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INDEPENDENT AUDITORS’ REPORT 
 
 

Board of Directors 
FIND Aid for the Aged, Inc. and Affiliates 
New York, New York 
 
Opinion 
 
We have audited the accompanying consolidated financial statements of FIND Aid for the Aged, Inc. (a 
nonprofit organization) and Affiliates (collectively the “Organization”), which comprise the consolidated 
statements of financial position as of December 31, 2021 and 2020, and the related consolidated statements 
of activities and changes in net assets, functional expenses and cash flows for the years then ended, and the 
related notes to the consolidated financial statements. 
 
In our opinion, the consolidated financial statements referred to above present fairly, in all material respects, 
the financial position of the Organization as of December 31, 2021 and 2020, and the changes in its net 
assets, and its cash flows for the years then ended in accordance with accounting principles generally 
accepted in the United States of America. 
 
Basis for Opinion 
 
We conducted our audits in accordance with auditing standards generally accepted in the United States of 
America. Our responsibilities under those standards are further described in the Auditors’ Responsibilities 
for the Audit of the Consolidated Financial Statements section of our report. We are required to be 
independent of the Organization and to meet our other ethical responsibilities in accordance with the relevant 
ethical requirements relating to our audits. We believe that the audit evidence we have obtained is sufficient 
and appropriate to provide a basis for our audit opinion. 
 
Responsibilities of Management for the Consolidated Financial Statements 
 
Management is responsible for the preparation and fair presentation of the consolidated financial statements 
in accordance with accounting principles generally accepted in the United States of America, and for the 
design, implementation, and maintenance of internal control relevant to the preparation and fair presentation 
of consolidated financial statements that are free from material misstatement, whether due to fraud or error. 
 
In preparing the consolidated financial statements, management is required to evaluate whether there are 
conditions or events, considered in the aggregate, that raise substantial doubt about the Organization’s ability 
to continue as a going concern within one year after the date that the consolidated financial statements are 
available to be issued. 
 
Auditors’ Responsibilities for the Audit of the Consolidated Financial Statements 
 
Our objectives are to obtain reasonable assurance about whether the consolidated financial statements as a 
whole are free from material misstatement, whether due to fraud or error, and to issue an auditors' report that 
includes our opinion.  Reasonable assurance is a high level of assurance but is not absolute assurance and  
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therefore is not a guarantee that an audit conducted in accordance with generally accepted auditing standards 
will always detect a material misstatement when it exists. The risk of not detecting a material misstatement 
resulting from fraud is higher than for one resulting from error, as fraud may involve collusion, forgery, 
intentional omissions, misrepresentations, or the override of internal control. Misstatements, including 
omissions, are considered material if there is a substantial likelihood that, individually or in the aggregate, 
they would influence the judgment made by a reasonable user based on the consolidated financial statements.  
 
In performing an audit in accordance with generally accepted auditing standards, we: 

• Exercise professional judgment and maintain professional skepticism throughout the audit. 

• Identify and assess the risks of material misstatement of the consolidated financial statements, 
whether due to fraud or error, and design and perform audit procedures responsive to those risks. 
Such procedures include examining, on a test basis, evidence regarding the amounts and disclosures 
in the consolidated financial statements. 

• Obtain an understanding of internal control relevant to the audit in order to design audit procedures 
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the 
effectiveness of the Organization’s internal control. Accordingly, no such opinion is expressed. 

• Evaluate the appropriateness of accounting policies used and the reasonableness of significant 
accounting estimates made by management, as well as evaluate the overall presentation of the 
consolidated financial statements. 

• Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, that 
raise substantial doubt about the Organization’s ability to continue as a going concern for a 
reasonable period of time. 

We are required to communicate with those charged with governance regarding, among other matters, the 
planned scope and timing of the audit, significant audit findings, and certain internal control related matters 
that we identified during the audit. 
 
Report on Supplementary Information 
 
Our audits were conducted for the purpose of forming an opinion on the consolidated financial statements as 
a whole. The accompanying supplementary information listed in the attached table of contents on pages 25 to 
30 is presented for purposes of additional analysis and is not a required part of the basic consolidated 
financial statements. The supplementary information and accompanying schedules are the responsibility of 
management and were derived from and relate directly to the underlying accounting and other records used 
to prepare the consolidated financial statements. The supplementary information and accompanying 
schedules have been subjected to the auditing procedures applied in the audit of the consolidated financial 
statements and certain additional procedures, including comparing and reconciling such information directly 
to the underlying accounting and other records used to prepare the consolidated financial statements or to the 
consolidated financial statements themselves, and other additional procedures in accordance with auditing 
standards generally accepted in the United States of America. In our opinion, the supplementary information 
and accompanying schedules are fairly stated, in all material respects, in relation to the consolidated financial 
statements as a whole. 
 

