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VISION
STATEMENT

➢Maintain warehouse and industrial 

integrity of the development

➢Utilize the mixed uses of the 

building to create a stable profit 

for the future

➢Meet the community retail gaps to 

provide residents with innovative 

amenities

➢Use sustainability measures 

during every step in the 

development process

Commercial Equity Consultants Vision Statement  |
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Agenda  |Commercial Equity Consultants



4

DEMOGRAPHICS
Who is our target audience?

Demographics  |

• Using data provided by Esri

Database, we gathered 

demographic information

• When planning for retail 

space, you must know your 

target audience

• We conducted research to 

see the needs and wants of 

the Paterson community

Commercial Equity Consultants
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• Based on the pie chart above, the household incomes of Paterson 

households have 20.6% making less than $15,000 per year

• This type of information is very crucial when proposing what types 

of retail One Van Houten should offer to Paterson consumers

• This development should not contain high-end retail when their 

target audience is a lower-income area

Commercial Equity Consultants
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HIGHEST AND 
BEST USES

Highest and Best Uses  |

• Our team decided the best 

way for One Van Houten to 

succeed and fit the needs 

of the community was to 

create a mixed use building

• This new development will 

consist of; office space, 

retail, residential and 

common area spaces

Commercial Equity Consultants
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MULTI-
FAMILY

Highest and Best Uses  |

RETAIL OFFICE

MIXED-USES

Commercial Equity Consultants

COMMON 

AREA

6.36% 13.64% 30% 50%
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• As for renovating the building we come to two options; we could 

demolish the building completely or renovate the entire interior

• The team decided that demolishing the building and starting fresh 

would be better 

• This way can use the space of the lot more effectively, and could 

reconstruct the building with more environmentally friendly materials

Commercial Equity Consultants
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MARKET 
ANALYSIS

Multi-Family

Market Analysis  |

• 30% of the building

• Studios and two bedroom

apartments

• Intermediate social class

Commercial Equity Consultants
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• 3rd phase of Expansion

• Decreasing vacancy rates, 

moderate to high new 

construction, high 

absorption, moderate to 

high employment growth, 

and moderate to high rental 

rate growth

Multi-Family Market
Northern NJ

Market Analysis  |Commercial Equity Consultants
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We can expect a monthly rental price of $1.56 per sq.ft.

Nearby Rental Income Comps

Market Analysis  |Commercial Equity Consultants
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MARKET 
ANALYSIS

Retail

Market Analysis  |

• 13.64% of the building

• Diversification among 

prospective tenants

• Use of Esri database to 

determine retail demand for 

Paterson

Commercial Equity Consultants
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• 3rd phase of Recovery

• Decreasing vacancy rates, 

low new construction, 

moderate absorption, low to 

moderate employment 

growth, and negative to low 

rental rate growth

• We can expect Expansion in 

the near future

Retail Market
Northern NJ

Market Analysis  |Commercial Equity Consultants
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We can expect a monthly rental price of $1.77 per sq.ft.

Nearby Rental Income Comps

Market Analysis  |Commercial Equity Consultants
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• Paterson residents spent 

$1,040,373,355 on retail expenditures

• 33% of these sales are being spent 

outside of Paterson

Retail Demand Gaps

Market Analysis  |

Using the Esri database

• Clothing & Clothing Accessories Stores 

and Book, Periodical & Music Industry 

• Satisfying these retail gaps will help 

ensure a 100% retail space occupancy 

Commercial Equity Consultants
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Prospective Tenants

Market Analysis  |

• These retailers 

would help fulfill 

Paterson’s retail 

demand gap

• This will allow a 

more convenient 

access for goods 

that residents 

would originally go 

elsewhere for

Commercial Equity Consultants
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MARKET 
ANALYSIS

Office

Market Analysis  |

• 50% of the building

• Main attraction to the 

town of Paterson

• Intermediate class

Commercial Equity Consultants



18

• 1st phase of Expansion

• Decreasing vacancy rates, 

moderate to high new 

construction, high 

absorption, moderate to 

high  employment growth, 

and moderate to high rental 

rate growth

• We can expect Expansion in 

the near future

Office Market
Northern NJ

Market Analysis  |Commercial Equity Consultants
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• Shared workspace 

and creative 

collaboration

• Higher-than-average 

rental income per 

sq.ft.

Commercial Equity Consultants
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• Counseling centers for 

students, children, and 

the residents of Paterson

• Rentable studios for 

artistic and creative 

uses

Commercial Equity Consultants
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We can expect a monthly rental price of $1.81 per sq.ft.

