baldwin 

Place with smaller walkup buildings in the area with 12-20 units and individual rental units in 

condominium or townhouse developments. Aside from the 20 affordable units at Avalon Somers 

and Crossroads, all other affordable rental options are age-restricted like the multi-phased 

Hillcrest and Mews projects offering tax credit rents or older subsidized properties farther north 

in Carmel. All affordable options remain well supported with very limited turnover and extensive 

waitlists and the newest projects absorbed new units at rates exceeding 10 per month with some 

offering lotteries for new units and essentially full at opening. 

 

Volz Park is at the northern end of the site and has 15 acres of open recreation and waterfront 

views. There are multiple other parks, wilderness areas, and hiking trails in the area in addition to 

golf courses and seasonal waterfront destinations nearby.  

 

Transportation Linkages  
 
The subject has good access to transportation linkages with Route 6 serving as a main route in 

the town and connects to I-84 to the northeast in Brewster and the Taconic State Parkway to the 

southwest in Jefferson Valley. Bus stops are available in the area at nearby retail plazas with 

regular routes along Route 6. MTA train stations on the Hudson Line are available in Peekskill and 

multiple stops on the Harlem Line are to the east in Croton Falls.  

 

Medical Care: 
 

Putnam Hospital Center to the west is the closest full service hospital in the area with New York 

Presbyterian Hudson Valley Hospital in Peekskill one of the larger hospitals in the area. Multiple 

private practice and outpatient facilities are in the immediate area with an Urgent Care facility in 

the plaza to the south and similar facilities to the north in Mahopac and in nearby communities 

to the south and west. 

 
Schools: 
 
The property is in the Mahopac Central School District and ranks 318th out of 810 districts in New 

York State according to SchoolDigger.com. the district has approximately 4,200 students over 

three primary, two middle and one high school, most of which are northwest of the site at the 

main campus.  

 

Community Services: 
 

The chart on the following page lists the distance from the site to commercial services indicated 

on the map above. 



Immediate Neighborhood: 18 

 

Route 6 and Baldwin  
Mahopac, Putnam County, NY 

 
 

Conclusions – The Immediate Neighborhood 
 
The subject location is supported for development of affordable housing given the good access 

to employment, recreation, schools and concentration of commercial services. The location is 

also supported by recent development of multifamily housing to the south that has been well 

received. Public transportation is available nearby and connects to nearby communities on main 

transportation linkages with good access to medical care. 

Map # COMMUNITY SERVICES NAME

TRAVEL DISTANCE* FROM 

SITE (IN MILES)

1 PUBLIC BUS STOP Bus Stop 0.7

2 SUBWAY/RAIL STATION Train Station 5.2

3

4 PHARMACY Rite Aid 0.7

GROCERY: 

5      NEAREST MARKET ACME Markets 0.7

6      NEAREST FULL SERVICE MARKET Laguna Grocery Store 1.8

7 DISCOUNT DEPARTMENT STORE Walmart 6.2

SCHOOLS:

8       ELEMENTARY Thomas Jefferson Elementary 2.1

9       MIDDLE / JUNIOR HIGH Mahopac Middle School 1.1

10       HIGH Mahopac High School 0.9

11 HOSPITAL Putnam Hospital 5.5

12 MEDICAL CLINIC/OFFICES CareMount 1.1

13 POLICE Carmel Police Dept 2.5

14 FIRE Mahopac Falls Fire Dept 1.2

15 POST OFFICE US Post Office 0.6

16 BANK Peoples United Bank 0.9

17 SENIOR CENTER William Koehler Memorial Senior Center 0.5

18 DAY CARE Creative Kids Childcare Center 0.6

19 LIBRARY Mahopac Library 2.1

Walk Score is 9

COMMUNITY SERVICES

MAJOR EMPLOYERS / EMPLOYMENT 

CENTERS Lonestar Contracting 3.2

* CALCULATED ALONG DEDICATED ROADWAYS
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Market Area Demographics and Trends 

Market Draw Area 

While the location and setting will attract interest from throughout the area we are including a 

Primary Market Area (PMA) that would provide about 65% to 75% of the eventual tenant base. 

The PMA includes mostly tracts in Putnam County including Carmel, Kent and Philipstown, in 

addition to neighboring Somers and Yorktown in Westchester County. This PMA was informed by 

transportation linkages with primary north-south routes as there are fewer direct routes east-west 

to the site. The market area includes just under 150 square miles with the general boundaries 

established as Putnam County to the north, Philipstown to the west, the town of Southeast to the 

east, and neighboring communities in Westchester to the south. The subject census tract is 68. 

The market area includes just over 8 square miles and includes the following census tracts: 

 

 
 

HISTA Data/Demographics 

A summarization of some of the important demographic data available from HISTA and the 

American Community Survey are presented on the following pages. These data sets compare the 

PMA and subject census tract as well as the city, county and census tract for variables related to 

the incomes, age, housing tenure and other aspects of the population base. Note that the HISTA 

Data uses the American Fact Finder data as a base year projection. 

GEOCODE COUNTY MCD_NAME ZIP

36079010300 Putnam County Kent town 10512

36079011300 Putnam County Carmel town 10541

36079011400 Putnam County Carmel town 10541

36119014903 Westchester County Somers town 10589

36119014909 Westchester County Somers town 10589

36079011600 Putnam County Carmel town 10541

36079011500 Putnam County Carmel town 10512

36079010500 Putnam County Kent town 10512

36079010400 Putnam County Kent town 10512

36079010900 Putnam County Putnam Valley town 10579

36119014806 Westchester County Yorktown town 10598

36119014810 Westchester County Yorktown town 10598

36079011000 Putnam County Putnam Valley town 10579

36119014811 Westchester County Yorktown town 10598

36119014908 Westchester County Somers town 10501

36119014907 Westchester County Somers town 10598

36079011200 Putnam County Carmel town 10541

36079011100 Putnam County Carmel town 10541
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Some notes and comments from this data include: 
 

 Median income in the Mahopac CDP at $87,594 is lower than the other selections with 

the subject tract the highest at $101,985.  

  

 The median value of an owned home is highest in the town of Carmel at $376,600, and 

lowest in the county at $357,700.   

 

 Rent-overburdened households are prevalent in the area with over 43% of households 

countywide paying more than 35% of income on rent compared to 52% in the town.   

 

 Development of rental housing has been more prevalent in the area since 1980 with 

over 53% in the subject tract compared to 29% countywide. 

 
 Commute times are around 35 minutes and within range to large employment centers. 

Putnam 

County, New 

York

Carmel town, 

Putnam County, 

New York

Census Tract 112, 

Putnam County, 

New York

Mahopac CDP, 

New York

Total Housing Units 38,578 12,741 2,542 3,418

Population 99,464 34,328 7,085 8,742

Total Households 34,316 11,758 2,382 3,131

Median Household Income $99,608 $100,790 $101,985 $87,594 

Average Household Size - Owner Occupied 2.90 3.05 2.97 2.80 

Average Household Size - Renter Occupied 2.45 2.21 2.98 2.75 

Median Value of Owned Home $357,700 $376,300 $346,000 $368,800 

Median Monthly Gross Rent $1,334 $1,292 $1,181 $1,236 

% Renters Paying 35% or More(1) 42.80% 51.50% 49.60% 51.00%

Ratio of Population Age 65+ 15.60% 15.90% 16.50% 15.00%

Median Age 43.80 43.90 41.10 42.20

Household With One or More people 65+ 10,519 3,666 742 906 

Ratio of Owner Occupied Households 81.90% 81.30% 74.30% 70.10%

Ratio of Renter Occupied Households 18.10% 18.70% 25.70% 29.90%

Ratio of Vacant Housing Units 11.00% 7.70% 6.30% 8.40%

Ratio of Vacant Rental Units 4.80% 4.80% 0.00% 0.00%

Tenure: Ratio of larger rental projects(2) 9.35% 8.65% 4.57% 7.70%

Ratio of Rental Units Built Post 1980 28.61% 36.78% 53.34% 48.34%

Employed 51,775 17,864 3,988 4,705 

Unemployment Rate 5.3% 6.3% 5.3% 5.1%

Mean Travel Time to Work (minutes) 39.2 38.0 38.1 35.8 

% of All People Below Poverty Line 4.8% 3.3% 5.6% 4.0%

(1) Gross rent as a percent of income.

(2) Defined as rental units with 20 or more apartments.

Source: 2013-2017 American Community Survey - 5 Year Estimate

 DEMOGRAPHIC SUMMARIZATION
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Notes evident by review of the data include: 

 

 The data related to family households indicates continued decline over the next five 

years, with similar projections for overall population.   

 Overall, the PMA includes 86% owners and 14% renters.  

 About 23% of renters in the PMA earn less than $30,000 per year. 

 The subject tract has a lower median income than the PMA by around $2,000.    

 

 
 
  

 
 
  

2014 ** 2019 % Change 2024 % Change

Total Renter Households: 2,930 2,823 -3.65% 2,752 -2.52%

Owner Occupied Households: 17,482 16,939 -3.11% 16,040 -5.31%

Total Households: 20,412 19,762 -3.18% 18,792 -4.91%

% of Renters 14.35% 14.28% 14.64%

Renters Earning $30,000 or Less: 23.24%

Renters Earning $20,000 or Less: 11.16%

Ratio of Renters with 3 or more persons 37.34%

2019 Estimated Median Income PMA: $110,945

Median Income Subject Census Tract: $112,542

* All data applies to under age 62 only

** The 2012-2016 ACS data has been used as the basis in the demographic summary

for the equivalent of the 2014 household statistics.

