Moving To New York

ToBuy: Condo. Co-op or Townhouse?

BY DaviDJ. KNIGHT

[0 purchase an apartment oF 1o
rent? That is the question facing morne
and more transfenees 1o the Mew York
ared. With rental prices spiraling out
of control, the inflated b stable own-
:_'n.|1|]1 market is leoking maore attrac-
tive than ever, The educated transfer-
ge who 15 familiar with the varous
types of ownership available in
Manhattan will be one step further
alomg in this complex decision mak-
Mg Process

Meost transferees will be faced
with selecting between three basic
ownership OpLons: cooperative, con-
dominium or townhouse The
mechanics of purchasing a condo-
miniwm or townhouse are esgentially
the same as purchasing a home in any
other part ofthe United States—select
o property, negotiate the sales prices,
secure financing, set a closing date
and move in. Onee a propenty has
been selected and a sales price agreed
upon, one can expect the normal
process 1o be accomplished within a
ofe-tothree-month period

The notion of cooperative own-
ership, quite commonplace in
Manhattan, 1snot popakarthroughout
muost of the country, and is therelore a
less familiar conoept o many transler-
€25, Unlike owning a condominium
or ownhouse where the purchaser
actisally holds the nitle and owns the
premises ownght, a cooperative
apariment is owned by the coopera-
tive corporation. The owner, called a
Subtenant, 12 ssued shares of wock in
the corporation {according 1o the size
and 1ype of apanment), and is subse-
gquently given a proprietary lease 1o
the actual premises

Cooperative buildings are gov-
emed by a Board of Direcvors (resi-
dent share-holders) that is elected by
the residens to uphold the corpora
tions hy-laws and amendments.
Many cooperative buildings have

quite extensive rules and regulations.
not (o mention complicated criteria
for those seeking to purchase, For
instance, townhouses and condo-
mintums can usually be purchased
with as little = 10 percern cash as a
down payment. Most cooperatives,
on the other hand, require a mini-
mum 25-30 percent cash dowm pay-
ment, and it s ot uncommeon for a
cooperalive 1o Tequire a cash down
payment of as much as 50 percent of
the total purchase price. Many of the
muost exclusive New York City build-
ings are “all cash” meaning 100 per-
cent of the purchase price is paid in
cash and no fimancing is permitted

A prospective  purchaser’s
monthly cash flow and liquid assets
are also of enormous concem 1o a oo-
ops board of directors. In the pur-
chase of a condominium or Lown-
house, the bank usually determines
the loan amount based on an appli-
cant’s income and assels Fecognizing
that all shareholders will be affecied if
a subtenant falls imo arrears or
defaults, cooperatives usually require
liquid assets well in excess of the
monthly maintenance charges or
apartmentsvalue,

Inaddition to the stringent finan-
cial criteria that need to be met when
applying for cooperative purchase,
social and professional stamure must
also measure up o the standards o
lined in the corporations by-laws.
While social and professional refer-
enges are sometimes required for a
condominium purchase, reguire-
ments of a condominium’ board of
managers are seldom as sirimgent.
Finally, if all financial, professional
and social documentation is deemed
acceptable, purchasers will be
required 1o attend a personal imer-
view with the co-ops board of direc-
tors. While a personal imerview issel-
dom required for a condominium
purchase, condominium boards do
have a Right of First Refusal on each
purchase application. This “right”
requires the boand to isswe & waiver
allowing the deed to be transferred

lssuance of such a waiver may take
anywhere berween seven days and
three weeks, compared 1o the cooper-
ative application process which can
take from three to five months beforea
closing aciually takes place.

Clearly, condominium and
wownhouse ownership has advan-
L over the E“L'H.f'l.'!{“l'ﬂ'll"-'{'a"lIlh"“ﬂ“"«'h‘
Aside from the obwious linancial con-
siderations, ewning a condominium
or townhouse offers more freedom
vis-4-vis a residents anonymity and
privacy, the ability 1o rent, the abality
to renovate with less red tape, and an
abbrevimed process onre-sale

However, the fact that nearly all
apartment buildings in Mew York
City, particularly the coveted prewar
apartment buildings, are coopera-
tives, explains why this type of owner-
ship has flourished over the years and
how complex the choice of co-op ver-
sus condominiuem versus wownhouse
can be.

Any experienced MNew York City
real estate broker should be able w
provide a lengthy list detailing the
plusses and minuwses of each type of
ownership.  For those who remain
unsure, unconvinced or wncommii-
ted, remtingan apanment (ora pwelve-
month penod may be the answer
With all the stress that is surely a part
of a normal relocation, this no-pres-
sure, short-term alternative can, in the
bomg run, be the best decisionof all. W
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