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AGENDA 

 

 

HOPE KNIGHT, CHAIR – CALL MEETING TO ORDER 

 

I. CORPORATE ACTION                  

  

 

A. Authorization of Matters Recommended by Upper Manhattan 
Empowerment Zone Development Corporation (“UMEZ”) 

 

1. Genesis Companies LLC – Authorization of $1.5M 
predevelopment loan for the rehabilitation of Cleo 

Jenkins Portfolio, a 16 walk-up building in Central 

Harlem. 

 

2. Apex Building Group – Authorization of $2.5M 
predevelopment loan for the rehabilitation of Wilson 

Houses, a three building in East Harlem. 

 

3. The Apollo Theater Foundation – Authorization of $8M 
bridge loan, which would bridge proceeds from an $8M 

award from the NYC Department of Cultural Affairs.  

 

4. UMEZ Office Lease – Authorization to enter into a lease 
and relocate to 121 West 125th Street. 

 

 

II. OTHER BUSINESS  
 

HOPE KNIGHT – MOTION TO ADJOURN MEETING 

 

 



FOR CONSIDERATION 

February 9, 2025 

 

TO:   The Directors 

 

FROM:  Hope Knight 

 

SUBJECT: New York (New York County) - Upper Manhattan 

Empowerment Zone Development Corporation 

 

REQUEST FOR: Authorization for Predevelopment Loan for Genesis 

Companies LLC and to Take Related Actions. 

 

                                                                                                                                                               

I. Initiative Summary 

 

Organization Name:   Upper Manhattan Empowerment Zone 

Development Corporation (“UMEZ”) 

55 West 125th Street, 11th Floor 

New York, New York 10027 

 

Contact:    Blair Duncan  

President and CEO 

(212) 410-0030 

 

Proposed Initiative: A $1.5M predevelopment loan for the 

rehabilitation of Cleo Jenkins 

Portfolio, a 16-walk up building 

located in Central Harlem. 

 

Total Initiative Cost: $6.68 Million 

 

Proposed Empowerment  $1.5 Million 

Zone(“EZ”) Investment: 

 

Funding Sources:   Loan Repayment 

      

 

Fiscal Year:   2026 

 

II. Initiative Narrative 

 

Attached are materials prepared by UMEZ for its Board of 

Directors containing narrative information regarding this 

initiative. 

 

 



 

III. Conditions for Approval 
 

Funding is subject to the Corporation’s approval of UMEZ’s 

monitoring system which must ensure that adequate policies and 

procedures are adopted to safeguard against misappropriation and 

provide for appropriate controls with respect to each grant. 

 

The release of funds for this initiative is subject to 

certification by the Deputy Mayor’s Office (i) that all procurement 

solicitation processes fulfill all applicable requirements set 

forth in the Operating Principles Memorandum of Understanding (the 

“MOU”) dated as of January 19, 1996, and (ii) that each procurement 

selection process has been completed in accordance with those 

requirements. 

 

The release of funds for this initiative is subject to UMEZ 

presenting to the Corporation for approval detailed written 

information on implementation of this initiative and the terms and 

conditions for the loan from UMEZ to Genesis Companies LLC.  The 

provision of funding for this initiative is contingent upon the 

Corporation receiving satisfactory evidence of all other funding 

sources for the initiative. 

 

The disposition of interest and principal payments for the 

loan made under this initiative is further subject to the approval 

of New York Empowerment Zone Corporation’s Board of Directors. 

 

IV. Initiative Benchmarks 

 

The initiative will achieve the following benchmarks: 

 

1. A permanent conversion, allowing 197 units to be 

stabilized and occupied. All of the occupied units (184) 

are rent restricted at or below 100% of the Area Median 

Income (AMI) and qualify as affordable housing, with 20 

restricted to households earning 30% AMI.  

 

2. There are 13 vacant units, which would be able to be 
occupied once construction is complete.  

 

3. 4 commercial spaces 
 

 

 

This initiative will benefit EZ residents: 

1. Same as above 



V. Federal Funding Goals 

 

 This initiative will meet the following Federal funding 

goals: 

 

• Achieve or maintain economic self-support, to prevent, 

reduce, or eliminate dependency. 

• Permanent job creation, including without limiting the 

foregoing, promotion, encouragement, and creation of 

opportunities for small, medium, and large business 

development in the EZ/EC that will create permanent jobs 

for the Enterprise Zone. 

• Increasing the number of permanent jobs creating new 

businesses in the EZ/EC. 

• Leveraging Federal, State, and City EZ/EC funding and not-

for-profit funding with private capital. 

 

VII. Additional Materials 

 

A. Copy of UMEZ’s Board of Directors’ materials 
B. Copy of UMEZ’s Board of Directors’ resolution recommending 

this initiative for final approval by the Directors 

C. Resolution of the Directors 
 



 
 
 

 
To:  New York Empowerment Zone Corporation Board of Directors 
From:    Blair M. Duncan, President and CEO 
 Upper Manhattan Empowerment Zone Development Corporation  
Date:  February 9, 2026 
Subject:  Predevelopment Loan for Genesis Companies LLC  
 

 
The Business Investment team requests the approval of a $1,500,000 predevelopment loan (“Loan”) made 
to Genesis Companies LLC (Genesis or the “Sponsor”) or a to be formed special purpose entity (the 
“Borrower”) wholly owned by the Sponsor. The Loan would finance predevelopment expenses for the 
renovation of the Sponsor’s Cleo Jenkins Portfolio, a portfolio of 16-walk up buildings located in Central 
Harlem (the “Properties”) containing a total of 197 residential units and 4 commercial spaces.  
 
This Loan was previously presented to the Committee on July 30, 2025. This updated memo reflects two 
primary changes:  

1) A reduction in scale of the proposed renovation of the portfolio, which will focus on critical 
exterior renovations that will allow the Sponsor to address interior renovations on a unit-by-unit 
basis. The Total Development Cost (TDC) for the renovation is $18.78 million, compared to $44 
million for the initial scope.  

2) According to the developer and subject to UMEZ”s confirmation HDC and HPD have verbally 
indicated their intent to finance the Project and clarified the capital stack:  

a. The HDC Loan was reduced and its term extended in order to ease debt coverage, as the 
operating costs of the portfolio were approximately 75% higher than originally 
underwritten in 2019;  

b. HPD will commit subsidy through its Year 15 program, and has indicated that the Project 
is eligible for the maximum subsidy of $75,000 per unit.  

 
Genesis acquired the Properties in 2019 with support from the NYC Department of Housing Preservation 
and Development (HPD) and NYC Housing Development Corporation (HDC) and simultaneously closed on 
a construction loan from Citibank with HPD subsidy through its Low Income Housing Tax Credit (LIHTC) 
Portfolio Preservation (“Year 15”) program to complete a moderate rehabilitation of the portfolio. The 
Year 15 program supports developers in assessing the physical and financial needs of buildings that 
received LIHTC, to preserve their long-term use as affordable housing. At construction closing, HDC 
provided a permanent loan commitment for the takeout of the Citibank construction loan, and the initial 
scope of the renovation totaling $8.7 million was completed in 2019,  including roof and façade repairs, 
boiler replacements, and aging-in-place upgrades to kitchens and bathrooms.During the course of 
renovation, the Sponsor identified additional necessary renovations to meet the long-term preservation 
goals of the portfolio and also determined that the operating costs of the building were higher than the 
initial underwriting. It met with HDC and HPD to recapitalize the portfolio and to revisit the scale of the 
renovation, sizing it to address the most important updates while remaining within the available subsidy.  
 

Investment Proposal 



 
 
 

Additional information on the updates to the Project scope is included in the Project Description. Since 
the previous submission, the Sponsor has provided updated sources and uses and predevelopment 
budget, which have also been updated in the respective sections. The proposed Loan uses are largely the 
same: legal, architect/engineer costs, third party reports including an IPNA, real estate taxes, and carrying 
costs on the existing construction loan, as well as an interest hold back sized based on one year of interest, 
although closing is anticipated to occur as early as December 2025. There are no proposed changes to the  
Sponsor’s corporate guarantee or the principle’s personal guarantee.  
 
 
 
 
 
  



 
 
 

 

Investment Criteria Comment 

Impact: 

Loan will allow the Sponsor to progress towards permanent conversion, 
allowing 197 units to be stabilized and occupied. All of the occupied units 
(184) are rent-restricted at or below 100% of the Area Median Income 
(AMI) and qualify as affordable housing, with 20 restricted to households 
earning 30% AMI. There are 13 vacant units, which would be able to be 
occupied once construction is complete.  

Structure: Interest only during the term of the Loan. 

Credit Quality/Risk: 

The personal guarantee is of limited strength due to high contingent 
liabilities compared to reported net worth and low liquid assets, and there 
is additional risk because the properties reported an operating deficit in 
2024 and the Project was previously delayed due to the poor condition of 
the buildings.  
 
The recommendation of the approval is linked primarily to agency (HPD and 
HDC) support of the Project as evidenced by HDC’s commitment letter and 
verbal commitments from both HPD and HDC and the Sponsor’s successful 
completion of past projects of similar or larger scale.  

Pricing:  1 – month SOFR + 250 bps with 1.50% Origination Fee.  

 
 
 

 
Borrower: Genesis Companies LLC or a special purpose entity wholly owned 

by the same 
Borrower Address:  745 Fifth Avenue suite 500 
NAICS Code: 236116 
Legal Structure: LLC 
Request Summary: Predevelopment loan for third party reports and 

architectural/engineering expenses related to the rehabilitation 
and preservation of an existing LIHTC portfolio.  

Investment Type: Predevelopment Loan 
Loan Amount: $1,500,000 
Term/Amortization: 24 months, with extensions at UMEZ’s discretion 
Interest Rate: 1 – month SOFR + 250 bps, which would be 6.84% as of the time of 

this request. Interest will be paid from an interest holdback, 
totaling $102,750 ( and then paid out of pocket by the Sponsor if 
the holdback is extinguished.  

Special Terms:  Interest only during the term of the Loan 
Repayment:  Anticipated source of repayment is a permanent loan closing 

through HDC with additional HPD subsidy;  
Secondary repayment would be Sponsor cash/net income. 

Loan Summary 



 
 
 

Collateral: UCC lien on assets of the business 
Security:  100% Guarantee by Sponsor 

100% Personal Guarantee by principal of Sponsor (Karim Hutson) 
Use of Funds: Third party reports, architect and engineer expenses.  

 
 
Conditions Precent to Closing: 

I) Standard due diligence as required by UMEZ; 
II) Confirmation through a phone call with UMEZ staff that HPD subsidy can be used to takeout 

UMEZ loan, and that the Project is eligible for subsidy as proposed;  
III) Confirmation through a phone call with UMEZ staff that HDC intends to lend the re-

underwritten permanent loan as presented herein;  
IV) Year-to-date internal financial statement for 2025 to confirm consistent cash on hand and 

financial performance; 
V) Developer fee schedule for the next 1-2 years; 
VI) Satisfactory review of development milestones.  

 
Covenants: 

I) Audited financial statements within 120 days of fiscal year end;  
II) Quarterly internal financial statements within 45 days of quarter end;  
III) Project updates within 45 days of quarter end; 
IV) The Sponsor must maintain liquid assets of at least $2.0 million and a current ratio (Current 

Assets / Current Liabilities) of 2.0 or higher;  
V) The Guarantor must provide a personal financial statement, including current contingent 

liabilities schedule, within 45 days of quarter end and upon request;  
VI) The Guarantor shall not, without the prior written consent of the Lender, assume or incur any 

new contingent liabilities, including but not limited to guarantees of indebtedness, 
completion guarantees, operating deficit guarantees, or other contractual obligations, if the 
aggregate amount of the Guarantor’s total contingent liabilities (excluding guarantees related 
to this Loan) would exceed 100% of the Guarantor’s then-current net worth, as determined 
in accordance with generally accepted accounting principles (GAAP) and verified by the 
Lender. 

 
Risks: 

I) Uncommitted takeout source; the two anticipated sources of takeout are an HDC  permanent 
loan and HPD Year 15 subsidy. While HDC provided a commitment letter for the earlier scope 
of the Project, it has re-underwritten its permanent loan and letters reflecting HDC’s new 
commitment and HPD’s subsidy will not be available prior to closing;  

II) Sponsor’s net income fluctuates based on development activity, resulting in a loss in one of 
the three years reviewed;  

III) The properties reported an operating deficit in 2024 and so may not be able to help service 
debt through cashflow if needed;  

IV) The Guarantor providing a personal guarantee has limited liquid net worth and his reported 
Net Worth is exceeded by Contingent Liabilities, which limits the protective strength of the 



 
 
 

guarantee;  
V) The Project was delayed because prior scope was insufficient for the needed repairs, so there 

is moderate risk that the Sponsor may need to request additional subsidy, which could delay 
closing and UMEZ repayment.  

 
Mitigants:  

I) HDC and HPD have verbally indicated their support for the Project, and HDC has verbally 
confirmed to the Sponsor that its previous commitment letter for permanent financing 
remains valid. Preservation, particularly of LIHTC properties, is a high priority for both 
agencies and therefore they are likely to remain committed to the Project;  

II) UMEZ staff will confirm that HDC intends to lend along the re-underwritten terms, and 
confirm with HPD that the Project is eligible for the subsidy assumed in the sources and uses, 
and that the subsidy can be utilized to takeout UMEZ’s Loan; 

III) The Sponsor maintains low leverage and cash balances in excess of $2.0 million, which are 
sufficient to meet interest obligations and contribute to the repayment of the Loan if 
necessary;  

IV) The Loan is expected to repay quickly based on agency feedback, and an interest reserve 
covering 1 year of payments, as well as covenants mandating liquidity and limiting contingent 
liabilities, are recommended to mitigate the risks associated with the Guarantor’s financial 
position;  

V) The Sponsor has completed similar projects, including a recent multi-building preservation 
project of a larger scale than the Project in question, and has also successfully navigated 
financing with HDC and HPD on past projects.   

 
 
Conclusions and Recommendations: 
 
The Sponsor is an experienced developer who has successfully completed similar projects in the past. The 
Project has demonstrated support from HDC and HPD and aligns with the City’s development objectives, 
increasing the likelihood that the agencies will remain committed to funding the Project. The Sponsor’s 
financial position is also strong enough to meaningfully contribute to repayment if the takeout is 
jeopardized. Certain liquidity covenants and restrictions on contingent liabilities are recommend to 
mitigate the risks of the personal Guarantor’s high contingent liabilities compared to net worth.  
 
Recommend an approval of a $1.5 million loan for 24 months at a floating rate of 1-month SOFR + 250 
basis points and a fee of 1.5% of the commitment.  
 
  



 
 
 

 
 

 
 
Project and Sponsor Description 

 
Project Summary 
 
The Project consists of the rehabilitation of the Cleo Jenkins Portfolio, which consists of 16 walk-up 
buildings in Central Harlem, which in total contain 197 units and 4 commercial space. Genesis acquired 
the portfolio in 2019 as part of HPD’s Year 15 program, which supports developers in the acquisition, 
rehabilitation, and preservation of LIHTC properties that would otherwise fall into disrepair. With HPD’s 
support, the Sponsor secured construction financing through Citibank and HPD subsidy, with HDC issuing 
a commitment letter for a permanent loan. The Sponsor completed the initial $8.7 million scope, which 
was a limited rehabilitation of the properties, which included roof repairs, boiler replacements, façade 
repairs, and upgrades to kitchens and bathrooms.  
 
While this scope was successfully completed, the needed repairs were more extensive than initially 
realized, and the Sponsor identified additional renovations necessary for the Properties’ long term 
preservation. The initial scope was informed by a Green Physical Needs Assessment (GPNA) which was 
the HPD standard at the time; however, these are typically considered less comprehensive than the 
Integrated Physical Needs Assessment (IPNA) that most agencies now require. The Sponsor initially 
presented a scope with an additional $44.0 million in construction costs; however, these costs included 
both interior and exterior rehabilitation. Based on extensive work with HPD and HDC to determine what 
was possible within the available subsidy, the Sponsor narrowed its focus to the exterior of the buildings, 
including façade repairs, structural vault repairs, and window replacements. By restoring the exterior of 
the buildings, the Sponsor can address in-unit upgrades on a case-by-case basis.  
 
A breakdown of the buildings included in the portfolio is included below:  
 

  Bedroom Size  
Property # of Units 0 1 2 3 4 Stories 

200 W. 149th Street 9 1 0 4 4 0 5 

206 W. 149th Street 10 1 1 8 0 0 5 

202 W. 149th Street 10 0 1 9 0 0 5 

2568 7th Avenue 10 1 0 9 0 0 5 

200 W. 148th Street 13 0 0 4 9 0 5 

2566 7th Avenue 16 2 6 4 4 0 5 

CREDIT MEMORANDUM 
I. Borrower and Project Overview 



 
 
 

2550 7th Avenue 15 1 4 5 5 0 5 

216 W. 149th Street 18 2 10 0 6 0 5 

204 W. 149th Street 10 1 1 8 0 0 5 

114 W. 134th Street 10 0 2 8 0 0 5 

132 W. 139th Street 10 0 6 4 0 0 5 

134 W. 139th Street 10 0 6 4 0 0 5 

140 W. 139th Street 10 0 6 4 0 0 5 

106-8 W. 134th Street 20 0 1 14 5 0 5 

112 W. 134th Street 10 0 6 0 4 0 5 

2496-8 8th Avenue 16 0 8 8 0 0 5 

 197 9 58 93 37 0  
 
 
The units include 3 superintendent units. The Sponsor has indicated that all units are under income 
restrictions, and approximately 78% are LIHTC units in their extended use periods. The Sponsor is 
working with HPD and HDC to revisit the affordability bands and these negotiations are ongoing; 
however, the Sponsor is hoping to capture as much underwritten subsidy as possible. The current 
income band breakdown is included below, with the superintendent units included in the 100% column:  
 

 30% 50% 60% 80% 100% Total 

Units Per Band 20 43 91 18 25 197 

 
Project Milestones 
 
The Sponsor provided the below timeline based on feedback from HPD and HDC. At present, the 24 
month term of the proposed Loan and the 12-month interest holdback provide cushion in case there are 
any delays in meeting milestones, and based on the agency’s stated support for and active engagement 
with the Project there is minimal risk that the permanent conversion and repayment of the UMEZ Loan 
would be delayed beyond 1-2 years.  
 