Nearby Rental Income Comps

Market Analysis  |Commercial Equity Consultants
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DEVELOPMENT
DESIGN

Development Design  |Commercial Equity Consultants



23Development Design  |Commercial Equity Consultants

• Demolition of the original structure

• Too expensive to renovate

• Hinders sustainability 

measures

• Will utilize existing brick material in 

the new development to minimize 

costs, uphold industrial integrity, 

and practice environmentally-

friendly measures

Existing Structure
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Engaging Architecture  •  Optimal Usage  •  Sustainability-Conscious
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• During the day, the gate would 

remain open to invite customers of 

the retail spaces back  into the rain 

garden/sitting area in the back of the 

property

• At 10pm each night, the gate will lock 

allowing access only to the residents 

of the space on the top floors 

• The retail locations will have 

entrances both on the front and the 

inside of the space

• During the day, this gate will also be 

open for cars to drive through to 

reach the parking lot in the back of 

the lot

First Floor Walkway
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• Rain garden will allow rainwater to be 

adequately displaced so that it does 

not create a pool on the property 

• There will be a few parking spaces in 

the back of the property for people 

who are coming to visit the retail or 

office locations, as well as residents 

of the space but it will be first come 

first serve, residents will not be 

allotted a parking pass

• The rain garden will also double as a 

sitting area, or a park like space for 

the community to enjoy during all 

seasons

Rain Garden and Parking Space
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SUSTAINABILITY

Sustainability  |

• Brick preservation to reduce construction waste 

• Rammed earth materials and bamboo are environmentally 

friendly and cost efficient

• Solar panels on roofs

• Solar energy producing windows: reduces heat from 

windows, deterioration of building materials, and 

electricity expenses

• Rainwater collection systems will help provide reused 

water for the building’s water usage

• We will use reclaimed wood from local areas in New 

Jersey to the building materials

• We will use the tile made from recycled glass from the 

previous building, in office spaces and kitchens

• For lighting, natural lighting will be sufficient in retail and 

office spaces and LED lighting will be used when needed

• Plants around the building will be rainwater deflecting 

plants to preserve the building’s structure

Commercial Equity Consultants
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CONSTRUCTION 
COSTS

Construction Costs  |

• Acquisition, demolition and 

construction of the new 

building will be a total of 

$78,990,000

• The design and 

reconstruction of the outside 

and interior core will be $125 

per square foot

Commercial Equity Consultants
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• Total lot sizes come to just over 2 acres

• Total Square Feet comes out to 330,000

Commercial Equity Consultants

Lot Sizes and Pad Square Footage Dimensions
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• $4,500,000 acquisition cost 

to obtain the building

• $240,000 total demolition 

costs with a total of 60,000 

square foot ($4.00/sq.ft.)

• $74,250,000 for LEED 

certified construction costs 

Costs of Acquisition 

and Reconstruction

Commercial Equity Consultants Construction Costs  |
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POTENTIAL 
GROSS INCOME

Potential Gross Income  |

• Total Revenue: 

$6,380,907

• Total Vacancy: 

94%

Commercial Equity Consultants
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• Total PGI with 309,000 sq.ft. 

of common area, retail, 

multi-family and office is 

approximately $6,380,907

• Total vacancy of retail, 

multi-family and office is 

94%

• Weighted Vacancy Rate: 

9.10% of the three 

occupants

PGI Calculations

Commercial Equity Consultants Potential Gross Income  |
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EQUITY

Equity  |Commercial Equity Consultants
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PRO FORMA

Pro Forma  |

• 309,000 total rentable square feet and 

using current market rents, year one PGI 

came to $6,380,907. We used a current, 

weighted market vacancy rate of 9.10% 

and a conservative 3% rental growth rate 

to adjust for inflation in the future markets 

• With the purchase price being 

$74,250,000 we had an LTV of 70%, 

which left us with a loan amount of 

$51,975,000. At a mortgage interest rate 

of 4.5% and amortizing monthly for 30 

years, the total monthly payment on this 

loan will be $263,349.69

Commercial Equity Consultants
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PRO FORMA
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Annual Taxable Income Calculations and 

Interest Depreciation Write Offs
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Disposition Using a 6.00% Cap Rate
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Pre-Tax IRR is 13.38%

• Using conservative, current market rental and vacancy rates 

which One Van Houten should outperform
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After-Tax Levered Cash Flows
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CONCLUSION

Conclusion  |

• Highest and Best Uses: 

Retail, Multi-Family, Office

• Preserve industrial integrity of 

the town

• Ensure sustainability for a 

healthy future

• Create a profit to create 

longevity in the development

Commercial Equity Consultants
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