
 
 

BUILD NYC RESOURCE CORPORATION 

PROJECT COST/BENEFIT ANALYSIS 

June 17th, 2026 
 

APPLICANT 

Volunteers of America-Greater New York, Inc. 

340 West 85th Street 

New York, NY 10024 

 

 PROJECT LOCATION 

Area bounded by East 96th Street,  

East 142nd Street, Fifth Avenue,  

and the East and Harlem Rivers 

 

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

Mortgage Recording Tax Benefit:    $             87,815  

Estimated NYC Forgone Income Tax on Bond  

Interest (estimated NPV 10 years @ 6.25%)*: 
                  13,778  

Total Cost to NYC    $           101,593  

*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) (estimated NPV 10 years @ 6.25%):  
 $           520,167  

 

 

A.  Project Description: 

Volunteers of America - Greater New York, Inc. (the “Institution”), is a New York not-for-

profit corporation that provides a wide array of services to vulnerable individuals and families. 

The Institution is seeking approval for the issuance of approximately $6,000,000 in tax-exempt 

bonds to: refinance taxable debt incurred by the borrowers in the current outstanding amount of 

approximately $5,500,000, the proceeds of which were used to acquire and renovate an 

approximately 15,500 square foot building used by the borrowers in their provision of social 

welfare services and located on an approximately 3,400 square foot parcel of land in 

Community District 11 in the Borough of Manhattan, City of New York, in the area bounded 

by East 96th Street, East 142nd Street, Fifth Avenue and the East and Harlem Rivers, (2) fund a 

debt service reserve fund and (3) pay for certain costs related to the issuance of the bonds. 

The Institution currently employs 25 full-time equivalent employees at the project location. 
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Attachment A1 – Proposed Project Activities (Background) 
 

BACKGROUND 

VOA-GNY is the oldest and largest affiliate of Volunteers of America, a national, non-profit 
501(c) (3) organization that provides human service programs to meet the needs of individuals, 
families and communities. VOA-GNY is headquartered in New York City and serves those in 
need through more than 90 human service programs located throughout northern New Jersey, 
all of New York State south of Albany and the entire state of Connecticut.  

STATEMENT OF NEED 

“Domestic violence is the leading cause of injury to women between the ages of 15 and 44 in 
the United States, more than car accidents, muggings, and rapes combined.” ("Violence Against 
Women, A Majority Staff Report," Committee on the Judiciary, United States Senate, 102nd 
Congress, October 1992, p.3.). In New York City crime related to domestic violence is also high 
citywide, accounting for 40 percent of all felony assaults and 34 percent of rapes, city figures 
show.  Last year, the NYC Police Department responded to 284,660 reports of domestic 
violence citywide, or almost 800 a day, officials said. That was an increase of 8 per cent over the 
previous year.  The impact of domestic violence touches every part of this city and it is 
resources like this Project that are essential to the survivors of domestic violence in our city, 
helping them to transition from an abusive relationship to a safe and independent life. 

VOA-GNY DOMESTIC VIOLENCE PROGRAMS AND SERVICES 

VOA-GNY is a nonprofit, non-governmental entity and our Domestic Violence Programs and 
Services have a demonstrated history of providing comprehensive services to support children, 
youth and adult victims of domestic violence, including dating violence, sexual assault, stalking, 
and family violence.  Our services include counseling, advocacy, support groups, mental health 
services, shelter and child care.  VOA-GNY is also a strong community advocate against 
domestic violence with a proven history of creating effective public education and/or 
community organizing campaigns on a variety of topics associated with domestic violence.  

VOA-GNY is a recognized leader in providing innovative, high-quality and cost-effective services 
to people in need.  It is our mission to help individuals and families in need create positive and 
lasting change through social service programs that support and empower them to live safe, 
healthy and productive lives. VOA-GNY measures its success in positive change in the lives of 
the individuals and communities we serve.  

VOA-GNY has been addressing all aspects of domestic violence and providing services 
throughout New York City for over a decade. These services focus on predominately low-
income families-in-crisis and are designed to be culturally and linguistically competent and 
community relevant. For the past 10 years, our agency has provided prevention and awareness 
training  to dozens of community groups as well as offer a free annual symposium for the 
community, funder and providers on a variety of related domestic violence topics listed below: 
Domestic Violence Awareness Overview, Effects of Domestic Violence on Children, 
Codependency and Domestic Violence, Domestic Violence Prevention and Intervention, 
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Characteristics of a Batterer and Teen Abuse , Breaking the Cycle of Teen Violence, Domestic 
Violence and the Workplace , Trauma Informed Services, Vicarious Trauma and Identification 
and Reporting of Child Abuse and Maltreatment and Working With LGBTQ Survivors of Intimate 
Partner Violence. 

