
new york city
income property report
second half 2008

The number of sales dropped 45% from the second half of 2007 to the 
second half of 2008. Relative to the prior year the greatest declines 
were in Manhattan and Northern Manhattan, both down 54%, and the 
Bronx, down 60%. Year over year there were 37% fewer sales in 2008. 
This suggests a turnover rate of 1.9%, down from 3.0% in 2007 (of the 
categories tracked). Prices held steady into the second half on 2008, 
with a median price of $226 per square foot, a nominal increase from 
the $222/SF in the first half of the year.

The underlying fundamentals of these properties remain strong (i.e., high 
apartment rents and low vacancy) and in light of a volatile stock market, 
fiduciary fraud scandals and an uncertain economy many investors are 
looking for the security of New York real estate. However, many property 
owners are reluctant to sell in such a market given the options available 
for reinvesting the sales proceeds. As such supply remains constrained. 
The median cap rate in the second half of 2008 was down slightly from 
the first half of the year, from 5.8% to 5.4% and, similarly, the gross 
income multiplier inched up to 11.8. With the decline in the number of 
sales, however, there were substantially fewer data points from which 
to extract these rates. It should be noted that a number of 4th quarter 
(post Lehman) sales were closed pursuant to contracts executed prior 
to September 15, 2008. In several instances the range of rates was quite 
wide reflecting a diverse range of property trading and a market in 
transition. Further, there continues to be a “flight to quality” and these 
value indices are generally reflecting a higher caliber property.

Manhattan Northern
Manhattan

The 
Bronx Brooklyn Queens

Walk-Up
Apartment (C)

Cap Rate 4.2% 6.4% 7.5% 6.6% 6.2%
GIM 15.2 9.8 6.9 10.5 11.8
Price/SF $606 $188 $132 $185 $200
No. of Sales 57 61 51 253 87
Elevator
Apartment (D)

Cap Rate 3.5% 3.1%* 7.0%* 4.9%* 5.3%
GIM 17.4 15.9* 8.5* 9.8* 11.8
Price/SF $400 $143 $96 $118 $148
No. of Sales 11 4 16 25 10

Mixed-Use (K/S)

Cap Rate 4.7%* N/A N/A 6.0%* 6.7%*
GIM 17.5* N/A N/A 16.1* 11.8
Price/SF $1,070 $266 $237 $265 $300
No. of Sales 36 3 36 181 121

* limited data

manhattan northern manhattan
Number of sales down 54% from the second half of ’07, with the 
greatest declines in elevator and mixed-use building sales.

Number of sales down 54%, walk-up prices down 35% from last year.

Prepared By:

CONSOLIDATED (All Markets)

the bronx
The 60% decline in the number of sales reflects the movement away 
from riskier investments to secure, stable neighborhoods.
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Walk-up 5.0% 5.0% 4.6% 4.9% 4.6% 4.6% 4.0% 4.8% 4.8% 4.2%

elevator 6.2% 4.8% 4.3% 3.3% 2.8% 3.3% 4.0% 3.8% 3.8% 3.5%

mixed-use 6.1% 5.8% 5.4% 5.8% 4.7% 5.1% 5.5% 4.8% 4.8% 4.7%

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08

           

8.0

10.0

12.0

14.0

16.0

18.0

20.0

G
IM

Walk-up 12.8 12.4 13.1 14.5 14.0 14.5 15.9 14.8 14.6 15.2

elevator 9.8 14.1 13.9 18.1 18.4 15.8 15.8 17.7 15.4 17.4

mixed-use 12.0 11.4 16.4 13.4 14.4 16.0 14.9 17.0 17.0 17.5

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08

$-

$200

$400

$600

$800

$1,000

$1,200

M
e
d

ia
n

 P
ri

ce
/

S
F

Walk-up  $329  $374  $418  $469  $476  $469  $508  $605  $599  $606 

elevator  $314  $256  $331  $407  $426  $449  $517  $527  $532  $400 

mixed-use  $540  $549  $535  $874  $905  $940  $908  $940  $1,135  $1,070 
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Walk-up 90 91 90 131 155 81 178 95 84 57

elevator 42 41 38 39 53 31 37 42 26 11
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Consolidated-All Markets
Sales Activity
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# of Sales 1,074 1,267 1,513 1,605 2,382 1,852 2,063 1,725 1,423 952

median $/SF $173 $185 $193 $211 $222 $225 $231 $234 $222 $226
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Walk-up  $130  $208  $171  $233  $282  $283  $324  $291  $211  $188 

elevator  $95  $95  $105  $128  $128  $159  $153  $187  $149  $143 

mixed-use  $248  $234  $310  $315  $289  $329  $444  $417  $306  $266 
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elevator  $63  $71  $80  $83  $78  $71  $76  $93  $73  $96 
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1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08

