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Buy New York
with a system.
A precise home-buying handbook for a city shaped by finance,

technology, design and global capital. Build the brief, model the cash,

inspect the risk and negotiate from evidence.

Decision Edition · Reviewed 2026. Market conditions, financing, taxes, laws, and brokerage
compensation practices change. Confirm current, transaction-specific information with the
appropriate licensed professionals before relying on it.
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I N T R O D U C T I O N

An Introduction to

Home Buying in NYC
Buying a home in New York City is a pipe dream for many and a reality for a lucky few. New York

City has the highest cost of living in the United States, which means qualified homebuyers will

need job security, financial stability, and tremendous fiscal discipline. Additionally, the city's real

estate market is notoriously exorbitant, with limited inventory and competition from homebuyers

and investors worldwide.
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The Co-Op Advantage

Although still competitive, co-ops remain the most affordable and accessible option due to barriers
precluding international buyers. Geared toward primary home buyers, co-ops require an extensive

application process as well as an interview. The process can be quite grueling and not necessarily
fruitful; imagine presenting two to three years' worth of income tax returns and schedules, a
complete snapshot of your financials (assets, liabilities, income, and expenses), and up to a dozen
reference letters only to have your application denied.

By contrast, a condo board can only deny an application under very specific circumstances (e.g. the
presence of a criminal background). Co-ops, however, have the right to reject applications without

reason.
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Elika Is Here to Help

In New York City — particularly in Manhattan — home buyers face an elevated (and often
unexpected) level of competition, with many applicants vying for any given property. After reviewing

our home buyers' handbook, you'll be better equipped to enter the market fully knowing the
challenges that lie ahead. Whether you're in the market for a house, condo, or co-op, it will help you
prepare for and understand the entire home-buying process from mortgage pre-approval to closing
the deal.

Elika Real Estate has represented thousands of clients and helped buyers successfully navigate
the intricacies of Manhattan real estate. The firm was built around independent buyer

representation, and that buyer-centric focus remains its primary discipline today, even as the
practice has grown to include seller representation as well. Through our work with buyers of
disparate economic statuses from all over the world, we have compiled this handbook based on the
questions our buyers asked us over the years. Our goal is not only to help you understand what it
takes to succeed as a buyer, but also to instill the confidence requisite to come out on top in the

most competitive housing market in the United States.

The catch-22 with Manhattan real estate is that people are often forced to buy a smaller condo or

co-op than they would like or need to grow. One of the biggest reasons buyers end up losing money
on real estate is that they outgrow an apartment due to a life event, such as a marriage or birth, and
end up having to sell prematurely. To avoid this predicament, buy with the prospects of the future in
mind — ideally you'll want to stay in your new home for at least five years.

To draw an analogy, Manhattan real estate is much like a poorly stocked supermarket where
shoppers nevertheless continue to pour through the doors. Looking back at the years following
1990, the United States experienced the savings and loan debacle, the tech bubble, 9/11, and the

2008–2012 global financial crisis. Through all these fiascos, the real estate market in New York City
stayed robust, with buyers clamoring at every turn.
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Timing Is Everything

While timing is important when buying a home, it is generally ill-advised to delay buying in an effort
to time the market exactly. Real estate cycles, financing costs, and inventory levels all shift over

time, so the strongest evidence for any decision is current comparable sales and ownership costs
rather than a general appreciation assumption. That said, some of the best buying opportunities
have historically appeared when the broader economy looks weakest — though acting on that
requires the financial wherewithal and job security that many lack during downturns.

“Make sure you buy with the prospects of the future in mind.”
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Compromise: An Essential Buying Skill

Whether you reside in New York currently or you're relocating from another state, most buyers
experience a bit of sticker shock when they realize the usually modest size of apartment they can

actually afford. For this reason, compromise is an integral part of the home-buying process in New
York City. The question is, just how much should you compromise?

You don't want to overextend yourself by buying too big, but you also don't want to be forced to sell
down the road because you didn't allow room for growth. In a buyer's market, you should accept a
place that satisfies 90 percent or more of your wish list. In a seller's market, you should buy if a
place has 80 percent or more of what you want. When you make out a list of pros and cons for the

places you view, consider including a column for compromises so you stay flexible in your
demands.

WORKSHEET — PROS,  CONS & COMPROMISES

WISH LIST PROS CONS COMPROMISES

Neighborhood

Area schools

Transportation options

Style of home

Condition of home

Home features

Parking

Yard / garden

Patio / deck

Privacy level

Proximity to work

Proximity to entertainment / culture
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A Premier Market on a Global Scale

You have probably heard real estate gurus chant the refrain of “Location, location, location!” — and
that is good news for potential New York homebuyers. Not only is New York City a premier location

within the United States, it is also one of the best worldwide. Foreign buyers enter the New York
market in droves because of its neighborhood safety, financial stability, and political transparency.
Compared to other global cities like London, Hong Kong, Moscow, and Paris, the city is also
remarkable for its affordability.

Of all the areas in New York City, Manhattan is particularly appealing and sought-after. It's an island
with limited land mass and little to no vacant properties. Combined with soaring land prices, it's

becoming more and more difficult for developers to build enough housing to help facilitate demand
— and Manhattan continues to grow in population and prestige.

One of the attributes that has allowed the market to remain consistently profitable is its

attractiveness to foreign buyers and investors, who know they can count on the U.S. government to
protect their property rights and that they are likely to come out on top if they stay for the long term.

“Not only is New York City a premier location within the United States, but also
one of the best worldwide.”
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Getting Started

So are you ready to start looking for your ideal New York City home? Our handbook will walk you
through every step of the process — from mortgage pre-approval to closing the deal — with the

goal of creating an authoritative yet accessible guide you can take along as a quick reference while
hunting for the perfect home.

While this book is an excellent resource, it is not intended as a substitute for a qualified buyer's
agent. Elika Real Estate was founded in 2001 around independent buyer representation, and that
buyer-centric focus remains the firm's primary discipline — even as the practice has grown to
include seller representation as well. We service many areas of New York City and would love to

assist you in finding your next home.

“Buyer-centric discipline remains the standard for every Elika buyer
engagement.”

HOW A BUYER'S  AGENT CAN HELP

If a NAEBA agent is not available in your market, seek a buyer's agent who has serviced the area
for at least three years. Dedicated buyer's agents should also have completed the ABR (Accredited

Buyer Representation), CBR (Certified Buyer Representative), and CNE (Certified Negotiation
Expert) accreditations, and should belong to local real estate boards like the Real Estate Board of
New York (REBNY). Happy hunting!

Preview properties, sort through undesirable listings, and provide succinct lists of the best available options+

Perform a comprehensive comparable market analysis to estimate fair market value+

Provide unbiased, expert knowledge+

Negotiate on your behalf+

Connect you with reputable attorneys, lenders, engineers, architects and expeditors+

Assemble, prepare, and review your condo and co-op board applications before submission+

Offer post-closing services to help you with your move+
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C H A P T E R  O N E

Is It Time to Buy

Your First Home?
For most people growing up, the idea of owning your own home someday was a given — a

symbol of the American dream. Federal housing policy was designed to encourage

homeownership for everyone: tax laws gave breaks to homeowners, the FHA underwrote riskier

loans with low down payments, and the Community Reinvestment Act of 1977 encouraged

lenders to extend credit to lower-income individuals. These policies worked, and homeownership

rates were at near-record highs by 2006 — until the housing bubble burst in a catastrophic way.

From 2006 to 2012, apartment and home values plunged by nearly a third, and nearly a quarter

of all homeowners found themselves underwater on their mortgages. Fortunately, since 2012,

prices have risen steadily and well-qualified buyers have had no trouble securing mortgages at

favorable terms. With that said — is it time to buy your first apartment or home?
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Rent or Buy: Which Is Cheaper?

The answer hinges greatly on geographical location, interest rates, and inflation, all of which shift
over time. Rather than anchoring to a specific national or citywide percentage, the useful

comparison is the actual math for the property you're considering: current rent for a comparable
apartment versus your likely mortgage payment, taxes, and common charges after a realistic down
payment.

New York City rents have climbed substantially over the long run, and the gap between renting and
owning shifts with interest rates, inventory, and the broader cycle. Rather than relying on a specific
historical rent comparison, buyers are best served by pricing out current rents for comparable

apartments in the neighborhoods they're considering against today's mortgage rates and ownership
costs.

The rent-versus-buy rate threshold shifts with the broader interest-rate environment. Rather than a

fixed percentage, the practical approach is to run the comparison at today's rates: if a lender's
quote makes your monthly ownership cost roughly comparable to rent for the same apartment,
buying is usually worth serious consideration; if it's meaningfully higher, renting may remain the
better near-term choice.