Demographic Summary PMA – HISTA Data *

2019 Data:

Year Population % Change

2010 (1) 71,134 N/A

2019 (2) 67,613 -4.95%

2024 (3) 65,522 -3.09%

1) Census

2) Current Year Estimate

3) 5-yr Projection

Population Under Age 62
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Census 2000
Census 2010

Current Year Estimates 2019
Five-Year Projections 2024

Change 2000 - 2010 2,803 3.3%
Estimated Change 2010 - 2019 1,847 2.1%
Projected Change 2019 - 2024 1,320 1.5%

2019 Males 43,887 48.9%
2019 Females 45,890 51.1%

Census 2000
Census 2010

Current Year Estimates 2019
Five-Year Projections 2024

Change 2000 - 2010 241 37.1%
Estimated Change 2010 - 2019 -6 -0.7%
Projected Change 2019 - 2024 -5 -0.6%

Census 2000
Census 2010

Current Year Estimates 2019
Five-Year Projections 2024

Change 2000 - 2010 1,853 6.2%
Estimated Change 2010 - 2019 1,211 3.8%
Projected Change 2019 - 2024 684 2.1%

Average Household Size 2000
Average Household Size 2010
Average Household Size 2019
Average Household Size 2024

Census 2000
Census 2010

Current Year Estimates 2019
Five-Year Projections 2024

Change 2000 - 2010 841 3.6%
Estimated Change 2010 - 2019 768 3.2%
Projected Change 2019 - 2024 457 1.8%

Census 2000
Census 2010

Current Year Estimates 2019
Five-Year Projections 2024

Change 2000 - 2010 2,425 7.6%
Estimated Change 2010 - 2019 1,377 4.0%
Projected Change 2019 - 2024 722 2.0%

Total Vacant Housing Units 2000
Total Vacant Housing Units 2010
Total Vacant Housing Units 2019
Total Vacant Housing Units 2024

2000 Owner 26,076 87.3%
2000 Renter 3,788 12.7%

2010 Owner 27,534 86.8%
2010 Renter 4,183 13.2%

2019 Owner 28,535 86.7%
2019 Renter 4,393 13.3%

2024 Owner 29,105 86.6%
2024 Renter 4,507 13.4%

880

PMA
Total Population

85,127
87,930
89,777
91,097

Population by Sex

Group Quarters Population
650
891
885

24,013

Total Households
29,864
31,717
32,928
33,612

2.83
2.74
2.70
2.68

Total Families
23,172

Households by Tenure

24,781
25,238

Total Housing Units
31,717
34,142
35,519
36,241

1,853
2,425
2,591
2,629
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HISTA 2.2 Summary Data
© 2019 All rights reserved Pow ered by Claritas

1-Person 2-Person 3-Person 4-Person 5+-Person

Household Household Household Household Household Total

$0-10,000 31 15 8 3 2 59

$10,000-20,000 121 27 52 10 5 215

$20,000-30,000 163 51 10 16 5 245

$30,000-40,000 69 46 44 14 27 200

$40,000-50,000 92 21 37 8 22 180

$50,000-60,000 107 26 15 42 16 206

$60,000-75,000 34 69 74 24 9 210

$75,000-100,000 153 31 123 107 49 463

$100,000-125,000 45 103 15 11 74 248

$125,000-150,000 14 7 10 13 8 52

$150,000-200,000 15 14 27 22 0 78

$200,000+ 17 59 4 11 1 92

Total 861 469 419 281 218 2,248

1-Person 2-Person 3-Person 4-Person 5+-Person

Household Household Household Household Household Total

$0-10,000 15 3 2 2 1 23

$10,000-20,000 5 7 3 3 0 18

$20,000-30,000 37 52 4 1 2 96

$30,000-40,000 8 23 3 1 2 37

$40,000-50,000 8 27 2 1 2 40

$50,000-60,000 18 12 5 3 3 41

$60,000-75,000 14 27 2 2 1 46

$75,000-100,000 21 6 15 3 2 47

$100,000-125,000 11 15 4 2 1 33

$125,000-150,000 46 15 13 4 0 78

$150,000-200,000 8 13 5 3 1 30

$200,000+ 5 43 30 3 5 86

Total 196 243 88 28 20 575

1-Person 2-Person 3-Person 4-Person 5+-Person

Household Household Household Household Household Total

$0-10,000 44 18 5 6 8 81

$10,000-20,000 246 6 9 10 6 277

$20,000-30,000 125 11 4 13 3 156

$30,000-40,000 65 72 4 7 11 159

$40,000-50,000 108 45 9 25 6 193

$50,000-60,000 23 35 8 14 8 88

$60,000-75,000 69 29 6 15 6 125

$75,000-100,000 34 26 11 11 8 90

$100,000-125,000 43 44 5 6 8 106

$125,000-150,000 25 7 21 37 8 98

$150,000-200,000 60 31 12 8 9 120

$200,000+ 39 12 7 13 6 77

Total 881 336 101 165 87 1,570

Aged 55 to 61 Years

Year 2019 Estimates

Renter Households

Aged 62+ Years

Year 2019 Estimates

Renter Households

Renter Households

Age 15 to 54 Years

Year 2019 Estimates

Market Area
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HISTA 2.2 Summary Data
© 2019 All rights reserved Pow ered by Claritas

1-Person 2-Person 3-Person 4-Person 5+-Person

Household Household Household Household Household Total

$0-10,000 16 3 12 10 6 47

$10,000-20,000 27 9 24 28 6 94

$20,000-30,000 17 125 41 58 45 286

$30,000-40,000 92 24 102 29 58 305

$40,000-50,000 34 56 78 72 26 266

$50,000-60,000 39 103 21 35 45 243

$60,000-75,000 46 143 144 106 82 521

$75,000-100,000 136 251 220 409 248 1,264

$100,000-125,000 178 141 307 372 360 1,358

$125,000-150,000 74 215 493 575 336 1,693

$150,000-200,000 62 302 587 743 604 2,298

$200,000+ 176 573 725 1,247 678 3,399

Total 897 1,945 2,754 3,684 2,494 11,774

1-Person 2-Person 3-Person 4-Person 5+-Person

Household Household Household Household Household Total

$0-10,000 20 14 10 7 2 53

$10,000-20,000 25 41 21 22 5 114

$20,000-30,000 42 49 17 14 11 133

$30,000-40,000 42 77 20 15 5 159

$40,000-50,000 45 42 26 14 4 131

$50,000-60,000 72 83 17 58 2 232

$60,000-75,000 116 82 120 28 13 359

$75,000-100,000 83 319 77 39 16 534

$100,000-125,000 96 194 187 73 3 553

$125,000-150,000 41 158 177 95 30 501

$150,000-200,000 89 374 193 292 75 1,023

$200,000+ 55 420 245 450 203 1,373

Total 726 1,853 1,110 1,107 369 5,165

1-Person 2-Person 3-Person 4-Person 5+-Person

Household Household Household Household Household Total

$0-10,000 131 103 11 6 5 256

$10,000-20,000 443 119 18 12 13 605

$20,000-30,000 447 294 43 37 9 830

$30,000-40,000 406 464 52 23 17 962

$40,000-50,000 408 411 53 29 12 913

$50,000-60,000 378 445 35 12 12 882

$60,000-75,000 307 587 72 13 22 1,001

$75,000-100,000 374 775 180 46 59 1,434

$100,000-125,000 243 607 263 81 37 1,231

$125,000-150,000 107 380 102 23 25 637

$150,000-200,000 125 717 271 49 160 1,322

$200,000+ 154 729 364 133 143 1,523

Total 3,523 5,631 1,464 464 514 11,596

Aged 55 to 61 Years

Year 2019 Estimates

Owner Households

Aged 62+ Years

Year 2019 Estimates

Owner Households

Owner Households

Age 15 to 54 Years

Year 2019 Estimates

Market Area
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POPULATION DATA
© 2019 All rights reserved Pow ered by Claritas

Age Male Female Total Age Male Female Total Age Male Female Total

0 to 4 Years 2,322 2,116 4,438 0 to 4 Years 2,068 1,987 4,055 0 to 4 Years 2,106 2,018 4,124

5 to 9 Years 2,990 2,826 5,816 5 to 9 Years 2,279 2,138 4,417 5 to 9 Years 2,100 2,018 4,118

10 to 14 Years 3,357 3,282 6,639 10 to 14 Years 2,728 2,495 5,223 10 to 14 Years 2,353 2,179 4,532

15 to 17 Years 2,297 2,031 4,328 15 to 17 Years 1,968 1,818 3,786 15 to 17 Years 1,783 1,598 3,381

18 to 20 Years 1,440 1,143 2,583 18 to 20 Years 1,812 1,660 3,472 18 to 20 Years 1,734 1,540 3,274

21 to 24 Years 1,717 1,498 3,215 21 to 24 Years 2,362 2,320 4,682 21 to 24 Years 2,500 2,371 4,871

25 to 34 Years 3,547 3,584 7,131 25 to 34 Years 4,632 4,377 9,009 25 to 34 Years 5,454 5,339 10,793

35 to 44 Years 5,926 6,471 12,397 35 to 44 Years 4,358 4,532 8,890 35 to 44 Years 4,179 4,112 8,291

45 to 54 Years 7,783 8,105 15,888 45 to 54 Years 6,608 7,001 13,609 45 to 54 Years 5,340 5,646 10,986

55 to 64 Years 5,822 6,104 11,926 55 to 64 Years 6,959 7,274 14,233 55 to 64 Years 7,492 7,888 15,380

65 to 74 Years 3,304 3,919 7,223 65 to 74 Years 4,776 5,566 10,342 65 to 74 Years 5,691 6,687 12,378

75 to 84 Years 1,982 2,599 4,581 75 to 84 Years 2,442 3,210 5,652 75 to 84 Years 2,723 3,604 6,327

85 Years and Up 605 1,160 1,765 85 Years and Up 895 1,512 2,407 85 Years and Up 995 1,647 2,642

Total 43,092 44,838 87,930 Total 43,887 45,890 89,777 Total 44,450 46,647 91,097

62+ Years n/a n/a 16,796 62+ Years n/a n/a 22,164 62+ Years n/a n/a 25,575
42.9 46.0 47.0

Source: Claritas; Ribbon Demographics

Ribbon Demographics, LLC
www.ribbondata.com

Tel: 916-880-1644

Source: Claritas; Ribbon Demographics

Population by Age & Sex

PMA
Census 2010 Current Year Estimates - 2019 Five Year Projections - 2024

Median Age: Median Age: Median Age:
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HOUSEHOLD DATA
© 2019 All rights reserved Claritas