July – August:  

• Third party reports engaged 
• Underwriting and deal structure negotiations with HPD/HDC 

September: 
• OMB submission 
• Scope finalization 

October: 
• Scope review by HPD/HDC 
• DOB submissions 
• OMB approval 

November: 
• DOB permits pulled 
• Draft Commitments 



 
 
 

December: 
• Final commitment 
• Closing 

 
 
Sponsor Overview 
 
Genesis Companies LLC is a minority-owned development firm active in New York and New Jersey. 
Genesis was founded in 2004 and currently reports over 3,900 units completed or in development 
across 146 buildings, with development costs totaling over $1.76 billion. These transactions include new 
construction and complex rehabilitations targeting diverse populations, from 100% affordable buildings, 
senior, mixed-income, preservation, and cooperatives. 
 
Genesis supports its development efforts through an affiliated property management firm, VPH 
Management Services, and an affiliated construction management firm, GP Construction Management.  
 
Key Staff 
 
Karim A. Hutson, CEO: Karim Hutson is the Founder, President, and Chief Executive Officer of Genesis, 
which he has led since he launched it in 2004. Mr. Hudson has over twenty years of experience in real 
estate development, finance, and asset management, and has successfully guided Genesis in completing 
more than $1.5 billion in development projects. Mr. Hudson also expanded Genesis into a 
comprehensive platform by launching affiliate property management and construction companies. He is 
acclaimed for his leadership in housing, equity, and community development, receiving numerous 
awards for his contributions.  Mr. Hutson has a B.A. in Economics and Philosophy from Amherst College, 
an M.B.A. from Harvard Business School, and a Master of Theological Studies from Harvard Divinity 
School.  
 
Nicole Lockett, Managing Director, Development: Ms. Lockett has over 25 years of industry experience 
and oversees development projects involving Year 15 re-syndication, conventional debt, taxable and tax-
exempt bonds, LIHTCs, RAD, and a range of other public and private funding sources. Prior to joining 
Genesis, Nicole served as a Senior Developer with Pennrose Properties and as a Development Manager 
for the Philadelphia Housing Authority, the country’s fourth largest.  Ms. Lockett currently serves on the 
Board of the New York Real Estate Chamber (NYREC), a CPC ACCESS Program Advisory Board Member, 
and as an Advisory Board Member with NYU’s Furman Center and the New York Housing Conference. 
She has been recognized by Crain’s New York Business as a Notable Leader in Real Estate and 
by GlobeSt as a Healthcare and Senior Housing Influencer 
 
 
 
 
 
 
 



 
 
 

 
 
 
 
 
 
Pipeline and Track Record 
 

 
 
The Sponsor has completed 10 developments and has an additional three in development or under 
construction. The total development cost (TDC) of these developments generally ranged between $12 
million and $30 million, although they have successfully completed a $70 million preservation 
development. Its portfolio includes both new construction and preservation, and 7 of the projects 
leveraged HPD and/or HDC financing. Most of the projects are 1-4 building developments; however, the 
Genesis sY15 development entailed the preservation of a 28-building portfolio, demonstrating the 
Sponsor’s ability to successfully complete a scatter site rehabilitation similar in scale to the current Project.  
 
 

 
 
 



 
 
 

 

 
 
Sources and Uses 

 
Predevelopment Budget 
 
The proposed uses of the UMEZ Loan are included below:  
 
 

Soft Costs 
UMEZ Pre Development 
Loan 

Borrower's Legal $50,000 
Architect/Engineer $300,000 
IPNA $40,000 
Phase 1 $9,500 
Real Estate Taxes $160,000 
Citi Construction Interest & Extension Fees $400,000 
ConEd $437,950 
Interest Reserve $102,550 
Total $1,500,000 

 
 
So far, the Sponsor has committed $655,952 in equity, primarily for construction related expenses during 
the first rehabilitation phase and predevelopment expenses both in 2019 and in 2025. This will remain in 
the Project.  
 
The above predevelopment needs are key to finalizing the Sponsor’s ongoing negotiations with HDC and 
HPD, as the third-party reports and architecture work will inform the final scope of the needed 
rehabilitation. The Loan will also cover some of the increased carrying costs resulting from the delay in 
converting the Loan to permanent and stabilizing the Property, including construction interest and 
extension fees as well as real estate taxes. UMEZ will confirm with HPD and HDC that all of these costs are 
eligible for reimbursement under the anticipated subsidy.  
 
Project Financial Analysis & Anticipated Takeout 

 
The Borrower’s current Sources and Uses are included below:  
 
 

II. Project Financial Analysis and Repayment 



 
 
 

    Per Unit 
Construction Cost     
Contractor Price     

Masonry Vendor $5,186,500 $26,327 
Window Vendor $1,180,000 $5,990 

Contingency $318,325 $1,616 
Total Hard Costs $6,684,825 $33,933 

      
Soft Costs     
Design & Financing $1,327,661 $6,739 
Accruals & Payables $2,000,000 $10,152 
Reserves $2,132,623 $10,825 
Construction Payoff $6,642,980 $33,721 
  $12,103,264 $61,438 
      
Total Development Cost: $18,788,089 $95,371 

   

Permanent Sources   /unit 
HDC Permanent Loan $4,013,089 $20,371 
HPD New Subsidy $14,775,000 $75,000 
Total $18,788,089 $95,371 

 
 
Sources: 
 
HDC Second Mortgage: HDC provided a soft commitment letter in 2019, and intends to reinstate this 
commitment, which it has verbally communicated to the Sponsor. As the operating costs of the building 
are approximately 75% higher than projected, the Sponsor renegotiated the terms of this loan to reduce 
the amount to $4.01 million and extend the term to 40 years from 30 years, in order to allow for a more 
comfortable DSCR. HDC will not issue a commitment letter before closing; however, UMEZ will confirm 
with HDC its intend to lend along the newly discussed terms.  
 
 
HPD Subsidy: The remainder of the new scope will be covered by HPD subsidy through the Year 15 
program. HPD has confirmed that the Project is eligible for the maximum subsidy ($75,000 per 
developable unit), and UMEZ staff will confirm directly with HPD that these proceeds can be used to 
take out its Loan prior to closing.   
 
Uses:  
 
Construction is estimated to cost $6.68 million, including a 5% contingency, which has been confirmed 
by HPD to be appropriate for the scope of the planned renovations. The costs of the renovations are 



 
 
 

informed by Genesis’ recent development activity and discussions with HPD and HDC, who have both 
reviewed the budget and verbally indicated to the Sponsor that it is acceptable and consistent with 
program guidelines.  
 
 
Pro Forma and Historical Building Financials 
 
The Borrower provided building financials historical financials for 2023 and 2024, and a 30-year pro 
Form. The two historical years and the first 2 projected years after stabilization are summarized below. 
The complete financial documents are held with UMEZ and are available for review; however, as the 
building currently has limited net operating income (NOI) to repay the Loan and the Loan will be taken 
out by the HPD/HDC subsidy coming in at conversion prior to stabilization, so these are not considered  
to be sources of repayment for the Loan.  
 
(Note: due to different formats, the line items do not line up exactly between the historical 
documentation and the pro forma, and many expenses are condensed under Maintenance/Repairs in the 
pro forma) 
 
 

 2023 2024 Year 1 Year 2 

 Historical Historical Pro Forma Pro Forma 
 Residential Income 2,256,608  2,286,195  2,473,033  2,522,493  
Residential Vacancy/Bad Debt  (137,551)  (479,288)  (123,652)  (126,125) 
Commercial Income 249,360  260,720  191,549  195,380  

Admin 404,697  454,531  165,160  168,464  
Utilities 276,301  986,977  178,647  184,006  

Maintenance/Repairs 772,307  774,388  1,783,363 1,836,863 
Taxes/Insurance 244,408  542,575    

Service Contracts 34,062  106,673    
Total Operating Expenses 1,731,775  2,865,144  2,127,170  2,189,333  
Expenses Per Unit                 8,791                14,544  10,798  11,113  
NOI 636,642   (797,517) 413,760  402,415  

 
The per unit projections in the pro forma are acceptable based on HDC’s most recent Maintenance and 
Operating Expense Standards, which stipulate a maximum per unit cost of just over $12K for 
preservation projects. With total costs at $10.8K in Year 1 and $11.1K in Year 2, the Project has some 
cushion to remain within Year 15 Program guidelines even if expenses are higher than projected. The 
projected expenses are higher per unit than 2023’s results, due both to inflation and to the higher 
operating costs of the renovated units. The pro forma assumes increases in residential rents charged to 
borrowers, which are consistent with program requirements, and a vacancy of 5% which is standard 
practice.  
 



 
 
 

While 2023 financials indicate that the Properties’ net operating income could contribute to Loan 
repayment, there was a sharp increase in utilities, insurance, and service contract costs in 2024, as well 
as an increase in bad debt due to tenants not paying rent, which indicates that cashflow is unlikely to be 
sufficient to repay the Loan if the closing on HPD’s subsidy does not occur.  
 
 

 
 
Summary of Complete Sponsor/Guarantor Financial Position (Corporate) 

 

 FYE Dec 31, 2024 (Audit) 

  

Net Sponsor Income 3,285,493 

Cash on Hand 2,740,712 

UMEZ Yearly Debt Service (interest only) 154,950  
UMEZ Yearly Debt Service (interest and principal)  1,654,950 
DSCR (I/O) 31.44 

DSCR (I&P)  2.02 

 
Based on its most recent fiscal year, the Sponsor’s net income is sufficient to meet a full year’s interest 
obligation or to repay the Loan fully drawn, both interest and principal. However, as discussed below, the 
Sponsor’s income fluctuates on a year-by-year basis depending on the size of its projects. It declared a 
loss in 2023 and lower net income of $298K in 2022. Based on 2022’s performance, the Sponsor’s DSCR 
for interest only payments on the UMEZ loan drops to 2.91, indicating that even in a weaker year it can 
still comfortably meet interest obligations. However, if the Loan were fully drawn and principal and 
interest were due within the year, the DSCR drops to 0.19. In order to maintain a DSCR of at least 1.2 
assuming 2022 results, the year debt service would not be able to exceed $300,000, which would require 
a work out arrangement with a 25 year term.  
 
Based on this analysis, the Sponsor can comfortably pay interest out of pocket in the event its permanent 
conversion and the Loan’s repayment is delayed, requiring an extension of the Loan. However, if the 
permanent conversion is jeopardized the Sponsor would be hard-pressed to repay the entire Loan through 
net income during a year with smaller scale projects should UMEZ invoke its guarantee and require 
repayment out of pocket. However, the Sponsor does report strong cash balances in excess of $2.0 million 
every year, and could likely rely on cash reserves to either repay the Loan entirely or partially, and thus 
remains a strong potential source of repayment.  
 
Furthermore, the Sponsor also provided a Pro Forma projecting a Net Operating Income for the Jenkins 
portfolio over $260K in each of the first ten years of operations. Assuming that this is based on current 
operations, this revenue could also contribute to repayment in the event of a workout.  
 

III. Sponsor/Borrower/Guarantor Financial Analysis 



 
 
 

Historical Financial Analysis 

 
The Sponsor provided audited financial statements for the fiscal years ending December 31, 2022, 2023, 
and 2024. The income statements are summarized in the following table:  
 

 

FYE 
12/31/22 

FYE 
12/31/23 

FYE 
12/31/24 

 Audit Audit Audit 
Revenue    

Developer Fees 1,860,590  1,384,694  5,431,858  
Other Operating Income 366,250  1,105,972  1,456,774  
Net settlement proceeds 372,335  0  0  

 2,599,175  2,490,666  6,888,632  
Operating Expenses    

Payroll and employee benefits 1,563,996  1,828,084  2,498,260  
Office Expenses 102,511  153,608  224,469  
Marketing and Biz. Dev 238,646  385,553  365,276  
Legal 60,827  99,441  75,301  
Other professional 236,749  398,959  305,833  
Taxes, licenses, insurance 38,198  27,695  100,612  
Misc expenses 0  91,155  33,388  

Total Operating Expenses 2,240,927  2,984,495  3,603,139  
Operating Income (Loss) 358,248  (493,829) 3,285,493  
Other Income (expense)    

Interest Income 47  82  192  
Interest Expense (59,802) (57,615) (55,388) 

Net Gain/Loss 298,493  (551,362) 3,230,297  
 
Based on the audited financial statements for fiscal years ending December 31, 2022 through 2024, the 
Sponsor demonstrates a positive trend in overall revenue and income generation, particularly in 2024. 
Developer Fees, the primary source of revenue, are earned at various milestones during the construction 
of a project and increased substantially from $1.38 million in 2023 to $5.43 million in 2024, indicating a 
significant uptick in project activity or successful milestones and coinciding with a more active 
development period as the Sponsor began construction on NYCHA SamCity, a $422.54 million 
development, which is significantly larger than the next most recent development, ANCP Morningside, 
the developer fees for which were booked in 2022 and 2023. Other Operating Income also rose steadily, 
from $366,250 in 2022 to $1.46 million in 2024. This reflects construction services offered to affiliated 
entities, and also coincides with an increase in development activity.  
 
The Sponsor reports a net gain in 2022 and 2024, and a loss in 2023. This is partially due to the timing of 
developer fees, as they are dependent on various milestones, and also due to lower activity as the two 
active projects in 2022 and 2023 were ANCP Morningside and the original scope of the Jenkins portfolio 
rehabilitation, which eventually stalled as the Project could not convert to permanent.  



 
 
 

The Sponsor’s balance sheets for 
the same time period are 
summarized below: Current Assets 

FYE 
12/31/22 

FYE 
12/31/23 

FYE 
12/31/24 

Cash 1,025,544  1,178,011  2,740,712  
Preacquisition Costs 4,431  4,431  4,431  
Operating advances to affilidates 293,574  460,362  1,103,716  
Settlement proceeds receivable 450,000  0  0  
Prepaid expenses 7,448  2,485  3,968  
Dev. Fees receivable 1,162,183  438,536  696,010  

Total Current Assets 2,943,180  2,083,825  4,548,837  
Other Assets    

Predev advances to affiliates 3,187,131  4,522,194  4,846,106  
Dev fees receivalbe net of 

current 872,034  175,751  91,165  
Total Assets 7,002,345  6,781,770  9,486,108  

    
Liabilities and Members' Equity    

Accounts Payable 6,500  70,095  161,644  
Accrued interest 28,849  28,849  9,616  
Other accrued expenses 100,541  167,815  165,428  

Total current liabilities 135,890  266,759  336,688  
Long-term Liabilities    

Loans and notes payable 1,153,947  1,153,947  1,153,947  
Due to Affilidates 1,000,000  1,000,000  1,000,000  

Total Liabilities 2,289,837  2,420,706  2,490,635  
Total members' equity 4,712,508  4,361,064  6,995,473  
Total liabilities and members' 
equity 7,002,345  6,781,770  9,486,108  

Current Ratio 21.66  7.81  13.51  
Quick Ratio 7.55  4.42  8.14  

Debt to Equity Ratio 0.24  0.26  0.16  
 
The Sponsor is liquid, reporting high Current and Quick ratios and low leverage due to high members’ 
equity and low debt. Its current assets fluctuate but remain over $2 million in every year reviewed and 
are thus sufficient to repay the Loan if need be, indicating that the Sponsor is a meaningful source of 
repayment if UMEZ were to invoke its guarantee. The Sponsor’s debt consists of predevelopment 
financing with interest only payments and as of December 31, 2024 consisted of approximately $3.2 
million. 
 
 



 
 
 

 

 
Merits: 

I) Sponsor performs well across financial indicators, including a 13.51 current ratio, 8.14 quick 
ratio, and 0.16 Debt-to-Equity ratio in 2024; 

II) The Sponsor is experienced with similar projects and worked successfully with the relevant 
subsidy providers in the past; 

III) Sponsor has worked with the portfolio for over 5 years now and is familiar with its needs 
and operations;  

IV) HPD and HDC, which are anticipated to finance the Project and provide the Loan’s takeout, 
have verbally indicated commitment to the Project. 

 
Considerations: 
 

I) The Project is experiencing delays due to insufficient scope when it was initially undertaken 
in 2019 and the relevant third party reports have not yet been completed, so there is some 
risk that costs may be higher and may further delay HPD/HDC underwriting;  

II) HPD and HDC have not committed subsidy yet, and HDC’s commitment for financing has 
expired; 

III) Sponsor’s income fluctuates on a year-over-year basis, although cash balances remain 
strong.  

 
Recommendation: 
 
Recommend the approval of predevelopment loan in the amount of $1.5 million to Genesis Companies 
LLC.  
 
 
 
 
 
 
 
 
 
 
 
 
 

IV. Conclusion and Recommendation 



 
 
 

   

 

Site Inspection Report 

of Genesis Companies LLC 

Cleo Jenkins Portfolio 

Locations: Central Harlem (W 149th Street/W 148th Street-7th Avenue)  

                             (W 139th Street, W 134th Street) 

 

Date: July 22, 2025 

 

Attendance: Moyram Espino (UMEZ) 

                                 

______________________________________________________________________________ A 

sidewalk inspection was conducted on July 22, 2025, of Genesis Companies LLC’s Cleo Jenkins Portfolio 

located on scattered sites in West Harlem. The project consists of 16-walk up buildings with 197 units 

and 4 commercial spaces located at the following addresses: 

 

*200 W. 149th Street *216 W. 149th Street *2550 ACP Blvd             *2496-8 FD Blvd               

*202 W. 149th Street *200 W. 148th Street *140 W 139th Street     *114 W. 134th Street          

*204 W. 149th Street *2568 ACP Blvd *134 W. 139th Street    *112 W. 134th Street     

*206 W. 149th Street *2566 ACP Blvd            *132 W. 139th Street    * 106-8 W. 134th Street      

    

Genesis acquired the Properties in 2019 with support from the NYC Department of Housing Preservation 

and Development (HPD) and NYC Housing Development Corporation (HDC) and simultaneously closed 

on a construction loan from Citibank plus a  HPD Low Income Housing Tax Credit (LIHTC) to complete a 

moderate rehabilitation of the portfolio. In 2021, Genesis completed a $8.7 million rehabilitation across 

V. Site Inspection & Appendices 



 
 
 

the entire portfolio, including roof and façade repairs, boiler replacements, and aging-in-place upgrades 

to kitchens and bathrooms.  

While repairs were done, there are still more capital improvements of approximately $27.08 million 

which need to be addressed. With this new initiative, the goal is to fully stabilize and to address all of 

the capital expenditures for repairs not addressed previously while converting  the Citibank construction 

loan into a permanent loan. 