VOA-GNY has extensive experience managing services for families and individuals dealing with 
issues related to domestic violence including victim advocacy, counseling, support groups, 
linkages to medical and mental health services, community prevention and awareness events, 
shelter, transitional housing, mentoring and child care.   

VOA-GNY Director of Domestic Violence, Ana Rolon, a bi-lingual LMSW, has extensive 
experience managing domestic violence programs and oversees the full continuum of Domestic 
Violence programs offered by VOA-GNY.   
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Overview of the Proposed Project 
 
Borrower Name(s):  
Volunteers of America - Greater New York, Inc., a New York not-for-profit corporation exempt 
from federal taxation pursuant to Section 501(c)(3) of the Internal Revenue Code of 1986, as 
amended, and/or its wholly-owned affiliate, as borrowers.   
 
Project Location: 
The property is located on an approximately 3,400 square foot parcel of land in Community 
District 11 in the Borough of Manhattan, City of New York, in the area bounded by East 96th 
Street, East 142nd Street, Fifth Avenue and the East and Harlem Rivers, on which there is an   
approximately 15,500 square foot building used by the borrowers in their provision of social 
welfare services.  
 
Financing Amount:  
Approximately  $6,000,000 in tax-exempt and taxable revenue bonds.  Proceeds from the 
bonds, together with other funds of the borrowers, will be used to  

(1)  Refinance taxable debt incurred by the borrowers in the current outstanding amount of 
approximately $5,500,000, the proceeds of which were used to acquire and renovate 
the subject property.  

(2) Fund a debt service reserve fund, and  
(3) Pay for certain costs related to the issuance of the bonds.  

 
Type of Benefits:  
Tax-exempt and taxable bond financing and exemption from City and State mortgage recording 
taxes.   
 
Total Project Cost: $6,000,000. 
 
Project Description:  
The Project is one of Volunteers of America-Greater New York’s confidentially-located 
emergency transitional programs for survivors of domestic violence.  By promoting the 
importance of safety, responsibility and independence, survivors gain long-term skills that 
enable them to meet everyday challenges after leaving the program.  The goals of our program 
are to provide safe, dignified housing to survivors in emergency crisis and transition and guide 
them in the direction of self-sufficiency through case management.  While in the program our 
residents will address the underlying causes of domestic violence; and identify service 
needs.  The Project is designed to help residents address the causes of domestic violence 
victimization and make the transition to self-supported living.  Individuals may enter the 
continuum at any point, the ultimate goal being independence in a safe environment.   
 
Licensed by NYS Office of Children & Family Services, The Project is a 63-bed facility providing 
extensive services and safe, anonymous housing for individuals and families recovering from 
domestic violence.  Since its opening in 2009, The Project has provided over 2,471 individuals 
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and families recovering from domestic violence with emergency shelter and supportive 
services.  Over the past 10 years, Volunteers of America-Greater New York, Inc. has provided 
more than 10,000 victims of domestic violence through its Domestic Violence Program, headed 
by Ana Rolon, LMSW. 
 
Projected Jobs:  
Twenty-five (23) existing full time equivalent jobs, 4 part time equivalent jobs projected.   
 
Hourly Wage Average and Range:  
$14.65/hour, estimated range of $10.33/hour to $33.85/hour. 
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Impact of Proposed Project on Current Operations 
 
Please provide a brief description of how the proposed Project will affect current operations.   
 
The tax-exempt bond financing for the Project will enable Volunteers of America-Greater New York, 
Inc. (“VOA-GNY”) to unwind the New Market Tax Credits (“NMTC”) financing structure that matures 
on November 16, 2015.  Since there is no renovation work included in the bond refinancing there 
will be no service interruption at the Project.  However, the low interest rate of the tax-exempt 
bond refinancing will make it possible for VOA-GNY to maintain this high quality, safe, comfortable 
environment and program for survivors of domestic violence in the City of New York. 
 