0

25

50

75

100

125

150

175

200

225

N
o

. 
o

f 
S

a
le

s

Walk-up 64 66 126 101 198 176 206 148 108 51

elevator 25 24 31 23 67 40 84 43 39 16

mixed-use 31 37 41 42 58 50 46 64 48 36

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08



new york city
income property report
second half 2008

The number of sales dropped 45% from the second half of 2007 to the 
second half of 2008. Relative to the prior year the greatest declines 
were in Manhattan and Northern Manhattan, both down 54%, and the 
Bronx, down 60%. Year over year there were 37% fewer sales in 2008. 
This suggests a turnover rate of 1.9%, down from 3.0% in 2007 (of the 
categories tracked). Prices held steady into the second half on 2008, 
with a median price of $226 per square foot, a nominal increase from 
the $222/SF in the first half of the year.

The underlying fundamentals of these properties remain strong (i.e., high 
apartment rents and low vacancy) and in light of a volatile stock market, 
fiduciary fraud scandals and an uncertain economy many investors are 
looking for the security of New York real estate. However, many property 
owners are reluctant to sell in such a market given the options available 
for reinvesting the sales proceeds. As such supply remains constrained. 
The median cap rate in the second half of 2008 was down slightly from 
the first half of the year, from 5.8% to 5.4% and, similarly, the gross 
income multiplier inched up to 11.8. With the decline in the number of 
sales, however, there were substantially fewer data points from which 
to extract these rates. It should be noted that a number of 4th quarter 
(post Lehman) sales were closed pursuant to contracts executed prior 
to September 15, 2008. In several instances the range of rates was quite 
wide reflecting a diverse range of property trading and a market in 
transition. Further, there continues to be a “flight to quality” and these 
value indices are generally reflecting a higher caliber property.

Manhattan Northern
Manhattan

The 
Bronx Brooklyn Queens

Walk-Up
Apartment (C)

Cap Rate 4.2% 6.4% 7.5% 6.6% 6.2%
GIM 15.2 9.8 6.9 10.5 11.8
Price/SF $606 $188 $132 $185 $200
No. of Sales 57 61 51 253 87
Elevator
Apartment (D)

Cap Rate 3.5% 3.1%* 7.0%* 4.9%* 5.3%
GIM 17.4 15.9* 8.5* 9.8* 11.8
Price/SF $400 $143 $96 $118 $148
No. of Sales 11 4 16 25 10

Mixed-Use (K/S)

Cap Rate 4.7%* N/A N/A 6.0%* 6.7%*
GIM 17.5* N/A N/A 16.1* 11.8
Price/SF $1,070 $266 $237 $265 $300
No. of Sales 36 3 36 181 121

* limited data

manhattan northern manhattan
Number of sales down 54% from the second half of ’07, with the 
greatest declines in elevator and mixed-use building sales.

Number of sales down 54%, walk-up prices down 35% from last year.

Prepared By:

CONSOLIDATED (All Markets)

the bronx
The 60% decline in the number of sales reflects the movement away 
from riskier investments to secure, stable neighborhoods.
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Walk-up  $329  $374  $418  $469  $476  $469  $508  $605  $599  $606 

elevator  $314  $256  $331  $407  $426  $449  $517  $527  $532  $400 

mixed-use  $540  $549  $535  $874  $905  $940  $908  $940  $1,135  $1,070 
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Consolidated-All Markets
Sales Activity
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All of the following properties were
sold exclusively by Massey Knakal.

644 East 14th street
sold: $12.3 million
Neighborhood:  Alphabet City
Type:  Conversion Site
Lot Size:  115’ x 88’
Buildable Square Feet:  68,262
(for a community facility)
Stories:  1
Sales Note:  Sold for $180.19/BSF on 
the community FAR.

RECENT TRANSACTIONS

manhattan OFFICE:
manhattan OFFICE:

MANHATTAN –  THE BRONX –  WESTCHESTER

SPRING 2009          •  10

1090 leggett avenue
sold: $3 million
Neighborhood:  Hunt’s Point
Type:  Industrial Building
Lot Size:  395’ x 130’
Stories:  1
Square Feet:  27,790
Price Per Square Foot:  $108
Zoning:  M3-1
Sales Note:  Sold to industrial end
user who plans to raze existing
structure to build new warehouse.

322 WEst 15th street
sold: $4.35 million
Neighborhood:  Chelsea
Type:  Mixed-Use Building
Lot Size:  25’ x 85’
Square Feet:  5,750
Price Per Square Feet:  $757
Stories:  4
Sales Note:  Included carriage house behind 
main building that housed 2 rent controlled 
tenants. Building, formally housing El Cid 
restaurant and 3 free market units, sold to
the neighboring school for expansion use.

12-14 west 68th street
sold: $10.625 million
Neighborhood:  Upper West Side
Type:  Townhouse (2)
Square Feet.:  14,262
Price Per Square Foot:  $745
Cap Rate:  4.50%
Sales Note:  Two partically interconnected 
townhouses operating as luxury furnished 
rentals. Built as a grand country mansion 
around 1875. #14 is perhaps the oldest 
private house on the Upper West Side.