 

The above highlights represent the properties visited. 

216 W 149th Street                         206 W 149th Street 

                                       

  200 W 149th                             2566 7th Avenue (148th Street) 



 
 
 

               

 

132 & 134 W 139th Street 

                        



 
 
 

 

                    140 W 139th Street          106-8 W 134th Street 

             

  



 
 
 

 
APPENDIX I: Personal Financial Information Analysis 

 
Personal financial information for Karim Hutson for the fiscal year ending December 31,2024 is on file at 
UMEZ’s office. 
 
 
A contingent liabilities schedule was also provided, which is summarized below:  
 

Operating Deficit Guarantees $13,111,372 

Construction Loan Guarantees $6,602,039 

Other Loan Guarantees $46,954,587 

Total Contingent Liabilities $66,667,998 

 
In summary, the personal guarantor reports a net worth primarily concentrated in illiquid assets 
including real estate companies and properties. Total contingent liabilities of $66.6 million—including 
significant operating deficit, construction, and other loan guarantees—which exceeds reported net 
worth. The illiquid nature of the guarantor’s assets raises concerns about their capacity to provide 
liquidity in the event the guarantee is called. While the guarantor has substantial experience and scale in 
real estate, the level of existing obligations materially weakens the protective value of the guarantee.  



RESOLUTION OF THE BOARD OF DIRECTORS OF 

UPPER MANHATTAN EMPOWERMENT ZONE  

DEVELOPMENT CORPORATION 

   

REGARDING APPROVAL TO FUND AN ECONOMIC AND PHYSICAL 

DEVELOPMENT PROJECT 

 

AT A REGULAR MEETING OF THE BOARD OF DIRECTORS  

HELD ON THE 15th DAY OF SEPTEMBER 2025 

 

WHEREAS, the Economic and Physical Development Committee has reviewed the 

materials presented to it, a copy of which has been filed with the records of the Upper 

Manhattan Empowerment Zone Development Corporation (“UMEZ”), relating to a request 

for funding a $1,500,000 predevelopment loan to Genesis Companies LLC (“Genesis”), to 

cover predevelopment costs associated with rehabilitation of  Cleo Jenkins Portfolio, a 

portfolio of 16 walk-up buildings consisting of 197 residential units and 4 commercial 

spaces in Central Harlem (the “Project”); and 

 

WHEREAS, the Economic and Physical Development Committee has found the Project 

to be in furtherance of UMEZ achieving its Community Development Financial Institution 

(“CDFI”) objectives, consistent with the New York Empowerment Zone’s Strategic Plan, 

and the investment criteria for initiatives seeking financial support. 

 

NOW, THEREFORE, BE IT RESOLVED, that the Board of Directors approves the 

Project and authorizes UMEZ to submit the Project to the New York Empowerment Zone 

Corporation for authorization to fund a loan not to exceed ONE MILLION FIVE 

HUNDRED THOUSAND DOLLARS ($1,500,000) subject to terms and conditions 

substantially similar to those included in the presentation materials; and be it 

 

FURTHER RESOLVED, that the approval of the Project authorized by these resolutions 

shall expire nine (9) months after the adoption of these resolutions; and be it  

FURTHER RESOLVED, that the President and CEO or his/her respective designees, are 

hereby authorized on behalf of UMEZ to make such changes to the terms and conditions 

of the transaction as may be appropriate, execute and deliver any and all documents and 

take any and all actions as they may deem necessary or proper to effectuate the foregoing 

resolutions. 
 



         February 9, 2026 

 

  

 

UPPER MANHATTAN EMPOWERMENT ZONE DEVELOPMENT CORPORATION – Genesis 

Companies LLC – A $1.5M predevelopment loan for the rehabilitation 

of Cleo Jenkins Portfolio, a 16-walk up building located in Central 

Harlem.  

 

 

 

 

RESOLVED, that on the basis of the materials (the “Materials”) 

presented to the Directors of the Corporation, a copy of which is 

hereby ordered filed with the records of the Corporation, relating 

to the Upper Manhattan Empowerment Zone Development Corporation 

(“UMEZ”) initiative to Genesis Companies LLC (the “Initiative”) a 

predevelopment loan for the rehabilitation of Cleo Jenkins 

Portfolio, a 16-walk up building located in Central Harlem. The 

Corporation is hereby authorized to disburse to UMEZ an amount not 

to exceed ONE MILLION FIVE HUNDRED THOUSAND DOLLARS ($1,500,000) 

for the purposes and on the terms and conditions described in the 

Materials; and in accordance with the terms, conditions and 

procedures set forth in the Operating Principles Memorandum of 

Understanding, dated as of January 19, 1996, entered into by the 

Corporation with the State of New York (the “State”), the City of 

New York (the “City”) and others (“MOU”); and be it further 

 

RESOLVED, that for the purpose of providing the funds, the 

Corporation is hereby authorized to accept and utilize funds for 

a grant an amount not to exceed ONE MILLION FIVE HUNDRED THOUSAND 

DOLLARS ($1,500,000) in accordance with the MOU; and be it further 

 

RESOLVED, that the President and Treasurer, or their 

respective designee(s), acting jointly are hereby authorized in 

the name and on behalf of the Corporation to execute and deliver 

any and all documents and to take any and all actions as they may 

deem necessary or proper to effectuate the foregoing resolutions. 

 

*** 

 

 



FOR CONSIDERATION 

February 9, 2025 

 

TO:   The Directors 

 

FROM:  Hope Knight 

 

SUBJECT: New York (New York County) - Upper Manhattan 

Empowerment Zone Development Corporation 

 

REQUEST FOR: Authorization for Predevelopment Loan for Apex 

Building Group and to Take Related Actions. 

 

                                                                                                                                                               

I. Initiative Summary 

 

Organization Name:   Upper Manhattan Empowerment Zone 

Development Corporation (“UMEZ”) 

55 West 125th Street, 11th Floor 

New York, New York 10027 

 

Contact:    Blair Duncan  

President and CEO 

(212) 410-0030 

 

Proposed Initiative: A $2.5M predevelopment loan for the 

rehabilitation of Wilson Houses, a 

three building in East Harlem. 

 

Total Initiative Cost: $262 Million 

 

Proposed Empowerment  $2.5 Million  

Zone(“EZ”) Investment: 

 

Funding Sources:   Loan Repayment 

      

 

Fiscal Year:   2026 

 

II. Initiative Narrative 

 

Attached are materials prepared by UMEZ for its Board of 

Directors containing narrative information regarding this 

initiative. 

 

 

 



III. Conditions for Approval 
 

Funding is subject to the Corporation’s approval of UMEZ’s 

monitoring system which must ensure that adequate policies and 

procedures are adopted to safeguard against misappropriation and 

provide for appropriate controls with respect to each grant. 

 

The release of funds for this initiative is subject to 

certification by the Deputy Mayor’s Office (i) that all procurement 

solicitation processes fulfill all applicable requirements set 

forth in the Operating Principles Memorandum of Understanding (the 

“MOU”) dated as of January 19, 1996, and (ii) that each procurement 

selection process has been completed in accordance with those 

requirements. 

 

The release of funds for this initiative is subject to UMEZ 

presenting to the Corporation for approval detailed written 

information on implementation of this initiative and the terms and 

conditions for the loan from UMEZ to Apex Building Group.  The 

provision of funding for this initiative is contingent upon the 

Corporation receiving satisfactory evidence of all other funding 

sources for the initiative. 

 

The disposition of interest and principal payments for the 

loan made under this initiative is further subject to the approval 

of New York Empowerment Zone Corporation’s Board of Directors. 

 

IV. Initiative Benchmarks 

 

The initiative will achieve the following benchmarks: 

 

1. The Project will preserve the long-term affordability of 
395 public housing units and 3 superintendent units and 

will facilitate rehabilitation of these units to improve 

the quality of life for the low-income tenants 

 

 

This initiative will benefit EZ residents: 

1. Same as above 
 

 

 

 

V. Federal Funding Goals 

 

 This initiative will meet the following Federal funding 

goals: 



 

• Achieve or maintain economic self-support, to prevent, 

reduce, or eliminate dependency. 

• Permanent job creation, including without limiting the 

foregoing, promotion, encouragement, and creation of 

opportunities for small, medium, and large business 

development in the EZ/EC that will create permanent jobs 

for the Enterprise Zone. 

• Increasing the number of permanent jobs creating new 

businesses in the EZ/EC. 

• Leveraging Federal, State, and City EZ/EC funding and not-

for-profit funding with private capital. 

 

VII. Additional Materials 

 

A. Copy of UMEZ’s Board of Directors’ materials 
B. Copy of UMEZ’s Board of Directors’ resolution recommending 

this initiative for final approval by the Directors 

C. Resolution of the Directors 
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To:  New York Empowerment Zone Corporation Board of Directors  
From:    Blair M. Duncan, President and CEO 
 Upper Manhattan Empowerment Zone Development Corporation 
Date:  February 9, 2025 
Subject: Predevelopment Loan for Apex Building Group  
 

 
The Business Investment team requests the approval of a $2,500,000 predevelopment loan (“Loan”) made 
to Apex Building Group (Apex) (the “Sponsors”) or a to be formed special purpose joint venture entity (the 
“Borrower”) wholly owned by the Sponsors. The Loan would finance predevelopment expenses for the 
Wilson Houses, a three building, 398-unit New York City Housing Authority (NYCHA) development at 2040 
1st Avenue in East Harlem, New York (Wilson Houses or the “Property”).  
 
The Wilson Houses are in the process of transitioning from NYCHA management under Section 9 public 
housing to Section 8 public housing through the Permanent Affordability Commitment (PACT) Program, 
which is NYCHA’s local implementation of the federal Rental Assistance Demonstration (RAD). By 
converting publicly managed units to units funded by project-based vouchers (PBVs), RAD enables 
developers to borrow against a future rental income stream while preserving affordability, unlocking 
financing for renovations that is not accessible for Section 9 properties, which rely on annual federal 
appropriations for funding.  
 
The conversion will allow the Sponsors to undertake a $262 million rehabilitation of the Property and 
address 20 years of accumulated capital improvement needs (the “Project”). Site control was awarded 
through an RFP in 2022 to Hope Community, a Harlem-based non-profit organization founded in 1968, 
and Brisa Builders. After this time, Apex, an experienced Harlem-based MBE real estate developer 
founded in 1997, stepped in in March 2025 as the co-developer. Apex was considered a stronger financial 
partner for the project, including bringing comfort to prospective lenders and having worked on prior 
PACT transactions including closing on financing for the Manhattanville NYCHA project in December 2024.  
 
The Sponsors intend to take over ownership and management of the Property from NYCHA at the end of 
2025. The Loan will be repaid when the Sponsors close on construction financing. Currently, the Sponsors 
have engaged JP Morgan Chase Bank and Merchants Bank (two groups with which Apex has previously 
worked) among others. Other sources for the Project include New York City Housing Development 
Corporation (HDC) tax exempt bonds through the PACT program and Historic Tax Credit (HTC) equity. 
NYCHA is providing a seller’s note, which serves to cover the cost of the acquisition by the Sponsors, 
enabling NYCHA to recognize the value of the sale without requiring the Project to bear that cost upfront. 
Construction closing and the repayment of UMEZ’s Loan are expected in February 2026. 
 
 
 
 
 
 

Investment Criteria Comment 

Investment Proposal 
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Impact: 
The Project will preserve the long-term affordability of 395 public housing 
units and 3 superintendent units and will facilitate rehabilitation of these 
units to improve the quality of life for the low-income tenants.   

Structure: Interest only during the term of the Loan. 

Credit Quality/Risk: 

 APEX is an experienced developers that have successfully worked with 
government agencies to provide affordable housing for decades. They have 
individually and collectively worked with various government programs 
developing the expertise and tenacity to complete projects including PACT 
projects.    
Based on the financial documents from APEX a secondary source of 
repayment for the loan would be feasible with liquid assets or with a 
negotiated term loan however, this would be constrained by their contingent 
liability on numerous projects. 
 

Pricing:  
1 – month SOFR + 250 bps with 2.0% Origination Fee. Sponsor to also pay 
lender’s legal fees. 

 
 
 

 
Borrower: Apex. 
Sponsor Address:  86 Main Street, Suite 401, Yonkers, NY 10701 (APEX) 
NAICS Code: 236116 
Legal Structure:  
Request Summary: $2.5 million predevelopment loan related to the $262 million 

rehabilitation of a NYCHA Section 9 public housing development 
transitioning to private ownership and management through the 
Section 8 program.  

Investment Type:  
Loan Amount: Up to $2,500,000 
Term/Amortization: 2 years, interest only during term of the loan 
Interest Rate: 1-month SOFR + 250 bps 
Special Terms:   
Repayment:  • First source of repayment is construction closing 

• Secondary source of repayment is Sponsor Balance Sheet 

• Tertiary source of repayment is Property cashflow 
Collateral: n/a 
Security:  100% recourse to Borrower, 100% corporate guarantee of 

Sponsors. 
Use of Funds: Predevelopment expenses to be approved by UMEZ.  

 
 
Conditions Precent to Closing: 

I) Standard due diligence as required by UMEZ; 

Loan Summary 
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II) Confirmation of status of LOI from Construction Lenders 
III) Further details on projected $34.9 million subsidy included in construction sources. 
IV) Updated project milestones provided and reviewed by UMEZ staff 

 
 
Covenants: 

I) Sponsors’/Guarantors’ Audited financial statements within 120 days of fiscal year end;  
II) Sponsors’/Guarantors’ quarterly internal financial statements within 45 days of quarter end;  
III) Quarterly project updates within 45 days of quarter end; 
 

Risks: 
 

• Construction takeout risk – most of the required financing is not subject to competitive allocation, 
but does require finalizing terms with lenders for which LOIs have not yet been reviewed. Such 
documentation being provided before closing partly limits the risk, but for any non-committed 
financing source, there is risk that the terms and sizing of the financing sources may change before 
the expected construction closing which is when UMEZ is repaid. 

• Sponsors contingent liabilities (to confirm whether the Sponsors is also party to the payment and 
performance bond) are sizable and could, if called at a similar time, stress the financials of UMEZ’s 
Sponsor and Guarantors. 

• UMEZ’s proposed interest reserve does not cover  the full two year term, assuming a straight-line 
disbursement of other loan proceeds, which could lead to the Sponsors to need to pay out of 
pocket if delays to the construction closing timeline occur. 

 
Mitigants:  

• Sponsors and Guarantors report solid liquidity and limited leverage collectively. There are 
differences in strength across the guarantors and we have assessed the group with the most 
financial strength (Apex + Apex principals) who will be standing behind the guarantee of both 
Sponsors. 

• One of the Sponsors (Apex) has extensive experience with similar or larger scale projects, 
including the Manhattanville NYCHA conversion for which construction financing was secured in 
December 2024. 

• The site was awarded through an RFP process which enables UMEZ to consider the sponsors to 
have been vetted by groups critical to the execution of construction financing, including NYCHA 
who is providing the property while self-financing the sale, reducing the overall need for external 
financing. HDC and other financing sources have been applied in similar NYCHA conversion 
transactions.  

 
Conclusions and Recommendations: 
 
Recommend an approval of a $2.5 million with a 2 year, interest only term at a floating rate of 1-month 
SOFR + 250 basis points and a fee of 2.0% of the commitment.  
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Project and Sponsor Description 

 
Project Summary 
 
Apex Building Group is a newly designated co-developers of the NYCHA PACT 10 RFP for the Wilson 
Houses, a 398-unit, three tower, NYCHA development on 2040 First Avenue, in East Harlem, New York. 
Apex entered the transaction taking over the initial co-developer role awarded to Brisa Builders. The site 
was awarded in late 2022 and since then it has been progressing towards converting the project from 
NYCHA ownership and management under Section 9 public housing to Section 8 housing, under the RAD 
(Rental Assistance Demonstration) program. The Sponsors, through a to-be-formed entity, will take over 
ownership and management of the Wilson Houses at the end of 2025. Shinda Management Corporation, 
an experienced property management company, will be contracted as the property manager.  
 
The Wilson Houses are being rehabbed to address 20 years of capital improvement needs under an 
approved historic renovation scope. The exterior masonry will be repointed, each tower will receive a new 
roof, and the existing windows will be replaced. Interior renovation will consist of low flow fixtures, energy 
efficient appliances, electric stoves, sustainable flooring, and all new cabinetry and low VOC paint. In 
addition, hazardous materials will be abated to create better inner air quality and healthy living 
environment. 
 
Apex has contracted several consultants to support the development of the Project. These include True 
Development, a boutique financial consulting firm led by Shira Giddings, a real estate professional with 
over 15 years’ experience in the affordable housing market, and Melissa Johnson Associates, a 
communications firm specializing in community outreach.  
  
Project Milestones 

• LOI/Term Sheets from Construction Lenders – September 2025 

• Reviewing lender options – October 2025 

• Finalizing lender selection – November 2025 

• Final credit approval from lender – January 2026 

• Close on construction financing and repay UMEZ loan – February 2026 
 
 
Sponsor Overview 
 
Apex Building Group, Inc. (co-developer and co-general contractor) 
 
Since its founding in Harlem in 1997 Apex has successfully completed over $1.3 billion in construction 
activity, resulting in the addition or preservation of more than 7,500 affordable residential units in New 
York and New Jersey. Apex was awarded a NYCHA partnership along with Dantes Partners and The Kraus 

CREDIT MEMORANDUM I. Borrower and Project Overview 
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Organization for RAD – a two-phased project – with Phase 1/Twin Parks West (312 units) and Highbridge 
Franklin (335 units in 14 buildings) completed in 2018.  
 
Apex and Gilbane entered into a joint venture to build Phases I and II that were completed in March 
2022. Apex is the General Contractor for another NYCHA PACT group Audubon, Bethune and Marshall 
which closed in 2022, and physical work is on track to be completed by the third quarter of 2025. Apex 
and Gilbane are also both co-developers and co-general contractors on another PACT project, 
Manhattanville, which began construction in December 2024. 
 
 
Pipeline and Track Record 
Apex has served as General Contractor and Developer for a number of projects over the firm’s existence, 
with the following chart showing developments for which it was a GC starting in 1999 and serving as a 
Developer starting in 2002. The properties are largely focused on the NYC market, but there are also tri-
state area projects, including one currently in pre-development in Bridgeport, Connecticut, a building 
under construction in Baltimore, and completed building in Orange, NJ for which Apex served as GC. 
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The information on the above table may be slightly dated, but shows the significant work Apex has done 
across the City, and its current development pipeline supports our projection of future revenue and 
income trends being stable or improving during the projected predevelopment loan term. 
 