Age Age Age Age Age Age Age Age

Income

15 - 24 

Years

25 - 34 

Years

35 - 44 

Years

45 - 54 

Years

55 - 64 

Years

65 - 74 

Years

75 - 84 

Years

85+ 

Years Total Percent

Less than $15,000 15 49 52 118 208 234 217 144 1,037 3.1%

$15,000 - $24,999 83 115 103 153 244 351 386 252 1,687 5.1%

$25,000 - $34,999 92 95 117 185 319 371 353 189 1,721 5.2%

$35,000 - $49,999 42 183 192 303 404 694 623 247 2,688 8.2%

$50,000 - $74,999 25 212 235 708 961 910 653 250 3,954 12.0%

$75,000 - $99,999 86 435 542 664 798 751 401 155 3,832 11.6%

$100,000 - $124,999 0 363 499 744 785 745 274 119 3,529 10.7%

$125,000 - $149,999 2 392 607 744 772 364 122 56 3,059 9.3%

$150,000 - $199,999 3 332 624 1,417 1,386 765 301 43 4,871 14.8%

$200,000 and up 3 405 1,140 1,943 1,923 835 207 94 6,550 19.9%

Total 351 2,581 4,111 6,979 7,800 6,020 3,537 1,549 32,928 100.0%

Percent 1.1% 7.8% 12.5% 21.2% 23.7% 18.3% 10.7% 4.7% 100.0%

Source: Claritas; Ribbon Demographics

Source: Claritas; Ribbon Demographics

Households by Income and Age

PMA
Current Year Estimates - 2019
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HOUSEHOLD DATA
© 2019 All rights reserved Claritas

Geography ID Census 2000 2019 Estimate

2024 

Projection 

36079010300 $68,804 $88,101 $94,032

36079010400 $75,951 $95,526 $101,286

36079010500 $78,275 $116,080 $128,067

36079010900 $69,672 $120,996 $133,785

36079011000 $84,533 $118,555 $127,464

36079011100 $78,114 $129,301 $140,625

36079011200 $75,787 $112,542 $122,612

36079011300 $80,918 $106,618 $116,610

36079011400 $72,046 $120,128 $131,174

36079011500 $71,321 $97,036 $105,682

36079011600 $87,422 $108,963 $119,205

36119014806 $92,040 $124,575 $133,430

36119014810 $65,625 $52,830 $57,410

36119014811 $75,129 $138,558 $151,073

36119014903 $74,671 $94,462 $98,986

36119014907 $86,591 $122,696 $129,500

36119014908 $116,023 $147,778 $158,424

36119014909 $70,805 $111,752 $118,804

Median: $77,422 $110,945 $119,394

Median Household Income by Area

PMA Mahopac, NY
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Supply/ Competitive Projects  

Analysis of Supply 

  
The charts below indicate the affordable and market rate projects in each sample with the primary 
comparable projects in bold. The maps on the following pages show the primary comparable 
projects only given the volume of projects in the sample.  

 

 

The location map for each project type is followed by details of these comparable properties. 

 

 

Map Label Name
S Route 6 and Baldwin Road

1 Hillcrest Phases I and II

2 Gleneida Senior Apartments

3 The Mews at Baldwin Place

4 The Mews @ Baldwin Place II

5 Crossroads at Baldwin Place

6 Stonecrest Senior Apartments

7 Hughson Commons

8 Brewster Senior Housing

9 Mayor Mitchell Court

Affordable

Map Label Name
S Route 6 and Baldwin Road

1 104 Main Street

2 Woodcrest Garden Apartments

3 Middle Branch Garden Apartments

4 Avalon Somers

5 14 Church Street

6 Putnam Apartments

7 34 Putnam Avenue

8 790 Route 312

9 6 Church Street

Market
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AFFORDABLE APARTMENT RENTAL No. 1

Comments: New Senior Tax Credit project that caters to seniors 55+ years of age. 

As of 1/2020-the property manager indicated that this project was fully occupied with a waiting list of over 200 applicants. Units are 
all rented at the 60% AMI level.  Utility Allowances: 1 BDM = $134; 2 BDM = $163.

Street Address: 3101 Heights Lane
City, State: Carmel, NY

Property Name: Hillcrest Commons at Carmel

Date of Survey: 1/2020

Type of Project: Senior Tax Credit

No. of Units: 74

Year Built: 2012

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), dishwashers, microwaves, central A/C, crown molding, hardwood 
flooring, carpeting, walk-in closets, granite countertops in kitchens, gas fireplaces, prewired security systems, and patios/balconies. 
Project offers a clubhouse, a fitness center with a yoga room, a common area room, a library, a TV room, elevator service, on-site 
coin laundry, additional storage areas, and free surface parking to tenants.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
75 +/-

Verification: Property Mgr - Tonya Anthony Verified On: 01/14/2020Contact Phone: (845) 256-8630

Web Site: http://wbhomes.com/our-communities/55-communities-for-rent/hillcrest-commons-at-carmel/

Rent Concessions: No

Cond. Rating: A+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
7951 Bedroom, 60% AMI 1 59 $933 $1.1760%
10242 Bedroom, 60% AMI 1 15 $1091 $1.0760%

Parking Features

Rec. Area - Type: See Amenities
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:
Prewired Security Systems

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:

31



AFFORDABLE APARTMENT RENTAL No. 1a

Comments: Proposed two-story Senior Tax Credit project that will cater to seniors 55+ years of age and awarded funding in 2017/2018 and under 
development as of 11/1/2018. Photo is of Phase I building which will be consistent.

As of 1/2020-management stated that this complex has recently opened for occupancy and that they do not have current number for 
the complex.  Applicants are just now being contacted and placed in the program.

Street Address: 3101 Heights Lane
City, State: Carmel, NY

Property Name: Hillcrest Commons Apts - Phase II

Date of Survey: 1/2020

Type of Project: Senior Tax Credit

No. of Units: 75

Year Built: 2020

Occupancy Rate: N/A

Amenities: Units will have standard kitchen appliances (stainless steel stoves & refrigerators), dishwashers, microwaves, central A/C, hardwood 
flooring, carpeting, gas fireplaces, crown molding, granite countertops in kitchens, walk-in closets, prewired security systems, and 
patios/balconies. Project will offer a clubhouse, a fitness center with a yoga room, a common area room, a library, a TV room, free 
surface parking, and additional storage areas to tenants. Phase II will share amenities with Phase I of this project.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Waiting List:
N/A

Verification: Wilder Balter - Tonya Verified On: 01/14/2020Contact Phone: (845) 256-8630

Web Site: http://wbhomes.com/our-communities/55-communities-for-rent/hillcrest-commons-at-carmel/

Rent Concessions: No

Cond. Rating: A+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
7431 Bedroom, 60% AMI 1 52 $1074 $1.4560%
9672 Bedroom, 60% AMI 1 9 $1282 $1.3360%
7431 Bedroom, 90% AMI 1 4 $1258 $1.6990%
9672 Bedroom, 90% AMI 1 8 $1504 $1.5690%

Parking Features

Rec. Area - Type: See Amenities
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:
Prewired Security Systems

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

32



AFFORDABLE APARTMENT RENTAL No. 2

Comments: Two-story Senior Tax Credit project with age restrictions of 60 years or older that opened in February of 1999. 

As of 1/2020-the leasing agent indicated that this project was fully occupied with a waiting list of 127 applicants. Waiting lists have 
been purged. Rent listed reflects the 50% AMI Tax Credit rent. Utility Allowance: 1 BDM = $58

Street Address: 20 Gleneida Court
City, State: Carmel, NY

Property Name: Gleneida Senior Apartments

Date of Survey: 1/2020

Type of Project: Senior Tax Credit

No. of Units: 24

Year Built: 1999

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), carpeting, blinds, and additional storage areas. Project offers 
elevator service, a game room, a computer room, an outdoor patio, raised garden beds, a community room, on-site coin laundry, and 
free off-street surface parking to tenants.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Waiting List:
127  Applicants

Verification: Putnam Housing - P. Albano Verified On: 01/14/2020Contact Phone: (845) 225-8493

Web Site: http://putnamhousing.com/seniorh.html/

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
6501 Bedroom 1 24 $736 $1.1350%
N/A2 Bedroom 1 1 $870 N/A50%

Parking Features

Rec. Area - Type: See Amenities
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Gas
Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

33



AFFORDABLE APARTMENT RENTAL No. 3

Comments: Newer senior tax credit project. Marketing for the project began in June 2011 and they received 300+ applicants for the lottery. The 
CO was issued on September 15th and the building was filled within a week. Absorption averaged 18 units per month from initial 
marketing until all units were occupied.

As of 11/2018-management stated that this complex is currently fully occupied with 57 applicants on the wait list.  There are currently 
four (6%) Section 8 voucher holders. Utility Allowance = $120.

Street Address: 24 Clayton Blvd
City, State: Somers, NY

Property Name: The Mews at Baldwin Place

Date of Survey: 11/2018

Type of Project: Senior Tax Credit

No. of Units: 72

Year Built: 2011

Occupancy Rate: 100%

Amenities: Units have stove, refrigerator, carpeting, central air, in unit hot water tanks, balconies and blinds. Off-street parking, on-site laundry 
and community room.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
57 Applicants

Verification: Kearney Realty - Azita Verified On: 11/08/2018Contact Phone: (845) 306-7705

Web Site: http://

Rent Concessions: No

Cond. Rating: A-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
7451 Bedroom 1 12 $509 $0.6830%
7451 Bedroom 1 38 $904 $1.2150%
7451 Bedroom 1 22 $969 $1.3060%

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No
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AFFORDABLE APARTMENT RENTAL No. 4

Comments: This is a senior specific tax credit project funded by HFA.  Marketing began in September/2014, the project opened the last week of 
January 2015 and was fully leased by the end of June 2015. This averages out to a lease-up of 7 to 8 units per month from initial 
marketing.

As of 11/2018-management stated that this complex is currently 99% occupied with a wait list of 121 applicants.  There are eight 
(10%) Section 8 voucher holders. Utility Allowance: 1BR = $120  2BR = $144.