 



ROOSEVELT & CROSS
INCORPORATED

Volunteers of America - Liberty House
Bond Financing Calendar

Week of June 1 VOA completes the core application for the Build NYC financing.  Completed 
core application is submitted to the New York City Economic Development
Corporation

Week of June 8 VOA provides Roosevelt & Cross with complete information package.
Roosevelt & Cross prepares and submits credit packages to potential bond
investors.

Week of June 8 VOA completes the full Build NYC financing application.  Completed 
application is submitted to the New York City Economic Development
Corporation

Week of June 22 Roosevelt & Cross arranges meetings between VOA and potential bond
investors.

Week of June 29 Roosevelt & Cross provides VOA with term sheets from bond investors.  VOA
selects lender.

Week of July 6 Lender obtains formal credit approval for the financing an issues commitment
letter.

Week of July 13 Roosevelt & Cross schedules a call with the financing working group including
the VOA, VOA's Counsel, Build NYC counsel, Lender and Lender's Counsel
in order to initiate the bond documentation and closing process.

Week of July 13 VOA submits Tax Questionnaire regarding financing to bond counsel.

August 11, 2015 Build NYC schedules public hearing on VOA's project. 

September 10, 2015 Build NYC conducts Public Hearing on VOA's project.

Week of September 14 VOA's Board of Trustees meeting to approve financing.

Week of September 14 Bond counsel distributes first draft of bond documents.  Bank counsel distributes
first draft of bank documents.

September 16, 2015 Build NYC's Board of Directors meeting to approve authorizing resolution for
VOA's bond financing.

Week of September 21 VOA's counsel submits bond documents to NYS Attorney General Office and
Supreme Court for approval, if necessary

Week of September 21 Roosevelt & Cross arranges a conference call with all counsel to review first draft
of all bond documents.

Week of September 28 Second draft of all documents distributed.

Week of October 5 Roosevelt & Cross arranges a conference call with all counsel to review second
draft of bond documents and discuss any open issues

Week of November 9 Conference call confirming that bond counsel, bank and VOA are prepared to
close.  Build NYC's counsel confirms that the Mayor has signed the TEFRA
package.  VOA's counsel confirms that NYS Supreme Court has approved the
financing.

November 16, 2015 All parties attend the pre-closing and review and sign final documents

November 17, 2015 Lender wires proceeds from the bond financing to the Trustee.  The bond
financing is officially closed.

Showard
Typewritten Text
Attachment A4 - Proposed Project Activities 
(Question #4)
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IV. HEALTH AND OTHER BENEFITS 
 
 
 
The benefits provided by the Organization to employees are reviewed periodically, and are subject 
to modifications and changes, as these benefit plans are altered by available coverage, funding and 
the Organization’s needs. The summaries below represent coverage at the time this Handbook was 
prepared. 

 
A. Health Insurance 

 
Hospitalization, major medical and dental insurance coverage is available to all full- 
time employees, spouses, or domestic partners and their unmarried dependent 
children. 

 
The effective date of coverage is the first day of the month following three full 
months of full-time employment. A summary plan description describing coverage 
is provided to all employees. 

 
Volunteers of America and the employee share premium costs through payroll 
deductions. Under Section 125 of the Internal Revenue Code, a flexible spending 
account has been established to allow employees to use before-tax dollars for 
employee premium contributions for Volunteers of America-provided group health 
insurance. Employees who select this option generally have no federal, state, local, 
or Social Security taxes taken from bi-weekly contributions made for medical 
benefits. 

 
B. Continuing Your Group Health Insurance 

 
The federal Consolidated Omnibus Budget Reconciliation Act of 1985 (COBRA), 
as amended, gives employees and their qualified dependents the opportunity to 
continue health insurance coverage at the employee’s expense under Volunteers of 
America's group health plan when a "qualifying event" would normally result in the 
loss of coverage. Some common qualifying events include: 

 
1. Separation of employment, except in instances of gross misconduct; 
2. Death of an employee; 
3. Reduction in an employee's hours or a leave of absence; 
4. Employee's divorce or legal separation; and 
5. A dependent child no longer meets eligibility requirements. 

 
Upon separation from employment, medical coverage generally ceases on the last 
day of the month in which separation occurs. Employees will receive a written 
notice describing their options under COBRA from the COBRA administrator and 
the rules and regulations governing eligibility and premium payment by the 
employee. Employees are encouraged to consult with the human resources 
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department regarding other qualifying events, which may pertain to them or their 
dependents. 