Development Team 
 
Gilbane Building Company (co-general contractor): Gilbane will serve as co-general contractor for this 
project. Gilbane provides premier services to develop, construct, and manage clients’ facilities and capital 
projects throughout the United States. Since 1870, Gilbane has built and developed thousands of projects 
of every conceivable type. Gilbane is nationally recognized for its award-winning project management 
expertise - offering a full range of project development services from the earliest planning stages through 
project commissioning, occupancy, and facility management. 
 
Shinda Management Corporation (SMC) (property manager): Shinda will be contracted as the property 
manager. For over three decades, it has been in the forefront of proven, quality real estate property 
management services in the New York/New Jersey metropolitan area. An M/WBE, Shinda’s property 
management portfolio consists of rental housing for family and senior residents, developments funded by 
the low-income housing tax credit program, government assisted rental housing and rent stabilized 
properties. SMC was founded and incorporated in the State of New York in 1981 and has established 
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relationships with many Federal, State and City housing agencies, syndicators and lending institutions.  
 
Aufgang Architects (architect): Founded in 1971 by Jacques H. Gerstenfeld, the architectural and planning 
company is a New York State-certified MBE, with headquarters in Suffern, New York. Whether it is 
planning a mixed-use development of retail spaces and condominium apartments, designing a ten-story 
office building or re-purposing an old school building into rental apartments, you can recognize the firm’s 
constant signature of innovative solutions and high-quality design. Aufgang provides services in land use 
consultation, design services and construction administration.  

 
 

Sources and Uses 

 
Predevelopment Budget 
 
The proposed uses of the UMEZ Loan are included below:  
 

Soft Costs UMEZ Pre-Development Loan 

Borrower's Legal $150,000 

Architect/Engineer $888,223 

Financial Consulting $209,578 

Sustainability Consultant $153,500 

Community Outreach Costs $249,955 

MEP $836,420 

Environmental $17,500 

Other $29,811 

UMEZ Interest $120,000 

Total $2,534,987 

 
Expenses are largely in line with expected predevelopment costs for a large-scale renovation. The Sponsor 
brought in outside consultants specialized in for-profit/non-profit partnerships and community outreach 
to structure the Project, obtain financing, and to facilitate engagement with residents to ensure a smooth 
transition to private management.  
 
 
 
 
 
 
 
 

II. Project Financial Analysis and Repayment 
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Project Financial Analysis & Anticipated Takeout 

 
The Borrower’s current Sources and Uses are included below:  

 
 
Sources: 
 
Construction sources show nearly 50% of the needed financing is derived from a 1st construction lender, 
potentially HDC/GSE or a commercial bank. LOIs are expected to be available by the end of September 
and can be further reviewed upon receipt. The PACT program typically relies on this structure. 
 
Seller Note: The property has a “total acquisition cost” of $43.1 million which is being financed by NYCHA 
through a seller’s note. Additional analysis would provide detailed covenants pertaining to this funding 
source, although it is likely that most of the requirements would be relevant only during/following 
construction, after UMEZ’s loan is repaid.   
 
Interim Income: income generated from the ongoing operation of the property. 
  
Bridge Financing: Given the timing of the expected Historic Tax Credit equity investments (around 50% of 

SOURCES AND USES

CONSTRUCTION SOURCES per DU % of total

HDC/GSE 127,950,000$             $321,482 48.80%

Seller Note 41,113,549$               $103,300 15.68%

Interim Income 1,355,857$                 $3,407 0.52%

Developer Equity 500,000$                    $1,256 0.19%

Deferred Developer's Fee 9,785,535$                 $24,587 3.73%

Bridge Financing 30,341,971$               $76,236 11.57%

Accrued Interest 4,066,063$                 $10,216 1.55%

Subsidy 34,901,831$               $87,693 13.31%

HTC 12,162,324$               $30,559 4.64%

Gap/(Surplus) -$                              $0 0.00%

Total Construction Sources 262,177,130$             $658,737 100.00%

PERMANENT SOURCES

HDC/GSE 127,950,000$             $321,482 48.80%

Seller Note 41,113,549$               $103,300 15.68%

Interim Income 1,355,857$                 $3,407 0.52%

Deferred Developer's Fee 3,640,535$                 $9,147 1.39%

Developer Equity 500,000$                    $1,256 0.19%

Accrued Interest 4,066,063$                 $10,216 1.55%

Subsidy 34,901,831$               $87,693 13.31%

HTC 48,649,295$               $122,234 18.56%

Gap/(Surplus) -                                $0 0.00%

Total Permanent Sources 262,177,130$             $658,737 100.00%

USES

Seller Note 41,113,549$               $103,300 15.68%

Debt & Arrears 1,991,985$                 $5,005 0.76%

Hard Cost 160,032,272$             $402,091 61.04%

Soft Cost 39,468,254$               $99,166 15.05%

Developer's Fee 19,571,069$               $49,174 7.46%

Total Uses 262,177,130$             $658,737 100.00%
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the total is available during construction with the rest advanced at conversion), there is a need to bridge 
to this latter HTC equity advance. The Sponsor indicates that it is likely to be Merchants Bank. 
  
 
Subsidy: A change in the capital stack occurred with the removal of the expected subsidy from the 
Greenhouse Gas Reduction Fund (GGRF), and we have been advised that the NYC Housing Development 
Corporation plans to provide the alternative funding.  
 
Historic Tax Credit Equity: the sources assume $48.65 million in Historic Tax Credit Equity. Of this, $39.45 
million is projected from the sale of federal tax credits and $15 million from the sale of New York State 
Historic Tax Credits. The underwriting assumes a federal tax credit price of $0.93 per credit and $0.83 for 
the State credits. Based on publicly available data, these assumptions seem accurate; furthermore, the 
Sponsor recently completed a similar RAD conversion of the Manhattanville Houses, which included 
historic tax credits and informed the assumptions in this underwriting.  
 
Uses:  
 
The Sponsor is an active developer and recently completed a similar RAD conversion and rehabilitation 
(the Manhattanville Houses), which supports its expense assumptions, and reduces the risk of cost 
overruns or unanticipated expenses. The budget includes a standard 10% Hard Cost and 5% Soft Cost 
contingency.  
 
Pro Forma and Historical Building Financials 
 
The Sponsor provided a 32-year pro forma, the first ten years of which are included as an appendix. The 
pro forma assumes a 3-year construction period and a 3-year pre-stabilization period, with stabilization 
occurring in year 7. The assumptions are standard, assuming a 5% vacancy rate after the construction 
period and an additional 3.25% (8.25% total) vacancy during construction.  
 
Maintenance and Operating expenses are higher than HDC’s M&O standards at $17,147 per unit 
compared to $12,018 per unit based on the 2025 standards. This is typical for NYCHA units, which have 
higher than average costs due to higher maintenance needs, older infrastructure, and utility expenses 
compared to standard affordable housing units, and thus unlikely to impact the application for financing 
through HDC or another financing source. 
 
The pro forma is otherwise compliant with HDC’s PACT program guidelines. The first year of construction 
projects a DSCR of 1.19.  
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Summary of Complete Sponsor/Guarantor Financial Position (Corporate) 

 

 2024 Audited Financials 

Net Sponsor Income $330,437 

Cash on Hand $6,330,984 

UMEZ Yearly Debt Service (interest only) $171,331 
Hypothetical UMEZ Yearly Debt Service (interest 
and principal)  

$353,533 

DSCR (I/O) 1.93 

DSCR (I&P for a 10-year fully amortizing loan) 0.93 

 
The above table summarizes the Sponsor’s net income and cash based on the audited statements from 
2024. Cash on hand is sufficient to meet the yearly projected interest obligation for the Loan, as well as a 
hypothetical scenario in which the Loan is not repaid through construction financing and is converted to 
a 10-year amortizing loan. The Sponsor’s net income is also sufficient to meet the UMEZ interest 
obligation, and payments for other debt owed by the Sponsor are already reflected in the net income. 
However, the Sponsor’s net income is insufficient to pay for the hypothetical amortizing Loan by itself and 
would likely require a longer amortization period to demonstrate an adequate DSCR, or would require the 
Sponsor to pay off the Loan through its liquid assets.  
 
Sponsor Historical Financial Analysis 

 
The analysis below pertains to Apex.  Apex provided accountant-reviewed financial statements for the 
year ending December 31, 2023, and audited financial statements for the year ending December 31, 2024. 
Grassi & Co., the auditor for FY 2024, issued a qualified opinion as the previous year’s financials were 
unaudited and generally accepted accounting principles require that the opening balances (i.e. those from 
the prior fiscal year) be audited in order to issue an unqualified opinion. The financial statements we have 
reviewed are summarized below:  
 

 FYE 12/31/23 FYE 12/31/24 
2025 through 

June 

 Reviewed Audit Internal 
Revenue   

 

Contract Revenues 62,439,720  63,728,734  40,565,295 
Developer Fee Income 294,750  66,187  900,000 

 62,734,470  63,794,921  41,465,295 
Operating Expenses   

 

Contract Costs 55,080,989  53,924,326  33,776,961 
General and Administrative 6,671,195  8,448,138  4,604,867 

Operating Income (Loss) 982,286  1,422,457  3,083,467 

III. Sponsor/Borrower/Guarantor Financial Analysis 
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Other Income (expense)   
 

Interest Income 0  241,725  118,960 
Interest Expense (288,598) (301,214) (106,076) 
Other Income 70,276  0   
Other Expense 0  (642,678)  
Provision for Income Taxes (392,631) (389,853) (84,347) 

Net Gain/Loss 371,333  330,437  3,012,004 
 
The financial statements represent consolidated financial activity for Apex Building Company Inc., Apex 
CPM, LLC, and Apex Building Group, Inc. The Sponsor and its affiliates’ revenue is primarily generated by 
its activities as general contractors and consultants engaged in the construction of residential, 
institutional, and commercial properties. Contracts are typically 1-2 years, and the Sponsor is in most 
cases the principal contractor. Revenue is recognized upon reaching certain development milestones 
depending on the contract. Expenses are largely related to these projects – as the Sponsor typically acts 
as principal in contracts, payments are received directly from clients and paid out to subcontractors.  
 
Based on the 2024 audit, 43% of contract revenues are from one client. In 2023 the portion was 68%. 
Revenues increased by approximately 2% from 2023 to 2024, with a nearly 50% increase in net operating 
income as a result. To further assess the financial picture at present time and projected into the future, it 
would help to have a developer fee schedule and projections around projects currently in development 
as they move through development milestones. We were able to review internally-prepared financial 
results for the first 6 months of 2025 which show strong net income of over $3 million and stable cash 
position. The Sponsor has also indicated that future developer fees are expected this year, which will 
provide additional financial support. 
 
Apex balance sheet from the same periods is summarized below:  
 

 2023 2024 6/30/25 
Current Assets Reviewed Audited Internal 

Cash 3,422,458 6,330,984 5,773,821 
Contract receivables 10,539,712 7,522,355 13,449,283 
Contract assets 4,545,694 3,875,792 235,664 
Advances to affiliates 52,310 0 718,639 
Equity interest in unconsolidated joint ventures 5,321,362 3,644,496 5,826,027 
Prepaid and refundable income taxes 1,625 296,028  
Prepaid expenses and other current assets 947,017 1,734,174 555,263 

Net P&E 141,204 114,881 106,757 

Net operating lease right-of-use assets 882,150 718,917 634,983 
Total Current Assets 25,853,532 24,237,627 27,300,437 
Other Assets 

  
 

Note receivable - related party 0 2,186,195 2,323,953 
Security deposits 69,344 27,244 27,244 
Other Policy Holder Equity 1,043,320 1,526,241 1,800,810 

Total Assets 26,966,196 27,977,307 31,452,444 
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Liabilities and Members' Equity 
  

 

Notes payable – banks 2,944,527 2,464,230 512,718 
Current maturities of long-term debt 130,233 121,341  
Current portion of operating lease liabilities  153,134 163,575 169,005 
Accounts Payable 6,826,729 6,078,893 5,327,453 
Contract liabilities, net of conditional retainage 1,870,473 3,822,450 7,887,230 
Income taxes payable – current 20,610 0 -341,721 
Advances from affiliates 0 209,179  
Accrued expenses and other current liabilities 294,528 272,410 5,000 

Total current liabilities 12,240,234 13,132,078 13,559,685 
Long-term Liabilities 

  
 

Long-term debt, less current maturities 2,362,278 2,242,683 4,680,378 
Operating lease liabilities, less current portion 694,173 530,598 444,189 
Income taxes payable – deferred 2,064,000 2,136,000 2,136,000 

Total Liabilities 17,360,685 18,041,359 20,820,252 
Common Stock 1,200 1,200 1,200 
Retained earnings & member's equity 9,604,311 9,934,748 10,630,992 

Total liabilities and equity 26,966,196 27,977,307 31,452,445 
Current Ratio 2.11 1.85 2.01 

Quick Ratio 0.28 0.48 0.43 
    

 
 
The Sponsor reports a current ratio of 1.85 as of FYE 2024, which is generally considered liquid for an 
active real estate developer, and a debt-to-equity ratio of 0.05, which indicates minimal debt. The primary 
Assets include cash, contract receivables, contract assets, and equity in unconsolidated joint ventures. 
Contract receivables include completed contracts ($5.54 million in 2024) and contracts in process ($4.47 
million), as well as retainage ($670,929). Receivables are presented net of an allowance for credit losses, 
which is calculated on a yearly basis based on market conditions and was $147,034 in 2024. Contract 
assets include unbilled amounts from revenue under long-term contracts, which is essentially the delta 
between the total amount of the contract and the completed amount for which the client has been billed.   
 
The largest Liability line item is accounts payable, which are primarily amounts owed to subcontractors, 
and contract liabilities, which consist of deferred revenue, advance payments, and billings in excess of 
revenue recognized. Interim 2025 results may not line up with FYE results given different accounting for 
interim vs audited financials, but generally they show a stable and strong financial position. 
 
A debt schedule as of June 30, 2025, is on file with UMEZ.  Total Debt is $9.5 million and available 
proceeds of approximately $4.5 million. 
 
The $9.5 million sources of debt are secured by personal guarantees from the principals and the Sponsor 
and hold a substantial interest in the assets of the latter. Based on Cash and Contract Receivables, which 
total $13.85 million as of the end of the 2024 fiscal year, there are sufficient liquid assets to meet these 
guaranties as well as service the $2.5 million Loan.  
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Personal Financial Position 
 
Personal financial information was collected and is held with UMEZ. 
 

 
Merits: 
The predevelopment loan requested by the Sponsors is supported by the fact that the Sponsor group 
has successfully pursued similar projects, specifically related to NYCHA conversions from Section 9 to 
Section 8, and thus has experience navigating the steps to get to a construction closing, when UMEZ’s 
bridge loan is repaid. Further, the Sponsors have shown commitments for a large majority of the funding 
sources to be provided at construction, and will document further progress in this regard prior to the 
UMEZ closing. Lastly, the Sponsor group and Guarantors demonstrate strong financial capacity; while 
liquidity is somewhat constrained, the group has the ability to cover a large portion of the loan 
guarantee with current assets and can take steps to generate further liquidity if needed. An additional 
merit is the expectation that the project will start construction in a few months after UMEZ’s loan is 
advanced, and UMEZ’s loan will include a significant cushion of time to enable the Sponsors to address 
any delays while remaining in good standing under the UMEZ loan. 
 
Considerations: 
A few items warrant further inspection or ongoing monitoring – there are certain uncommitted needs in 
the construction budget including a bridge loan to support the delayed advance of tax credit equity and 
uncertainty around GGRF subsidy (– we have been advised that NYC HDC will provide the financing but 
the commitment is still pending) 
The group will have an interest reserve to cover the period of expected time until the project closes on 
construction financing, but UMEZ’s loan has a longer term – if more time is needed by the Sponsor, 
there will be some amount of drain on the Sponsor to keep the loan current. 
 
 
Recommendation: 
 
Recommend the approval of a  $2,500,000 predevelopment loan for a term of 2 years at 250 bp above 
the 30 day SOFR rate and a 2% commitment fee plus legal costs. 
 
 
 
 
 
 
 
 

IV. Conclusion and Recommendation 
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Site Inspection Report 

  

Site Inspection Report 
of Apex Building Group 

Location: Woodrow Wilson Houses 
Date: Friday, September 26, 2025 

 

Attendance: UMEZ - Gina Bolden-Rivera, Eunice Anderson 

APEX -   Robert Horsford, Daniel Cohen 

  

 On Friday, September 26, 2025, a site inspection of the NYC Housing Authority Development known as 

Woodrow Wilson Houses was conducted with Robert Horsford (President) and Daniel Cohen (Senior 

Director of Development). The Woodrow Wilson Houses is a three-building, 398-apartment housing 

development located in East Harlem at the following addresses:  

• 405 East 105th Street  

• 407 East 105th Street  

• 425 East 105th Street   

The overall site visit included an exterior sidewalk review of the three buildings comprising the 

development with a walk through the management office that services the complex and the interior of 

405 East 105th Street. The lobby was found to be in poor condition since it had not been upgraded in 

many years with a leak due to the rain. There were two elevators in the building with only one very 

outdated elevator operational. 405 East 105th Street included a model apartment on the 17th floor which 

was designed by Apex Building Group in collaboration with the Tenant Association.   

Apartment #17A, the model apartment is a gut renovated unit consisting of 3-bedrooms/1-bathroom/ a 

living room and a kitchen. The newly renovated unit has an attractive layout with good room sizes, 

modern fixtures and finishes, and new appliances   

The construction budget will include the gut renovation of all 398 apartment units, the renovation of the 

lobbies, new elevators, the upgrading of all buildings systems, and new security systems for all three 

buildings.  

APEX reports that the tenants have been pleased with the model apartment design and renovation. The 

creation of a model unit that tenants approve of is a requirement and key element of the NYCHA 

V. Site Inspection & Appendices 
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PACT/RAD Program   APEX continues to show the model unit on a weekly schedule to ensure that a 

substantial number of tenants see it.   

               

  

Bedroom #1                                     Bedroom #2              
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 Bedroom #3                         
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APPENDIX I: Personal Financial Information Analysis 

 
Personal financial information for Mr. Lee A. Brathwaite, based on a personal financial statement dated 
December 31, 2024, is on file at UMEZ’s offices.  
 