Street Address: 34 Clayton Blvd
City, State: Somers, NY

Property Name: The Mews @ Baldwin Place II

Date of Survey: 11/2018

Type of Project: Senior Tax Credit

No. of Units: 75

Year Built: 2015

Occupancy Rate: 99%

Amenities: Units have stove, refrigerator, central A/C, carpeting and patio/balcony. On-site laundry, off-street surface parking (120 spaces), 
community room, television room.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
121 Applicants.

Verification: Kearney Development - Azita Verified On: 11/08/2018Contact Phone: (845) 306-7705

Web Site:

Rent Concessions: No

Cond. Rating: A

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
7131 Bedroom 1 12 $891 $1.2550%
7131 Bedroom 1 49 $1047 $1.4760%
9512 Bedroom 1 3 $1094 $1.1550%
9512 Bedroom 1 11 $1291 $1.3660%

Parking Features

Rec. Area - Type: TV Room & Sitting 
Areas

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No
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AFFORDABLE APARTMENT RENTAL No. 5

Comments: This is a senior tax credit project funded by HFA and is an age restricted development at 55 and above for 52 of the 64 units. 6 of the 
64 units units will be at 90% AMI or market rate. Project is due to be completed in May 2018. Utility Allowance: 1BR = $120  2BR = 
$144.

*Photograph above is of a similar development built by the same developer

Street Address: 57 Route 6
City, State: Somers, NY

Property Name: Crossroads at Baldwin Place

Date of Survey: 10/2017

Type of Project: Mixed Income

No. of Units: 64

Year Built: 2017/2018

Occupancy Rate: N/A

Amenities: Units have stove, refrigerator, central A/C, carpeting and patio/balcony. On-site laundry, off-street surface parking, community room 
and television room.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:

Verification: Kearney Development - Azita Verified On: 10/26/2017Contact Phone: (845) 306-7705

Web Site:

Rent Concessions: No

Cond. Rating: A

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
6691 Bedroom, Senior LIHTC 1 10 $882 $1.3250%
6691 Bedroom, Senior LIHTC 1 38 $1079 $1.6160%
11102 Bedroom, Senior LIHTC 1 2 $1048 $0.9450%
11102 Bedroom, Senior/Family LIHTC 1 8 $1279 $1.1560%
11102 Bedroom, 90%-130% AMI 1 6 $1995 $1.80

Parking Features

Rec. Area - Type: TV Room & Sitting 
Areas

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage:

Covered:

Gated entrance:
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AFFORDABLE APARTMENT RENTAL No. 6

Comments: Senior Tax Credit project consisting of four (4) two-story elevator buildings. Rent levels are set at 60% AMI. Rents fall slightly below 
the 60% maximum level on the two-bedroom units due to the fact they were originally set below the maximum, and every year they 
have to apply to HCR for a rent increase - this is the current amount.  Approximately 15% of the tenants move from homes and about 
63% of the tenants come from the PMA. The rest of the tenants are from lower Westchester Co.(14.9%), New York City (12.8%) and 
other states (6.4%). 

As of 1/2020-the complex is fully occupied with no available units. Management has a waiting list of 261 applicants for the one 
bedroom units, and 42 for the two bedroom units. There are 37 section 8 voucher holders. The rents listed above were quoted by 
management at the time of this survey. Utility allowances are as follows: 1BR: $134 2BR: $163.

Street Address: 3101 Stonecrest Drive
City, State: Southeast, NY

Property Name: Stonecrest Senior Apartments

Date of Survey: 1/2020

Type of Project: Senior Tax Credit

No. of Units: 136

Year Built: 2005

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), dishwashers, central A/C, balconies/patios, carpeting, blinds. Project 
offers free off-street parking, on-site coin laundry, elevator service, a community room, a fitness center, and a library with Internet 
access.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
1BR = 260    2BR = 39

Verification: Wilder Balter - Tonya Verified On: 01/14/2020Contact Phone: (845) 278-1909

Web Site: http://www.wbhomes.com/stonecrest.html

Rent Concessions: No

Cond. Rating: B+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
7751 Bedroom, 60% AMI 1 112 $972 $1.2560%
10782 Bedroom, 60% AMI 1 24 $1156 $1.0760%

Parking Features

Rec. Area - Type: Various   See 
Amenities

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Gas
Security Features:

Emergency Pull Cords

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:
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AFFORDABLE APARTMENT RENTAL No. 7

Comments: Three-story Senior Tax Credit project with rent levels set at 50% or 60% AMI maximum levels. 

As of 1/2020-this project was fully occupied with a waiting list. At this time, there were thirty-seven (37) Section 8 voucher holders 
(39%). Around 15% of tenants have moved from homes and about 58% of tenants come from the PMA; the remaining tenants are 
from lower Westchester Co., New York City, and other states.  Utility Allowances: 1 BDM = $134; 2 BDM = $163.

Street Address: 4100 Gables Way
City, State: Carmel, NY

Property Name: Hughson Commons

Date of Survey: 1/2020

Type of Project: Senior Tax Credit

No. of Units: 94

Year Built: 2002

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), dishwashers, disposals, central A/C, wall-to-wall carpeting, ash 
cabinetry in kitchens, ceramic tiling in baths/kitchens/entryways, Emergency Call Systems, and balconies/patios. Project offers 
elevator service, on-site coin laundry, a community room with a great room/kitchen, a library with free Wi-Fi, and walking trails. Off-
street surface parking is free for tenants.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
1BR = 350 +/-   2BR = 50+/-

Verification: Wilder Balter - Tonya Anthony Verified On: 01/14/2020Contact Phone: (845) 228-9200

Web Site: http://www.wbhomes.com/hughsoncommons.html

Rent Concessions: No

Cond. Rating: B+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
8071 Bedroom, 755-858 sq.ft.; 50% AMI 1 49 $873 $1.0850%
10022 Bedroom, 50% AMI 1 8 $1075 $1.0750%
8071 Bedroom, 755-858 sq.ft.; 60% AMI 1 29 $1075 $1.3360%
10022 Bedroom, 60% AMI 1 8 $1286 $1.2860%

Parking Features

Rec. Area - Type: See Amenities
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Security Features:
Emergency Call System

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:
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MARKET RATE APARTMENT RENTAL No. 1

Comments: As of 1/2020-management stated that this project is 100% occupied with no waiting list. The rental ranges are due to location and 
how long tenant has been there. This property does accept section 8 vouchers.  Rent includes heat, water (hot/cold), sewer and trash 
removal.

Street Address: 104 Main Street
City, State: Brewster, NY

Property Name: 104 Main Street

Date of Survey: 1/2020

Type of Project: Market Rate

No. of Units: 29

Year Built: 1957

Occupancy Rate: 100%

Amenities: Units have stove, refrigerator, hardwood floors and wall a/c units. Parking is surface lot in rear with enough spaces.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Verification: Liza Verified On: 01/10/2020Contact Phone: (845) 279-8214

Web Site: http://www.putnamdutchessrentals.com/

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

7131 Bedroom 1 10 $1400 $1.96
9762 Bedroom 1 9 $1550 $1.59
560Studio 1 10 $1000 - $1100 $1.79 - $1.96

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: unit
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: No

Garage: No

Covered: No

Gated entrance:
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MARKET RATE APARTMENT RENTAL No. 2

Comments: As of 1/2020-management stated that this complex is currently fully occupied and that they do not maintain a wait list.  Rent includes 
water, sewer and trash removal.

Street Address: 675 Route 6
City, State: Mahopac, NY

Property Name: Woodcrest Garden Apartments

Date of Survey: 1/2020

Type of Project: Market Rate

No. of Units: 71

Year Built: Late 1960's

Occupancy Rate: 100%

Amenities: Units have a stove, refrigerator, carpeting, drapes, wall a/c, storage and balcony. There is ample surface parking and a playground. 

The older buildings have electric heat and the newer ones have gas.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Ursula #315 Verified On: 01/10/2020Contact Phone: (914) 276-2619

Web Site:

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

7501 Bedroom 1 N/A $1400 $1.87
10502 Bedroom 2 N/A $1750 $1.67
600Studio 1 N/A $1000 $1.67

Parking Features

Rec. Area - Type: Playground
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: unit
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:
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MARKET RATE APARTMENT RENTAL No. 3

Comments: Historically this property occupancy rate is between 92%-100% which equates to 1-2 vacant units on average. The difference in the 
rents is whether or not the units have another small room that is to small to be considered a bedroom. The two bedroom units are 
located at the ends of the building. This property does accept Section 8 vouchers. This complex was purchased by the current owner 
in January 2014. 

As of 1/2020-management stated that this complex is currently fully occupied and that they do not maintain a wait list.  The rents 
listed above are current market rents as quoted by management at the time of this survey.

Street Address: 3 Husted Road
City, State: Southeast, NY

Property Name: Middle Branch Garden Apartments

Date of Survey: 1/2020

Type of Project: Market Rate

No. of Units: 26

Year Built: 1968

Occupancy Rate: 100%

Amenities: Units have stove, refrigerator, carpeting, balcony/patio and a/c. The complex offers coin laundry. Heat is electric and there is a 
thermostat in every unit. Some units have separate entrances. Ample parking.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Property Manager - John Verified On: 01/10/2020Contact Phone: (914) 774-3585

Web Site:

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

7061 Bedroom 1 22 $1250 - $1300 $1.77 - $1.84
9762 Bedroom 1 4 $1450 - $1550 $1.49 - $1.59

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:
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MARKET RATE APARTMENT RENTAL No. 4

Comments: This is a new market rate project with 142 market rate units and 10 affordable units. Currently there are 4 avalable market rate units 
and the waitlist for affordable units is reported in years. No utility allowance was provided for the affordable units.