 
C. Life Insurance 

 
Basic Life Insurance coverage (one times basic annual earnings, but not less than 
$25,000) is provided to all full-time employees on the first day of the month 
following three full months of full-time employment. Supplemental Life Insurance 
is available through salary deductions. Upon separation from employment, 
employees may convert their life insurance coverage to an individual policy, with 
approval and possible limitations from the insurance carrier, by submitting a written 
application and paying the premium directly to the insurance carrier. A summary 
plan description describing coverage is provided to all employees. 

 
D. Short-Term Disability Insurance 

 
Volunteers of America provides short-term disability coverage for all employees to 
replace, in part, wages or salary lost due to illness or injury that is not job-related. 
Eligibility is determined by the insurance carrier and is limited to a maximum of 26 
weeks. 

 
Pursuant to applicable state law, to be eligible for benefits, the employee must have 
been employed by Volunteers of America for at least four weeks at the time the 
injury or illness occurs. The amount payable varies by State but cannot exceed the 
maximum weekly benefit fixed by the insurance carrier and applicable law. 

 
Disability coverage starts immediately with the onset of a disability that prevents an 
employee from working in the judgment of the employee’s doctor and benefits are 
payable on the eighth consecutive day of absence due to the disability as certified by 
a doctor. Accrued but unused paid personal leave time is to be used before 
disability payments begin. Disability is concurrent with Family and Medical Leave. 

 
Employees on short term disability leave who also qualify for FMLA leave will 
have health and dental benefits continue for a period not exceeding twelve (12) 
weeks consistent with the applicable FMLA law and regulations, provided the 
employee continues, while absent due to the disability, to contribute to the premium 
costs (see Family and Medical Leave). Basic life insurance, short-term, and long- 
term disability benefits will continue during the leave at no cost to the employee. 

 
Claims for disability benefits are processed through the service sector human 
resources department. A claim form must be completed by the disabled employee 
and his or her doctor, and returned to the human resources department; it is to be 
provided as soon as possible and generally by the eighth day of absence due to 
disability. Supplemental claim forms must be completed approximately once a 
month until the employee is no longer disabled or a period of 26 weeks has expired. 
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VOLUNTEERS OF AMERICA - GREATER NEW YORK 
 

NYC Paid Sick Leave  
 

May 20, 2014 
 

 
I. PURPOSE 
 

To outline the conditions under which employees may accrue and request paid sick leave 
under the NYC Earned Sick Time Act 

 
 
II. POLICY 
 

Volunteers of America – Greater New York (VOA-GNY) will comply with the law as it 
applies to eligible employees who work in any NYC program, hereinafter referred to as 
“the program.” 

 
This policy applies to employees who work at least 80 hours per year and who are not 
covered by any other policy providing paid personal leave at VOA. Covered employees 
accrue one hour of paid sick leave for each 30 hours worked in each calendar year 
starting April 1, 2014 with a cap of 40 hours of paid sick leave per year.  “Hours worked” 
does not include any paid time off and must be actual hours work.   
 
 

III.     PROCEDURES 
 

1. Notification  
The human resources manager, or designee, provides the eligible employee with 
notification upon hire about their rights under the NYC Paid Sick Leave law. (See 
Appendix A.) 

 
2. Eligibility and Accruals 

Covered employees begin to accrue paid sick time under this policy on April 1, 
2014 or their date of hire, whichever is later.  Covered employees may start using 
accrued paid sick time on the 120th day after their date of eligibility (July 30, 2014, 
or on the 120th day after their date of hire, whichever is later).   Covered employees 
will complete their time records in accordance with E-Time and other Volunteers of 
America timekeeping procedures that record and monitor attendance.  

 
3. Rate of Pay 

Employees will be paid their normal hourly rate of pay for each hour accrued and 
used. Paid sick leave does not count towards hours worked when determining 
whether an employee is entitled to overtime. 
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4. Carry Over 
Accrued sick leave that is not used in the benefit year in which it is earned may be 
carried over up to a maximum of 40 hours.  However, no more than 40 hours of 
paid sick leave may be used in any one year (regardless of how many hours are 
carried over).  There will be no pay in lieu of unused sick leave at year-end, 
termination, or any other separation of employment.  