A contingent liabilities schedule was also provided, which is summarized below:  
 

Multifamily Guarantees $19,608,738 

Lines of Credit $7,500,000 
Payment & Performance Bond  $50,000,000 

Total Contingent Liabilities $77,108,738 
 
 
The guarantors report combined total contingent liabilities of $77.1 million exceed their combined 
reported net worth, which is primarily concentrated in real estate holdings and equity interests in the 
Sponsor. While the guarantors’ balance sheets provide substantial asset backing relative to the $2.5 
million request, their liquidity is limited, and generating short term liquidity would require the disposition 
of illiquid assets (i.e. real estate holdings). The contingent obligations expose the guarantors to significant 
potential calls on liquidity, particularly in stressed scenarios. While such guarantees are common for 
developers of this scale, and required payment under the contingent liabilities are typically considered 
unlikely events, they represent a material encumbrance on the guarantors’ reported net worth. It is worth 
noting that this analysis is somewhat conservative – while $7.5 million can be borrowed under the 
committed lines of credit, as of June 30, 2025, less than $3 million was borrowed, representing both a 
smaller amount that can be claimed under the guarantee and a potential liquidity source for other short 
term funding needs (the $4.5 million not currently borrowed, subject to funding being for an eligible 
purpose). The other guarantees can be further reviewed in the context of their relative likelihood of being 
called and we can provide such analysis prior to closing.  



RESOLUTION OF THE BOARD OF DIRECTORS OF 

UPPER MANHATTAN EMPOWERMENT ZONE  

DEVELOPMENT CORPORATION 

   

REGARDING APPROVAL OF A PRE-DEVELOPMENT LOAN  

 TO APEX BUILDING GROUP AND HOPE COMMUNITY  

 

AT A BUSINESS MEETING HELD ON THE 17th DAY OF DECEMBER 2025  

 

WHEREAS, the Economic and Physical Development Committee (the 

“Committee”) has reviewed the materials presented to it, a copy of which has been 

filed with the records of the Upper Manhattan Empowerment Zone Development 

Corporation (“UMEZ”), relating to a request to loan (the “Loan”) to Apex Building 

Group (Apex) and Hope Community (together, the “Sponsors”) or a to-be-formed 

special purpose joint venture entity (the “Borrower”) wholly owned by the 

Sponsors, located at Apex’s office at 86 Main Street, Suite 401 Yonkers, NY 10701. 

WHEREAS, the Committee has found the Loan to be in furtherance of UMEZ 

achieving its Community Development Financial Institution (“CDFI”) objectives, 

consistent with the New York Empowerment Zone’s Strategic Plan, and the 

investment criteria for initiatives seeking financial support. 

NOW, THEREFORE, BE IT RESOLVED that the Board of Directors of UMEZ 

approves the Loan and authorizes UMEZ to loan to the Borrower up to TWO 

MILLION FIVE HUNDRED THOUSAND DOLLARS ($2,500,000), subject to 

terms and conditions substantially similar to those included in the presentation 

materials; and be it 

FURTHER RESOLVED, that the approval of the Loan authorized by these 

resolutions shall expire nine (9) months after the adoption of these resolutions; and 

be it  

FURTHER RESOLVED that the President and Chief Executive Officer of 

UMEZ, or his or her successor or respective designees, is authorized to act for and 

on behalf of UMEZ to negotiate, execute and deliver all such further certificates, 

affidavits, letters, instruments and other documents and to take all such further 

actions, as he or she may deem necessary or desirable in order to effectuate the 

foregoing resolutions. 

 

 



         February 9, 2026 

 

  

 

UPPER MANHATTAN EMPOWERMENT ZONE DEVELOPMENT CORPORATION – Apex 

Building Group – A $2.5M predevelopment loan for the rehabilitation 

of Wilson Houses, a three building in East Harlem.  

 

 

 

 

RESOLVED, that on the basis of the materials (the “Materials”) 

presented to the Directors of the Corporation, a copy of which is 

hereby ordered filed with the records of the Corporation, relating 

to the Upper Manhattan Empowerment Zone Development Corporation 

(“UMEZ”) initiative to Apex Building Group (the “Initiative”)a 

predevelopment loan for the rehabilitation of Wilson Houses, a 

three building in East Harlem. The Corporation is hereby authorized 

to disburse to UMEZ an amount not to exceed TWO MILLION FIVE 

HUNDRED THOUSAND DOLLARS ($2,500,000) for the purposes and on the 

terms and conditions described in the Materials; and in accordance 

with the terms, conditions and procedures set forth in the 

Operating Principles Memorandum of Understanding, dated as of 

January 19, 1996, entered into by the Corporation with the State 

of New York (the “State”), the City of New York (the “City”) and 

others (“MOU”); and be it further 

 

RESOLVED, that for the purpose of providing the funds, the 

Corporation is hereby authorized to accept and utilize funds for 

a grant an amount not to exceed TWO MILLION FIVE HUNDRED THOUSAND 

DOLLARS ($2,500,000) in accordance with the MOU; and be it further 

 

RESOLVED, that the President and Treasurer, or their 

respective designee(s), acting jointly are hereby authorized in 

the name and on behalf of the Corporation to execute and deliver 

any and all documents and to take any and all actions as they may 

deem necessary or proper to effectuate the foregoing resolutions. 

 

*** 

 

 



FOR CONSIDERATION 

February 9, 2025 

 

TO:   The Directors 

 

FROM:  Hope Knight 

 

SUBJECT: New York (New York County) - Upper Manhattan 

Empowerment Zone Development Corporation 

 

REQUEST FOR: Authorization for Bridge Loan to The Apollo Theater 

Foundation and to Take Related Actions. 

 

                                                                                                                                                               

I. Initiative Summary 

 

Organization Name:   Upper Manhattan Empowerment Zone 

Development Corporation (“UMEZ”) 

55 West 125th Street, 11th Floor 

New York, New York 10027 

 

Contact:    Blair Duncan  

President and CEO 

(212) 410-0030 

 

Proposed Initiative: An $8 million bridge loan, which would 

bridge proceeds from a grant awarded by 

New York City Department of Cultural 

Affairs for a renovation project.  

 

Total Initiative Cost: $72.3M 

 

Proposed Empowerment  $8,000,000  

Zone(“EZ”) Investment: 

 

Funding Sources:   Loan Repayment 

      

 

Fiscal Year:   2026 

 

II. Initiative Narrative 

 

Attached are materials prepared by UMEZ for its Board of 

Directors containing narrative information regarding this 

initiative. 

 

 



 

III. Conditions for Approval 
 

Funding is subject to the Corporation’s approval of UMEZ’s 

monitoring system which must ensure that adequate policies and 

procedures are adopted to safeguard against misappropriation and 

provide for appropriate controls with respect to each grant. 

 

The release of funds for this initiative is subject to 

certification by the Deputy Mayor’s Office (i) that all procurement 

solicitation processes fulfill all applicable requirements set 

forth in the Operating Principles Memorandum of Understanding (the 

“MOU”) dated as of January 19, 1996, and (ii) that each procurement 

selection process has been completed in accordance with those 

requirements. 

 

The release of funds for this initiative is subject to UMEZ 

presenting to the Corporation for approval detailed written 

information on implementation of this initiative and the terms and 

conditions for the loan from UMEZ to The Apollo Theater Foundation.  

The provision of funding for this initiative is contingent upon 

the Corporation receiving satisfactory evidence of all other 

funding sources for the initiative. 

 

The disposition of interest and principal payments for the 

loan made under this initiative is further subject to the approval 

of New York Empowerment Zone Corporation’s Board of Directors. 

 

IV. Initiative Benchmarks 

 

The initiative will achieve the following benchmarks: 

 

1. Minority and women-owned business enterprise (M/WBE) 

participation to exceed New York City’s 30% benchmark 

and measure local hiring outcomes.  

2. Post-opening, the organization will assess new job 

creation (projected at 196 positions) and partner with 

the 125th Street Business Improvement District and 

Harlem Business Alliance to analyze increases in foot 

traffic, hospitality revenue, and small business 

activity.  

 

 

This initiative will benefit EZ residents: 

1. Same as above 
  



V. Federal Funding Goals 

 

 This initiative will meet the following Federal funding 

goals: 

 

• Achieve or maintain economic self-support, to prevent, 

reduce, or eliminate dependency. 

• Permanent job creation, including without limiting the 

foregoing, promotion, encouragement, and creation of 

opportunities for small, medium, and large business 

development in the EZ/EC that will create permanent jobs 

for the Enterprise Zone. 

• Increasing the number of permanent jobs creating new 

businesses in the EZ/EC. 

• Leveraging Federal, State, and City EZ/EC funding and not-

for-profit funding with private capital. 

 

VII. Additional Materials 

 

A. Copy of UMEZ’s Board of Directors’ materials 
B. Copy of UMEZ’s Board of Directors’ resolution recommending 

this initiative for final approval by the Directors 

C. Resolution of the Directors 
 



To:  New York Empowerment Zone Corporation Board of Directors 
From:    Blair M. Duncan, President and CEO 
 Upper Manhattan Empowerment Zone Development Corporation 
Date:  February 9, 2026 
Subject:   Apollo Theater Foundation Bridge Loan 
 

 
The Business Investment team requests the approval of an $8,000,000 bridge loan (“Loan”) made to 
Apollo Theater Foundation, Inc. (the “Borrower” and “Sponsor”), which would bridge proceeds from an 
$8,000,000 grant (the “Grant”) awarded by New York City Department of Cultural Affairs. 
 
The Apollo Theater Foundation (ATF) is undergoing a $72.3MM renovation project (the “Project”) in 
Harlem, designed to preserve and enhance The Apollo, one of New York City’s most iconic performing arts 
institutions. Located at 253 West 125th Street (the “Property”), the theater will have a full-scale renovation 
and restoration as well as a marquee upgrade. The Soundstage and the Apollo Stages at the Victoria 
Theater, located at 233 West 125th Street, which opened after its own renovation in March 2024 will be 
used as alternate sites for performances during construction. 
 
The renovation is financed through a blend of public and private funding. New York City Economic 
Development Corporation (NYCEDC) and its subsidiary, NYC Neighborhood Capital Corporation (NYCNCC) 
allocated $23 million in New Markets Tax Credits (NMTC) to the Project, the theater’s first full-scale 
renovation in its 91-year history. The financing also includes a $10MM grant from Empire State 
Development, and over $28MM in aggregate awards from the NYC Department of Cultural Affairs (DCLA) 
between 2020 and 2025. The renovation is also financed with Historic Tax Credits, with National Trust 
Community Investment Corporation (NTCIC) serving as the Historic Tax Credit equity investor. JP Morgan 
Chase will provide a bridge loan to cover construction until City sources come in. While much of the 
funding has been committed, the nature of the sources has required the Borrower to seek various bridge 
financing sources, including the request from UMEZ to ensure it can move forward with the work itself, 
as the DCLA funding source will only be available once a lengthy contracting process is completed. 
 
Planned improvements include new public amenities such as a café, bar, and retail space; lobby 
expansion; modernization of restrooms, HVAC, and elevator systems; restoration of the façade and 
marquee; and upgrades to stage and production equipment. Together, these renovations will ensure the 
Apollo remains a vibrant cultural and economic anchor in Harlem for generations to come. 
 
Construction on the theater—which first opened in 1914 and was renamed The Apollo in 1934—began in 
April 2025 and is expected to be completed in late Summer 2026. Currently, the project is around 15% 
complete. 
  

Investment Proposal 
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Investment Criteria Comment 

Impact: 

1. The project will support 196 private sector jobs and 184 full-time 
construction jobs, while expanding The Apollo’s capacity to deliver 
inclusive programming. 

2. The façade and interior of the theater and marquee are NYC-
designated landmarks and are listed on the National Registry of 
Historic Places. 

3. The theater is committed to local access programs—Half Off for 
Harlem, student discounts, and low-cost events are targeted to 
affordability and reach. (In FY25 alone, these programs supported 
nearly 2,700 residents and students with more than $54,000 in 
subsidized access.) 

4. Partnerships with schools and workforce programs will connect 
youth and emerging artists to creative careers, while ticket subsidy 
initiatives will ensure all Harlem residents have access to The 
Apollo. 

5. The Heritage bridge loan has an interest rate exceeding 11%. By 
blending its sources with UMEZ’s loan, the Borrower is able to 
finance the construction of its project with a better cost of capital. 

Structure: Interest-only during the term of the Loan. 

Credit Quality/Risk: 

This project has the signoff and funding from several notable sources 
including the City, State, and large banks. The major risk is that a grant 
agreement or contract has not yet been executed from DCLA, the primary 
repayment source from the grant UMEZ is bridging.   

Pricing:  
1 – month SOFR [4.135%]+ 275 bps (indicative all in rate is 6.88%) with 1.0% 
Origination Fee.  

 
 

 
Borrower: Apollo Theater Foundation, Inc. 

Borrower Address: 253 West 125th Street, New York, New York 10027 

NAICS Code: 711110 - Theater Companies and Dinner Theaters 

Legal Structure: 501c3 Nonprofit Organization 

Request Summary: Loan is requested to bridge grant proceeds so that the Borrower can meet 
immediate costs associated with the Project. The City’s grant funds are expected in 16-20 months when 
the project reaches certain “advance dates” subject to conditions set forth in the to-be-finalized Grant 
Agreement. 

Investment Type: Bridge Loan 

Loan Summary 
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Loan Amount: $8,000,000 

Term/Amortization: 2 years with an option for a six (6) month extension; Interest only with a balloon 
payment upon maturity 

Interest Rate: 1M SOFR + 275 bps (currently ~6.9% all in) 

Special Terms: N/A 

Repayment: Repayment in full at maturity or upon receipt of the $8MM DCLA Grant, with no 
prepayment penalty. 

Collateral: Previously, ATF offered an unencumbered portion of Richard Parsons’ $2MM bequeath to 
the Apollo, to be pledged to UMEZ (currently $1,421,271.24). Due to language in the Chase Loan 
Agreement and Collateral Agreement, this may not be tenable (subject to discussion with Chase). 

ATF will establish an 24-month Interest Rate Reserve Account subject to a Deposit Account Control 
Agreement.  

Security: Second position (behind JP Morgan Chase) collateral assignment and pledge of proceeds of a 
grant awarded to Borrower by the New York City Department of Cultural Affairs in the amount of 
$28.7MM. (subject to discussion with Chase). 

Use of Funds: Loan proceeds shall be used to support the Borrower’s eligible construction costs and 
renovation to the Historic Apollo Theater until reimbursement from NYC DCLA grant proceeds. 

 
Conditions Precent to Closing: 

I) Standard due diligence as required by UMEZ; 
II) Borrower shall have delivered confirmation from DCLA that the DCLA Funding Agreement and 

related documents have been submitted to the New York City Office of Management and 
Budget (“OMB”) for a certificate to proceed (“CP”), and that there is no indication from either 
DCLA or OMB that the CP and/or contract registration is unlikely to occur. 

III) Legal review and amendment of the existing Chase Loan Agreement1 to the following terms: 
i. Section 5B – Allow ATF to incur new debt to UMEZ.  

ii. Section 5C – Allow ATF to provide Borrower recourse or guaranty on new debt. 
IV) Legal review and amendment of the existing Chase Collateral Assignment to the following 

terms: 
i. Section 1.1 – Redefine grant proceeds to include UMEZ’s interest, or separate previous 

DCLA grant proceeds from the newest $8MM grant. 
ii. Section 3.6c – Allow UMEZ to place second lien on DLCA grant funds or allow separate 

agreement to pledge the newest $8MM in DCLA funds to UMEZ. 
 
Conditions Precent to Funding: 

I) Borrower shall have delivered executed contract for the DCLA Funding Agreement.  

 
1 Carveout of the cash bequest is not a condition to closing but will be included in negotiation with lender’s 
counsel. 
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Covenants: 
I) Audited financial statements within 180 days of fiscal year end;  
II) Quarterly internal financial statements within 45 days of quarter end;  
III) Project updates within 45 days of quarter end; 
 

Risks: 

• Based on the existing Chase and Heritage Partners loan agreements, ATF may not be able to 
provide the collateral and security outlined by UMEZ.  Chase (and possibly Heritage Partners) will 
have to consent to changes in their respective loan agreements since there are several negative 
covenants that stand at odds with UMEZ’s required loan terms. 

o As of June 2025, the entire DCLA Agreement is pledged to Chase (referenced at $20.7 at 
the time). As an additional $8MM was awarded in August which UMEZ will bridge, it will 
need to specify either separate collateral based on the awards or a secondary lien on the 
entire award for UMEZ. 

o The unencumbered portion of Richard Parsons’ $2MM bequeath to the Apollo, around 
$1.4MM, which was previously identified as collateral for UMEZ, may not be available 
due to Chase’s blanket lien in their loan agreement.  

o Apollo must obtain consent to incur new debt. This should not be a major sticking point 
as all other Project loans known in June 2025 were reflected. 

• A grant agreement for the DLCA funds will not be available for review prior to closing, however it 
will be required prior to making any disbursements under the loan agreement.  UMEZ will review 
and address any stipulations that the Borrower may be unable to comply with, which would 
jeopardize UMEZ’s source of repayment. Furthermore, if the Project goes over budget, it could 
jeopardize the future grant agreement or place stress on the financing structure. 

o There is also some uncertainty regarding government funding at a federal level, which 
can impact state and municipal budgets as well, may jeopardize future grant 
distributions. 

o The grant funds for ESD and DCLA are all on a reimbursement basis. ATF expects 
requisitioning the City for funds in approximately 16 months due to the lengthy process, 
but there is some indication these funds may not come in until September 2027. There is 
a risk that if the project has a stop-work order or the budget contains certain costs that 
the grant agreement does not cover, then the Borrower could not requisition City funds. 
This would be a major risk to, or delay of, UMEZ’s repayment and needs to be clarified in 
UMEZ’s review of the DCLA agreement. 

• The Borrower’s earned revenue has increased in importance as fundraising income has declined, 
creating a risk that it could proof difficult to fill gaps in the construction budget if any arise or to 
cover interest out of pocket if the reserve is fully expended. The TDC is $72.3MM and relies heavily 
on bridge loans and interest to cover timing differences with grant funding. If there are delays in 
receipt of these grants or if the cost of completion increases, the Borrower will need to come out 
of its constrained cash reserves or fundraising budget (as there will be much lower revenue from 
ticket sales) to cover it.  