“Price against today's rents and mortgage rates, not a historical comparison.”

A Look at the New York Housing Market

Condo, co-op, and townhouse pricing move independently across cycles, and gains in Manhattan
don't always track the outer boroughs — Queens and Brooklyn have both seen periods of faster
growth than Manhattan. Because these trends shift from year to year, the useful exercise for a

buyer isn't a market-wide forecast but a current comparable-sales analysis for the specific
neighborhood and property type under consideration.

Historically, the New York real estate market has been more resilient than other parts of the country
and has largely recovered from the effects of the crash. As a home buyer, it's always more
advantageous to get in at the lower end of a rising market — and New York's gradual rise is a trend
expected to continue well into the future.
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What to Expect in the Future

Buyer's agents note that housing inventory will continue to be limited, though new development
should expand, especially in Brooklyn and Manhattan. Newly constructed real estate often enters

the market at a higher price than resales, but overdevelopment and a slowing market help control
spiked prices — a dynamic that benefits buyers most.

Neighborhood growth patterns shift from cycle to cycle — a corridor that outperformed in one period
isn't guaranteed to repeat that performance, and the reverse is equally true. Rather than relying on
a specific neighborhood's past price history, look at current listing inventory, recent comparable
sales, and transit and development plans for the area you're actually considering.

Additional Costs of Homeownership

Monthly mortgage payments are just one of many costs associated with owning an apartment or
home. New York City property taxes are among the highest in the country, and because they're set

at the local level, they can vary greatly from neighborhood to neighborhood.

There's also homeowner's insurance, which varies by neighborhood and property type. If you

purchase your home with less than a 20 percent down payment, most lenders require private
mortgage insurance (PMI), which further adds to your monthly payment. If your home is a
condominium or co-op, you'll also pay common charges or maintenance fees, and may be subject
to occasional assessments for building repairs.

Many new homebuyers make the mistake of assuming that if a monthly rent payment is about the
same as principal and interest on a mortgage, they can afford to buy — but these monthly costs are
just a small part of the true price of homeownership.
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Your Home as an Investment

In the literal sense of the word, the home you live in isn't a true “investment.” That runs contrary to
conventional wisdom, but here's why it's true: apartment and home prices have grown only slightly

more than inflation for more than a century. If you bought an apartment in 1980, paid off the
mortgage, and sold it in 2010, you'd have about the same buying power as you did at the start.

The real estate market is a lot like the stock market — it tends to increase over time, but timing the
perfect moment to buy and sell is an imprecise science, and unlike stocks, when you sell your
home you're selling the roof over your head.

Still, some of the wealthiest people in the USA build their wealth by owning homes and real estate.
Owning a home is building wealth; it gives savvy buyers years to compound that wealth and
accumulate more property. For example, someone who bought a home in NYC 30 years ago would
have seen their net worth inflate by approximately 1,000 percent. More than three quarters of

investors worth $1 million+ own real estate, and directly owning private and commercial real estate
is cited as the number one alternative investment choice.

Owning your own apartment or home can be a wonderful thing — a shelter and a source of pride
for you and your family. But don't think of the home you live in purely as an investment; it could
cloud your thinking and lead to buying decisions that aren't optimal for you. Buy a home because
you and your family love living in it, not because you think it'll be a great investment.

“More than three quarters of investors worth $1 million+ own real estate.”
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Planning for the Future When You Purchase a Home

Buying an apartment or home makes sense if you plan to live in it at least five to ten years; any
less, and you may wind up losing money in the transaction. A seller can easily expect to pay up to

10 percent of the sales price in closing costs, allowances, commissions, repairs, and other
negotiated expenses — and sellers rarely get the full asking price unless the market has a shortage
of inventory.

That means trying to predict the future: in the next seven years or longer, do you plan to start or
grow your family? Is there a possibility your employer will transfer you elsewhere? Predicting the
future also means buying only as much apartment or house as you think you'll need, but not much

more. Today, you're better off buying the home you think you'll need for the next ten years —
apartments with multipurpose rooms (a dining room that can become an office, an attic that can
become a bedroom) make sense as your needs change.

Resist the temptation to buy too much house. The additional taxes, utility payments, and
maintenance restrict your ability to save for other family necessities. As the saying goes, no matter
how big your house is, you can only sit in one chair at a time.

Considering Opportunity Costs

Opportunity costs are the loss of profit or value from something given up to acquire something else.
If you're cashing in an investment that has consistently returned ten percent a year in order to cover

your down payment, you're potentially missing out on all the future earnings of that investment.

For younger investors who have 20, 30, or more years for investment growth, the lost earnings
could add up to a sizeable amount — which is why some financial advisers recommend that truly

disciplined savers who invest wisely are better off renting than buying. If you're financing your down
payment with a second mortgage, or part of it is a gift from family, your opportunity costs are very
low. On the other hand, if you're raiding your 401(k) or another brokerage account, be conservative
in deciding how much home you can afford.

ELIKA REAL ESTATE · NYC HOME BUYER’S HANDBOOK 17 / 75



New or Resale: Which Is Right for You?

In many instances, a resale is the only choice — especially if you have your heart set on a
particular neighborhood or love the idea of restoring a beautiful space in a pre-war building. For

many first-time buyers, though, new construction is the better choice.

ADVANTAGES OF NEW CONSTRUCTION

Are You Ready to Buy Your First Home?

You may be wondering if you're really ready to purchase your first home. The answer depends, in

part, on your answer to the following questions:

The financial and real estate markets are in harmony, making homeownership less risky and more
affordable than in years past. Most economists predict that home prices will continue their steady —
and in some neighborhoods spectacular — rise, and low interest rates mean mortgage payments
are more affordable. Purchasing an apartment or home is still cheaper than renting in New York, but

as interest rates climb, waiting too long may push homeownership out of reach.

Energy-efficient appliances and “green buildings” are becoming standard, so energy costs are usually much lower than
in older, retrofitted homes

+

Most newly constructed homes come with fire-retardant floor covering, insulation, and hardwired carbon monoxide and
smoke detectors

+

New buildings usually have sophisticated wiring capable of handling high-tech electronics, entertainment, and security
systems

+

You'll save on replacement costs — major components often carry warranties that can be extended beyond the first year+

Builders' affiliated mortgage banking companies can often customize financing and defray some closing costs+

Are you prepared to maintain and repair an apartment or home?

Are you willing to stay in the same apartment or home for at least five to ten years?

Do you have a realistic idea of the type of apartment or home and amount of space you'll need for the next five
to ten years?

Are you relatively certain your financial situation will remain stable or improve over the next several years?

Are you a disciplined saver who can build up an account for emergency repairs?
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C H A P T E R  T W O

Preparing to Buy

Your Home
There are many advantages to owning your own home. Owning lets you take advantage of tax

breaks that allow you to deduct mortgage interest, property taxes, and other costs involved in

buying and maintaining a home. It also allows you to build wealth as your home appreciates in

value — New York real estate showed extraordinary resilience during the housing crash of 2008.

Unlike rent, your mortgage payments build equity: a home is like a nest egg, and if you decide to

sell, you can keep up to $500,000 (for a married couple) of your profit free from federal income

tax. Your mortgage payments are also predictable and should remain steady over the years, while

rent payments fluctuate with the market.
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Tips for First-Time Home Buyers

As you may already know, home buying is an intimidating proposition for the uninitiated.
Fortunately, there are a number of sensible steps that will help you get onto the right foot. Here are

14 crucial tips to get on track:

Expect a little buyer's remorse at first. Buying a home is a huge commitment, and it's normal to
doubt yourself before the satisfaction of owning your own home sets in.

It's great to have high expectations, but be realistic — even a brand new home is never “perfect.”1

Know what you're looking for in a home before you start shopping, and know your priorities (location, price,
number of bedrooms).

2

Review your credit reports and make sure your finances are in order — you'll need cash for a down payment,
closing costs, and a capital reserve of six months to a year.

3

Get prequalified for a mortgage with the lender of your choice; this gives you credibility when negotiating for a
property.

4

Pick one or two trusted friends if you want a second opinion — too much conflicting advice can keep you from
making a decision.

5

Set a realistic time frame for moving into your new home: how much time is left on your lease? Do you need to
sell an existing home?

6

Consider the big picture — a starter home you'll trade up from, or a long-term family home? This narrows your
search and guides the mortgage type that works best for you.

7

Avoid overleveraging to buy the most expensive home you qualify for; you'll want money for decorating,
maintenance, and a rainy-day fund.

