
 
 

BUILD NYC RESOURCE CORPORATION 

PROJECT COST/BENEFIT ANALYSIS 

January 23, 2025 
 

APPLICANT 

Aero JFK II, LLC 

201 West Street, Suite 200 

Annapolis, Maryland 21401 

 

PROJECT LOCATION 

John F. Kennedy International 

Airport, Cargo Area D  
260 North Boundary Road  
Jamaica, New York 11430  
 

 A.  Project Description: 

Aero JFK II, LLC, a Delaware limited liability company, as borrower (the “Borrower”). The 

Borrower is a special purpose affiliated entity of Realterm Airport Logistics Properties, LP 

(“Realterm”), an investment vehicle operated by Aeroterm Management, LLC, a Delaware limited 

liability company (“Aeroterm”) that develops logistics and aviation support facilities at airports in 

North America. The Borrower was formed for the purpose of developing a new air cargo facility 

at Cargo Area D of John F. Kennedy International Airport (the “Facility”) to be initially tenanted 

and operated by Worldwide Flight Services, Inc. (“WFS”). The Borrower is seeking $235,000,000 

in tax-exempt bonds (the “Bonds), as qualified tax-exempt bonds issued pursuant to section 

142(a)(1) of the Internal Revenue Code of 1986, as amended.  Proceeds from the Bonds will be 

used as part of a plan of finance to: (a) refinance taxable debt and equity that the Borrower used to 

finance the demolition of cargo facilities totaling  approximately 241,489 square feet that were 

located on an approximately 1,137,903 square foot parcel of land leased from The Port Authority 

of New York and New Jersey (the “Port Authority”) at Cargo Area D of John F. Kennedy 

International Airport at 260 North Boundary Road, Jamaica, New York 11430 (a portion of Block 

14260, Lot 1), and the construction, furnishing, and equipping of a new approximately 347,328 

square foot two-story cargo facility thereon and approximately 835,935 square feet of related 

improvements (the “Project”); (b) reimburse the Borrower for certain expenditures for costs of the 

Project derived from funds of the Borrower and/or its affiliates; (c) fund a debt service reserve fund, 

if needed; and (d) finance the issuance costs of the Bonds.   
 

    NPV 30 years @6.25% 

B. Costs to City (New York City taxes to be exempted):   

Mortgage Recording Tax Benefit:   $3,641,138 

Estimated NYC Forgone Income Tax on 

Bond Interest*: 
  $2,350,853 

Total Cost to NYC   $5,991,991 

*The exact amount of personal income tax revenue that will be lost as a result of this transaction depends on 

factors including (but not limited to) the percentage of bond bought by entities subject to New York City personal 

income taxes, the interest income generated from the bonds and the tax rate applied to bond purchasers. 
 

C. Benefit to City (Estimated NYC direct and indirect taxes to be 

generated by Company):  
$47,787,149  

 

D. Benefit to City from Jobs to be Created (Estimated NYC 

direct and indirect taxes to be generated by Company):  
$5,919,007  

 























 

 

BUILD NYC APPLICATION: ATTACHMENTS CHECKLIST 
Submit the following attachments to your Core Application by the Application Deadline associated with your targeted Board Meeting date. 
 

A. ☒ Full Environmental Assessment Form or Short Environmental Assessment Form (SEAF, provided by Build NYC) 

B. ☒ Completed Environmental Audit Report (Phase I) certified to the Issuer. Based upon the Issuer’s review, a Phase II may be requested. 

C. ☒ Internal Background Investigation Questionnaire (provided by Build NYC). Complete the form for Applicant and any Affiliate.  

D. ☒ Doing Business Data Form (Provided by Build NYC) 

E. ☒ Past three years of audited financial statements for Applicant, Affiliates, and/or guarantors (as applicable).  

F. ☒ Operating pro forma or other financial analysis demonstrating the Project’s financial feasibility, including the Applicant’s ability to meet the 
bond covenants. If your financials have line items noted as “Other,” provide a short description explaining what the line item entails. Include 
three years of historical results alongside the forward projections. Include debt service coverage calculations for each year and provide a short 
description of assumptions driving revenues and expenses. If Applicant is a school, include historical and projected enrollment metrics.  

G. ☐ DBC Reports for the proposed transaction including but not limited to Sources & Uses, Bond Statistics, Bond Pricing, Debt Service, 
Summary of Refunding Results, Summary of Bonds Refunded, and Savings (as applicable). 

H. ☒ Most recent Rating Reports, if applicable, and/or Investor Presentation, if available 

I. ☐ Past four calendar quarters of NYS-45 MN or ATT filings for Applicant and its Affiliates. Redact employee names and Social Security 
numbers or provide NYS-45 MN summary page. 

J. ☒ Copy of Acord Certificate of Liability Insurance. 

K. ☒ Signed Inducement Letter on company letterhead. Letter should include a brief description of Applicant, the Project, a determination that 
the Project would not be completed without receiving the Issuer’s benefits, and the immediate impact of the Project, including how the savings 
from lower interest rates will be applied (500 word limit). 

L. ☒ Short Bios for CEO CFO, and chairperson that include employment history, education, and prior experience in raising debt and executing 
capital projects. 

M. ☒ Contract of Sale/Lease Agreement for acquiring title or leasehold title to the Project Location. 

N. ☒ Executed Commitment Letter or Term Sheet from financial institution(s) providing financing that clearly indicates portion(s) in connection 
with which assistance is being sought. 

O. ☒ Organizational Chart of Applicant and Affiliates. 

P. ☒ Non-refundable $5,000 application fee payable to the Issuer via wire transfer. Wire instructions will be provided to Applicant after pre-
application meeting with Build NYC staff.  