78 east 2nd street
sold: $3.3 million
Neighborhood:  East Village
Type:  Townhouse
Lot Size:  42’ x 21’
Stories:  5
Square Feet:  4,315
Price Per Square Foot:  $765
Sales Note:  Sold in all cash transaction 
to a well-known artist for a single 
family conversation.

All figures are approximate and should be independently verified.

306 east 15th street
sold: $5.175 million
Neighborhood:  Gramercy Park
Type:  Townhouse
Lot Size:  22’ x 128’
Stories:  5
Square Feet.:  7,425
Price Per Square Foot:  $697
Sales Note:  Sold in all cash transaction 
in less than 1 week. Delivered vacant. 
Buyer will develop the property, which has 
direct views of Stuyvesant Park, into an 
Orthopedic Learning and Research Center 
with residential use above.

Prices stable, though number of sales is down 38% from second half 
of ’07. Few elevator buildings trading.

brooklyn
Though number of sales is down 38% from prior year, Brooklyn 
remains the most active building sales market.

Cap rates and Gross Income Multipliers are based on sales researched by Miller Cicero, LLC in addition to 
properties sold by Massey Knakal Realty Services, and represent a reasonable sampling of all sales. Median 
price per square foot and the number of sales were based on all closed sales in the public record over $500k, 
as reported by New York City (ACRIS). Walk-up buildings are designated “C” class by the City of New 
York (excluding C0, three-families), elevator apartment buildings are designated “D” class, and mixed-use 
buildings consist of both “K” and “S” classes. Northern Manhattan consists of zip codes: 10026, 10027, 
10029, 10030, 10031, 10032, 10033, 10034, 10035, 10037, 10039, 10040. This reflects the area north of 
East 96th Street, Central Park, and West 114th Street.

For additional information contact John Cicero, MAI, CRE, FRICS Managing Principal, Miller Cicero, 
LLC, 21 West 38th Street, New York, NY 10018, (212) 642-4300, jcicero@millercicero.com. Additional 
methodology details at www.millercicero.com/mkreports/methodology.

definitions
Cap Rate:   Net Operating Income (NOI) divided by the sales price.

Gross Income Multiplier (GIM):   Sales price divided by potential gross income.

Median Price Per Square Foot (PPSF):   Sales prices divided by gross building 
area above grade, as reported in the public record.

Number of Sales:   Sales closed during the period.

Turnover Rate:   Number of sales divided by total inventory.

methodology
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1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08

$50

$100

$150

$200

$250

$300

$350

Walk-up  $156  $177  $184  $214  $227  $228  $216  $225  $204  $200 

elevator  $107  $87  $94  $122  $140  $133  $88  $147  $190  $148 

mixed-use  $211  $224  $252  $258  $274  $286  $279  $310  $298  $300 

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08
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50
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a
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Walk-up 105 156 137 188 212 188 175 133 161 87

elevator 23 27 17 5 30 28 15 11 26 10

mixed-use 123 148 154 180 253 192 219 208 150 121

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08

4.0%

5.0%

6.0%

7.0%

8.0%

C
a
p

 R
a
te

Walk-up 7.7% 5.9% 6.6% 6.9% 6.2% 5.9% 6.0% 5.8% 6.6% 6.6%

elevator 6.8% 5.0% 5.6% 4.8% 4.4% 5.0% 5.9% 4.7% 5.5% 4.9%

mixed-use 7.2% 7.4% 7.7% 6.6% 6.1% 6.2% 6.8% 7.2% 6.6% 6.0%

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08

7.0

9.0

11.0

13.0

15.0

17.0

G
IM

Walk-up 8.5 10.5 9.1 9.6 9.9 9.9 9.5 10.5 9.7 10.5

elevator 7.3 8.6 8.3 9.2 10.5 10.6 10.2 11.7 9.3 9.8

mixed-use 10.9 10.1 10.4 12.9 13.3 11.7 11.4 11.0 10.5 16.1

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08

$50

$100

$150

$200

$250

$300

M
e
d
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/

S
F

Walk-up  $158  $156  $167  $177  $183  $195  $191  $186  $181  $185 

elevator  $78  $69  $75  $82  $91  $101  $106  $115  $108  $118 

mixed-use  $194  $206  $242  $226  $239  $248  $248  $265  $262  $265 

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08
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200
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400
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600

700

N
o
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o

f 
S

a
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s

Walk-up 239 304 399 403 622 487 436 431 340 253

elevator 33 34 43 30 90 33 25 53 36 25

mixed-use 166 182 249 239 347 320 344 262 248 181

1H04 2H04 1H05 2H05 1H06 2H06 1H07 2H07 1H08 2H08