8

Try to negotiate repairs by the seller into the contract; sometimes a home is sold “as is,” so you're responsible
for repairs after closing.

9

Find a buyer's agent you feel comfortable with and trust — one whose agency role is clearly disclosed and
whose loyalty, advice, and negotiation are aligned with your interests throughout.

10

Don't be afraid to pull the trigger when you find the right home. Second-guessing rates or market changes often
leads to disappointment.

11

Don't expect the impossible — there's no such thing as a perfect apartment. If a place meets your most
important needs, you can repair the minor flaws.

12

Negotiate for the best price, but avoid insulting the seller with ridiculously low offers or too many contingencies.13

Develop a realistic post-purchase budget that includes funds for decorating, maintenance, and repairs — even
new homes come with move-in expenses.

14
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Avoiding Rookie Homebuyer Mistakes

With any complicated activity that involves finances and various levels of bureaucracy, the margin
of error can be rather slim. Watch out for these common mistakes:

Choosing a Tech-Friendly Property

Many an uninitiated homebuyer has closed on a home only to discover it's missing key

technological amenities. It's important to choose a home equipped for the 21st century —
appropriate wiring and jacks for cable internet and TV, telephone jacks, wiring for ceiling-mounted
speakers and surround sound, multi-zone heating and cooling, multi-room lighting controls, and
multipurpose in-wall wiring that can be reconfigured as technology evolves.

Buying the best house on the block — tempting, but never recommended+

Applying with only one mortgage lender and missing a great deal by not shopping around+

Succumbing to “decision paralysis” and losing your dream home to another buyer+

Representing yourself and forfeiting the guidance of an exclusive buyer's agent+

Being unfamiliar with what makes an offer attractive to a seller+

Ignoring resale potential — the average first-time buyer stays in their home just four years+
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Getting Your Finances in Order

Getting your finances in order is perhaps the most important thing you can do prior to beginning
your search for a home. Here are some things you can do to get them sorted:

Track your bills and credit card receipts for three to six months, and develop a realistic budget based on what
you're actually spending, including healthcare and vehicle maintenance.

1

Pay down debt. Lenders want less than 30 percent of your income spent on loan repayment, including your
mortgage.

2

Watch your nickels and dimes — write down everything you spend for a month to discover quick ways to cut
expenses.

3

Consider a part-time job or freelance work to boost your income so you can qualify for a higher mortgage.4

Start a savings plan just for your new house, and build monthly contributions into your budget.5

Aim for a 20 percent down payment — you'll get a lower interest rate and avoid pricey mortgage insurance
premiums.

6

Build up a steady employment history; most lenders want to see two years on the job for the best interest rates.7

Use credit wisely to build your credit score — pay bills in full each month where possible, and never max out
your credit limits.

8
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Budget Worksheet Example

Working out — and sticking to — a routine household budget will be essential in your home-buying
preparations. Begin by determining your household income, then use it to calculate your household

expenses.

SAMPLE BUDGET WORKSHEET

INCOME EXPENSES

Net income / all family members Rent / mortgage

Pension / Social Security Utilities

Interest / dividends Transportation / car payments

Child support / alimony Groceries

Disability / other insurance Insurance (life, health, vehicle, home)

Other Credit card payments

Savings / pension contribution

Child care & education

Recreation & entertainment

Charitable donations

Miscellaneous
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REBNY Financial Statement

The Real Estate Board of New York (REBNY) Financial Statement Form is the standard document
co-op and condo boards use to evaluate an applicant's finances. It covers monthly income,

projected housing expenses after closing, and a full itemization of assets and liabilities.

REBNY FINANCIAL STATEMENT — CATEGORIES

ASSETS LIABILITIES

Cash / money market funds Notes payable to banks

Contract deposit Notes payable to relatives / others

Stocks, bonds & brokerage accounts Installment accounts payable

Investment in own business Mortgages payable

Real estate owned Unpaid real estate & income taxes

Automobiles Credit card debt

Retirement funds / IRA / 401(k) Other debts

What Goes Into Your Credit Score?

Credit scores range from 300–850, and lenders require a score of at least 620 to approve a
mortgage. To qualify for the best rate available, you'll need a score of no less than 720. Several
factors affect your credit rating:

Your payment history — do you make monthly payments by the due date? A late payment can be almost as damaging
as no payment at all

+

Your overall debt burden — high balances on multiple accounts signal you may be overextended+

The length of time you've had credit — a long history of prompt, paid-off accounts improves your score+

Your available credit — many open accounts with low balances is a red flag for future credit problems+

The types of credit accounts you have — lenders like to see both secured and unsecured accounts+
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How to Improve Your Credit Before You Buy

Fortunately, there are also things you can do to build your credit and get the best mortgage terms
available. Take steps now, before you see a lender:

Request a credit report from all three major bureaus (Equifax, Experian, TransUnion) and check them carefully
for errors.

1

Never make the minimum monthly payment on credit card bills — pay in full each month where possible.2

If you've had credit problems, wait at least a year before applying for a loan.3

Don't open any new loans or credit accounts in the months immediately before applying for your mortgage.4

Once you've applied for a mortgage, freeze your spending until you close on your home.5

Target two or three favorite mortgage lenders and apply to them all at the same time.6

Stay away from finance companies — lenders view finance company accounts as evidence of bad money
management.

7
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Your Dream Home Wish-List

Once you've determined your credit situation, start thinking about what you really expect from your
home. Finding the ideal home usually involves tradeoffs — draw up and prioritize a list of needs

and wants and use it to pare down the properties you want to view.

QUESTIONS TO CONSIDER

Do you need to be close to transportation, schools, an airport, or shopping?+

Which neighborhoods do you prefer, and which do you wish to avoid?+

Which would you most like to buy — condo, co-op, or townhome?+

Do you prefer a new development, or would you consider a resale?+

How much time and money are you willing to invest in renovation?+

Would you prefer a smaller apartment on a higher, sunnier floor, or a larger one lower down?+

Bedrooms / bathrooms (number needed)

Balcony, deck, or terrace

Family room, dining room, or eat-in kitchen

In-unit washer / dryer

Fireplace or air conditioning

Hardwood floors and natural light

Doorman and proximity to transportation
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Finding the Ideal Neighborhood

Your dream home may turn into a nightmare if it's in the wrong neighborhood. Begin by thinking
about the activities most important in your daily life — church, clubs, the theater, favorite shops —

and how a move would affect your participation in them. If you have or plan to have children, look
carefully at the local school district; InsideSchools.org offers a comprehensive, independent look at
city schools.

Talk to your buyer's agent about average home prices, vacancy rates, and price trends in the
neighborhoods you're considering. Research crime statistics — both the number and type of crimes
reported, and whether they're clustered in a specific area. Once you've selected a few

neighborhoods, walk — not drive — around them, and try visiting at night as if you were living there.

“Try to determine if crimes are clustered in a specific area.”

Mentally Preparing Yourself for NYC's Tight Market

Regardless of your price range, attractive, well-maintained properties never stay on the market
long. Developing a basic understanding of NYC's tight market before you begin will help you

negotiate the best price and reduce your risk of losing out to other bidders.

“Make your offer based on the low price target.”

Prequalify for a mortgage or provide proof of funds if paying cash+

Talk to your agent regularly to stay on top of new listings+

Be ready to make a decision — know exactly what you want and what you can afford+

Even in a competitive market, insist on the appropriate inspections+

Do due diligence with your agent and develop a three-tiered price target: your low offer, the likely acceptance price, and
your maximum

+

If financing, ask for a mortgage contingency clause — but consider dropping it in a competitive bidding situation+

Be accommodating to the seller on closing dates when possible+
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Before You Start Shopping for a Home: Your Checklist

Have a realistic idea of what you can afford — generally two to three times your gross annual income

Prioritize the list of features you want in a home

Identify three or four New York City neighborhoods where you most want to live

Save enough to cover your down payment, closing costs, and one year of common charges, taxes, and
mortgage interest

Talk to a mortgage lender and explore financing options; prequalify so you know how much you can afford

Collect and organize the documents your lender will need — pay stubs, statements, and two years of tax returns

See if any special mortgage or down payment assistance programs are available to you

Calculate the true costs of homeownership, including taxes, insurance, and association fees

Interview and select a licensed buyer's agent to work with you throughout the process
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buying a property you'll want to fully understand what each has to offer.
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C H A P T E R  T H R E E

Understanding

NYC Real Estate
In New York City, there are two major real estate options, and before buying a property you'll want

to fully understand what each has to offer. Most of what you'll find for sale in New York are co-

operatives, or condos. The most important distinction between the two is that with a co-op you do

not own the property — a corporation does. You own shares in the corporation, much like you

would in a business venture, and the Board of Directors sets the value of each apartment based

on a number of shares. Condominiums, by contrast, are a more traditional choice: buyers actually

purchase the real estate itself. About 80 percent of the available apartments in New York are co-

operatives, though co-ops are generally less expensive than condominiums.
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Condo vs. Co-op: What's the Difference?

