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EXCLUSIVE OFFERING MEMORANDUM

Founded in 1988, Besen Partners is a leading NYC based real estate firm that provides real estate advisory, brokerage and management services. Bringing
institutional quality real estate solutions to high net worth individuals, families, trusts, funds, foundations and other private investors.

Besen’s executive team has been instrumental in the direct purchase, financing, development, asset management and sale of over $5 billion in commercial
property assets and have an impressive track record in partnering and co-investing equity with prestigious financial institutions and private investors.

Besen’s brokerage division has been named a ‘Top NYC Brokerage Sales Firm’ by CoStar Research for over 16 years. Its team has brokered the sale of over
$7 billion in real estate transactions. NYC Management (Besen’s property management affiliate), has managed over 4 million square feet of multi-family
commercial assets.

For inquiries contact exclusive listing team:

Anudeep Gosal
Director
Hotel Advisory Group 
(646) 604-7020
agosal@besenpartners.com

Ron Cohen
Chief Sales Officer 
(646) 424-5317
rcohen@besenpartners.com

Paul Nigido
Senior Financial Analyst
(646) 424-5350
pnigido@besenpartners.com
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Asking Price: $7,500,000

EXECUTIVE SUMMARY

Besen Partners Hotel Advisory Group, as exclusive agent for Ownership, is
pleased to offer for sale 38-30 28th Street (the “Property”). Constructed in
2019-2020, this extended-stay hotel is comprised of 16 fully furnished
suites/apartments, with 9 studio-style units and 7 one-bedrooms, each with a
kitchenette, hard wood floors and outdoor spaces, either as terraces or larger
patios. It is an elevator building with sweeping views of Manhattan and the
East River, conveniently located in the heart of Long Island City. The property
has an indoor garage and on-site parking for two cars with curb cut.

The property is ideally designed for the expanding market of extended-stay
opportunities in the hospitality industry. The demand is coming from a variety
of groups; workers who are in town for long-term projects or training, as well as
students for short-term learning opportunities, or healthcare workers
relocating to meet demand, to name a few. As demand increases for facilities
where guests planning a longer-than-usual hotel stay (anywhere from four
days to four months), this property’s style, location and amenities will be an
excellent fit.

There is an array of transportation access, including close proximity to the
Brooklyn-Queens Expressway (I-78), LaGuardia Airport (only 3 miles away),
public transit including Grand Central Station, and ferry access at the
beautiful Long Island City waterfront. The property is one subway stop from
Manhattan and a short cab ride to midtown Manhattan or Brooklyn.

The property was approved for a 25-year ICAP Tax Abatement.*

*ICAP Tax Abatements

There are numerous tax exemption and tax abatement programs available to
property owners who construct new buildings or make alterations to existing
buildings within the City of New York. For owners of nonresidential buildings,
the Industrial Commercial Abatement Program (ICAP) is available. Provided
there is an increase in the real estate taxes of at least 15%, ICAP provides a
substantial tax savings where a building is altered or constructed in the City of
New York. There are strict timing requirements and a preliminary application
for ICAP benefits must be filed with the New York City Department of Finance
prior to commencement of construction and prior to obtaining a construction
permit from the New York City Department of Buildings. A final application for
ICAP benefits must be filed within one year from the date a permit is issued.
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INVESTMENT HIGHLIGHTS

Property Level Highlights

• Property has a H3 Building Classification and a hotel license allowing for
the apartments to be rented on a nightly basis on Airbnb / VRBO legally
as-of-right. Due to the Hotel Classification these units can also be listed
on OTA’s such as Expedia, Booking.com, Hotels.com, etc.

• Stand-alone hotel property with no interference from Co-Op Boards or
neighbors.

• The building has 16 apartments all with kitchenettes, 2-car parking
garages, trash chute, laundry room, bike storage, conference rooms, gym
and amenity floor.

• As per legislation passed in April 2021 no new hotels can be built in NYC,
along with the fact that Airbnb is not legal makes this a high barrier-to-
entry asset.

BESEN PARTNERS HOTEL ADVISORY | 6

Location Level Highlights

• The property is located along the [7] Subway Train which runs from
Hudson Yards to La Guardia Airport, with stops at Grand Central, Times
Square, and Bryant Park.

• All higher floor units have views of the Manhattan Skyline.

Cost Reduction / Value Add Potential

• Potential to reduce payroll cost significantly by automating the operations
and outsourcing to a cleaning service that will only charge on a pay-per-
use basis.

• The property does not require a full time receptionist / front desk staff
along with full time housekeeping.

• The property is currently offering multiple guest bathroom amenities
which can be stripped down while adding a self-service kiosk to purchase
guest amenities from the lobby including other products and F&B items.