 
 WISS & COMPANY, LLP 
 
 
Florham Park, New Jersey 
November 10, 2022 
 



2021 2020
ASSETS

Cash and equivalents 1,728,484$      2,878,171$      
Marketable securities 3,913,321        2,717,381        
Tenant accounts receivable (net of allowance of

$65,158 for 2021 and 2020, respectively) 355,017           212,422           
Government grants receivable 1,275,743        676,433           
Other receivables 93,289             180,379           
Employee retention tax credit receivable 423,034           -                   
Due from related parties 94,891             16,090             
Prepaid expenses and other current assets 253,552           324,485           
Investment at cost 146,541           146,541           
Restricted deposits and funded reserves 10,822,103      6,477,587        
Deferred rents and leased costs assets 416,462           1,237               
Intangible air rights assets and receivables 7,534,485        12,933,735      
Property and equipment, net 19,227,184      19,735,018      

46,284,106$    46,299,479$    

LIABILITIES AND NET ASSETS

LIABILITIES:
Accounts payable 275,105$         457,110$         
Accrued expenses and other liabilities 1,085,020        591,933           
Refundable advances 929,871           919,918           
Due to related parties 3,267,758        3,229,778        
Deferred rent liability 51,189             55,676             
Security deposits payable 143,851           136,550           
Paycheck protection program ("PPP") loans 749,972           1,005,259        
Debt (net of unamortized debt issuance costs 

of $455,337 and $471,857 for 2021 and 2020, respectively) 18,015,575      18,146,752      
24,518,341      24,542,976      

COMMITMENTS

NET ASSETS:
Without Donor Restrictions 8,558,640        8,544,600        
With Donor Restrictions 13,207,125      13,211,903      

21,765,765      21,756,503      

Total liabilities and net assets 46,284,106$    46,299,479$    
-                       -                       

December 31, 

FIND AID FOR THE AGED, INC. AND AFFILIATES

CONSOLIDATED STATEMENTS OF FINANCIAL POSITION

See accompanying notes to consolidated financial statements.
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 Without Donor 
Restrictions 

 With Donor 
Restrictions  Total 

 Without Donor 
Restrictions 

 With Donor 
Restrictions  Total 

SUPPORT AND REVENUES:
Rental income, net 4,461,067$     -$                4,461,067$     4,305,249$         -$                    4,305,249$         
Government grants 4,339,424       -                  4,339,424       3,776,600           -                      3,776,600           
Contributions 174,876          46,550            221,426          440,809              -                      440,809              
Interest reduction payments revenue - Section 236 Subsidy 146,729          -                  146,729          146,729              -                      146,729              
Contributed facilities 127,320          -                  127,320          127,320              -                      127,320              
Property management fees 118,266          -                  118,266          114,130              -                      114,130              
Developer fees -                  -                  -                  100,000              -                      100,000              
Inclusionary housing air rights, net -                  -                  -                  412,500              13,142,940         13,555,440         
Investment return, net 437,958          -                  437,958          353,784              -                      353,784              
Paycheck protection program loan forgiveness 1,005,259       -                  1,005,259       -                      -                      -                      
Employee retention tax credit income 423,034          -                  423,034          -                      -                      -                      
Other income 109,560          -                  109,560          72,025                -                      72,025                

11,343,493     46,550            11,390,043     9,849,146           13,142,940         22,992,086         

NET ASSETS RELEASED FROM RESTRICTIONS -
Satisfaction of program restrictions 51,328            (51,328)           -                  63,454                (63,454)               -                      

Total Support and Revenues 11,394,821     (4,778)             11,390,043     9,912,600           13,079,486         22,992,086         

EXPENSES:
Program Services:

Senior housing 5,653,126       -                  5,653,126       5,164,001           -                      5,164,001           
Senior centers 3,984,161       -                  3,984,161       3,925,390           -                      3,925,390           

9,637,287       -                  9,637,287       9,089,391           -                      9,089,391           
Management and General 1,333,116       -                  1,333,116       1,344,680           -                      1,344,680           
Fundraising 410,378          -                  410,378          208,555              -                      208,555              

11,380,781     -                  11,380,781     10,642,626         -                      10,642,626         