 
5. Use of Time 

Paid sick leave may be used in increments of not less than one hour at a time for 
any of these reasons:   

 
• The employees own health condition, including a need for diagnosis and for 

preventative care; 
• To care for a family member (spouse, domestic partner, child, parent, 

grandparent, sibling, or the child or parent of a spouse or domestic partner)  
who has a health condition, including a need for diagnosis and for 
preventative care;   

• On days when the VOA program, or the school the employee’s child attends, 
is closed due to a public health emergency.   

 
Employees who use paid sick time for any reason other than one of the reasons 
listed above may be subject to appropriate corrective action, up to and including 
separation of employment. 

 
Seven (7) days’ notice in writing is required for use of paid sick leave, unless the 
need for the leave is unforeseeable, in which event notice to the supervisor is 
required at least one (1) hour before the employee is scheduled to report for duty in 
accordance with Volunteers of America procedures. Based on funder requirements, 
some programs may require a longer notice period.  The employee’s supervisor may 
ask for medical documentation, if the absence exceeds three (3) days.  Inadequate 
notice may result in the rejection of a request to use paid sick leave. 

 
6. Transfers 

Employees who transfer to another position at VOA, which is covered under other 
paid personal leave provisions, may transfer their earned but unused paid sick leave, 
but they will be considered a new hire for the purpose of accruing paid personal 
leave in the new position.    

 
7. Break in Service 

Any formal termination of an employee’s employment by the program, whether 
voluntary or involuntary, will be considered to be a break in service.  No employee 
will be entitled to payment of unused accrued sick leave under this policy upon 
termination of employment.   

 
Should any employee subsequently be rehired by the program following a break in 
service, he or she will begin to accrue sick leave in accordance with the law and 
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VOA procedures and will not be entitled to any unused hours of paid sick leave 
accrued prior to the break in service.  If an employee leaves VOA, and is rehired 
within six months, the employee’s previously accrued, unused sick time must be 
reinstated 

 
8. Medical Leaves 

Sick leave days that are covered by federal and/or state family leave laws will be 
counted concurrently against personal and family leave in accordance with VOA’s 
other leave procedures. 

 
9. Anti-Retaliation 

Retaliation or interference with an employee’s rights under the Earned Sick Leave 
Act is prohibited.  Under the Act, retaliation is any adverse employment action the 
employer takes against the employee because the employee took or requested leave.   
No adverse employment action, including any threat, demotion, discharge, 
reduction in work hours, or any other action that has a tangible effect on the terms 
and conditions of employment may be taken. 

 
 
 
 
 



Attachment  C2‐ Labor (Question #7)

Program Date Date VOA Nature Status
Employee Dept. Claim of Agency Representative of of

Filed Contact Complaint Complaint

Homeless 05/23/12 05/29/12 Supreme Court of 
The State of New 
York, County of 
Bronx

          Discrimination 
against plaintiff in 
terms and 
conditions of his 
employment, in 
violation of 
Executive Law 296.

Verified complaint received.

Housing 12/05/14 01/09/15 New York State 
Division of Human 
Rights

L.        Discrimination 
relating to disability.

Verified complaint received from NYS 
Division of Human Rights.

Mid-Hudson 10/20/14 10/23/14 U.S. Equal 
Employment 
Opportunity 
Commission

          Discrimination 
relating to 
retaliation, 
discharge and 
harassment

Verified complaint received from U.S. 
Equal Employment Opportunity 
Commission. No action is required at 
this time.

Northern 
New Jersey

10/08/14 10/08/14 Piro Zinna, Cifelli 
Paris & Genitempo

            Discrimination 
relating to failure to 
accommodate, 
wrongful 
termination in 
retaliation for 
exercising rights 
under New Jersey 
Law against 
Discrimination, and 
wrongful 
termination on the 
basis of disability 
and/or perceived 
disability

Letter received from Piro Zinna, Cifelli 
Paris & Genitempo that they were 
retained by  to represent her in 
lawsuit against Volunteers of America.

VOLUNTEERS OF AMERICA - GNY
OPEN CLAIMS REPORT

2011-2015
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Program Date Date VOA Nature Status
Employee Dept. Claim of Agency Representative of of

Filed Contact Complaint Complaint

VOLUNTEERS OF AMERICA - GNY
OPEN CLAIMS REPORT

2011-2015

Homeless 02/13/15 02/13/15 U.S. Equal 
Employment 
Opportunity 
Commission

            Discrimination 
relating to 
retaliation.

Verified complaint received from U.S. 
Equal Employment Opportunity 
Commission. No action is required at 
this time.
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