The differences between a condominium and a co-op can be somewhat complex, and depending
on the neighborhood, there may be more co-ops than condos available. The co-op ownership

vetting process can be strict, which usually translates to greater financial security for the building —
but it can also be highly discriminative, particularly where finances are concerned.

The word “co-op” is short for “cooperative,” which has more in common with a business
arrangement than with owning real property. As a resident, you don't actually own your apartment
— a corporation owns the building, and residents are shareholders. The legal relationship is that of
a “proprietary lease,” which allows you to use the apartment but does not imply ownership.

CO-OP FACTORS

Co-op approval: the board of directors must approve your application and interview before you may move in+

Apartment size is directly tied to the number of shares you hold — the larger the apartment, the more shares+

Down payment: generally more than for condominiums, starting at 20 percent and running as high as 50 percent+

Other expenses: a portion of monthly maintenance covers building amenities, taxes, heat, insurance, water, and staff+

Landlord-tenant relationship: co-op shareholders are considered tenants, granting them legal protections condo owners
don't have

+
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Co-op vs. Condo, Continued

The ratio of co-ops to condos in New York City has shifted over time, generally narrowing as newer
buildings tend to be built and sold as condos. Rather than a fixed citywide ratio, it's worth asking

your agent about the current mix in the specific neighborhoods you're considering, since it varies
significantly block to block.

Condominiums can cost up to 40 percent more than co-ops; in one recent quarter, the average cost
of a condo in Manhattan was $2.283 million, compared to $1.24 million for a co-op. But when
apartment size is compared with amenities, the gap narrows considerably — appraisal analysts
have found the value of a condo to be only about 9 percent more than a comparable co-op once

condos' additional closing costs, title insurance, and mortgage recording tax are factored in.

Co-ops tend to have stricter rules than condos, particularly around pets, noise after 10 p.m., or
installing a washer-dryer — and they're especially strict about subletting, typically requiring two

years of residency before a sublet is even considered, capped at one or two years maximum.

CONDO FACTORS

The Basics of NYC Co-Ops

New York City co-ops are unique hybrids that combine features of public and private ownership.
Co-op owners are not permitted to sell their units without board approval and paying a flip tax, so
you cannot flip a co-op the way you could a house or condo. Co-op boards are controlled by a

board of directors, who enjoy sweeping authority to accept or reject applicants and can turn down
individuals for any reason other than sexual, religious, or racial discrimination — and are not
required to explain a rejection.

Since the end of 2009, the co-op market in Manhattan has rebounded strongly from the sluggish
economy of 2007–2008, with meaningful gains in both average price and price per square foot.

Buyers purchase real property outright and receive a deed; they pay their own real estate taxes+

Financing options: condos allow for up to 90 percent financing, though most banks now require 20 percent down+

The application process has a much higher acceptance ratio than for a co-op+

Common charges apply, but in most cases they run considerably lower than co-op maintenance+
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What You Need to Get Into a Co-Op

You must supply detailed personal and financial information to get board approval. Applicants fill out
a “board package” that includes two years of tax returns with W-2s, 1099s, and K-1 forms, a

detailed financial statement, and a list of assets. Investment documentation, a lender commitment
letter, and a minimum of three letters of personal reference are also typically required. After
submitting your package, you'll interview with the board's selection committee, which may include
both personal and financial questions.

The Advantages and Disadvantages of Owning a Co-op

Though the application process is rigorous, there are real advantages: co-op boards are strict about

choosing buyers who will be considerate neighbors and handle maintenance promptly, creating a
high-quality living environment for everyone. Unfortunately, the same rules that keep your
neighbors in line can feel controlling if you want to make cosmetic changes — and disagreements
typically center on spending and what decorations are allowed.

The laws governing co-op issues are always evolving. Courts have ruled that a co-op board's
decision cannot be questioned in court, that it does not have to provide a reason for turning down a
prospective owner, and that it can evict disruptive neighbors. Co-op boards may also enforce “flip

taxes” on the sale of a unit if permitted by the co-op's bylaws.

“Co-op boards may also enforce “flip taxes” on the sale of a unit if permitted by
the co-op's bylaws.”
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Co-Op Board Interview Tips

While co-ops are more plentiful than condos and less expensive, their approval process is far more
rigorous. Some boards view the interview merely as a formality after approving an application;

others use it as an opportunity to scrutinize candidates and their finances closely. Here are tips to
help ensure your interview goes well:

The Basics of NYC Condominiums

New York City condos differ from the golf course and lakeside offerings common in the rest of the
country — in the city, condos are usually stacked one atop the other in high-rise buildings, but are
still considered prime real estate and are governed by the same laws on sales, financing, and taxes
as other property.

Each condo unit has its own block number and tax lot. Parts of the building not part of your
particular unit are called common elements — outdoor areas, the land, and common indoor areas
like the lobby and hallways. When you own a condo you also own a specified percentage of these

common elements, and pay a monthly maintenance fee, or common charges, that supports building
operating expenses.

“Unit owners are also required to pay their own individual real estate taxes.”

Dress conservatively — a suit and tie, or a professional dress or suit with minimal jewelry+

Be on time, and understand this is a time-consuming process+

Expect personal questions, and be prepared to field them without getting defensive+

Familiarize yourself with your finances — you should know your statement like the back of your hand+

If interviewing with a spouse or partner, make sure you're on the same page+

Don't ask questions — this is the board's time to ask you+

Don't mention renovations unless asked, and downplay your plans even then+

Don't over-share — limit what you divulge to what the board asks+

Don't expect an immediate decision; the board's full review takes time+

Meet any post-interview requests, such as holding maintenance in escrow+

Wait for an answer — if approved, notification is typically given within one week+

Don't worry — being confident and at ease during the process will help you+
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How NYC Condos Operate

A board of managers, elected annually by condo owners, runs New York City condos. Unlike a co-
op board, the condo board does not have the power to reject prospective buyers — the only way

board members can prevent a sale is to buy the unit themselves, a rarely used process called “right
of first refusal” requiring a vote from other unit owners.

Understanding the Pros and Cons of Condos

Condominiums are a flexible and affordable option for some homebuyers, but there are distinct
differences between condos and single-family homes worth weighing before you buy.

Storage space varies wildly between buildings — some have basement cages, many don't+

Private outdoor space is rare in a condo development; consider a building with a roofdeck if that matters to you+

Most developments have luxurious amenities like gyms and lounges, but more amenities means higher monthly fees+

Almost all condo developments have onsite maintenance crews that handle repairs and even let in approved workmen+

Condos usually offer enhanced security — a doorman, secure entry, and sometimes round-the-clock personnel+

Association fees on top of your mortgage cover amenities and security, whether or not you use them all+

Resale price often hinges on comparable units in your development — views, finishes, and appliances drive your asking
price

+

Condo living is governed by the association's rules and regulations, though you'll usually have a vote+

Condo residents live in close proximity to one another — it's a good idea to meet your neighbors before you buy+
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Questions for the Condo Board

Before you make an offer on a condo, get some key information from the management company or
board:

What percentage of units are owner-occupied versus rented out to tenants?1

Can I review a copy of the bylaws with my broker and attorney, including any grandfather clauses?2

Are assessments keeping pace with inflation, and how do they compare to similar buildings?3

Can I see a copy of the building's financials — how much is kept in reserve, and how is it invested?4

What exactly is covered by the assessment, and what is not?5

Were there special assessments in the past five years, and how much was each owner's share?6

Is the board involved in any litigation that could deplete reserves?7

Has the building's developer worked on other projects, and can I see an engineer's report?8

How many properties have sold in the building, and how often do they turn over?9
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What You Need to Know About Condops

Condops, although less common than condos and co-ops, are another housing alternative in New
York City. Started in the 1960s, a condop is essentially a co-op within a condo — commercial

spaces are categorized as one condo unit while residential spaces are broken into cooperative
shares. Residential units are most often in the tower or high-rise section, with commercial spaces
on the lower floors.

Since a condo building cannot legally sit on leased land, buildings with a land lease have often
been converted to condops, with the condop paying rent to a third-party landowner — typically
adopting the legal structure of a co-op but following the bylaws of a condo. Land-lease properties

often sell for less, though the lot's rent is split among owners and included in maintenance, and
securing a mortgage can be more challenging.