CHANGE IN NET ASSETS 14,040            (4,778)             9,262              (730,026)             13,079,486         12,349,460         

NET ASSETS, BEGINNING OF YEAR 8,544,600       13,211,903     21,756,503     9,274,626           132,417              9,407,043           

NET ASSETS, END OF YEAR 8,558,640$     13,207,125$   21,765,765$   8,544,600$         13,211,903$       21,756,503$       

2021

FIND AID FOR THE AGED, INC. AND AFFILIATES

CONSOLIDATED STATEMENTS OF ACTIVITIES AND CHANGES IN NET ASSETS

Year Ended December 31, 
2020

See accompanying notes to consolidated financial statements.
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2021 2020
CASH FLOWS FROM OPERATING ACTIVITIES:

Change in net assets 9,262$                  12,349,460$         
Adjustments to reconcile change in net assets to net cash

flows from operating activities:
Depreciation and amortization 992,494                904,996                
Interest expense relating to deferred debt issuance costs 16,522 1,945                    
Bad debts 96,699                  32,590                  
Unrealized gain on marketable securities (205,268)               (277,293)               
Realized gain on marketable securities (160,741)               (26,664)                 
Donated investment at cost -                        (146,541)               
Donated intangible air rights -                        (17,058,735)          
Forgiveness of paycheck protection program loan (1,005,259)            -                        
Income from employee retention tax credit (423,034)               -                        
Change in operating assets and liabilities:

Tenant accounts receivable (239,294)               (164,334)               
Government grants receivable (599,310)               123,074                
Other receivables 87,090                  79,708                  
Due from related parties (78,801)                 172,540                
Prepaid expenses and other current assets 70,933                  (90,009)                 
Deferred rents and leased costs assets (54,950)                 188,065                
Accounts payable (234,364)               (41,828)                 
Accrued expenses and other liabilities 132,812                (29,240)                 
Refundable advances 9,953                    154,476                
Deferred rent liability (4,487)                   4,621                    
Due to relaties parties 37,980                  -                        
Security deposits payable 7,301                    (149,273)               

Net cash flows from operating activities (1,544,462)            (3,972,442)            

CASH FLOWS FROM INVESTING ACTIVITIES:
Purchase of marketable securities (1,119,979)            (329,287)               
Proceeds from sale of marketable securities 290,049                214,106                
Proceeds from 2020 sale of air rights (intangible asset and receivable) 5,399,250             4,125,000             
Purchases of property and equipment (432,302)               (1,522,126)            

Net cash flows from investing activities 4,137,018             2,487,693             

CASH FLOWS FROM FINANCING ACTIVITIES:
 Due to related party, held in reserve -                        3,229,778             
Proceeds from paycheck protection program ("PPP") loans 749,972                1,005,259             
Proceeds from debt agreements 10,658                  1,218,195             
Debt principal payments (158,357)               (143,366)               

Net cash flows from financing activities 602,273                5,309,866             

NET CHANGE IN CASH, EQUIVALENTS AND RESTRICTED CASH 3,194,829             3,825,117             

CASH, EQUIVALENTS AND RESTRICTED CASH, BEGINNING OF YEAR 9,355,758             5,530,641             

CASH, EQUIVALENTS AND RESTRICTED CASH, END OF YEAR 12,550,587$         9,355,758$           

Cash, equivalents and restricted cash is comprised of:
Cash 1,728,484$           2,878,171$           
Restricted deposits and funded reserves 10,822,103           6,477,587             

Total cash, equivalents and restricted cash shown on the
Statements of Financial Position 12,550,587$         9,355,758$           

SUPPLEMENTAL CASH FLOW INFORMATION
Interest paid 164,043$              155,390$              

NON-CASH OPERATING, INVESTING AND FINANCING ACTIVITIES:
Property and equipment additions financed by accounts payable 52,359$                310,147$              
Donated Investment at cost -$                      146,541$              
Donated air rights -$                      17,058,735$         
Commissions incurred but not yet paid 360,275$              -$                      

FIND AID FOR THE AGED, INC. AND AFFILIATES

CONSOLIDATED STATEMENTS OF CASH FLOWS

Year Ended December 31, 

See accompanying notes to consolidated financial statements.
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Note 1 - Nature of the Organizations and Summary of Significant Accounting Policies: 
 
Principles of Consolidation - The consolidated financial statements include the accounts of FIND 

Aid for the Aged, Inc. (“FIND Aid”) and its affiliates, Woodstock Housing Development Fund Corporation 
for Senior Citizens (“Woodstock”), The Hamilton Housing Development Company, Inc. (“Hamilton”) and 
Hargrave Housing Development Fund Corporation (“Hargrave”) (collectively referred to as the 
“Organization”). The entities are consolidated based on control and economic interest. The financial position 
and results of operations presented in the accompanying consolidated financial statements do not represent 
those of a single legal entity. All intercompany transactions and accounts have been eliminated in 
consolidation. 