• In a scenario where the UMEZ loan would need to convert to amortizing term payments, ATF 
would have trouble covering debt service on anything with too short of a term. Even with declining 
SOFR index rates forecasts, principal payments would account for a significant portion of ATF’s 
annual change in net assets. See the Borrower Financial Analysis for more information. 
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Mitigants:  

• UMEZ will not disburse funds under its loan agreement unless the DCLA grant agreement has been 
executed and reviewed by UMEZ.  UMEZ will require that it has a lien on the proceeds of the $8 
million portion of the grant.   

• Prior to closing, all lenders, which are required to do so, must consent to ATF entering into the 
UMEZ loan agreement. 

• The Borrower is a long-standing arts institution with over 100 years of history and nearly 4 
decades of nonprofit experience. They have many strong relationships with foundations, high net 
worth individuals, and deep ties to the community which can help it raise additional funds if 
necessary. This is evidenced by the $5MM Hobson Lucas Family Foundation gift and other funds 
raised by anonymous HNWIs. 

• In terms of public funding, the Project has already been awarded large amounts of grants and 
financial support from key government stakeholders, and the renovation has been getting 
favorable press. New York City Mayor Eric Adams gave his State of the City address in the Apollo 
in January 2025. In March of 2024, Governor Kathy Hochul praised the efforts of the State funding 
agencies at the ribbon-cutting of the Victoria Theater restoration nearby, another Apollo project. 
This is clearly a priority project for the City and State, with large DCLA/ESD grants, so there soft 
assurance of completion. 

• ATF’s balance between earned revenue and fundraising has been increasing in recent years. With 
the Apollo Stages at the Victoria opened in March 2024, there is already a track record of revenue 
generated, and this should only improve after construction of the main theater.  

o Based on the unaudited 6/30/2025 financials, earned revenue continued to strengthen, 
reaching new heights in the 4 year period reviewed. Overall, the trend of stronger earned 
revenue seemed on track to continue if operations weren’t halted for construction, 
adding comfort to the Sponsor’s financial strength once the Apollo is completed. 

o The 2026 budget tells the story of the upcoming construction period, with projected 
revenue from admissions falling 93% to just 7% of the year before. This is counteracted 
by projected contributions and grants maintaining the strong growth they show in FY 
2025. After an increase of 49% to $10.9MM in 2025, contributions level off in the 
projected 2026 budget. This speaks to the agility of the organization, as it was able to 
refocus its operational balance towards fundraising as needed.  

▪ As contributions and grants will bear the brunt of the revenue responsibility 
during renovation, ATF has built a diverse pool of contributed revenue, with the 
projected FY25–26 composition as follows: approximately half coming from 
foundations, about one quarter from corporations and individuals/trustees each, 
and the balance coming from government. During renovation, earned revenue is 
temporarily reduced due to the closure of the Historic Theater. As expected, 
contributed support represents a larger share of operations in FY25–26. These 
sources are anchored by long-standing funders and multi-year agreements 
secured with full awareness of the renovation schedule. 
 

• One mitigant is the timing of the projected disbursement of UMEZ’s loan funds. With much of 
their uses expended after Chase (January 2026-December 2026), the construction is much closer 
to completion. It provides more assurance to repayment without the protection of collateral 
(bequest) or a guarantee/Borrower recourse depending on the results of the legal document 
negotiations. 
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Conclusions and Recommendations: 
 
Recommend an approval of an $8MM Bridge Loan for a 2 year term at a floating rate of 1-month SOFR + 
275 basis points and a fee of 1.0% of the commitment.  

 
Project and Sponsor Description 

 
Project Summary 
As discussed, this capital project marks the most significant upgrade to the Historic Theater since its 1914 
opening. Restoration of historic architectural features will maintain the theater’s integrity as a National 
Register of Historic Places Landmark. The fully ADA-accessible renovation includes upgraded lighting, 
audiovisual systems, a reimagined lobby with café, and retail and a digital Wall of Fame—expanding 
capacity and the patron experience. Once reopened in 2026, the revitalized venue will host expanded 
education, workforce development, and artist programs. The venue is expected to attract more than 
225,000 annual visitors and catalyze economic growth. 
 
The Scope of Work includes: 

- Redesigning of the landmarked vestibule and lobby to more closely reflect historic conditions 
- Creating a new opening between the lobby and the space to the east to allow for a new café space 
- Installation of upgraded seating and addition of 29 seats at the back of the orchestra level 
- Installation of new lighting, ventilation, and fill speakers within the auditorium space 
- Replacement of the existing fabric panels with new acoustic panels to match with additional 

acoustic panels at the upper levels of the auditorium to meet acoustic needs 
- Restoration of the built-in orchestra pit 
- Upgrade of the HVAC system providing additional energy efficiency 

 
The capital project will support transforming The Apollo’s public-facing footprint into a vibrant civic hub 
that invites community members of all backgrounds to gather, exchange ideas, and celebrate collective 
heritage. A reimagined lobby—with expanded seating, a café, bar and event space—will be open to the 
public throughout the day, fostering interaction among residents, artists, students, and visitors. This 
shared space is intentionally designed to remove traditional barriers to entry, making The Apollo an 
accessible “third place” for connection. 
 
The Apollo’s renovation will catalyze economic growth through job creation, cultural tourism, and local 
commerce. New public-facing spaces—the café, retail, and event areas—will generate earned revenue 
and increase visitor dwell time. The Apollo’s enhanced capacity to host large-scale productions and 
festivals will further boost after-hours and weekend revenue. Research estimates that for every $1 spent 
on a performance ticket, $2–$3 is spent nearby, translating to millions in indirect spending. The Apollo 
reinvests earnings into the community—supporting education and workforce and artist development. 
 
The Apollo Theater Foundation’s multi-year growth strategy is anchored in a vision to position the 
institution as a global leader in contemporary performing arts. This plan centers on the renovation of the 
Historic Theater and recent launch of The Apollo Stages at The Victoria, enabling a multi-venue operating 
model for expanded programming and community access. A three-pronged sustainability plan drives this 

I. Borrower and Project Overview 
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vision: diversifying revenue streams, enhancing operational readiness, and stabilizing capital 
infrastructure. Strategic investments in marketing and digital engagement will grow audiences and 
amplify impact. Through this integrated approach, The Apollo will catalyze cultural equity, economic 
mobility, and creative innovation. 

 
To evaluate how the revitalized Historic Theater advances The Apollo’s mission and artistic vision, the 
Foundation will track a variety of datapoints on audience reach, programmatic expansion, and educational 
engagement compared to pre-renovation baselines: 

- Attendance, zip code analysis, age, and repeat visitation will be analyzed to assess access and 
community representation.  

- Data collection tools will include ticketing platforms, audience surveys, and event-specific 
evaluations.  

- Minority and women-owned business enterprise (M/WBE) participation to exceed New York 
City’s 30% benchmark and measure local hiring outcomes.  

- Post-opening, the organization will assess new job creation (projected at 196 positions) and 
partner with the 125th Street Business Improvement District and Harlem Business Alliance to 
analyze increases in foot traffic, hospitality revenue, and small business activity.  

 
Theatre Build-out Development Team 
Design Architect: Beyer Blinder Belle Architects + Planners 
Consultants: Flyleaf Creative, Higgins Quasebarth & Partners 
Theatre Consulting: Charcoal Blue Theatrical Innovation 
General Contractor: Consigli 
Owner’s Rep: Envoie Projects 
 
Zoning 
The Property is currently located in the C4-4A, C4-7, and Special 125th Street zoning districts. C4 districts 
are mapped in regional centers where larger stores, theaters and office uses serve a wider region and 
generate more traffic than neighborhood shopping areas. The Special 125th Street District, among other 
things, supports mixed use development throughout the 125th Street corridor, including residential uses, 
and to provide incentives for the production of affordable housing. It also ensures that the form of new 
buildings is compatible and relates to the built character of the 125th Street corridor. The subject lot has 
a total area of 17,454 sq ft, as well as landmark status. 
 
Timeframe* 
Q4 2024: Project receives demo and landmark permits 
Q2 2025: Construction and renovation begins  
Q3 2025: Theater is closed 
Q1 2026: Sidewalk scaffolding removed 
Q2 2026: TCO for theater 
Q3 2026: Project completion, partial repayment of some sources 
Q3 2027: Receipt of DCLA Grant funds 
*This timeline may be impacted by delays to closing 

 
Borrower Overview 
 
The Apollo Theater was developed by burlesque entertainment pioneers, Jules Hurtig and Harry Seamon 

Commented [BD1]: Blair to confirm. 
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as a burlesque venue, which opened in 1913. In 1928, the Minsky brothers leased the theater. Sidney 
Cohen bought the theater building in 1934, and it became a venue for African American performers. After 
Sidney Cohen’s death, the theatre was sold to Frank Schiffman and his family operated the theater from 
1935 to 1976. A group of black businessmen briefly operated the theater from 1978 to 1979, and former 
Manhattan Borough President Percy Sutton bought it at an auction in 1981. The Apollo reopened in 1985 
following a major refurbishment that saw the construction of new recording studios. In September 1991, 
the New York State Urban Development Corporation (UDC) bought the Apollo and assigned its operation 
to the nonprofit Apollo Theater Foundation (ATF). The Apollo Theater Foundation (ATF) is a tax-exempt 
501(c)3 non-profit cultural and educational corporation founded in 1991. The ATF is the sole entity with 
complete responsibility for operating the theatre, as well as two smaller auditoriums at the newly opened 
Victoria Theater and a recording studio at the Apollo. Its mission is to ensure the revitalization and 
restoration of the historic theatre. 
 
 
 
Key Staff 
President & CEO: Michelle Ebanks 
Chief Growth Officer: Joy Profet 
Chief Development Officer: Tysus Jackson 
Executive Producer: Kamilah Forbes 
 
ATF recently had a change in key staff positions. The former COO, Aldo Scrofani, left for a position at the 
New Jersey Symphony, and ATF have replaced the COO’s responsibilities with a new Capital Projects and 
Production lead at the director level.  
 
Joy Profet, The Apollo’s Chief Growth Officer, partners with the President and CEO to lead the 
organization’s overall strategy, operations, and growth. In this newly created role, Joy is responsible for 
scaling the impact of The Apollo’s renowned brand, signature programming, and global cultural relevance. 
Joy is focused on the effective execution of major institutional initiatives, including the full-scale 
renovation of the Historic Theater. This position drives enterprise-wide alignment of strategy, systems, 
and financial management to enhance accountability, operational precision, and measurable 
performance outcomes. She plays a central leadership role in coordinating among the Board of Directors, 
project ownership team, and internal stakeholders to ensure disciplined execution, alignment, and 
readiness for reopening. 
 

 
Sources and Uses 

 
Sources 
Apart from the financing discussed, the Apollo Theater renovation is supported by significant public 
funding, foundation support, and major gifts from corporations and individual donors including 
Bloomberg Philanthropies, former Chairman of Citigroup and CEO of Time Warner Richard “Dick” Parsons 
(deceased), and Philanthropist MacKenzie Scott. Additional support includes contributions from cultural 
institutions and private partners committed to Harlem’s cultural revitalization. The total sources are 

II. Project Financial Analysis and Repayment 
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shown in the chart below, with some left blank as they are bridge loans or passthrough entities. 
 

1. Grant Funds: The Apollo Theater has garnered significant support the City and State through the 
Department of Cultural Affairs and Empire State Development, as well as from individual donors, 
family foundations, and corporate grantors.  

a. NYC DCLA - The primary source of repayment for the UMEZ loan is the New York City 
Department of Cultural Affairs (DCLA) grant. DCLA is the largest cultural funding agency 
in the nation, with an average annual expense budget of approximately $200MM and a 
capital budget of more than $1 billion over the next four years. The Department extends 
support to the cultural community in three major ways: through funding for specific 
cultural organizations in exchange for cultural services offered to the citizens of New York 
City, through direct subsidies to 34 City-owned Cultural Institutions, and through capital 
spending for construction and renovation at designated institutions. The funds are 
reimbursement-based, and there is a lengthy process to reach an executed contract. The 
Borrower expects to draw on the funds in 16-20 months. DCLA proceeds will be for hard 
costs, although reimbursable expenses may include certain soft costs. 

b. NYS ESD – Empire State Development, an umbrella encompassing the State’s Urban 
Development Corporation, issued a grant award letter in March 2025 for $10,000,000 in 
funding to the Project. This will serve as a partial repayment source to the Chase loan, 
and will be allocated across costs at 20% pro-rata. 

c. Anonymous Grant -  An anonymous grant, from an advised fund of Silicon Valley 
Community Foundation, was awarded to the Apollo Theater Foundation for $1,000,000 
in November 2023. According to the Owner’s Rep, these funds have already been 
expended on predevelopment expenses. 

d. Hobson/Lucas Family Foundation -  The Foundation, formed by the husband and wife 
duo of Star Wars director George Lucas and CEO of Ariel Investments Mellody Hodson, 
pledged a total of $5,000,000 to the Project. These funds came in annual, in one-
twentieth installments from 12/31/2021 and will continue through 12/31/2025. 

e. Richard D. Parsons Bequest – As part of a probate proceeding, the Will of Richard D. 
Parsons bequeathed $2MM in cash to the Apollo. ATF has already put over $570k towards 
project costs. 

f. SiriusXM – In return for naming rights of the Apollo Theater Orchestra, Sirius XM pledged 
$5,000,000 through a Fidelity Charitable investment. Given their low cost, these funds 
have already been expended on predevelopment expenses. 

2. Tax Credits: It is anticipated that the Apollo Project will qualify for qualify for Tax Credits with 
estimated qualified rehabilitation expenditures (“QREs”) in the amount of $49,265,370. 

a. The Federal Tax Credits are estimated to be in the amount of $9,853,074 and HTC 
Investor is anticipated to invest $8,681,544 in HTC Tenant for the allocation of the Federal 
Tax Credits.  

b. The State Tax Credits are anticipated to be in the amount of $4,950,000 and HTC Investor 
is anticipated to invest $3,712,500 in HTC Tenant for the allocation of the State Tax 
Credits.  

3. Bridge Funds: Given the long timelines for grant funds, this Project utilized multiple bridge loans 
to complete construction. 

a. JP Morgan Chase Bridge Loan is partially tied to the same repayment source as the 
proposed UMEZ loan, the NYC DCLA grant. ATF expects to repay in portions, with partial 
repayments also coming from the State ESD grants. The Chase loan has an interest rate 
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of 3.29% + 12-Month Treasury Constant Maturity [3.68%] (indicative all in rate is 6.97%) 
and an interest reserve currently budgeted at $1,561,421. 

b. The Heritage Partners HTC Bridge Loan will be repaid upon receipt of the historic tax 
credits, with a partial repayment projected in August 2026 from federal HTCs and the final 
repayment projected in March 2027 from state HTCs. The Heritage loan has a fixed 
interest rate of 11.25% and an interest reserve currently budgeted at $756,637. 

 
Other Grants 

- ATF expects an additional grant from the New York State Council on the Arts (NYSCA) in the 
amount of $465,000. The Borrower confirmed they are initiating the contracting process with 
NYSCA with the goal of having an executed contract within a year. 

 
Budget 
The Total Development Cost is $72,312,612, inclusive of financing and bridge loan interest and fees. This 
has increased as the Sponsor has adjusted for new grants and costs. Since the last update of $8MM DCLA 
funds, the budget shows higher FF&E for infrastructure in the theater (conduits, etc.). The budget includes 
a contingency which is approximately 10% of the hard costs. The total costs are shown in the chart below. 
The different use entities listed below are various recipients of the Apollo’s loans and grant funds: 

1. Apollo Theater Lessor 2 LLC -  This entity is the Landlord, which along with the Borrower and HTC 
Tenant makes up the Tax Credit Parties. The Borrower and HTC Tenant, discussed below, are the 
only members of the Landlord, with the Borrower as managing member. Through a complicated 
series of transfers at closing, over $58.5MM will be funded into this account during the course of 
development from various CDEs. In the Sponsor’s budget, this entity will fund all typical hard 
costs, soft costs, contingencies, and financing costs not relating to the bridge loans discussed 
below. 

2. The Apollo Theater Foundation, Inc. – This entity is the Guarantor on the HTC Bridge loan, and 
the Borrower on the Chase loan. The costs being funded by this entity are commitment fees, an 
operating reserve for HTC costs, and the JP Morgan Chase bridge loan interest reserve. 

3. Apollo Theater Managing Member 2 Inc. – This entity is the Borrower which entered into the 
loan agreement with Heritage Partners for their $8.95MM HTC bridge loan. Some interest and 
fees will flow through this entity. The Apollo Theater Foundation, Inc. is a guarantor on this loan. 
This is a separate entity from Apollo Theater Managing Member, Inc, which was similarly formed 
to create a structure whereby the Apollo could obtain capital from a financial institution in 
exchange for the value of NMTCs and HTCs. The only costs being funded by this entity are closing 
costs, application and underwriting fees, and bridge loan fees along with a large reserve. 

4. Apollo Theater HTC Tenant 2 LLC – This entity is the HTC Tenant, which along with the Borrower 
and Landlord makes up the Tax Credit Parties. The Borrower, discussed above, and the HTC 
Investor make up the HTC Tenant. The investor is an entity called NTCIC State Revitalization Fund 
II, LLC (National Trust Community Investment Corporation). The costs being funded by this entity 
are asset management fees and a reserve, as well as specific HTC FF&E potential upgrades. 

 
Sources   % Uses   % 

NYC Cultural Affairs (DCLA)       20,295,800  28% Apollo Theater Lessor 2 LLC     

NYC Cultural Affairs (DCLA #2)         8,000,000  11%    Preconstruction              428,040  1% 
NYS Empire State Development Grant       10,000,000  14%    Construction Costs        37,696,637  52% 
Federal HTC Equity         8,681,544  12%    Hard Cost Contingency           5,642,741  8% 
State HTC Equity         3,712,500  5%    FF&E        10,683,695  15% 
Anonymous Grant         1,000,000  1%    Building Code              355,700  0% 
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Hobson/Lucas Family Foundation         1,000,000  1%    Architect & Design           4,327,716  6% 
Richard D. Parsons Bequest             578,729  1%    Planning & Consultants           1,541,611  2% 
SiriusXM/Fidelity Charitable         5,000,000  7%    Owners Costs           1,347,351  2% 
NMTC Equity B Loan         9,810,800  14%    Other Professional Fees              242,150  0% 
Apollo Cash / Other         4,233,239  6%    Soft Cost Contingency              399,096  1% 
Heritage Partners HTC Bridge Loan                         -    0%    Other Financing Costs           3,905,662  5% 
JP Morgan Chase                         -    0% The Apollo Theater Foundation, Inc.     