You'll find three boards in most condops — a condo board representing commercial spaces and the

co-op portion, a strictly commercial board, and a residential board elected by shareholders. It's a
myth that condops are less strict than co-ops; many operating as co-ops enforce the same rules,
including board interviews and the two-year sublet maximum, while others function more like
condos with liberal policies.

Because responsibility for capital repairs can fall to the co-op, the condo, or the commercial owners
depending on what's affected, the three boards don't always agree — a hallway or elevator

refurbishment can become a genuine point of friction between them. It's worth asking the managing
agent about the building's track record on this before adding a condop to your shortlist.

On cost, condops tend to run in the same range as condos, and financing one is usually more

straightforward than financing a co-op — required down payments are often lower than the 25
percent or more many co-op boards expect. Most lenders treat a condop like a co-op for
underwriting purposes, though some may need the structure explained; as long as the building
meets standard agency guidelines, the process shouldn't run into complications.

Condops remain a niche category — there are only a few hundred condop buildings in New York
City, compared to several thousand co-ops and well over two thousand condos — so many buyers

need a walkthrough of how they actually work before deciding whether one is right for them.
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The Process of Buying an NYC Home

Now that you're clear on the difference between co-ops and condos, it's time to look at the entire
process of buying an NYC home. It can take months, even years, to find the right home — but the

process is much easier, and typically much faster, with the help of the right buyer's representative.

HOW ELIKA HELPS AT EVERY STAGE

As a member of the Real Estate Board of New York (REBNY), Elika has access to all available New
York real estate listings. Our agents preview properties before presenting them to clients, so you
receive accurate information, investment potential, and up-to-date pricing. When Elika represents
you as a buyer, that engagement is defined clearly in writing and organized entirely around your

objectives — our interest is in helping you get the best possible deal on your new property.

Choosing a property — narrowing your search across condos and co-ops and understanding property values and
neighborhoods

+

Financing — helping you understand mortgage types and connecting you with lender recommendations for the best deal+

Negotiating — performing a comparable market analysis to estimate fair value and advise on your offer and counter-
offers

+

Applying — guiding you through the lengthy co-op or condo board application and all required documentation+
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Buying a Home Checklist

Think you're ready to become a homeowner? By this point, you've doubtlessly made significant
changes in your life and taken a long, hard look at your finances. Consult this checklist as you

move through the process.

Locate an agent — vet at least three real estate agents, and consider an Exclusive Buyer Agent (EBA) firm

Work out a pre-approval to establish comfort with your mortgage payments and plan your budget

Begin looking at prospective homes — a well-prepared agent can show you 8–10 homes per day

Start narrowing your choices down to two or three homes and schedule follow-up visits

Learn about purchase contracts — review documents and negotiation strategy with your attorney while still
searching

Get an attorney — customary in New York City, where transactions are complex

Review comparable sales data to understand fair market value before you offer

Begin negotiations once you've chosen a home — remember, a deal isn't done until both parties sign

Put it in writing and move forward once a fair price is accepted

Start shopping for a mortgage deal — compare loan type, amount, and lock period across lenders

Get an inspection for the home, covering structural integrity, plumbing, electrical, lead, radon, and termites

Square away your insurance — construction year, roof and heating type, and proximity to fire services all factor
in

Set up an interview with the board, bringing your application, tax returns, financial statement, and references
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C H A P T E R  F O U R

Working with a

Buyer's Agent
Your home is likely the largest purchase you will ever make, and it represents more than just a

brick-and-mortar investment — it's a symbol of family, security, and commitment to your

community. Buying a home is often an emotional experience, filled with anxiety, frustration,

anticipation, and ultimately joy. A buyer's agent is your advocate and guide in one of the most

important transactions of your life.
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Why Should You Work with a Buyer's Agent?

There are multiple complex reports, forms, and legal documents required in a home purchase. Your
buyer's agent and attorney will help you obtain and evaluate the seller's disclosure forms and

inspection reports, compile your mortgage and insurance documents, and decipher complicated
government-mandated closing statements — overseeing the documentation process to help you
avoid costly delays and errors.

Purchasing a home is also a time-consuming process. Your buyer's agent streamlines it by
screening out unsuitable properties and combing through listings to find the best prospects,
negotiating on your behalf once an offer is made. Your agent also coordinates the board application

and guides you to closing, which can take between 30–60 days and involves multiple components.
A good buyer's agent will perform a comparable market analysis to help you determine fair value so
you can negotiate the best possible price.

Your buyer's agent understands the fine print and can explain the implications of various
components in a sales contract, with contacts in the mortgage industry who can help you obtain the
most favorable loan. Buyer's agents have their pulse on the market and stay on top of current and
pending laws and regulations, and their experience is often invaluable in finding hidden gems and

identifying up-and-coming neighborhoods.

In New York City, the seller has traditionally covered the buyer's agent's commission at closing,

though the buyer indirectly bears that cost since it's wrapped into the purchase price. That structure
is shifting: compensation is negotiable, and a written buyer agreement now spells out exactly what
services your agent provides and how they're paid — whether by the seller, by you directly, or
through some other arrangement permitted by law. What hasn't changed is the basic tradeoff: you
can have a representative whose fiduciary duty runs entirely to you, or rely on the seller's agent,

whose duty runs to the seller at all times.

“Work with an agent who is a member of the Real Estate Board of New York and
the National Association of Buyer's Agents.”
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Questions to Ask Your Buyer's Agent

Choosing a buyer's agent to represent you is a bit like conducting a job interview. Asking the right
questions will help you find the agent with the right combination of skills and experience to best

represent you.

Keep in mind that the relationship between you and your agent is highly personal, and the most

qualified candidate may not necessarily be the best one for you. The most important factor in
choosing a buyer's agent is feeling comfortable around, and trusting, him or her — you'll share
deeply personal information and financial data, and spend a lot of time together throughout the
purchasing process.

How long have you been in residential real estate sales?1

Is this your full-time career?2

Do you hold any professional credentials, such as ABR, CBR, CNE, GRI, or CRS?3

Approximately how many buyer-side transactions did you and your agency complete last year, and how does
that compare to other brokerages?

4

What is the average number of days it takes to purchase a home in this area?5

Will you represent me exclusively, or will you be a dual agent on any properties you show me?6

Do you have referral arrangements with providers who can assist me with a mortgage, inspection, or repairs?7

How will you communicate with me — and when and how often will I hear from you?8

Can I contact any of your previous clients for a reference?9
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Understanding the Different Types of Agency

You should understand the legal responsibilities your real estate salesperson has to you and to the
other parties in the transaction. New York State law requires the agent to present you with an

agency disclosure form at your first meeting.

The Importance of a Qualified Buyer's Agent

At Elika, we understand why different properties appeal to different buyers, so we know how to
present you with properties that fit your lifestyle. We help with the deluge of paperwork associated

with buying a home, make sure our clients understand the purchasing timeline, and keep the
process relaxed by keeping clients informed every step of the way. As we are familiar with New
York neighborhoods and properties, we offer a professional, experienced point of view that's
valuable when applying, negotiating, and financing.

New York is one of the most culturally diverse cities in the world, with many beautiful
neighborhoods, limitless food and entertainment options, and relatively stable property values.
Unfortunately, it's also easy to make simple mistakes when buying in the city — proper buyer's

representation from Elika is an essential tool that eliminates those mistakes and reduces your
stress while getting you the best possible real estate deal.

Seller's Agent — hired by the seller; fiduciary responsibilities are to the seller alone+

Buyer's Agent — hired by the buyer; owes fiduciary responsibility solely to the buyer, and may be paid a straight fee or
via a commission split with the listing agent

+

Broker's Agent — works in cooperation with a listing or buyer's agent but at a different firm, with no direct relationship to
either buyer or seller

+

Dual Agent — the brokerage firm represents both buyer and seller in the same transaction; limited fiduciary
responsibilities and a potential conflict of interest mean all parties must give informed consent

+

Dual Agent with Designated Sales Agent — the managing broker designates which agents represent the seller and
which represent the buyer, avoiding many of the pitfalls of dual agency while both agents retain full fiduciary duties

+

ELIKA REAL ESTATE · NYC HOME BUYER’S HANDBOOK 45 / 75



Designated Agency

You may come across the term "designated agency" while working with a real estate firm. It
describes a situation where the buyer's agent and the seller's agent on the same deal both work for

the same brokerage. In practice, neither side gets a fully independent advocate, and the one firm
collects the entire commission on the transaction.

Dual Agency

Dual agency is closely related: it's when a single broker, rather than two agents at the same firm,
represents both the buyer and the seller directly in one transaction.