 
Nature of the Organization - FIND Aid is a nonprofit organization that was incorporated in 1969.  

FIND Aid’s primary purpose is to develop, conduct and administer programs to aid the aged on New York 
City’s West Side. These programs provide meals, recreational and social activities, social services and 
housing for senior citizens. FIND Aid operates four senior centers and maintains its administrative office on 
the Upper West Side of Manhattan.  
 

Woodstock was organized in 1975 as a nonprofit corporation. It manages and owns Woodstock 
Hotel, a residential facility for low-income senior citizens. The building has 296 units located in New York, 
New York and a senior citizen’s center. 

 
Hamilton was organized in 1972 as a nonprofit corporation for the purpose of operating a rental 

housing project under Section 236 of the National Housing Act with mortgage insurance provided by the 
Federal Housing Administration (“FHA”) of the Department of Housing and Urban Development. The 
project consists of 176 units located in New York, New York. 

 
Hargrave is a nonprofit organization formed in 2001 pursuant to Article XI of the Private Housing 

Finance Law and Section 402 of the Not-for-Profit Corporation Law of the State of New York. On April 29, 
2019, Hargrave entered into a Declaration of Interest and Nominee Agreement with JOE PF Hargrave, LLC 
(“JOE PF”). JOE PF is solely owned by Joint Ownership Entity New York City Corporation (“JOE NYC,” a 
non-profit organization), an unrelated organization that serves as its asset manager. JOE NYC is committed 
to providing and managing low-income housing in New York and was created to assemble ownership of 
affordable housing projects owned by other non-profit Community Development Corporations to secure their 
long-term viability and to make members more competitive in securing new affordable housing development 
opportunities. The Declaration of Interest and Nominee Agreement provides for, amongst other matters, the 
following: 

 
• Hargrave is to retain legal title to the residential property, consisting of 112 apartment units 

and a community center. 
 

• The equitable and beneficial interest of the residential property has been transferred to JOE 
PF for all purposes and shall have all rights related thereto including, but not limited to, the 
right to receive all proceeds from the development, including rents and other moneys from 
mortgages, pledges, sales, or other disposition of the development other than the 
Inclusionary Housing (“IH,” which is assigned to FIND Aid) Program proceeds (see Note 
11). 

 
• JOE PF is to have ultimate management authority and responsibilities, while FIND Aid will 

continue to act as the administrator and assume day-to-day management of the premises for 
a monthly fee under a renewing, annual administrative contract. 
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Note 1 - Nature of the Organizations and Summary of Significant Accounting Policies (continued): 

 
Additionally, Hargrave’s former debts were paid off and refinanced under a new loan where JOE PF 

is the borrower and FIND Aid is the sponsor and guarantor (see Note 11). As a member of JOE NYC and in 
return for joining and contributing property to JOE NYC, FIND Aid has a seat on the Board of Directors and 
has the right to net cash flow based upon a valuation and access to guarantees for new developments. 
Members of JOE NYC may not withdraw for ten years upon joining, except upon dissolution of the entity for 
legal or financial reasons. 

 
Cash and Equivalents and Credit Risk - Cash and equivalents include money market funds and all 

other highly liquid short-term investments purchased with maturities of three months or less. The 
Organization maintains its cash balances with financial institutions insured by the Federal Deposit Insurance 
Corporation (“FDIC”) up to $250,000. The Organization also maintains funded escrows and reserves, which 
are held in trust accounts in the Organization’s name (see Note 6). At times, these balances may exceed the 
FDIC limits; however, the Organization has not experienced any losses in such accounts and believes it is not 
exposed to any significant risks with respect to these balances. 
 

Marketable Securities and Credit Risk - The Organization records securities purchases at cost, or if 
donated, at fair value on the date of donation. Thereafter, marketable securities are reported at their fair value 
on the statements of financial position. 

 
Net investment income/(loss) is reported in the consolidated statements of activities and changes in 

net assets and consists of interest and dividend income, realized and unrealized capital gains and losses, less 
external and direct internal investment expenses and is classified without donor restrictions unless its use is 
restricted by explicit donor stipulation or by law. Purchases and sales of investments are recorded on a 
settlement date basis. The cost of securities sold is determined using the specific identification method. The 
Organization reviews its investments annually for impairment. Management has determined there are no 
other than temporary losses as of December 31, 2021 and 2020. 
 