Street Address: 49 Clayton Blvd
City, State: Baldwin Place, NY

Property Name: Avalon Somers

Date of Survey: 1/2020

Type of Project: Market Rate

No. of Units: 152

Year Built: 2017

Occupancy Rate: 98%

Amenities: Luxury units will have granite counters and stainless steel appliances. Loft style units will be available. Units feature private entries, 
washer/dryer, walk-in closets and central a/c. Select units will have balconies.  Complex will offer fitness center, pool with sundeck, 
bbq area, clubhouse with resident lounge, outdoor play area, surface and detached garage parking. The parking fees are the 
following:you get one free surface spot for however many bedrooms the unit has, each additional surface spot is $25, garage 
parkingis available for $200 per month. There is also a Common Area/Amenities fee of $65.00/month

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Leading Agent - Teddy Verified On: 01/14/2020Contact Phone: (914) 340-5018

Web Site: http://www.avaloncommunities.com/new-york/somers-apartments/avalon-somers

Rent Concessions: No

Cond. Rating: A

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

9711 Bedroom 1 N/A $2665 $2.74
8771 Bedroom 1 6 $1235 $1.41
8471 Bedroom 1 N/A $2350 - $2500 $2.77 - $2.95
8441 Bedroom 1 1 $879 $1.04
13182 Bedroom 2 3 $2107 $1.60
12062 Bedroom 2 N/A $2817 $2.34
11942 Bedroom 2 N/A $2806 $2.35
15003 Bedroom 2 N/A $3236 $2.16
14053 Bedroom 2 N/A $3335 $2.37

Parking Features

Rec. Area - Type: Yes, See comments.
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Included
Amt:

Fee: $200/month

Surface: Yes Enough for: All
Extra Cost: No

Garage: Yes Enough for: Some
Extra Cost: Yes

Covered: No

Gated entrance:
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MARKET RATE APARTMENT RENTAL No. 5

Comments: Two-story, brick, walk up, Market Rate project. The project also includes second two-story (white) wood-frame walk-up building,  and 
also a colonial style converted residence at the road which contains a few apartments including 1 or 2 three-bedroom unit.  No formal 
waiting list.  Ownership has been replacing windows upon turnover since 2015 and some units have been updated with paint, new 
kitchens and baths.  Leasing agent indicated that the rents for updated vs not updated are the same since the renovations are not 
high end.   

As of 1/2020-management stated that this complex is currently 95% occupied with (1) vacant unit.  Units typically lease within 30 
days.  Rent includes heat, water (hot/cold), sewer and trash removal.

Street Address: 14 Church Street
City, State: Carmel, NY

Property Name: 14 Church Street

Date of Survey: 1/2020

Type of Project: Market Rate

No. of Units: 22

Year Built: 1975

Occupancy Rate: 95%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), hardwood flooring, unit A/C, ceiling fans, and balconies/patios. Some 
units have dishwashers, subway tiling in kitchens, and new windows. Project offers on-site coin laundry and free off-street surface 
parking (assigned - 2 spots per unit). Tenants pay for propane for the stove. Rent includes heating and hot water for all units. Some 
units include electricity.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Verification: Annie Verified On: 01/10/2020Contact Phone: (845) 742-5055

Web Site: http://

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

8001 Bedroom 1 N/A $1200 $1.50
10002 Bedroom 1 N/A $1450 $1.45
N/A3 Bedroom 1 N/A $1650 N/A

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: unit
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Gas

some

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:
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Addendum A 

Demand Analysis Glossary 
  



Glossary/Explanatory Comments - Demand Model: Family Projects

1             Total Number of HH in the Market: All age groups Includes renters and owners from the HISTA data. Presented for reference not application. Includes all age groups.
2             % of Renters The Total number of Renters divided by the total HH from line 1 above.
3             % of Owners The Total number of Owners divided by the total HH from line 1 above.
4              Renter Mobility For Family projects we accout only for existing renters, not homeowners
5              Total Number of HH for the unit size(1) Total number of HH for unit type. Typically 1/2 person for 1 Br, 2/3 person for 2 Br, and 3+ Persons for 3-4 Bd. There can be some variation
6              Less 62+ Typically we will not account for HH aged 62+ for family projects. There can be exceptions if there are 1br apartments, may vary by market
7              Net The results of the above two.

8               Estimated Rents for Target Market  - Gross Rent(2) Gross Rents for the unit type in question.  If there are multiple rents, each is represented here.  Will be used to establish the income
bands based on DHCR standards.  For the low end to apply, there must be enough of the unit type to apply. 

9               Income Qual. Range: (3)-Specfic Range based on rents Income Bands based on DHCR standards.  Low= needed for affordability (low end rent from 8*12/48%).  Upper= Max allowable (upper rent
from 8*12.30%).  The 30%-48% are the income bands based on rent to be charged.  DHCR allows low to high based on rent, but requires
that an adequate portion of units be set at the low end rent level for the unit type in question.  May use 40% for family project Max 

10               Income Qualified HH From 0-Max(From Current HISTA) This band is necessary to avoid a "double" project elimination.  Explained in greater detail in text.  Here the Low end extends
to zero in order to account for all forms of subsidized housing in a market area. The upper end remains similar to the line 8 discussion
Accounts for all renter HH for the HH size in question that fall within the income bands set by line 9.  

11              Total Income Qualified HH The number of all income qualified HH from line 10 income band above, for the HH size that applies to this unit type. 

12               Elimination of Existing/Planned Competitors All existing and planned subsidized housing in the market area.  Corresponds to chart in the text that breaks out units by bedroom type. 
These need to be eliminated based on DHCR standards in order to avoid impact on existing subsidized. Correlates to a NET Demand model. 

13               Net Demand The results from subtracting line 12 from line 11.  These are therefore all HH in the band set from line 10 that are not in existing subsidized
housing in the specific market area used.   They are therefore considered the most likely target market for a new rental project. 

14               Income qual based on the specific band above Ratio of the number of renter HH from income band set on line 9 divided by the total on line 11.  Uses the HISTA data to determine the 
number of HH for the unit type in question that fall within these income parameters. 

15               Mobility Factor For LIHTC projects this is always 100%.  Presented for consideration and used as ratio only for SLIHTC or Market Rate deals. 

16               Net Demand The number of age and income qualified renter HH for unit type in question. Net since we have eliminated existing subsidized. These are 
income qualified who reside in rental situations other than affordable or subsidized housing. 

             Market Growth/Contraction The change in number of age/income qualified renter HH only.  Tracked based on HISTA projections over the next five years.  See the HISTA
data in report and the addendum for details, the numbers are also presented in the text. 

17              Applicable Growth (2 of the 5 years)(6) We account for two of five years of growth.  Accounts for construction/absorption.  This is after income qualification bands. 
Not likely in Upstate NY that we will account for growth, but it is market specific

18 Total Demand By Unit Type Adds line items 16 and 17
             

19 Number of Units Total number of units for the bedroom type in question.  Will be applied to set capture for this unit type. 
20 Capture for unit type The results of dividing line 18 by line 19.  The % of age/income qual hh for this unit type that the project must capture to reach supportable 

occupancy. 
21 Ratio of total project (unit type compared to total) Total number of units for this unit type/total number of units for the project.  Necessary to apply weighted average for project capture. 

22 Weighted Average Market Capture(pro-rated by type) Weighted average of the line 21 results.  Indicative of the total capture needed to reach stable occupancy for the project. 



Glossary/Explanatory Comments - Demand Model

1             Total Number of HH in the Market: Aged 55+ All senior HH aged 55 and above.  Includes renters and owners from the HISTA data. Presented for reference not application. 
2             % of Renters The Total number of Renters divided by the total HH from line 1 above.
3             % of Owners The Total number of Owners divided by the total HH from line 1 above.

4              Total Number of HH for the unit size(1) All Senior HH aged 55 and above in One person HH.  From the HISTA data for one person only. This line item includes renters and owners.
5             % of Renters for the unit size The Total number of Renters divided by the total HH from line 4 above.
6             % of Owners for the unit size The Total number of Owners divided by the total HH from line 4 above.

                 Renter Contribution This section applies to the renter households only, not homeowners.  Only the HISTA Renter HH data has been referenced. 
7             Total number of renters based on HH size/Unit type Based on the ratio from line 4 and 5 above. Also can be referenced from HISTA DATA renter one person HH. 

8               Estimated Rents for Target Market  - Gross Rent(2) Gross Rents for the unit type in question.  If there are multiple rents, each is represented here.  Will be used to establish the income
                Note:  In this case the low end will be used for afford. Since bands based on DHCR standards. 
                          there is an adequate mix of low end units. 
               

9               Income Qual. Range: (3)-Specfic Range based on rents Income Bands based on DHCR standards.  Low= needed for affordability (low end rent from 8*12/48%).  Upper= Max allowable (upper rent
from 8*12.30%).  The 30%-48% are the income bands based on rent to be charged.  DHCR allows low to high based on rent, but requires
that an adequate portion of units be set at the low end rent level for the unit type in quesiton. 

10               Income range used for initial project elimination: This band is necessary to avoid a "double" project elimination.  Explained in greater detail in text.  Here the Low end extends
to zero in order to account for all forms of subsidized housing in a market area. The upper end remains similar to the line 9 discussion

11               Income Qualified HH From 0-Max(From 2005 HISTA)(4) Accounts for all renter HH for the HH size in question that fall within the income bands set by line 10.  

12               Elimination of Existing/Planned Competitors All existing and planned subsidized housing in the market area.  Corresponds to chart in the text that breaks out units by bedroom type. 
These need to be eliminated based on DHCR standards in order to avoid impact on existing subsidized. Correlates to a NET Demand model. 

13               Net Demand The results from subtracting line 12 from line 11.  These are therefore all HH in the band set from line 10 that are not in existing subsidized
housing in the specific market area used.   They are therefore considered the most likely target market for a new rental project. 

14               Income qual based on the specific band above Ratio of the number of renter HH from income band set on line 9 divided by the total on line 11.  Uses the HISTA data to determine the 
number of HH for the unit type in question that fall within these income parameters. 

15               Mobility Factor For LIHTC projects this is always 100%.  Presented for consideration and used as ratio only for SLIHTC or Market Rate deals. 

16               Net Demand The number of age and income qualified renter HH for unit type in question. Net since we have eliminated existing subsidized. These are 
income qualified who reside in rental situations other than affordable or subsidized housing. 