In both arrangements, the agents involved are legally barred from negotiating hard on behalf of
either side — their focus shifts toward simply closing the deal — and they can end up privy to
confidential information from both parties that they wouldn't normally see. Although legal in New
York State, this structure is widely viewed as a conflict of interest, since it can't offer either client

undivided loyalty; it tends to benefit the brokerage more than the people it's supposed to represent,
and can undercut the trust between an agent and their client.

For that reason, buyers in NYC are generally better served by an exclusive buyer's agent —
someone whose only job is representing your side of the deal. Commission structures vary by
transaction and are increasingly documented directly in a written agreement between you and your
agent, rather than assumed automatically from the listing side. Since representation is worth

negotiating for regardless of how it's ultimately paid, there's little reason not to have an agent
working exclusively on your behalf.
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C H A P T E R  F I V E

Mortgage and

Financing for Your Home
Since your home will likely be the single largest financial commitment you make in your lifetime, it

pays to understand the basics of financing it before you ever walk into a loan office. Getting

familiar with these concepts up front will make the rest of the process far less intimidating.
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How Much Mortgage Can I Afford?

Thanks to the tax advantages of homeownership, most buyers can comfortably manage a
mortgage payment roughly a third larger than their current rent. A quick way to estimate this

(assuming a 28 percent tax bracket) is to multiply your current monthly rent by 1.32 to get an
equivalent mortgage payment; buyers in a higher tax bracket can typically stretch a bit further. For a
more detailed picture, run the numbers through a mortgage calculator or check current mortgage
rates before you start shopping.

Mortgage Variables

Your monthly payment — and the total you'll pay over the life of the loan — depends heavily on a

handful of variables worth understanding before you commit to one.

Mortgage term — standard terms run 7, 15, 20, and 30 years, with some lenders offering custom lengths. A longer term
lowers your monthly payment but raises the total amount repaid; shorter terms typically carry lower interest rates.

+

Fixed vs. adjustable rate — a fixed rate makes sense when rates are low; an adjustable rate mortgage (ARM) often
offers a lower rate for the first few years before floating with the market, which can suit buyers expecting their income to
rise.

+

Jumbo loans — any loan above the annually set federal conforming limit is considered "jumbo," and these loans can't be
sold to or guaranteed by Freddie Mac or Fannie Mae.

+

Interest-only mortgages — these carry a lower short-term rate (typically three to seven years) since payments don't
reduce principal during that window; they suit buyers planning to sell within that period, but carry real risk if you don't.

+

Government-backed loans — programs through the Department of Veterans Affairs and the Federal Housing
Administration offer reduced down payments and favorable rates for qualifying buyers.

+

ELIKA REAL ESTATE · NYC HOME BUYER’S HANDBOOK 49 / 75



Searching for Your Home

The financing process breaks down into manageable phases. It starts well before you sign anything
— this is a general guide, and your specific situation may involve additional steps.

Run a mortgage calculator early to get a preliminary sense of your down payment needs and likely monthly
payment

Meet with a mortgage banker or broker to discuss your finances, goals, and loan options, and provide written
consent for them to pull your credit report

Research and choose a financial institution — not necessarily your current bank — based on reputation and
loan packages that fit your needs

Apply for pre-approval (or pre-qualification): submit the application, required documentation, and consent to a
credit check — this signals your credit standing but isn't a lending commitment

Gather and submit the documents your lender requests (tax returns, W-2s, bank statements, pay stubs)
promptly and accurately to avoid delays

Work with your buyer's agent to find a home and make an offer, giving them your pre-qualification letter to
strengthen your negotiating position

Book a home inspection with a qualified inspector or engineer

Review the signed purchase contract carefully for all negotiated terms and contingencies, confirm the closing
date works, and put down your deposit
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Applying for Your Mortgage

Closing the Sale

Finalize your application and review the terms and conditions thoroughly with your mortgage consultant

Decide whether to lock in your rate or let it float with the market — you can typically switch your decision up to
10 business days before closing

Arrange homeowners insurance (and flood insurance if required), sending proof to your lender, and consider
whether mortgage insurance makes sense for you

Review your full disclosure package — including your Loan Estimate and Closing Disclosure — sign and return
anything needed promptly, and pay any associated fees

Confirm your lender has ordered the appraisal and title search; attend the appraisal appointment and expect the
completed report at least a few days before closing

Take the welcome call from your loan processor to confirm your documents are complete, ask questions, and
verify the closing date

Receive your official commitment letter and resolve any remaining conditions, such as inspections or a
Certificate of Occupancy

Review your pre-closing Truth-in-Lending disclosure carefully, checking the annual percentage rate and finance
charges, then allow the standard three-business-day waiting period

Confirm the closing date, time, and location with all parties; your closing agent will prepare the Closing
Disclosure outlining costs

Prepare a certified or cashier's check for the exact closing amount

Attend closing, where your closing agent walks you through the mortgage and closing documents and typically
sets up an escrow account for future taxes and insurance — a power of attorney can stand in if you can't attend
in person
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Making Use of Your Lender's Services

Your relationship with your lender doesn't end at the closing table.

Questions for Your Lender

Once your offer is accepted and the contract is signed, it's time to finalize your mortgage application

and choose the right product. These questions will help you make an informed decision.

Choose your preferred payment method — most lenders offer automatic monthly, weekly, or biweekly payments, online
payments, or checks, and you can revisit this choice anytime during the loan term

+

Set up an online account to check your mortgage details securely from your computer or phone+

Stay in touch with your lender throughout the life of the loan — whether you're facing a payment issue, considering a
refinance, or buying another property

+

What mortgage products do you offer? Most lenders now offer fixed-rate loans (15, 20, or 30 years), adjustable-rate
mortgages, or hybrids combining a fixed period with an adjustable one.

+

Which product do you recommend for my situation, and why?+

Are rates, terms, fees, and closing costs negotiable? Can I use discount points to buy down my rate? A point costs 1%
of the loan amount upfront in exchange for a lower rate — sometimes saving tens of thousands over the life of the loan.

+

What's your policy on private mortgage insurance (PMI), and what does it cost? PMI is typically required when your loan
exceeds 80% of the home's value, and most lenders will drop it once you've built enough equity.

+

Will you service the loan yourself, or is it handled by a third party?+

What are the escrow requirements? Many lenders collect property tax and insurance payments monthly and hold them
in escrow until due.

+

How long is the rate lock period, and what happens if rates drop during it? What's the penalty to extend the lock if
needed?

+

Do you charge a prepayment penalty? This matters if you expect to sell within a few years.+

What's your average time to close a loan?+
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Documents Your Lender Will Need

It's worth gathering this information well before you apply for pre-approval, so it's organized and
ready the moment your lender needs it.

Alternatives to Traditional Financing Requirements

If you can't meet conventional mortgage requirements, several alternatives exist — your buyer's
agent can help you figure out whether any fit your situation.

Two years of W-2 or 1099 forms for everyone on the loan

Recent pay stubs (at least one month) for each borrower

Copies of the four most recent statements for all checking and savings accounts

Two or more years of personal tax returns for each borrower

Copies of the four most recent brokerage account statements

Proof of any major assets not held in a brokerage account

Most recent 401(k) or other retirement account statement

Verification of additional income, such as alimony or child support

Account numbers and balances for all existing credit cards and installment loans

Your address history for the past five to seven years, including landlord contacts

Local, state, and federal down-payment assistance programs — including options like the Nehemiah program and the
American Dream Down Payment Fund — offer low-cost loans or grants toward your down payment.

+

Seller financing, where the seller finances all or part of the purchase price and you pay them directly instead of a
traditional lender.

+

A shared-equity arrangement, where family, friends, or a third-party investor buy a stake in the home and share in the
eventual profit, while you handle the mortgage, taxes, and maintenance as the occupant.

+

A family loan or co-signer to strengthen a limited credit history.+

Lease-to-purchase agreements, where a portion of your monthly rent is credited toward the eventual purchase price,
usually in exchange for a small nonrefundable fee upfront.

+

A small short-term second mortgage to cover your down payment — generally only available to buyers with reliable
income and minimal existing debt.

+
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Pick a Mortgage Checklist

Plenty of mortgages will technically be available to you — but usually only one will genuinely fit your
needs, so it pays to learn what each option really offers before deciding.

Before you sign anything: get comfortable with mortgage terminology and current rates, talk to at
least three banks or brokers, ask each loan officer for a Good Faith Estimate that lays out terms

and fees transparently, run the numbers against your own needs, and only then sign.