Q. ☒ Policies and Instructions document signature page (provided by Build NYC) 

R. ☒ Additional Obligations document signature page (provided by Build NYC) 

S. ☐ Letter of community support, if applicable 

T. ☐ A written plan describing shared use of facility 

U. Documents required by Bond Counsel: 
☐ Internal Revenue Service letter determining organization's 501(c)(3) status 
☐ Bylaws 
☐ Charter 
☐ List of Board of Directors and affiliations 
☒ Documents regarding affiliated organizations 
☒ Board Resolution relating to undertaking of the proposed project  
☐ Capital Campaign literature (if any) 
 

 
  



 

 

Tenancy Details (Project Location Information) 

(1) Name of tenant business 

Worldwide Flight Services, Inc. 

(2) Square footage of tenant operations 

347,328 square feet 

(3) Tenant occupancy commencement and termination dates 

Anticipated Commencement Date: December 1, 2024 

Termination Date: The date that is the last day of the month that is the 180th full calendar month following the Commencement Date. 

Renewal Period Commencement Date: The day after the base term Termination Date 

Renewal Period Termination Date: The day prior to the 10th anniversary of the Renewal Period Commencement Date 

(4) Copies of leases, licenses, or other documents evidencing a right to possession or occupancy. 

Lease provided. 

 

 

 

Zoning Information 

Is the Project subject to any other city, state or federal approvals? ☒ Yes ☐ No 

If yes, attach a separate page and describe the approval required, and if applicable, list any other environmental review that may be required. 

As part of developing at John F. Kennedy International Airport and under our ground lease with the PANYNJ, we must adhere to Tenant 
Construction and Alteration Process (TCAP) which “is the formal process through which all alterations, new construction, and minor works performed in 
PA leaseholds and public facilities are reviewed and permitted.”  

In addition to the TCAP Process, the project underwent an Airport Environmental Review Process. The Environmental Review Process is 
related to the National Environmental Policy Act (NEPA) and other regulations which “require environmental impact analyses of proposed airport actions 
that are subject to FAA decision.” This project has already been through the process and has received a Findings  

 

Financing Information 

2. Has Applicant, or any Affiliate or Principal, or any existing or proposed occupant at the Project Location(s), obtained or is any such person or entity in 
the process of obtaining, or contemplating obtaining, other assistance from the NYCIDA/Build NYC and/or other Public Entities? 

☒ Yes ☐ No If “Yes,” provide details on an attached sheet. 

In 2012, the Parent issued bonds through NYCIDA. 

 



 

 

Labor Information 

8. Are the practices of any of the Companies now, or have they been at any time during the current or preceding five calendar years, the subject of any 
complaints, claims, proceedings or litigation arising from alleged discrimination in the hiring, firing, promoting, compensating or general treatment of 
employees? 

☒ Yes ☐ No If “Yes,” provide details on an attached sheet. Note “discrimination” includes sexual harassment. 

There was a complaint against the management company, Aeroterm Management LLC, filed in 2018 related to claimed age and racial discrimination by 
a property manager who was terminated in January of 2017. The complaint was settled in August 2019 out of court with no admission of wrongdoing by 
the company. 
 

Financing Information 
2. Has Applicant, or any Affiliate or Principal, or any existing or proposed occupant at the Project Location(s), obtained, or is any such person or entity 
in the process of obtaining, or contemplating obtaining, other assistance from the NYCIDA/Build NYC and/or other Public Entities? 
☒ Yes ☐ No 

In 2012, the Parent issued bonds through NYCIDA. 
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Appendix B 

Short Environmental Assessment Form 
 
Instructions for Completing               
 
Part 1 - Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses 
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.  
Complete Part 1 based on information currently available.  If additional research or investigation would be needed to fully 
respond to any item, please answer as thoroughly as possible based on current information.   
 
Complete all items in Part 1.  You may also provide any additional information which you believe will be needed by or useful 
to the lead agency; attach additional pages as necessary to supplement any item. 
 

Part 1 - Project and Sponsor Information 
 

Name of Action or Project:  

Project Location (describe, and attach a location map): 
 

Brief Description of Proposed Action: 
 
 
 
 
 
 
 
 
Name of Applicant or Sponsor: 
 

Telephone:  

E-Mail: 

Address: 

City/PO: State:  Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,   
    administrative rule, or regulation? 
If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO   YES 
 
 
 

 
 
 

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?   
If Yes, list agency(s) name and permit or approval:  

NO   YES 
 
 

 
 

3.a. Total acreage of the site of the proposed action?       ___________ acres 
   b. Total acreage to be physically disturbed?                 ___________ acres 
   c. Total acreage (project site and any contiguous properties) owned  
       or controlled by the applicant or project sponsor?      ___________acres   
 
4.  Check all land uses that occur on, adjoining and near the proposed action. 
   Urban        Rural (non-agriculture)       Industrial       Commercial      Residential (suburban)      
   Forest  Agriculture      Aquatic   Other (specify): _________________________ 
                Parkland 
 

North Cargo Redevelopment John F. Kennedy International Airport 

JFK Airport Cargo Building 259, 260, 261. Located off of North Boundary Road and intercepts with 150th Avenue.

Demolition of three (3) existing cargo buildings and construction of one (1) new cargo building with a footprint of around 347,328 sqft. With the 
new cargo building, the rehabilitation and reconfiguration of landside pavement for parking, cargo apron and the adjacent roadwork.

Aero JFK II, LLC

201 West Street, Suite 200

Annapolis Maryland 21401

✔

✔PANYNJ (Permit: TAA9070), FAA (Permit: 7460), New York State Department of Environmental Conservation 
(NYSEDC-SWPPP [Storm-Water Pollution Prevention Plan] Permit)

26.124

26.124

26.124

✔ ✔