 The investments are protected by the Securities Insurance Protection Corporation (“SIPC”), which 
provides limited insurance in certain circumstances for securities and cash held in brokerage accounts. The 
insurance is limited to $500,000 for securities and $250,000 for cash balances. The insurance does not 
protect against investment losses. At times, such balances may be in excess of SIPC insured limits. 
 

Tenant Accounts Receivable - The Organization carries its tenant accounts receivable at net 
realizable value. The Organization establishes a reserve for receivables that may prove to be uncollectible 
based on periodic review by management of collections and current credit conditions of each tenant. 
Accounts are written off as uncollectible when management has determined that a sufficient period of time 
has elapsed without receiving payment and the tenants do not exhibit the ability to meet their obligations. 

 
Government Grants Receivable - Government grants receivable, all due within one year, represent 

amounts due from government agencies under various cost-reimbursement agreements. The Organization 
determines the need for an allowance based on history of write-offs, levels of past due accounts and its 
relationships with, and economic status, of its grantors. As of December 31, 2021 and 2020, no provision 
was deemed necessary for uncollectible amounts.  

 
Employee Retention Tax Credit (“ERC”) - In March 27, 2020, the Coronavirus Aid, Relief, and 

Economic Security Act (“CARES Act”) was signed into law providing numerous tax provisions and other 
stimulus measures, including an employee retention credit (“ERC”), which is a refundable tax credit against 
certain employment taxes. The Organization’s policy is to account for the ERC as a loss recovery and 
recognize it when it is probable. As of December 31, 2021, the Organization applied for approximately 
$423,034 of ERC, which is recorded in Support and Revenues. The total ERC receivable remains 
outstanding at December 31, 2021. 
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Note 1 - Nature of the Organizations and Summary of Significant Accounting Policies (continued): 
 
Investment at Cost - In December 2020, a 5% ownership of TRG Hamilton, LLC (“TRG”) was 

donated to the Organization. This investment was initially valued at fair value on the date of donation, as 
required. Since this investment does not have a readily determinable fair value, the Organization has elected 
the measurement alternative under which it measures this investment at cost minus impairment, if any, plus 
or minus changes resulting from observable price changes in orderly transactions for the identical or a similar 
investment of the same issuer. Management reviews this investment annually for impairment and determined 
there was none as of December 31, 2021 and 2020.  
 

Intangible Air Rights - As a result of entering the Inclusionary Housing Program, the Organization 
was able to generate intangible air rights. Air rights are an in-kind donation made by the City of New York 
and is recorded at fair value once it completes the affordable housing preservation work and is granted air 
rights (see Note 14). The intangible assets have an indefinite life and will be reviewed annually for 
impairment. As of December 31, 2021 and 2020, management has determined that the intangible air rights 
are not impaired. 

 
 Property and Equipment - Property and equipment are recorded at cost and are depreciated using the 
straight-line method over their estimated life as follows: 
 

Buildings   27.5 to 40 years 
Building improvements  20 years 
Furniture and equipment 3 to 7 years 

 
 Leasehold improvements are amortized over the shorter of the life of the lease or over their estimated 
useful lives. Construction in progress is not depreciated until placed in service. Management generally 
capitalizes items in excess of $5,000. Repairs and maintenance costs are expensed as incurred while major 
renewals and betterments are capitalized. When assets are disposed of, the assets and related allowances for 
depreciation are eliminated from the accounts and any resulting gain or loss is reflected in operations. 
 
 Long-Lived Assets - The Organization evaluates all long-lived assets for impairment.  Long-lived 
assets are evaluated for impairment whenever events or changes in circumstances indicate that the carrying 
value of an asset may not be recoverable. If the carrying amount is not fully recoverable, an impairment loss 
is recognized to reduce the carrying amount to fair value and is charged to expense in the period of 
impairment. As of December 31, 2021 and 2020, management has determined that these assets are not 
impaired. 
 

Refundable Advances - The Organization records government grant support as a refundable advance 
until it is expended for the purpose of the grant or contract, at which time it becomes unconditional and is 
recognized as unrestricted support.  
 