Gather pay stubs for the past month for each earner in the household

Collect W-2s and tax returns for the last two years

Pull financial statements from the past three months for 401(k)s, mutual funds, IRAs, and stocks

Have prior mortgage statements or at least three months of student loan statements ready

Get an employment verification letter

Get a gift letter for any financial gifts you're using toward the purchase
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Comparing Mortgage Types

A quick side-by-side of the most common structures, and who each tends to suit best.

15-year fixed — higher monthly payment, lower rate, no rate changes, and the least total interest paid over time. Best if
you can handle a bigger monthly payment, want to save on interest long-term, and plan to stay put for a while.

+

30-year fixed — lower monthly payment, higher rate, no rate changes, and more total interest paid over time. Best if
you'd rather keep payments low and expect to need a longer runway to pay off the home.

+

3/1 adjustable-rate mortgage — a lower rate and lower payments for the first three years, after which the rate can move
annually. Best for buyers comfortable with market fluctuations down the line in exchange for savings up front.

+

5/1 interest-only loan — much lower payments for the first five years (interest only, no principal), with the rate fixed for
that period before it adjusts. Best if you expect meaningfully higher income within five years.

+

7-year balloon loan — low payments and a fixed rate for seven years, then the full remaining balance comes due all at
once, requiring payoff or refinancing. This one is a genuine gamble on where rates will be seven years out, so go in with
eyes open.

+

Payment-option ARM — gives you four payment choices each month (minimum, interest-only, or two levels of principal
payment), with a very low initial rate that adjusts monthly. Payments this flexible can also mean your loan balance grows
rather than shrinks if you consistently choose the minimum — worth understanding fully before committing.

+
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06
C H A P T E R  S I X

A Step-by-Step Timeline
for Home Purchasing
Once you've lined up an agent and sorted out financing, you're on your

way — but it's a long journey involving a lot of moving parts and other

people. Here's a realistic sense of what to expect at each stage, and

roughly how long each one tends to…

01

Mortgage Preapproval

02

Finding a Property

03

Negotiation
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Mortgage Preapproval

Estimated timeframe: 3–7 days.

You can't seriously start shopping until you know what you can actually afford. Keep in mind your
final approval still hinges on having the required down payment ready — condos typically call for
around 10 percent down, while co-ops generally require at least 20 percent or more. In Manhattan,

roughly 20 percent of buildings are condominiums and the remaining 80 percent are cooperatives,
so this distinction shapes your search from day one.

Finding a Property

Estimated timeframe: 1–6 months.

The average buyer tours somewhere between 15 and 20 properties before making an offer. How

long this stretch takes for you largely comes down to how specific your requirements are for the
next home.

Negotiation

Estimated timeframe: 3 days to 2 weeks.

Almost everything in a sales contract is negotiable — assessments, appliances, flooring, fixtures, all

of it. Expect a fair amount of back-and-forth before both sides land on terms.

Contract Signing

Estimated timeframe: 1–2 weeks.

The seller's attorney drafts the contract of sale while the buyer's attorney does due diligence —
reviewing board meeting minutes, the building's financials, and similar records. Once your attorney

signs off, you sign the contract and send it to the seller's attorney along with a 10 percent deposit.
The seller then countersigns, and at that point the contract becomes binding on both sides.
Common contingencies at this stage include financing, board approval, and the closing date itself.
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Condominium and Cooperative Application or Board Package

Estimated timeframe: 2–3 weeks.

Once the contract is executed, the building will send over an application that has to be completed
and approved before you can close. For a condo with no mortgage involved, assembling everything
typically takes about two to three weeks. Co-ops ask for considerably more: full financial disclosure

with supporting documentation, a detailed employment history and current salary, personal and
business references, two years of tax returns, and a thorough credit history.

Submit the Application for Review

Estimated timeframe: 1–4 weeks.

Once your board package is complete, it goes to the building's managing agent, who checks it for

completeness before passing it along to the board of directors. From there, the board decides
whether to schedule an interview with you.

Co-Op Board Interview and Decision

Estimated timeframe: 30–60 minutes for the interview itself.

Most co-op boards meet only once a month, and many skip meetings entirely in August, so timing

can matter more than you'd expect — meetings are often held on a weeknight evening. An
interview is not a guarantee of approval; boards typically render their decision anywhere from the
next day to about a week later.

Closing

Estimated timeframe: 1–2 weeks after board approval.

Once the board signs off, all parties move to schedule the closing as quickly as everyone's
calendars allow.
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07
C H A P T E R  S E V E N

Open Houses,
Negotiating,
Closing & Moving
With a savvy agent in place and a preapproved mortgage in hand,

you've likely started narrowing your options. As the timeline in Chapter

6 makes clear, though, you're really only about a third of the way

through the…

01

Making the Most of Open Houses

02

Negotiating

03

Winning a Bidding War
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your options. As the timeline in Chapter 6 makes clear, though, you're really only about a third of

the way through the journey.
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Making the Most of Open Houses

Go in with a plan rather than wandering: research candidate properties beforehand, cluster same-
day visits by neighborhood, and try to arrive early when there's less competition for the agent's

attention. Beyond the obvious — bedroom and bathroom count, square footage, condition — pay
attention to shared spaces and exteriors, since they signal how well a building is actually
maintained, and ask about the seller's motivation and the neighborhood.

Keep your own cards close while you do this. Avoid discussing your budget, timeline, or current
housing situation with the agent or other attendees — anything you reveal can work against you
later. If a place genuinely excites you, keep it low-key on site and call your agent as soon as you

leave.

Negotiating

Before making an offer, arm yourself with real data: why the seller is listing, comparable asking and

sold prices nearby, current market conditions, and how long the property has sat. Ground your
opening offer in that research rather than emotion, and negotiate toward closing the deal rather
than winning every point — a low-ball opener or unreasonable demands can shut down a
conversation you actually want to continue. Stay responsive, look for common ground on sticking

points, and keep a written record of anything agreed to, shared promptly with your attorney.

Winning a Bidding War

Bidding wars are close to routine in a market like New York's. A few things tend to help: shopping

properties priced somewhat under your real ceiling so you have room to raise your offer, attaching a
short personal letter and your REBNY Financial Statement so the seller sees a real, well-financed
buyer rather than just a number, and staying flexible on the seller's preferred closing timeline.
Check in on the bidding status regularly, and if it's within reach, a cash offer is the single strongest

move available — it removes financing risk entirely, which is a large part of why cash sales make
up a much bigger share of the New York market than the national average.
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Home Inspection

A home inspection typically costs a few hundred dollars and can save far more by catching
problems early. An independent inspector examines the structure, plumbing, electrical, and HVAC

systems and delivers a list of needed repairs — not a valuation. Line up a few inspection agencies
(your agent can usually recommend one, or check the American Society of Home Inspectors),
attend the inspection yourself, and take careful notes. If real issues surface, get a contractor's or
exterminator's estimate before deciding whether to move forward, and use that number as leverage

at the negotiating table.

The Pre-Closing Walk-Through

Before closing, walk the property yourself with a critical eye — bring a camera, notepad, phone
charger to test outlets, and a tape measure to confirm your furniture will actually fit through the halls
and doorways.

WHAT TO CHECK,  ROOM BY ROOM

Once the walk-through is done, schedule any needed repairs and get the agreed-upon condition of
the property in writing before closing.

General condition and safety — signs of pests, working smoke and carbon monoxide detectors, cracks or creaks that
might signal structural issues, and a known fire escape route

+

Doors, windows, and locks — everything should open, close, and lock securely, with screens intact+

Plumbing and bathrooms — toilets, faucets, and drains should all function properly, with no leaks or discoloration+

Kitchen and appliances — test the stove, oven, refrigerator, and any other included appliances for proper function+

Finishes and fixtures — look for damage to tile, countertops, cabinets, flooring, walls, and any fireplace+
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The Final Walk-Through and Closing

Just before closing, you and your agent do one last pass to confirm any promised repairs are
complete, included items and appliances are present and working, and the home is clean and ready

to hand over. Don't move to closing without this step done.

At the closing table itself, you exchange the agreed purchase amount for a deed (condo) or

proprietary lease (co-op) — often alongside a separate mortgage closing if you're financing. Expect
your attorney to walk you through an itemized closing statement covering every cost on both sides,
typically settled by certified check. Buyers should plan for a real cluster of closing-specific costs
beyond the purchase price itself — attorney and filing fees, a possible flip tax or maintenance

adjustment, mortgage-related charges if financing, and (on purchases above one million dollars)
New York's one-percent "mansion tax." Actual figures vary meaningfully by transaction, so get
precise numbers from your attorney and lender rather than relying on general estimates. The
moment that really marks the finish, of course, is getting the keys — after which your attorneys
record the deed and mortgage and the sale is officially closed.