• Investors can add a smart lock system on each unit and common areas to
allow for NFC based keyless access allowing for an automated check-in /
check-out process without a front desk staff.

• Investors can add smart thermostats allowing for efficient use of cooling
and heating streaming utility costs.

• Investors can add vending machines, and team up with local vendors for
F&B options for guests.

• There is an opportunity to add guest lockers and storage units in the
garage, and pay-per-use machines for guest laundry in the basement.

Financial Highlights

• The Hotel is currently achieving a $224 Average Daily Rate within the first
2 months of being open and is budgeted to achieve $285 Average Daily
Rate by the end of year 2022.

• The Market Competitive Set for the 90th percentile shows historically
Airbnb units over the last 4 years have achieved $375 and $425 per night
for “Entire Place Units” with 24-hour check-in and professional host
categorizations that can sleep 4 and have amenities such as gym, laundry,
and WIFI.

• The property has units with roof top decks and balconies, currently being
listed at $440 / night.

• The property already has future bookings of $73,281 made from now till
December 31st and is continuing to add more bookings.

• The property is budged to achieve $1,500,000 by the end of the year with
a 67% EBITDA of approx. $1M.

• The property offers investors a very attractive 4X Equity Multiple and a
59% IRR and a 14% Cap Rate.

• The property can be acquired with $2,500,000 to $3,000,000 down
payment subject to buyer credentials.



EXECUTIVE SUMMARY
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EXECUTIVE SUMMARY

NEIGHBORHOOD:
LONG ISLAND CITY,   
QUEENS

BLOCK / LOT: 386 / 27

BUILDING CLASS:
LIMITED SERVICE  HOTELS 
(H3)

YEAR BUILT: 2020

TAX CLASS: 4

LOT SIZE: 25.04’ X 98.78’ (built: full)

BUILT AREA: 15,613 ± SF

STORIES: 8-STORY

LAYOUT:
16 KEYS / INTERIOR 
CORRIDOR

ZONING: M1-2 / R5B / M1-2 / R5D

F.A.R. (AS-BUILT): 6.37

ASSESSMENT/
R.E. TAXES (2021/2022)

$1,333,354 /
$11,857
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“Our conference room offers plenty of natural light and this space
provides the ideal setting for your off-site corporate meetings or
gatherings. This room is perfect for congregations up to 16 guests,
and offers a 52” TV for presentations, full-sized whiteboard, water
cooler, coffee, as well as a fully-accessible restroom. This strategy
room is easily configurable for seminars and training events to keep
your work focused and your needs met."



THE TERRACOTTA TERRACE

"The Terracotta Terrace is our colossal outdoor patio with ample 
room for 60 guests. This is ideal for pre-function gatherings and 
receptions, in an elegant, star-light atmosphere. We are well-
versed in both business and social events, offering a perfectly 
catered and incredibly iconic setting."

THE AERA ROOF LOUNGE

"The Aera Roof Lounge offers breathtaking and 
unobstructed rooftop views of Long Island City, Astoria, 
and Midtown Manhattan. This exquisitely designed 
outdoor space has been constructed to host a chic but 
intimate gathering. We offer outdoor events on our terrace 
for up to 30 guests."

AMENITIES
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The Modernist Gallery offers inspired events accommodations for up to 70 guests.
This innovative venue offers room enough for elegant receptions and lovely
performances. Private functions are expertly tailored to the guest’s needs, with staff
available to make the night run smoothly. The venue is easily configured for banquet-
style dining, or for a dance floor with your most cherished friends.

AMENITIES
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LOCATION
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QUEENS

LONG ISLAND CITY



AVERAGE DAILY RATE – THE MODERNIST HOTEL

Comp Set: Market ADR - Projected
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MARKET ADR (2018-2022)
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EXISTING FINANCIALS – T3 & BUDGET 
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PRO FORMA OPERATING STATEMENT
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RETURN ON INVESTMENT ANALYSIS
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FLOOR PLANS
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FLOOR PLANS
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LOCATION OVERVIEW – LONG ISLAND CITY

Long Island City is an exciting area and has been a major recipient of both civic
and private investment over the past decade. It benefits from it’s proximity to
Manhattan and Brooklyn for residents and tourists. The waterfront has
transformed from a previously industrial area to a beautiful park and vibrant
commercial district.

It continues to draw developers as the real estate market has consistently
demonstrated excellent returns, and is attractive to renters and buyers for it’s
price point, burgeoning art scene array of cultural venues, restaurants, bars
and independently owned shops.
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POINTS OF INTEREST – LONG ISLAND CITY
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LOCATION OVERVIEW – LONG ISLAND CITY

Long Island City (LIC) is a residential and commercial neighborhood on the
extreme western tip of Queens, a borough in New York City. It is bordered
by Astoria to the north; the East River to the west; Hazen Street, 49th
Street, and New Calvary Cemetery in Sunnyside to the east; and Newtown
Creek—which separates Queens from Greenpoint, Brooklyn—to the south.