                 Senior Homeowner Contribution Homeowner Analysis Only.
17               Total Income Qualified HH (From 2005 HISTA)(5) Same income band as line item 9 above.  Applies to the HH size applicable to the unit type, from the HISTA data for Senior Owners. 
18               Mobility Factor DHCR allows for inclusion of 10% of the existing senior Homeowners.  This is applied without exception.  
19               Net Demand The results of Line 17* Line 18 

             Market Growth/Contraction The increase in number of age/income qualified renter HH only.  Tracked based on HISTA projections over the next five years.  See the HISTA
data in report and the addendum for details, the numbers are also presented in the text. 

20              Applicable Growth (2 of the 5 years)(6) We account for two of five years of growth.  Accounts for construction/absorption.  This is after income qualification bands. 

21 Total Demand By Unit Type Adds line items 16, 19 and 20.  All three components of demand. 
             

22 Number of Units Total number of units for the bedroom type in question.  Will be applied to set capture for this unit type. 
23 Capture for unit type The results of dividing line 22 from line 21.  The % of age/income qual hh for this unit type that the project must capture to reach supportable 

occupancy. 
24 Ratio of total project (unit type compared to total) Total number of units for this unit type/total number of units for the project.  Necessary to apply weighted average for project capture. 

25 Weighted Average Market Capture(pro-rated by type) Weighted average of the line 24 results.  Indicative of the total capture needed to reach stable occupancy for the project. 
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1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 57 40 14 10 3 124
$10,000-20,000 170 27 52 10 3 262
$20,000-30,000 113 41 9 11 4 178
$30,000-40,000 107 51 44 12 19 233
$40,000-50,000 84 30 36 12 11 173
$50,000-60,000 161 36 29 41 18 285
$60,000-75,000 59 86 69 33 12 259

$75,000-100,000 114 43 114 100 32 403
$100,000-125,000 49 106 21 7 61 244
$125,000-150,000 15 7 4 16 2 44
$150,000-200,000 13 19 25 18 2 77

$200,000+ 13 48 5 10 3 79

Total 955 534 422 280 170 2,361

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 19 8 5 3 0 35
$10,000-20,000 13 12 3 4 0 32
$20,000-30,000 32 24 5 4 1 66
$30,000-40,000 23 24 0 3 4 54
$40,000-50,000 7 15 2 0 1 25
$50,000-60,000 14 10 1 3 2 30
$60,000-75,000 4 23 3 2 1 33

$75,000-100,000 25 5 19 3 1 53
$100,000-125,000 15 17 1 3 3 39
$125,000-150,000 58 39 14 3 0 114
$150,000-200,000 8 11 4 3 1 27

$200,000+ 6 22 24 7 2 61

Total 224 210 81 38 16 569

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 36 11 6 8 6 67
$10,000-20,000 174 8 10 9 6 207
$20,000-30,000 72 11 9 8 4 104
$30,000-40,000 62 77 10 12 5 166
$40,000-50,000 53 32 5 18 9 117
$50,000-60,000 18 47 6 15 8 94
$60,000-75,000 29 21 5 17 11 83

$75,000-100,000 19 22 11 10 5 67
$100,000-125,000 29 24 3 10 6 72
$125,000-150,000 11 6 22 30 5 74
$150,000-200,000 28 22 6 9 5 70

$200,000+ 15 6 8 7 8 44

Total 546 287 101 153 78 1,165

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 112 59 25 21 9 226
$10,000-20,000 357 47 65 23 9 501
$20,000-30,000 217 76 23 23 9 348
$30,000-40,000 192 152 54 27 28 453
$40,000-50,000 144 77 43 30 21 315
$50,000-60,000 193 93 36 59 28 409
$60,000-75,000 92 130 77 52 24 375

$75,000-100,000 158 70 144 113 38 523
$100,000-125,000 93 147 25 20 70 355
$125,000-150,000 84 52 40 49 7 232
$150,000-200,000 49 52 35 30 8 174

$200,000+ 34 76 37 24 13 184

Total 1,725 1,031 604 471 264 4,095

Renter Households

www.ribbondata.com    

Renter Households

Age 15 to 54 Years

Base Year: 2011 ‐ 2015 Estimates

Market Area

All Age Groups

Base Year: 2011 ‐ 2015 Estimates

Aged 55 to 61 Years

Base Year: 2011 ‐ 2015 Estimates

Renter Households

Aged 62+ Years

Base Year: 2011 ‐ 2015 Estimates

Renter Households
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1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 37 18 20 10 11 96
$10,000-20,000 58 29 49 25 20 181
$20,000-30,000 15 82 23 37 48 205
$30,000-40,000 122 61 125 32 65 405
$40,000-50,000 29 47 49 74 17 216
$50,000-60,000 72 143 32 67 98 412
$60,000-75,000 63 201 227 179 113 783

$75,000-100,000 196 309 228 401 243 1,377
$100,000-125,000 218 228 350 488 479 1,763
$125,000-150,000 95 274 533 645 378 1,925
$150,000-200,000 52 381 635 865 702 2,635

$200,000+ 225 479 558 893 531 2,686

Total 1,182 2,252 2,829 3,716 2,705 12,684

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 38 36 20 18 2 114
$10,000-20,000 41 43 21 35 5 145
$20,000-30,000 20 28 7 7 8 70
$30,000-40,000 59 76 21 18 5 179
$40,000-50,000 31 38 20 8 3 100
$50,000-60,000 53 83 17 67 3 223
$60,000-75,000 94 76 96 21 15 302

$75,000-100,000 74 304 64 31 17 490
$100,000-125,000 122 243 195 98 1 659
$125,000-150,000 65 175 204 121 44 609
$150,000-200,000 87 310 153 267 61 878

$200,000+ 24 332 181 354 138 1,029

Total 708 1,744 999 1,045 302 4,798

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 87 79 25 9 8 208
$10,000-20,000 431 188 29 18 22 688
$20,000-30,000 407 402 44 82 15 950
$30,000-40,000 322 544 51 29 18 964
$40,000-50,000 294 331 52 25 11 713
$50,000-60,000 201 365 31 17 11 625
$60,000-75,000 201 576 96 14 13 900

$75,000-100,000 370 742 150 43 93 1,398
$100,000-125,000 169 489 251 82 32 1,023
$125,000-150,000 76 312 119 22 29 558
$150,000-200,000 73 497 145 39 69 823

$200,000+ 94 434 135 61 122 846

Total 2,725 4,959 1,128 441 443 9,696

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 162 133 65 37 21 418
$10,000-20,000 530 260 99 78 47 1,014
$20,000-30,000 442 512 74 126 71 1,225
$30,000-40,000 503 681 197 79 88 1,548
$40,000-50,000 354 416 121 107 31 1,029
$50,000-60,000 326 591 80 151 112 1,260
$60,000-75,000 358 853 419 214 141 1,985

$75,000-100,000 640 1,355 442 475 353 3,265
$100,000-125,000 509 960 796 668 512 3,445
$125,000-150,000 236 761 856 788 451 3,092
$150,000-200,000 212 1,188 933 1,171 832 4,336

$200,000+ 343 1,245 874 1,308 791 4,561

Total 4,615 8,955 4,956 5,202 3,450 27,178

Owner Households

www.ribbondata.com    

Owner Households

Age 15 to 54 Years

Base Year: 2011 ‐ 2015 Estimates

Market Area

All Age Groups

Base Year: 2011 ‐ 2015 Estimates

Aged 55 to 61 Years

Base Year: 2011 ‐ 2015 Estimates

Owner Households

Aged 62+ Years

Base Year: 2011 ‐ 2015 Estimates

Owner Households
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1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 24 12 12 2 4 54
$10,000-20,000 87 17 36 10 5 155
$20,000-30,000 158 35 5 25 6 229
$30,000-40,000 53 49 37 14 31 184
$40,000-50,000 81 12 39 11 22 165
$50,000-60,000 92 16 10 34 11 163
$60,000-75,000 32 63 66 21 9 191

$75,000-100,000 167 34 116 99 47 463
$100,000-125,000 50 110 15 12 81 268
$125,000-150,000 13 7 11 15 9 55
$150,000-200,000 20 14 30 27 4 95

$200,000+ 20 66 9 9 5 109

Total 797 435 386 279 234 2,131

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 13 5 4 0 1 23
$10,000-20,000 7 7 2 2 1 19
$20,000-30,000 30 42 5 3 0 80
$30,000-40,000 9 17 1 2 3 32
$40,000-50,000 11 24 1 1 1 38
$50,000-60,000 20 9 3 5 3 40
$60,000-75,000 20 30 3 2 0 55

$75,000-100,000 22 6 17 5 5 55
$100,000-125,000 13 18 8 2 1 42
$125,000-150,000 54 18 21 4 2 99
$150,000-200,000 9 15 3 2 3 32

$200,000+ 8 61 35 2 0 106

Total 216 252 103 30 20 621

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 46 19 6 4 11 86
$10,000-20,000 229 10 2 5 9 255
$20,000-30,000 138 11 6 12 8 175
$30,000-40,000 74 77 9 15 5 180
$40,000-50,000 119 54 8 23 13 217
$50,000-60,000 29 38 10 14 5 96
$60,000-75,000 89 24 7 18 8 146

$75,000-100,000 39 25 15 10 11 100
$100,000-125,000 52 46 6 9 7 120
$125,000-150,000 45 15 28 39 7 134
$150,000-200,000 77 33 10 14 10 144

$200,000+ 59 12 8 12 11 102

Total 996 364 115 175 105 1,755

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 83 36 22 6 16 163
$10,000-20,000 323 34 40 17 15 429
$20,000-30,000 326 88 16 40 14 484
$30,000-40,000 136 143 47 31 39 396
$40,000-50,000 211 90 48 35 36 420
$50,000-60,000 141 63 23 53 19 299
$60,000-75,000 141 117 76 41 17 392

$75,000-100,000 228 65 148 114 63 618
$100,000-125,000 115 174 29 23 89 430
$125,000-150,000 112 40 60 58 18 288
$150,000-200,000 106 62 43 43 17 271