Your Closing Documents

The exact paperwork depends on your financing and transaction type. For most financed home

purchases today, the Closing Disclosure has replaced the old HUD-1 settlement statement and final
Truth in Lending disclosure as the primary summary of your costs and loan terms — you'll typically
receive it at least three business days before closing, alongside a Loan Estimate earlier in the
process. Ask your lender and attorney which specific documents apply to your transaction, since

financing type, property type, and lender all affect the paperwork you'll see.

The Closing Disclosure (or, for certain older or non-covered transactions, the HUD-1 settlement statement), itemizing
your closing costs — worth keeping for tax purposes and for when you eventually sell

+

The Loan Estimate and any final loan terms disclosure, spelling out your mortgage's rate, fees, and repayment terms+

The mortgage and promissory note, covering your loan obligation and repayment terms+

The deed, transferring ownership to you+

Any affidavits, riders, or amendments affecting your rights or the seller's representations+

Your insurance policies, as proof of coverage+
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Moving Like a Pro

A little planning goes a long way here: build a task list with a real timeline, be ruthless about what
actually makes the move, pack like items together in appropriately sized boxes, and keep valuables

like jewelry and breakables with you rather than in the general shuffle. Label and number every box
with a master inventory, color-code them to a floor plan of your new place so movers know exactly
where things go, and back up your computer before it travels. Check every box and piece of
furniture for damage as it arrives — and note that most movers won't transport plants.

The Most Crucial Step: Submitting Your Offer

Everything else in this process flows from the offer — it's what actually opens negotiations. A

serious offer covers far more than price: financing plans, down payment, who covers which costs,
required inspections, timelines, and how any disputes get resolved. Because it carries real financial
weight for both sides, expect the seller to scrutinize it as closely as you crafted it.

Once accepted, inspections typically begin — though other offers can still come in, and yours can
still fall through, until contracts are actually signed. From there, attorneys exchange and finalize the
contract, you sign and submit it with a deposit (commonly 10 percent), and once the seller
countersigns, the offer becomes a binding contract subject to whatever contingencies remain.
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C H A P T E R  E I G H T

Warranty and Insurance
Considerations
Closing on your home isn't the finish line — a couple of housekeeping

items still deserve attention: what your warranty actually covers, and

whether your insurance genuinely protects what you've just…

01

Check Your Home Warranty

02

Understanding Homeowner's Insurance

03

Lowering Your Premium
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Check Your Home Warranty

A good warranty shields you from the cost of replacing the appliances you rely on daily.

Understanding Homeowner's Insurance

A few concepts are worth understanding before you assume you're fully covered: most policies
exclude flood and earthquake damage outright, so at-risk properties need separate coverage.

Every policy also caps reimbursement — check that the limit actually matches your home's value
and, for valuables like jewelry or art, ask about a rider. That cap matters because insurers pay out
only up to your coverage limit even if true replacement cost runs higher, which is worth reviewing
every year or two as prices shift. If you choose not to rebuild after a loss, insurers instead pay

"actual cash value" — replacement cost minus depreciation, which is typically less. And liability
coverage, often overlooked, protects you if someone is injured on your property, covering medical
costs, legal fees, and judgments up to your policy limit.

Lowering Your Premium

A few practical levers can meaningfully reduce what you pay: raise your deductible to the highest
amount you could comfortably cover out of pocket, bundle your home and auto policies (often worth
switching providers for), ask about discounts tied to your life stage or affiliations — retirees and

members of certain professional or alumni groups sometimes qualify — and review your coverage
annually so you're not still insuring possessions that have depreciated. If you've been claim-free
with the same provider for a while, it's also worth simply asking for a rate review.

Dishwasher

Stove, cooktop, oven, and microwave

Refrigerator

Washer and dryer

Air conditioner

Heating system
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Understanding Title Insurance

Title insurance protects your ownership against fraudulent claims and errors from past sales —
things like a misdescribed property line or a misspelled former owner's name. The buyer pays for it,

generally scaled to the purchase price, though a recent prior sale can sometimes mean a discount
since much of the research is already done. Lenders typically require their own separate policy
protecting their financial interest as well.

Home Insurance Inventory

Keeping a simple inventory makes filing a claim far less painful. For each insurance carrier, log the
broker's name, phone, email, and policy details. For each significant item in your home, record a

description, quantity and value, purchase date and place, make/model and serial number, and a
photo — all useful if you ever need to substantiate a claim.
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A F T E R W O R D

Your New York City
Real Estate Advocate
Buying property in New York City is genuinely complicated, and the

right advocate makes the difference. ELIKA was founded in 2001

around independent buyer representation, and that buyer-side

discipline still guides how the firm advises every client — even as…
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Agent

02

Appendix A: Important NYC Phone
Numbers

03

Appendix B: Useful NYC Websites
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A F T E R W O R D

Your New York City

Real Estate Advocate
Buying property in New York City is genuinely complicated, and the right advocate makes the

difference. ELIKA was founded in 2001 around independent buyer representation, and that buyer-

side discipline still guides how the firm advises every client — even as the practice has grown to

serve sellers and investors as well.
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Why Work With an Exclusive Buyer's Agent

Elika has helped hundreds of New York buyers find the right home, and its founding discipline —
undivided fiduciary duty to whichever side of the transaction it represents — still shapes how the

firm works today. Representation scope and compensation are documented in a written buyer
agreement: compensation is negotiable, and may be paid by the buyer, the seller, or through
another transaction-specific arrangement agreed to in writing. The real question is simply whether
you'd rather have someone working only for you, or accept an arrangement where your interests

are shared with the seller's.

Because compensation is tied to closing the right deal rather than the highest price, an exclusive

buyer's agent's incentive is to negotiate well on your behalf — the business grows through satisfied
clients, not inflated purchase prices.

To speak with an Elika exclusive buyer's agent, call 212-590-0540.
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Appendix A: Important NYC Phone Numbers

Internet, cable, and home security providers vary by building and neighborhood — check with your
building's management or super for what's already wired in before signing up with a provider.

Building complaints — 311+

Gas leaks — 311+

Heat complaints — 311+

Housing — 212-683-8830+

Con Edison (electric & gas) — 800-752-6633+

Driver's license — 212-645-5550+

Buses and subways (MTA) — 511+

Public school info — 718-935-2000+

US Postal information — 800-275-8777+

Library cards and hours — 212-930-0800+

Parking violations — 212-477-4430+

Towed-away cars — 212-566-6014+

Directory information — 411+

Non-emergency city services — 311+

Potholes — 212-768-4653+

Streetlights — 212-566-2525+

Water and sewer — 718-699-9811+
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Appendix B: Useful NYC Websites

About the Author

Gea Elika is the founder and principal broker of ELIKA Real Estate, founded in 2001 around
independent buyer representation. Today the firm has grown into a full-service, data-driven
boutique brokerage serving buyers, sellers, and investors — while retaining the buyer-side
discipline the firm was built on. Gea has been quoted in The New York Times, The Wall Street

Journal, USA Today, The Real Deal, and other leading publications, and draws on his experience as
both a Manhattan resident and investor throughout this handbook.

DESIGNATIONS AND ASSOCIATIONS

NYC Department of Buildings (permits, violations, certificates of occupancy) — a810-bisweb.nyc.gov+

ACRIS — NYC property records, deeds, and mortgages — a836-acris.nyc.gov+

HPD Online — housing violations and registered building owners — hpdonline.nyc.gov+

NYC Department of Finance (property tax and transfer tax information) — nyc.gov/finance+

NYS Department of State (business and license lookups) — dos.ny.gov+

MTA (subway and bus service) — new.mta.info+

FEMA Flood Map Service Center — msc.fema.gov+

Real Estate Board of New York (REBNY) — rebny.com+

New York City Housing Authority — nyc.gov/nycha+

NYU Furman Center for Research on Housing, Neighborhoods, and Urban Policy — furmancenter.org+

Elika Real Estate — mortgage and closing-cost calculators — elikarealestate.com+

Certified Negotiation Expert (CNE)+

Accredited Buyer's Representative (ABR)+

Real Estate Board of New York (REBNY)+

Real Estate Buyer Agency Council (REBAC)+

National Association of Exclusive Buyer Agents (NAEBA)+
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S AV E  I T  ·  S E N D  I T  ·  U S E  I T

One NYC buyer
decision system.

This Decision Edition carries the complete Elika Home Buyers Handbook, cover to cover —

from timing the market and preparing your finances through condos, co-ops, financing,

negotiating, closing, moving, and warranty and insurance considerations, plus a full appendix of

NYC resources.

ELIKA REAL ESTATE ·  NEW YORK ·  ELIKAREALESTATE.COM
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