Non-QLICI Proceeds                         -    0%    Bridge Loan Interests & Fees           2,934,420  4% 
QLICI Proceeds                         -    0% Apollo Theater Managing Member 2 Inc.     

Funds on Hand for FF&E                         -    0%    Bridge Loan Interests & Fees           1,060,637  1% 
      Apollo Theater HTC Tenant 2 LLC     

         Asset Management Reserve & Fees           1,747,156  2% 

Total Sources      72,312,612    Total Uses       72,312,612  
 

 
 
The UMEZ loan budget is significantly simpler. A conservative interest reserve will be withheld from the 
initial disbursement, as well as a 1% origination fee on the loan amount. The interest reserve assumes 
regular on the loan and a 20 bps cushion to the rate. Disbursement is based on the draw schedule provided 
by the Sponsor, specifically the Theater Infrastructure line items. After its reserve and fee, this leaves 
$7.3MM in capital for ATF to put towards its project. See the UMEZ budget below: 
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Sources   % Uses   % 

UMEZ Loan     8,000,000  100%  Project Uses           7,300,000  91% 
       Interest Reserve               620,000  8% 
       UMEZ Origination Fee                 80,000  1% 

Total Sources    8,000,000  100%  Total Uses          8,000,000  100% 

 

 
Although the Apollo’s prestige places it in a class of its own, New York City’s theatre industry is still 
recovering from the COVID-19 pandemic and consumer trends. IBISWorld reports indicate that revenue, 
while increasing steadily, has not yet reached its pre-pandemic highs with high production costs and 
shifting audience habits primary concerns. Revenue was $8.9 billion in 2023, 2.8% lower than in 2019. 
Industry revenue has declined at a CAGR of 10.4 % over the past five years, to reach an estimated $5.7 
billion in 2024. 

 
New York City, with its diverse theatre system and appeal as a global tourist destination, is a relative 
outlier in the national datasets. A specific industry report focusing on the performance of smaller NYC 
theatres has not been conducted since a 2019 report by the Mayor’s Office of Media and Entertainment. 
However, a 2024 survey by the American Association of Community Theatre of 332 community theatres 

III. Market Analysis 
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nationwide indicates that a majority of respondents are operating at a breakeven or surplus, and report 
stable or increasing ticket sales. This is supported by recent reporting in the New York Times and Arts 
Journal indicates that the increasing cost of producing on Broadway has led producers and investors to 
smaller scale productions for smaller theatres, which attract a younger, more diverse, local demographic, 
especially as older theatregoers have been slow to return. IBISWorld’s recent trend projections support 
this as well, noting that smaller theatres have a competitive advantage in that they can appeal to a 
narrower segment of the market.  
 
Despite the theatre industry’s slow recovery, the market’s trends favoring smaller scale, lower cost 
productions, smaller theatres, more specific theatre audiences, and a younger, more diverse 
demographic, all support an optimistic outlook for the Apollo’s future, including its ability to attract grants 
and contributions.  
 

 
Summary of Complete Borrower/Guarantor Financial Position  

 
In a scenario where the UMEZ loan would need to convert to amortizing term payments, ATF would have 
trouble covering debt service on anything with too short of a term. Even with forecasting declining SOFR 
index rates, as the CME SOFR Futures Group predicts2, principal payments would account for a significant 
portion of ATF’s annual change in net assets. Note, the I/O calculation reflects a UMEZ-held interest 
reserve of approximately $620,000. 
 

Net Sponsor Income $14,606,010 

Cash on Hand $919,373 

UMEZ Yearly Debt Service (interest only) *$501,997 

UMEZ Yearly Debt Service (interest and principal)  *$557,009 

DSCR (I/O) 1.83x 

DSCR (I&P)  1.65x 
 

*24-year amort 
 

While ATF has adequate cash on hand the pay debt service, there is no room in its operating statement 
(change in net assets) for debt service. As will be discussed in the next section, the Change in Net Assets 
has trended downwards in the period reviewed, with ATF running a deficit of $6.7MM in FY 2024 due to 
slow revenue growth and a slight increase in expenses. This is further reflected in the self-sufficiency ratio, 
which has not been positive since 2022.  
 
As this loan intends to bridge grant proceeds, a likelier scenario would be that ATF needs to come out of 
pocket for several months due to delays. From cash on hand, we can see ATF could cover payments of 
principal and interest, but it would significantly weaken the balance sheet. See the chart below with 2024 
year-end cash: 
 
 

 
2 https://www.cmegroup.com/markets/interest-rates/stirs/one-month-sofr.html#venue=globex  

IV. Borrower/Guarantor Financial Analysis 

https://www.cmegroup.com/markets/interest-rates/stirs/one-month-sofr.html#venue=globex
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  Year 1 Year 2 

2024 FYE Cash  $         919,373   $    919,373  
      

IO payment  $       (501,997)  $  (484,538) 
IO DSCR 1.83x 1.90x 

      

P&I payment  $       (557,009)  $  (506,247) 
P&I DSCR 1.65x 1.82x 

 
 
Historical Financial Analysis 

 
Collateral Value:  
Previously, ATF offered an unencumbered portion of Richard Parsons’ $2MM bequeath to the Apollo, to 
be pledged to UMEZ (currently $1,421,271.24). The total bequest was for $2,000,000, but ATF has utilized 
578,729 as a source in its renovation. Due to language in the Chase Loan Agreement and Collateral 
Agreement, this may not be tenable (subject to discussion with Chase). 
 
Financial Documentation Provided: 
ATF provided audited financial statements for the past three fiscal years ending June 30, 2024. Notable 
statements missing from this analysis are the 2026 ATF budget and the December 31, 2025 interim 
financials. The information submitted is summarized in the following tables. 
 
[Financial Statement Summar on next page.] 
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Financial Statement Summary:  
 

Apollo Theater Foundation, Inc 
and Subsidiary 

6/30/22 6/30/23 6/30/24 6/30/25 6/30/26 

Changes in Net Assets Audited Audited Audited Unaudited Unaudited 
(Budget) 

      Admissions 755,679  2,670,236  2,654,951  3,110,000  220,000  
      Facility rental income 3,506,341  3,218,570  3,014,656  2,349,000  750,000  
      Investment income 8,410  689,810  1,264,112  780,000  480,000  
      Other income 551,242  714,310  692,467  464,000  313,000  

   Total revenue        4,821,672         7,292,926         7,626,186           6,703,000       1,763,000  
      Contributions and grants 12,961,751  8,036,338  5,227,083  10,982,000  10,649,000  
         Individuals        6,697,528         1,797,265            848,907      
         Corporations           890,500         1,057,146         1,155,500      
         Foundations        1,039,800         4,868,487         2,804,050      
         Government agencies        4,333,923            313,440            418,626      
      Fundraising benefits        4,618,715         3,011,028         3,602,399      
      (Less) Direct benefit expenses      (1,027,360)      (1,556,431)      (1,563,898)     
      Donated services                        -              174,303            102,038      
      Loan forgiveness (PPP)                        -           1,067,137                         -        
   Total support 16,553,106  10,732,375  7,367,622  10,982,000  10,649,000  

Total support and revenue 21,374,778  18,025,301  14,993,808  17,685,000  12,412,000  
      Arts and entertainment 8,487,286  9,540,714  9,127,237      
      Educational and outreach 3,438,865  3,869,041  3,748,725      
      Depreciation and amortization 1,430,720  1,467,514  1,730,048      

   Total program services     13,356,871      14,877,269      14,606,010                           -                         -    
      Management and general 2,843,705  4,638,646  4,976,806      
      Fundraising 1,389,018  1,453,385  2,101,701      

   Total supporting services        4,232,723         6,092,031         7,078,507                           -                         -    

Total expenses 17,589,594  20,969,300  21,684,517  17,968,000  12,747,000  

Change in Net Assets 3,785,184  (2,943,999) (6,690,709) (283,000) (335,000) 

Net Assets, Beginning of Year 67,361,924  71,147,108  68,203,109  61,512,400  61,229,400  

Net Assets, End of Year 71,147,108  68,203,109  61,512,400  61,229,400  60,894,400  

Operating Margin 17.7% -16.3% -45% -1.6% -3% 
Self Sufficiency Ratio 1.2x 0.9x 0.7x 1.0x 1.0x 

 
ATF’s revenue and support are primarily comprised of contributions and grants (35%), facility rental 
income (20%), and admissions (18%). Over half of all contributions came from foundations (54% in 2024), 
followed by corporations (22%), individuals (16%), and government agencies (8%). Contributions and 
grants have been trending downward in recent years, down to $5.2MM from 13MM in 2022. According 
to the Sponsor, the decline in contributions from FY22 to FY24 is due to the conclusion of one-time 
pandemic-related and multi-year institutional awards, including PPP loan forgiveness and special 
reopening commitments. This reflects a return to normalized contributed revenue levels rather than a 
structural decline in fundraising capacity. Projected increases in FY25 and FY26 are aligned with secured 
and renewable multi-year commitments that support the Apollo’s renovation timeline and strategic plan. 
These commitments include renewed foundation support for signature programs and operations, 
corporate partnerships, and ongoing trustee and individual giving. 
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The split between revenue, like admissions and facility rental, and support, like contributions and grants 
is roughly equal in FY 2024. This shows an improvement from 2022, when 77% of total revenue and 
support was coming from contributions and fundraising. Overall, this indicated a lack of reliance on 
external sources to maintain operations at the Apollo, a trend that will temporarily pause as renovation 
occurs. In terms of accounting, ticket sales and facility rentals are collected prior to the event, but they 
are recognized as revenue when the performance or event occurs. 
 
As contributions and grants will bear the brunt of the revenue responsibility during renovation, it’s 
assuring that ATF’s contributed revenue is diversified, with the projected FY25–26 composition as follows: 
Foundations (45–50%), Corporations (20–25%), Individuals/Trustees (20–25%), and Government (5–10%). 
During renovation, earned revenue is temporarily reduced due to the closure of the Historic Theater. As 
expected, contributed support represents a larger share of operations in FY25–26. These sources are 
anchored by long-standing funders and multi-year agreements secured with full awareness of the 
renovation schedule. 
 
Expenses are largely stable in the three years reviewed, with entertainment expenses making up the 
largest share (42%). These program services, like arts and entertainment, education and outreach, and 
depreciation and amortization account for about 67% of total expenses. Supporting services like 
management expenses and fundraising make up the balance. The latter group are where most of the YoY 
increases have taken place, with fundraising costs up 45% from 2023. According to the Sponsor, the 
decline projected in FY25–26 reflects deliberate scaling tied to the renovation hiatus, including reduced 
production activity, technical costs, and venue use. Core staffing and education and community programs 
are maintained to ensure continuity. 
 
Net Assets have trended downwards in the period reviewed, with FY 2024 down about 10% from the prior 
year due to slow revenue growth and a slight increase in expenses. This reflected the normalization of 
one-time pandemic-era awards and pre-renovation investments continuing. The self-sufficiency ratio 
(above 1.0x in FY22, below 1.0x thereafter) is consistent with cultural institutions undergoing major capital 
construction. ATF has planned for these shifts through multi-year commitments, conservative financial 
management, and active board oversight. Ratios are expected to improve once the Historic Theater 
reopens and full earned-revenue capacity resumes. 
 
Overall, ATF’s financial position reflects a stable organization in a planned period of reduced earned 
revenue and controlled expenses due to renovation. Diversified funding, secured commitments, and 
disciplined cost management mitigate risk and support operational continuity throughout the project. 
 
[BALANCE SHEET on next page.] 
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Balance Sheet: 
 

Apollo Theater Foundation, Inc and Subsidiary Apollo Apollo Apollo 
  Audited Audited Audited 
Consolidated Balance Sheet 6/30/22 6/30/23 6/30/24 

        
Assets       

   Current Assets       

      Cash and cash equivalents     26,619,611         1,420,582  919,373  
      Certificates of deposit        1,601,071      11,538,657  4,159,073  
      Accounts receivable           507,710            385,062  660,042  
      Unconditional promises to give     10,482,883      10,270,455  9,175,505  
      Investments                        -        10,763,938  10,930,363  

Total Current Assets     39,211,275      34,378,694      25,844,356  
   Property and equipment     34,437,536      35,947,158      37,895,082  
   Noncurrent assets       
      Other assets           549,879            749,745            874,541  
      Portraits           577,538            577,538            577,538  

Other Assets     35,564,953      37,274,441      39,347,161  

Total Assets     74,776,228      71,653,135      65,191,517  

        
Liabilities       

   Current liabilities       
      Accounts payable and accrued expenses        2,053,172         2,315,248         2,844,801  
      Construction accounts payable           102,293            625,313            563,267  

Total Current liabilities        2,155,465         2,940,561         3,408,068  
      Loan payable        1,096,708                         -                           -    
      Deferred revenue           376,947            509,465            271,049  

Total Other Liabilities        1,473,655            509,465            271,049  

Total Liabilities        3,629,120         3,450,026         3,679,117  

        
Net Assets       
   Without donor restrictions       
      Operations 373,855  (746,750) (3,242,954) 
      Board-designated funds 13,350,000  12,767,500  11,992,500  
      Property and equipment 32,047,051  30,366,919  34,009,976  

   Total without donor restrictions     45,770,906      42,387,669      42,759,522  
   With donor restrictions 25,376,202  25,815,440  18,752,878  

Total Net Assets     71,147,108      68,203,109      61,512,400  

        
Total Liabilities & Net Assets     74,776,228      71,653,135      65,191,517  

Unrestricted Net Assets/Loan Amount 4.6x 4.2x 4.3x 

Net Worth Ratio 1.0x 1.1x 0.9x 

Current Ratio 18.2x 11.7x 7.6x 

Quick Ratio 12.6x 4.5x 1.7x 

Leverage Ratio 0.1x 0.1x 0.1x 

 
Assets: Cash on hand has decreased significantly in the period reviewed, primarily due to ATF moving cash 
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into other current assets. A large portion of ATF’s current assets are held in certificates of deposits (CDs) 
and investments (equities, corporate bonds, mutual funds, and ETFs). While cash on hand has decreased, 
ATF has over $15.1MM in CDs and investments as of FYE 2024. 
 
ATF’s fixed assets, primarily the Apollo Theater, makes up 58% of total assets. As of FYE 2024, ATF had 
expended $3.9MM in renovation costs on the theater which are included as construction in progress. 
Overall, ATF’s property and equipment is up 5% YoY to over $37.9MM. 
 
Liabilities: ATF operates with a very low leverage as it relies on fundraising to support operations. ATF’s 
primary liability is accounts payable and accrued expenses, making up 77% of total liabilities. This 
increased approximately $529k from 2023 to $2.8MM. Construction accounts payable and deferred 
revenue make up the balance. Overall, total liabilities have remained relatively stable over the period 
reviewed and make up a small portion of the balance sheet. This is reflected in the current ratio of 7.6x at 
FYE 2024 and the quick ratio of 1.7x. 
 
Liquidity Analysis: See below a chart representing the liquidity availability of ATF in the period reviewed. 
A notable change in 2023 occurred, as net assets with donor restrictions spent on property not placed in 
service were added back, thus allowing FYE 2024 to recognize positive financial assets available to meet 
general expenditures within one year. In addition to these financial assets, ATF has board designated 
funds of approximately $12MM which could be made available at any time to meet cash needs. 
 

Apollo Theater Foundation, Inc and Subsidiary 6/30/22 6/30/23 6/30/24 

Liquidity Analysis Audited Audited Audited 

      Cash and cash equivalents     26,619,611         1,420,582            919,373  
      Certificates of deposit        1,601,071      11,538,657         4,159,073  
      Accounts receivable           507,710            385,062            660,042  
      Unconditional promises to give     10,482,883      10,270,455         9,175,505  
      Investments                        -        10,763,938      10,930,363  

Total financial assets available within one year     39,211,275      34,378,694      25,844,356  
   (Less) Amounts not available for general exp. within one 
year: 

      

      Net assets with donor restrictions for time/purpose   (25,326,202)   (25,765,440)   (18,702,878) 
      Net assets with donor restrictions for endowment            

(50,000) 
           
(50,000) 

           
(50,000) 

      Net assets without donor restrictions (less than one year)   (13,350,000)   (12,767,500)   (11,992,500) 
   Plus: Net assets with donor restrictions for endowment        1,420,362         5,380,773         1,979,200  
   Plus: Net assets with donor restrictions spent on property 
not placed in service 

                       -           4,874,739         3,226,952  

   Plus: Net assets without donor restrictions (less than one 
year) 

                       -              775,000            525,000  

Financial assets avail. to meet general expenditures within 
one year 

      1,905,435        6,826,266            830,130  

Liquidity/Loan Amount 0.2x 0.7x 0.1x 

Liquidity Ratio ( cash / 0.25 * annual opex ) 6.1x 0.3x 0.2x 

 
Summary of Assets & Liabilities: With much of its liquidity tied up in investment accounts, ATF nonetheless 
maintains strong assets over liabilities, and it performs well across a range of financial indicators given its 
strong fixed assets and limited leverage.  
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Fiscal Year-End Date: June 30 
 
Other financing here: 
 

Lender Balance Interest Rate Notes 

$2MM Line of Credit $150,000 was borrowed 
in 2024 and fully repaid 

SOFR + 5.625% ATF incurred interest of $16,411 
during FY 2024. 

$1.1MM PPP Loan $1.06MM forgiven  After forgiveness, ATF repaid the 
remaining balance of $29,571. 

  
Merits: 

I) The Borrower is a long-standing arts institution with over 100 years of history and nearly 4 
decades of nonprofit experience. They have many strong relationships with foundations, high 
net worth individuals, and deep ties to the community which can help it raise additional funds 
if necessary. 

II) This project has already been awarded large amounts of grants and financial support from 
key government stakeholders, and the renovation has been getting plenty of favorable press, 
including from the Governor. 

III) Borrower will pledge ~$1.5 million in cash bequest as collateral to the loan (Although this is 
subject to negotiation with existing lenders). 

 
Considerations: 

I) Borrower has constrained liquidity, and positive trends in the balance between revenue and 
contributions may flip as the theater remains under construction. 