$200,000+ 87 139 52 23 16 317

Total 2,009 1,051 604 484 359 4,507

Renter Households

www.ribbondata.com    

Renter Households

Age 15 to 54 Years

Year 2024 Projections

Market Area

All Age Groups

Year 2024 Projections

Aged 55 to 61 Years

Year 2024 Projections

Renter Households

Aged 62+ Years

Year 2024 Projections

Renter Households
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1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 13 3 8 6 4 34
$10,000-20,000 20 9 16 18 3 66
$20,000-30,000 14 82 33 46 39 214
$30,000-40,000 67 14 73 20 45 219
$40,000-50,000 31 32 55 59 23 200
$50,000-60,000 30 73 15 25 36 179
$60,000-75,000 36 92 117 73 64 382

$75,000-100,000 94 198 162 321 200 975
$100,000-125,000 156 101 257 302 283 1,099
$125,000-150,000 67 182 440 505 309 1,503
$150,000-200,000 56 239 507 629 521 1,952

$200,000+ 195 586 768 1,414 757 3,720

Total 779 1,611 2,451 3,418 2,284 10,543

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 14 13 9 5 2 43
$10,000-20,000 22 29 17 18 1 87
$20,000-30,000 51 44 19 13 8 135
$30,000-40,000 36 72 19 16 4 147
$40,000-50,000 38 36 26 14 3 117
$50,000-60,000 57 72 17 52 3 201
$60,000-75,000 104 71 116 27 11 329

$75,000-100,000 71 285 74 36 17 483
$100,000-125,000 95 185 177 76 1 534
$125,000-150,000 46 153 176 101 28 504
$150,000-200,000 100 379 212 306 86 1,083

$200,000+ 89 524 329 626 266 1,834

Total 723 1,863 1,191 1,290 430 5,497

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 140 91 12 10 3 256
$10,000-20,000 403 111 17 11 9 551
$20,000-30,000 450 279 44 38 10 821
$30,000-40,000 409 424 54 21 13 921
$40,000-50,000 503 456 55 33 11 1,058
$50,000-60,000 396 435 34 12 11 888
$60,000-75,000 352 632 77 19 24 1,104

$75,000-100,000 409 798 195 53 66 1,521
$100,000-125,000 266 668 304 99 47 1,384
$125,000-150,000 130 423 133 26 36 748
$150,000-200,000 163 815 332 61 199 1,570

$200,000+ 232 1,038 567 190 216 2,243

Total 3,853 6,170 1,824 573 645 13,065

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 167 107 29 21 9 333
$10,000-20,000 445 149 50 47 13 704
$20,000-30,000 515 405 96 97 57 1,170
$30,000-40,000 512 510 146 57 62 1,287
$40,000-50,000 572 524 136 106 37 1,375
$50,000-60,000 483 580 66 89 50 1,268
$60,000-75,000 492 795 310 119 99 1,815

$75,000-100,000 574 1,281 431 410 283 2,979
$100,000-125,000 517 954 738 477 331 3,017
$125,000-150,000 243 758 749 632 373 2,755
$150,000-200,000 319 1,433 1,051 996 806 4,605

$200,000+ 516 2,148 1,664 2,230 1,239 7,797

Total 5,355 9,644 5,466 5,281 3,359 29,105

Owner Households

www.ribbondata.com    

Owner Households

Age 15 to 54 Years

Year 2024 Projections

Market Area

All Age Groups

Year 2024 Projections

Aged 55 to 61 Years

Year 2024 Projections

Owner Households

Aged 62+ Years

Year 2024 Projections

Owner Households
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Age Age Age Age Age Age Age Age

Income
15 - 24 
Years

25 - 34 
Years

35 - 44 
Years

45 - 54 
Years

55 - 64 
Years

65 - 74 
Years

75 - 84 
Years

85+ 
Years Total Percent

Less than $15,000 24 122 222 188 191 353 422 163 1,685 5.6%

$15,000 - $24,999 22 140 204 197 252 412 494 134 1,855 6.2%

$25,000 - $34,999 15 231 317 216 276 453 359 87 1,954 6.5%

$35,000 - $49,999 68 462 738 454 388 548 410 101 3,169 10.6%

$50,000 - $74,999 86 814 1,664 1,298 927 691 280 57 5,817 19.5%

$75,000 - $99,999 27 577 1,539 1,337 702 407 138 27 4,754 15.9%

$100,000 - $124,999 0 539 1,398 1,231 610 291 89 15 4,173 14.0%

$125,000 - $149,999 12 264 546 908 512 78 65 21 2,406 8.1%

$150,000 - $199,999 0 93 690 823 513 136 55 16 2,326 7.8%

$200,000 and up 0 125 513 548 427 90 32 7 1,742 5.8%

Total 254 3,367 7,831 7,200 4,798 3,459 2,344 628 29,881 100.0%

Percent 0.9% 11.3% 26.2% 24.1% 16.1% 11.6% 7.8% 2.1% 100.0%

Source: Claritas; Ribbon Demographics

Census Data - 2000

www.ribbondata.com    

Households by Income and Age
PMA
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Age Age Age Age Age Age Age Age

Income
15 - 24 
Years

25 - 34 
Years

35 - 44 
Years

45 - 54 
Years

55 - 64 
Years

65 - 74 
Years

75 - 84 
Years

85+ 
Years Total Percent

Less than $15,000 13 53 37 72 171 232 215 146 939 2.8%

$15,000 - $24,999 73 115 81 105 224 333 355 231 1,517 4.5%

$25,000 - $34,999 90 95 90 111 290 383 376 206 1,641 4.9%

$35,000 - $49,999 38 194 159 194 370 767 675 267 2,664 7.9%

$50,000 - $74,999 27 245 180 463 882 992 703 282 3,774 11.2%

$75,000 - $99,999 93 470 435 440 738 822 434 165 3,597 10.7%

$100,000 - $124,999 0 412 427 528 775 861 309 135 3,447 10.3%

$125,000 - $149,999 3 466 535 554 805 456 149 75 3,043 9.1%

$150,000 - $199,999 3 401 550 1,093 1,468 943 363 55 4,876 14.5%

$200,000 and up 4 554 1,282 1,989 2,558 1,291 302 134 8,114 24.1%

Total 344 3,005 3,776 5,549 8,281 7,080 3,881 1,696 33,612 100.0%

Percent 1.0% 8.9% 11.2% 16.5% 24.6% 21.1% 11.5% 5.0% 100.0%

Source: Claritas; Ribbon Demographics

Five Year Projections - 2024

www.ribbondata.com    

Households by Income and Age
PMA
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Age Male Female
Total 

Change
Percent 
Change Age Male Female

Total 
Change

Percent 
Change

0 to 4 Years -254 -129 -383 -8.6% 0 to 4 Years 38 31 69 1.7%
5 to 9 Years -711 -688 -1,399 -24.1% 5 to 9 Years -179 -120 -299 -6.8%

10 to 14 Years -629 -787 -1,416 -21.3% 10 to 14 Years -375 -316 -691 -13.2%
15 to 17 Years -329 -213 -542 -12.5% 15 to 17 Years -185 -220 -405 -10.7%
18 to 20 Years 372 517 889 34.4% 18 to 20 Years -78 -120 -198 -5.7%
21 to 24 Years 645 822 1,467 45.6% 21 to 24 Years 138 51 189 4.0%
25 to 34 Years 1,085 793 1,878 26.3% 25 to 34 Years 822 962 1,784 19.8%
35 to 44 Years -1,568 -1,939 -3,507 -28.3% 35 to 44 Years -179 -420 -599 -6.7%
45 to 54 Years -1,175 -1,104 -2,279 -14.3% 45 to 54 Years -1,268 -1,355 -2,623 -19.3%
55 to 64 Years 1,137 1,170 2,307 19.3% 55 to 64 Years 533 614 1,147 8.1%
65 to 74 Years 1,472 1,647 3,119 43.2% 65 to 74 Years 915 1,121 2,036 19.7%
75 to 84 Years 460 611 1,071 23.4% 75 to 84 Years 281 394 675 11.9%

85 Years and Up 290 352 642 36.4% 85 Years and Up 100 135 235 9.8%
Total 795 1,052 1,847 2.1% Total 563 757 1,320 1.5%

62+ Years n/a n/a 5,368 32.0% 62+ Years n/a n/a 3,411 15.4%

Source: Claritas; Ribbon Demographics
Ribbon Demographics, LLC

www.ribbondata.com
Tel: 916-880-1644

www.ribbondata.com    

Changes in Population by Age & Sex

PMA
Estimated Change ‐ 2010 to 2019 Projected Change ‐ 2019 to 2024
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Source: Claritas; Ribbon Demographics
Ribbon Demographics, LLC
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Tel: 916-880-1644
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M. SCOTT ALLEN, MAI

Executive Vice President

Newmark Knight Frank     
North Forest Road, Suite 204 
Amherst, NY 14068 
scott.allen@ngkf.com  
T 716.523.0668 

Years of Experience 
33 Years 

Areas of Specialization 

 Valuation & Advisory
 Market Analysis
 Multifamily
 Land
 HUD FHA/MAP
 LIHTC Appraisals and Market studies

Professional Background 

Scott Allen, MAI, joined Newmark Knight Frank Valuation & Advisory in 
2019 as executive vice president of the Buffalo office. A 33-year industry 
veteran, Mr. Allen has prepared valuations and market analyses across 
a broad range of property types that includes residential housing, low-
income housing projects, apartments, student apartments, historic 
preservation projects, senior housing projects, commercial property and 
vacant land.  

Over the course of his career, Mr. Allen has focused on producing quality 
market analyses and appraisal work in a timely manner for mortgage 
lenders, corporations, non-profits, tax credit syndicators, private 
developers/investors, and government entities including HUD, Rural 
Development, and Fannie Mae/Freddie Mac. 

Mr. Allen began his career as a certified general appraiser and currently 
focuses his work efforts on market analysis and appraisal work related to 
multifamily and residential housing. Prior to joining Newmark Knight 
Frank, Mr. Allen was principal and partner of GAR Associates, a 
commercial real estate and advisory firm established in 1961. 