Incorporated as a city in 1870, Long Island City was originally the seat of
government of the Town of Newtown, before becoming part of the City of
Greater New York in 1898. In the early 21st century, Long Island City
became known for its rapid and ongoing residential growth and
gentrification, its waterfront parks, and its thriving arts community. The
area has a high concentration of art galleries, art institutions, and studio
space

Long Island City is the eastern terminus of the Queensboro Bridge, the only
non-tolled automotive route connecting Queens and Manhattan.
Northwest of the bridge are the Queensbridge Houses, a development of
the New York City Housing Authority and the largest public housing
complex in the Western Hemisphere.

Long Island City is part of Queens Community District 1 to the north and
Queens Community District 2 to the south. It is patrolled by the New York
City Police Department's 108th Precinct. Politically, Long Island City is
represented by the New York City Council's 26th District.
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DEAL ROOM & SUBMISSION OF OFFERS

Please find access to the Virtual Deal Room the link below containing all the due 
diligence materials for the subject property 

https://workdrive.zohoexternal.com/external/8b994c37dc6d8d812862441553d
be458cc94d216a101064660ed871314819377
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CONFIDENTIALITY & CONDITIONS

THIS IS A CONFIDENTIAL MEMORANDUM intended solely for your own limited use in 
considering whether to pursue negotiations to acquire The Modernist Hotel (“Property” or 
“Hotel”), and is not intended to be an offer for the sale of the Property. 

This confidential memorandum, which contains brief, selected information pertaining to the 
business and affairs of the Properties, has been prepared by Besen Partners, LLC (“Besen”). 
This confidential memorandum does not purport to be all-inclusive or to contain all the 
information that a prospective investor may desire. Neither the owner (“Seller”) nor Besen nor 
any of their officers, employees or agents make any representation or warranty, expressed or 
implied, as to the accuracy or completeness of this confidential memorandum or any of its 
contents, and no legal liability is assumed or shall be implied with respect thereto.

By acknowledgment of your receipt of this confidential memorandum, you agree that the 
memorandum and its contents are confidential, that you will hold and treat it in the strictest of 
confidence, that you will not, directly or indirectly, disclose or permit anyone else to disclose this 
memorandum or its contents to any other person, firm or entity without prior written 
authorization of Seller, and that you will not use or permit to be used this memorandum or its 
contents in any fashion or manner detrimental to the interest of the Seller. Photocopying or 
other duplication is strictly prohibited. 

THE SELLER EXPRESSLY RESERVES THE RIGHT, AT ITS SOLE DISCRETION, TO REJECT ANY 
OR ALL PROPOSALS OR EXPRESSIONS OF INTEREST IN THE PROPERTY AND TO TERMINATE 
DISCUSSIONS WITH ANY PARTY AT ANY TIME WITH OR WITHOUT NOTICE. 

If you do not wish to pursue negotiations leading to this acquisition, or if in the future you 
discontinue such negotiation, you agree to return this confidential memorandum to Besen.

THIS CONFIDENTIAL MEMORANDUM SHALL NOT BE DEEMED A REPRESENTATION OF THE 
STATE OF AFFAIRS OF THE PROPERTY OR CONSTITUTE AN INDICATION THAT THERE HAS 
BEEN NO CHANGE IN THE BUSINESS OR AFFAIRS OF THE PROPERTY SINCE THE DATE OF 
PREPARATION OF THIS MEMORANDUM. 

THE PROPERTY IS BEING OFFERED ON AN “AS-IS, WHERE-IS” BASIS. 

© 2022 BESEN PARTNERS, LLC

BROKER DISCLAIMER 

The material contained in this brochure is CONFIDENTIAL, 
furnished solely for informational purposes in considering an 
investment in the Properties described herein and is not to be 
used for any other purpose or made available to any other person 
without the express written consent of Besen. The material is 
based, in part, upon information supplied by the Seller and, in 
part, upon information obtained by Besen from sources it deems 
to be reliable. The Seller has provided Besen with certain data 
contained in this brochure; this information has not been 
independently verified by Besen. Summaries contained herein of 
any legal documents (e.g., leases, mortgages, reciprocal 
easement agreements, etc.) are not intended to be 
comprehensive statements of the terms of such documents, but 
rather only outlines of some of the principal provisions contained 
herein. No warranty or representation is made by the Seller, Besen 
or any of their affiliates or subsidiaries as to the accuracy or 
completeness of the information contained herein. Prospective 
purchasers should make their own investigation, projection and 
conclusions without reliance upon the material contained herein. 
The material herein is subject to change. 

AGENCY

Besen is an agent of the Seller.
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