II) A draft grant agreement from the City DCLA funds has not yet been provided. This could give more 
context on what happens in the case of budget increases, stop-work orders, or other extenuating 
circumstances. 

III) The total development cost is highly reliant on bridge loans and interest to cover timing differences 
with grant funding. If there are delays in receipt or the cost of completion increases, the Borrower 
will need to come out of its constrained cash reserves or fundraising budget (as there will be much 
lower revenue from ticket sales) to cover expensive interest payments. 

IV) Many of the previously agreed upon loan terms, such as the guaranty and collateral, are tied up in 
the existing lenders’ (Chase and Heritage) loan documents. It will be difficult to amend them in 
some areas to provide comfortability with this loan structure. 
 

Recommendation: 
 
Recommend an approval of an $8MM Loan for 2 years at a floating rate of 1-month SOFR + 275 basis 
points and a fee of 1.0% of the commitment. 
     

 

Site Inspection Report: UMEZ will complete and send to underwriter.  

V. Conclusion and Recommendation 

VI. Site Inspection & Appendices 
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Project Rendering and Site Photos 
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RESOLUTION OF THE BOARD OF DIRECTORS OF 

UPPER MANHATTAN EMPOWERMENT ZONE  

DEVELOPMENT CORPORATION 

   

REGARDING APPROVAL OF A BRIDGE LOAN  

 TO APOLLO THEATER FOUNDATION, INC.  

 

AT A BUSINESS MEETING HELD ON THE 17th DAY OF DECEMBER 2025  

 

WHEREAS, the Economic and Physical Development Committee (the 

“Committee”) has reviewed the materials presented to it, a copy of which has been 

filed with the records of the Upper Manhattan Empowerment Zone Development 

Corporation (“UMEZ”), relating to a request to loan (the “Loan”) to Apollo Theater 

Foundation, Inc. located at 253 West 125th Street, New York, New York 10027  

(the “Borrower”); and 

WHEREAS, the Committee has found the Loan to be in furtherance of UMEZ 

achieving its Community Development Financial Institution (“CDFI”) objectives, 

consistent with the New York Empowerment Zone’s Strategic Plan, and the 

investment criteria for initiatives seeking financial support. 

NOW, THEREFORE, BE IT RESOLVED that the Board of Directors of UMEZ 

approves the Loan and authorizes UMEZ to loan to the Borrower up to EIGHT 

MILLION DOLLARS ($8,000,000), subject to terms and conditions substantially 

similar to those included in the presentation materials; and be it 

FURTHER RESOLVED, that the approval of the Loan authorized by these 

resolutions shall expire nine (9) months after the adoption of these resolutions; and 

be it  

FURTHER RESOLVED that the President and Chief Executive Officer of 

UMEZ, or his or her successor or respective designees, is authorized to act for and 

on behalf of UMEZ to negotiate, execute and deliver all such further certificates, 

affidavits, letters, instruments and other documents and to take all such further 

actions, as he or she may deem necessary or desirable in order to effectuate the 

foregoing resolutions. 

 

 



         February 9, 2026 

 

  

 

UPPER MANHATTAN EMPOWERMENT ZONE DEVELOPMENT CORPORATION – The 

Apollo Theater Foundation – An $8,000,000 bridge loan, which would 

bridge proceeds from a grant awarded by New York City Department 

of Cultural Affairs for a renovation project.  

 

 

 

 

RESOLVED, that on the basis of the materials (the “Materials”) 

presented to the Directors of the Corporation, a copy of which is 

hereby ordered filed with the records of the Corporation, relating 

to the Upper Manhattan Empowerment Zone Development Corporation 

(“UMEZ”) initiative to The Apollo Theater Foundation (the 

“Initiative”) for a bridge loan, which would bridge proceeds from 

a grant awarded by New York City Department of Cultural Affairs 

for a renovation project. The Corporation is hereby authorized to 

disburse to UMEZ an amount not to exceed EIGHT MILLION DOLLARS 

($8,000,000) for the purposes and on the terms and conditions 

described in the Materials; and in accordance with the terms, 

conditions and procedures set forth in the Operating Principles 

Memorandum of Understanding, dated as of January 19, 1996, entered 

into by the Corporation with the State of New York (the “State”), 

the City of New York (the “City”) and others (“MOU”); and be it 

further 

 

RESOLVED, that for the purpose of providing the funds, the 

Corporation is hereby authorized to accept and utilize funds for 

a grant an amount not to exceed EIGHT MILLION DOLLARS ($8,000,000) 

in accordance with the MOU; and be it further 

 

RESOLVED, that the President and Treasurer, or their 

respective designee(s), acting jointly are hereby authorized in 

the name and on behalf of the Corporation to execute and deliver 

any and all documents and to take any and all actions as they may 

deem necessary or proper to effectuate the foregoing resolutions. 

 

*** 

 

 



FOR CONSIDERATION 

February 9, 2025 

 

TO:   The Directors 

 

FROM:  Hope Knight 

 

SUBJECT: New York (New York County) - Upper Manhattan 

Empowerment Zone Development Corporation 

 

REQUEST FOR: Authorization to enter into a lease and relocate to 121 

West 125th Street and to Take Related Actions. 

 

 

                                                                                                                                                               

I. Summary 

 

UMEZ's current lease at 55 West 125th Street expires September 

30, 2026, and the board’s finance committee recommends 

relocating to a new mixed-use commercial and office building 

at 121 West 125th Street (“121”). 

The current space at 55 has 9,645 of rentable square feet 

and is fully furnished though it would benefit from some 

updating.  The space under consideration at 121 is slightly 

smaller at 8,974 rentable square feet and is raw space that 

would require a complete build-out. 

 The build-out of 121, and relocation to 121, has an 

estimated cost of approximately $2,580,000 and a one-year 

timeline.  Planning and pre-construction would run from 

now until May 2026; construction would start in June 2026 

and end in December 2026; and the move would be in January 

2027. UMEZ is in discussions for a 90 to 120-days extension 

under its current lease. 

Of the approximately $2.6 million, the landlord would 

assume approximately $1.3 million of the build out costs 

including $170,000 of the architect’s fee. The remaining 

amount, approximately $1.3 million, would be the 

responsibility of UMEZ. 



 

II. Initiative Narrative 

 

Attached are materials prepared by UMEZ for its Board of 

Directors containing narrative information regarding this 

initiative. 

 

 

III. Conditions for Approval 
 

Funding is subject to the Corporation’s approval of UMEZ’s 

monitoring system which must ensure that adequate policies and 

procedures are adopted to safeguard against misappropriation and 

provide for appropriate controls with respect to each grant. 

 

The release of funds for this initiative is subject to 

certification by the Deputy Mayor’s Office (i) that all procurement 

solicitation processes fulfill all applicable requirements set 

forth in the Operating Principles Memorandum of Understanding (the 

“MOU”) dated as of January 19, 1996, and (ii) that each procurement 

selection process has been completed in accordance with those 

requirements. 

 

The release of funds for this initiative is subject to UMEZ 

presenting to the Corporation for approval detailed written 

information on implementation of this initiative and the terms and 

conditions to UMEZ Office Lease and relocation.  The provision of 

funding for this initiative is contingent upon the Corporation 

receiving satisfactory evidence of all other funding sources for 

the initiative. 

 

The disposition of interest and principal payments for the 

loan made under this initiative is further subject to the approval 

of New York Empowerment Zone Corporation’s Board of Directors. 

 

 

 

VII. Additional Materials 

 

A. Copy of UMEZ’s Board of Directors’ materials 
B. Copy of UMEZ’s Board of Directors’ resolution recommending 

this initiative for final approval by the Directors 

C. Resolution of the Directors 
 



   
 

 

Memorandum 
 

To: New York Empowerment Zone Corporation Board of Directors 

From:  Blair M. Duncan, President and CEO 

 Upper Manhattan Empowerment Zone Development Corporation 

Date: February 9, 2026 

Re: UMEZ Office Lease 

 
UMEZ's current lease at 55 West 125th Street expires September 30, 2026, and we are considering two 

options : 1) remain at 55 West 125th Street, referred to as “55”; and 2) relocate to a new mixed-use commercial 

and office building at 121 West 125th Street referred to as “121”.  

 

There are limited other sites that are centrally located and near public transportation. These include: 
 

• 1825 Park Avenue – The Lee Building 

• 2090 Seventh Avenue – Theresa Towers 

• 461 W. 126th Street – The Malt House 

• 423 W. 127th Street – The Sweets Building 

• 1361 Amsterdam Avenue – The Mink Building 

• 2108-2118 Adam Clayton Powell Jr Blvd – Alhambra Building 
 

The sites at 55 and 121 are the most viable for 1) location suitability - accessibility for employees, clients 
and partners - and 2) secure access. 

 
Staff have engaged a real estate broker, Ruth Colp-Haber of Wharton Property Advisors, Inc. and 

Denham Wolf as owner’s representative to support our exploration of options and decision-making. 

Staff have identified Veneable LLP, as legal counsel, which negotiated the lease for Studio Museum 

in Harlem, which is a tenant at 121. If the relocation and budget are approved, we would engage 

legal counsel to begin lease negotiations. 

 

The current space at 55 has 9,645 of rentable square feet and is fully furnished though it would 

benefit from some updating.  The space under consideration at 121 is slightly smaller at 8,974 

rentable square feet and is raw space that would require a complete build-out. A test-fit plan prepared 

by the Landlord’s Architect is attached as Exhibit 1.  
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FINANCIAL CONSIDERATIONS 

 
The broker’s financial analysis indicates that the leases have comparable cumulative annual cash 

flow and present value over the lease terms as shown in the table below and in Exhibit 2.    

 

 

 

 

The build-out of 121, and relocation to 121, has an estimated cost of approximately $2,580,000 (see 

table below) and a one-year timeline.  Under this scenario, planning and pre-construction would run 

from now until May 2026; construction would start in June 2026 and end in December 2026; and the 

move would be in January 2027. UMEZ is in discussions for a 90 to 120-days extension under its 

current lease. 

 

Of the approximately $2.6 million, the landlord would assume approximately $1.3 million of the build 

out costs including $170,000 of the architect’s fee. The remaining amount, approximately $1.3 

million, would be the responsibility of UMEZ. 
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Project Budget 

The Project Budget is on file with UMEZ. 
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QUALITATIVE CONSIDERATIONS 

 

In addition to the financial impact, UMEZ evaluated several qualitative factors while considering these two 
options. 
 
Location and Accessibility (Ease of access to the office for staff, partners, borrowers, and grantees.)  
Given the proximity of the two sites to each other, access to public transportation is comparable. 
 
Safety (Safety and security for staff and visitors.) 

 

Both buildings’ main entrance is mid-block on 125th Street.   

• The 55 site has a staffed lobby desk and a security guard at the front of the building. Visitors 

must be on a visitor list and checked-in by lobby staff. The office is near sidewalk vendors that 

attract a modest amount of foot traffic. 

• The 121 building has a staffed lobby desk and electronic key card entry.  Staff have noted that 

the entrance is near a bus stop that serves 3 bus lines and retail shops. The area can be 

congested with commuters and shoppers and others taking advantage of the heavy foot traffic. 

 
Tenant mix (Facilitating possible synergies with other tenants) 
 

• Major tenants at the 55 include Administration of Child Services and City University of New 

York, public health program which each have several floors.  We share the 11th floor with the 

building services firm and the Veteran’s Health Services. President Clinton maintains a 

skeleton staff on the 14th floor but does not conduct business out of the office.  

• The 121 building is still in the lease-up period and spaces are still vacant.  Current tenants 

include National Urban League (with a separate entrance), The Studio Museum in Harlem, and 

the United Nego College Fund. Future tenants are expected to include Virgina Union University 

and others. 

 

Foster Collaboration and Teamwork (with opportunities to facilitate transparency and sharing 

knowledge among departments.)  

• The 55 site’s current configuration does not foster such collaboration.  For example, 

workstation walls obscure sight lines and inhibit conversations among staff; the kitchen area is 

functional but not inviting; there is no easily accessible private space for staff to make personal 

phone calls or do quiet work; and there is no informal meeting or gathering space. 

• The fit-out of 121 would provide an opportunity to incorporate features that would facilitate 

privacy, convening and communication. Workstations could have lower walls and use glass to 

minimize silos, the kitchen area could be designed to encourage gathering, and the space 

would incorporate more options for private spaces for phone calls or quiet work.  

 
Recommendation 

  
The Finance Committee and UMEZ board of directors approved 1) engaging legal counsel for lease negotiations to relocate 

to 121 West 125th Street, 6th Floor and 2) a budget up to $1.3 million to relocate and build out the new site.  
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EXHIBIT 1: 121 West 125th Street, 6th Floor – Preliminary Test Fit on file with UMEZ 
  



6 
 

EXHIBIT 2: Projected Cashflow 

 

55 West 125th Street 
 

Base 
Rent 

Free 
Rent 

Recoveries Electric Total Cash 
Flow 

Cumulative 
Cash 

Year 1 458,138  
  

 33,758   491,896   491,896  

Year 2 458,138  
 

 6,706   33,758   498,602   990,498  

Year 3 458,138  
 

 15,848   33,758   507,744   1,498,242  

Year 4 458,138  
 

 25,264   33,758   517,160   2,015,402  

Year 5 458,138  
 

 34,963   33,758   526,859   2,542,261  

Year 6 482,250  
 

 44,953   33,758   560,961   3,103,222  

Year 7 482,250  
 

 55,242   33,758   571,250   3,674,472  

Year 8 482,250  
 

 65,840   33,758   581,848   4,256,320  

Year 9 482,250  
 

 76,757   33,758   592,765   4,849,085  

Year 10 482,250  
 

 88,000   33,758   604,008   5,453,093  

 
 

121 West 125th Street 
 

Base 
Rent 

Free Rent Recoveries Electric Total 
Cash 
Flow 

Cumulative 
Cash 

Year 1 448,700   (224,350) 
 

31,409   255,759   255,759  

Year 2 448,700  
 

 2,796   31,409   482,905   738,664  

Year 3 448,700  
 

 7,129   31,409   487,238   1,225,902  

Year 4 475,622  
 

 11,679   31,409   518,710   1,744,612  

Year 5 475,622  
 

 16,465   31,409   523,496   2,268,108  

Year 6 475,622  
 

 21,506   31,409   528,537   2,796,645  

Year 7 502,544  
 

 26,823   31,409   560,776   3,357,421  

Year 8 502,544  
 

 32,438   31,409   566,391   3,923,812  

Year 9 502,544  
 

 38,377   31,409   572,330   4,496,142  

Year 10 502,544  
 

 44,668   31,409   578,621   5,074,763  

Year 11 251,272  
 

 24,537   15,705   291,514   5,366,277  

 

 



 

 

RESOLUTION OF THE BOARD OF DIRECTORS OF 

UPPER MANHATTAN EMPOWERMENT ZONE  

DEVELOPMENT CORPORATION 

 

REGARDING BUILD OUT COST AND NEW LEASE 

 

AT A REGULAR MEETING HELD ON THE 17TH DAY OF DECEMBER 2025 

 

 

WHEREAS, UMEZ’s current lease at 55 West 125th Street expires on September 30, 2026 

(the "Current Lease"); 

 

WHEREAS, UMEZ has been evaluating options for office space upon the expiration of the 

Current Lease and has narrowed the options to the following two options, 1) negotiation of new lease 

for existing office space on the 11th floor at 55 West 125th, or 2) relocation to and fit-out of 121 West 

125th Street, 6th Floor (the “Premises”); 

WHEREAS, the Finance Committee held a meeting on December 9, 2025 and reviewed 

and discussed the terms and conditions of the two options as summarized in the memorandum, dated 

December 9, 2025, attached hereto as Exhibit 1; and 

WHEREAS, the Finance Committee recommends to the Board of Directors that it authorize 

UMEZ to negotiate and enter into the proposed lease for 8,974 square feet at 121 West 125th Street 

(the “New Lease”) and to expend up to ONE MILLION THREE HUNDRED THOUSAND 

DOLLARS ($1,300,000) of its own funds toward the fit out, furnishing of, and relocation to, the 

Premises. 

 

NOW, THEREFORE, BE IT RESOLVED, that the Board of Directors authorizes UMEZ 

to enter into the New Lease on terms substantially similar to those outlined in Exhibit 1; and   

 

FURTHER RESOLVED, that the President and CEO or his/her respective designees, 

are hereby authorized on behalf of UMEZ to (i) execute and deliver the proposed lease consistent 

with the memorandum attached as Exhibit 1, (ii) expend up to ONE MILLION THREE 

HUNDRED THOUSAND DOLLARS ($1,300,000) toward the fit out and furnishing of, and 

relocation to, the Premises; and iii) take any and all actions as he may deem necessary or proper to 

effectuate the foregoing resolutions. 

 



         February 9, 2026 

 

  

 

UPPER MANHATTAN EMPOWERMENT ZONE DEVELOPMENT CORPORATION – UMEZ 

Office Lease and relocation – Authorization to enter into a lease 

and relocate to 121 West 125th Street.  

 

 

 

 

RESOLVED, that on the basis of the materials (the “Materials”) 

presented to the Directors of the Corporation, a copy of which is 

hereby ordered filed with the records of the Corporation, relating 

to the Upper Manhattan Empowerment Zone Development Corporation 

(“UMEZ”) initiative “UMEZ Office Lease(the “Initiative”) The 

Corporation is hereby authorized to disburse to UMEZ an amount not 

to exceed ONE MILLION THREE HUNDRED THOUSAND DOLLARS ($1,300,000) 

for the purposes and on the terms and conditions described in the 

Materials; and in accordance with the terms, conditions and 

procedures set forth in the Operating Principles Memorandum of 

Understanding, dated as of January 19, 1996, entered into by the 

Corporation with the State of New York (the “State”), the City of 

New York (the “City”) and others (“MOU”); and be it further 

 

RESOLVED, that for the purpose of providing the funds, the 

Corporation is hereby authorized to accept and utilize funds for 

a grant an amount not to exceed ONE MILLION THREE HUNDRED THOUSAND 

DOLLARS ($1,300,000) in accordance with the MOU; and be it further 

 

RESOLVED, that the President and Treasurer, or their 

respective designee(s), acting jointly are hereby authorized in 

the name and on behalf of the Corporation to execute and deliver 

any and all documents and to take any and all actions as they may 

deem necessary or proper to effectuate the foregoing resolutions. 

 

*** 
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