Professional Affiliations  

 Member, National Council of Housing Market Analysts (NCHMA)

 Board of Directors, National Housing & Rehabilitation Association (NH
& RA)

 Member, Eastern & Western Lenders Association (HUD Lenders)

 Member, New York State Association For Affordable Housing
(NYSAFAH)

Licenses and Designations 

 Designated member, Appraisal Institute (MAI)

 Certified general real property appraiser, states of Arizona,
Connecticut, Maryland, Massachusetts, New Jersey, New York, North
Carolina, Pennsylvania, South Carolina, Vermont, and Virginia.

 Approved Market Analyst by New York State HCR and ADOH
(Arizona Department of Housing)

 HUD MAP appraisal and market analysis

Education

Mr. Allen earned his Bachelor of Arts degree in materials and logistics
management from Michigan State University’s College of Business in
1986. Mr. Allen is currently certified by the Appraisal Institute’s voluntary
program of continuing education for its designated members, and has
been an approved instructor for the HUD MAP Underwriting Training
Program since 2013.



 



DAVID M. CARLON 
Senior Vice President 

Newmark Knight Frank 

2410 North Forest Road 
Suite 204

 Amherst, NY 14228 
dave.carlon@ngkf.com
T 716.864.8576 

Years of Experience 
26 Years 

Areas of Specialization 

 Valuation & Advisory
 Market Analysis
 Residential Housing
 Commercial
 Mixed Use
 Multifamily
 Land

Professional Background 
David Carlon joined Newmark Knight Frank Valuation & Advisory in 2019 
as a senior vice president in the Buffalo office, where he focuses on 
market analysis and appraisal work related to multifamily and residential 
housing. A 26-year industry veteran, Mr. Carlon has prepared valuations 
and market analyses across a broad range of property types that includes 
residential housing, commercial property, low-income housing projects, 
apartments, student apartments, historic preservation projects, senior 
housing projects, assisted living/nursing homes and vacant land. 

Over the course of his career, Mr. Carlon has focused on producing 
quality market analyses and appraisal work in a timely manner for 
mortgage lenders, corporations, non-profits, tax credit syndicators, 
private developers/investors and government entities including Rural 
Development and Fannie Mae/Freddie Mac. He also has experience with 
feasibility studies, rent studies and litigation support regarding tax 
assessment work. 

Prior to joining Newmark Knight Frank, Mr. Carlon was an appraiser at 
GAR Associates, a commercial real estate and advisory firm established 
in 1961. He began his career as a certified general appraiser. 

Licenses and Designations 
 Certified general real property appraiser, state of New York

Education 
Mr. Carlon earned his Bachelor of Science degree in accounting and 
finance from the University of New Haven and has completed additional 
real estate finance, brokerage and appraisal coursework through certified 
online learning websites. 
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JOSEPH D. SIEVERT 
Senior Appraiser 

Newmark Knight Frank 
2410 North Forest Road, 
Suite 204
Amherst, NY 14228 
joe.sievert@ngkf.com 
T 716.628.6667 

Years of Experience 
8 Years 

Areas of Specialization 
 Valuation & Advisory
 Market Analysis
 Residential Housing
 Commercial
 Mixed Use
 Multifamily
 Historic Preservation
 Land

Professional Background 
Joseph Sievert joined Newmark Knight Frank Valuation & Advisory in 
2019 as a senior appraiser in the Buffalo office. Mr. Sievert has 
prepared valuations and market analyses across a wide range of 
property types including residential housing, low-income housing 
projects, apartments, student apartments, historic preservation projects, 
senior housing projects, commercial property and vacant land. 

Over the course of his career, Mr. Sievert has focused on producing 
quality market analyses and appraisal work in a timely manner for 
mortgage lenders, corporations, non-profits, tax credit syndicators, 
private developers/investors, and government entities including Fannie 
Mae/Freddie Mac, HUD and Rural Development. Mr. Sievert has 
prepared various consulting reports for municipalities related to 
downtown revitalizations, planned unit developments, smart growth 
approaches and solutions for vacant property revitalization. 

Mr. Sievert started his career in the appraisal field in 2011 and focuses 
his work efforts on market analysis and appraisal work related to 
multifamily and residential housing. Prior to joining Newmark Knight 
Frank, Mr. Sievert was an Analyst at GAR Associates, a commercial 
real estate and advisory firm established in 1961. 

Licenses and Designations 
 Appraiser Trainee in New York State

Education 
Mr. Sievert earned his Bachelor of Arts degree in Environmental 
Studies Public Policy from Hobart College in 2005 and later earned his 
Master’s Degree in Regional and Urban Planning at the State University 
of New York at Buffalo in 2012. 
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CONTRACTOR SHALL VERIFY ALL DIMENSION AT SITE, UNAUTHORIZED ALTERATIONS 
OR ADDITIONS TO THIS DOCUMENT IS A VIOLATION OF THE NEW YORK STATE 
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FAIRHAVEN AT BALDWIN PLACE

BALDWIN PLACE ROAD AND ROUTE 6
MAHOPAC, NEW YORK 10541

COVER SHEET

PROPOSED 
(72) UNIT APARTMENT BUILDING:

FAIRHAVEN AT BALDWIN PLACE

BALDWIN PLACE ROAD AND ROUTE 6 
MAHOPAC, PUTNUM COUNTY, NY

1/13/21



SFC
PROGRAM

OFFICE

STAIR 2

MAINT. ELECTRIC

WATER
HEATERS

WATER
SERVICE

MAIL
BOXES

PKG RM

LOBBY

RECPT/
OFFICE

MGR.

FILE

M/W

M/W

BIKE STO

APT 112
(2C)

APT 103
(1A)

APT 104
(2A)

APT 105
(1B) ADA

APT 106
(2B) ADA V.

APT 107
(1C)

APT 108
(1C) SIM

STAIR 1APT 109
(1D)APT 110

(1D) SIMAPT 111
(1E)

APT 124
(2C)

APT 115
(1A)

APT 116
(2A)

APT 117
(1B)

APT 123
(1E)  ADA

APT 122
(1D) SIM

APT 118
(2B)APT 121

(1D) AV

STAIR 3

APT 120
(1C) SIM

APT 119
(1C)

HALL

APT 101
(1F)

APT 102
(1F)

APT 114
(1F)

APT 113
(1F)

(18) - ONE BEDROOM UNITS
(6) - TWO BEDROOM UNITS

TOTAL BUILDING:

(54) ONE BEDROOM UNITS
(18) TWO BEDROOM UNITS

(72) TOTAL UNITS

L.

TRASH

J.

HALL

HALL

V.

VEST.

HALL

E
L
E

V
.
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FAIRHAVEN AT BALDWIN PLACE

BALDWIN PLACE ROAD AND ROUTE 6
MAHOPAC, NEW YORK 10541

FIRST FLOOR PLAN
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APT 203
(1A)

APT 204
(2A)
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(1B)
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(1C) SIM
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APT 224
(2C) ADA

APT 216
(2A)

APT 223
(1E)

APT 217
(1B) ADA

APT 222
(1D) SIM

APT 221
(1D)

APT 218
(2D)

TRASH

J.

APT 220
(1C) SIM

APT
219(1C)

APT 202
(1F)

APT 201
(1F)

APT 214
(1F)

APT 213
(1F)

APT 215
(1A)

(18) - ONE BEDROOM UNITS
(6) - TWO BEDROOM UNITS

COMPUTER
ROOM

GAME
ROOM

E
L
E
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SECOND FLOOR PLAN
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(18) - ONE BEDROOM UNITS
(6) - TWO BEDROOM UNITS

APT 303
(1A)

APT 304
(2A)

APT 305
(1B) ADA

APT 306
(2D)

APT 307
(1C)

APT 308
(1C) SIM

AV

APT 309
(1D)

APT 310
(1D) SIM

APT 311
(1E) ADA

APT 312
(2C)

APT 315
(1A)

APT 316
(2A)

APT 317
(1B)

APT 318
(2D)

APT 319
(1C)

APT 320
(1C) SIM

APT 321
(1D)

APT 322
(1D) SIM

APT 323
(1E)

APT 324
(2C) ADA

HALL

L.

STAIR 1

STAIR 2

HALL

HALL
TRASH

J.

STAIR 3

HALL

HALL

APT 302
(1F)

APT 301
(1F)

APT 314
(1F)

APT 313
(1F)

ROOF

ROOF

ROOF
TERRACE

LOUNGE

COMUNITY
ROOM

KIT

E
L
E

V
.
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FAIRHAVEN AT BALDWIN PLACE
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BUILDING ELEVATIONS

1/16" = 1'-0"
1

BUILDING WEST ELEVATION

1/16" = 1'-0"
2

PARTIAL EAST ELEVATION
1/16" = 1'-0"

3
NORTH (WING END) ELEVATION

1/16" = 1'-0"
4

BUILDING SOUTH ELEVATION

EXTERIOR ELEVATION NOTES

E1 CULTURED STONE VENEER

E2 WOOD GRAINED LAP VINYL SIDING

E3 WOOD GRAINED SHAKE VINYL SIDING

E4 TRIM BOARDS

E5 ASPHALT SHINGLES

E6 PORCH COLUMNS CULTURED STONE BASE WITH PAINTED FIBERGLASS COLUMN WRAPS ABOVE.

E7 VINYL RAILING

E8 ALUMINUM & GLASS STOREFRONT SYSTEM

E9 TAPERED CULTURE STONE COLUMNS

E10 HEAVY TIMBER ENTRY CANOPY WITH STAINED TIMBER BEAMS & TRUSSES

E11 METAL WALL PANELS METAL PAC-CLAD HWP HORIZONTAL OR EQUAL

E12 TYPICAL VINYL DOUBLE HUNG WINDOWS

E13 TYPICAL VINYL DOUBLE HUNG WINDOWS

E14 INSULATED METAL DOORS PAINTED

E15 ALUMINUM & GLASS DOORS

E16 GLASS HUNG CANOPY

E17 CUPOLA STRUCTURE WITH WINDOWS, COPPER ROOF & WEATHERVANE.

1/13/21
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