Deferred Rent Liability - The Organization has operating leases, which contain predetermined 
increases in the rentals payable during the term of such leases. For these leases, the aggregate rental expense 
is recognized on a straight-line basis over the lease term. The difference between the expenses charged to 
operations in any year and the amount payable under the leases during the year is recorded as deferred rent 
on the Organization’s statements of financial position, which will reverse over the lease term. 

 
Paycheck Protection Program Loans - The Organization’s policy is to account for the PPP loans as 

debt and to classify the PPP loans as long-term. The Organization would continue to record the loans as debt 
until either (1) the loan is partially or entirely forgiven and the debtor has been legally released, at which 
point the amount forgiven would be recorded into income or (2) the Organization pays off the loan. See Note 
9 regarding forgiveness of the PPP loans.  
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Note 1 - Nature of the Organizations and Summary of Significant Accounting Policies (continued): 

 
Debt Issuance Costs - Costs relating to refinancing the mortgage loan are netted against debt and 

amortized over the term of the related debt. Amortization of deferred financing costs charged to interest 
expense totaled $16,522 and $1,945 for 2021 and 2020, respectively (see Note 8).  

 
Net Assets - Net assets, revenues, gains, and losses are classified based on the existence or absence 

of donor or grantor-imposed restrictions. Accordingly, net assets and changes therein are classified and 
reported as follows: 

 
Net Assets without Donor Restrictions - Net assets available for use in general operations and not 
subject to donor-imposed restrictions. 
 
Net Assets with Donor Restrictions - Net assets subject to donor-imposed restrictions.  Some donor-
imposed restrictions are temporary in nature, such as those that will be met by the passage of time or 
other events specified by the donor. Other donor-imposed restrictions are perpetual in nature, where 
the donor stipulates those resources be maintained in perpetuity. The Organization reports 
contributions restricted by donors as increases in net assets without donor restrictions if the 
restrictions expire (that is, when a stipulated time restriction ends or purpose restriction is 
accomplished) in the reporting period in which the revenue is recognized. All other donor-restricted 
contributions are reported as increases in net assets with donor restrictions, depending on the nature 
of the restrictions. When a restriction expires, net assets with donor restrictions are reclassified to net 
assets without donor restrictions and reported in the consolidated statements of activities as net assets 
released from restrictions. 
 
Support and Revenue - The Organization recognizes revenue following applicable guidance, 

which is determined by the existence or absence of a reciprocal exchange transaction. 
 
Revenue Accounted for in Accordance with Lease Accounting (Topic 840): 

 
Rental Income - Apartment rents are recognized as income on the accrual basis as they are 

earned. Advance receipts of rental income are deferred and classified as liabilities until earned. All 
leases between the Organization and the tenants of the property are considered to be operating leases. 
These leases have a one-year term and are renewable on an annual basis. 

 
Commercial rents are recognized on a straight-line basis under which contractual rent 

increases are recognized equally over the lease term. Rental income recorded on the straight-line 
method in excess of the rents billed is recognized as deferred rents assets. 

 
Revenue Accounted for in Accordance with Contribution Accounting (Topic 605): 
 

Government Grants - The Organization receives cost-reimbursable government grants, 
which are conditioned upon certain performance requirements and/ or the incurrence of allowable 
qualifying expenses. Amounts received are recognized as revenue when the Organization incurs 
expenditures in compliance with specific grant provisions. Amounts received prior to incurring 
qualifying expenditures are reported as refundable advances in the statements of financial position. 
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Note 1 - Nature of the Organizations and Summary of Significant Accounting Policies (continued): 
 
Contributions - The Organization recognizes contributions when cash, securities or other 

assets, an unconditional promise to give, or notification of a beneficial interest is received. 
Conditional promises to give - that is, those with a measurable performance or other barrier and a 
right of return - are not recognized until the conditions on which they depend have been met.  
Unconditional promises to give that are expected to be collected within one year are recorded at their 
net realizable value. Unconditional promises to give that are expected to be collected in future years 
are recorded at the present value of estimated future cash flows. The discounts on those amounts are 
computed using risk-free interest rates applicable to the years in which the promises are received.  
Amortization of the discount, if applicable, is included in contribution revenue. The discount will be 
recognized as contribution revenue in future fiscal years as the discount is amortized over the 
duration of the contributions. 

 
Contributed Facilities - During the years ended December 31, 2021 and 2020, the 

Organization received contributed facility office space with an estimated fair value of $127,320. The 
amount reflected in the consolidated statements of activities and changes in net assets as contributed 
facilities income is offset by the same amount in rent expense. The value of this space is based on the 
square footage occupied by the Organization at the estimated rental value per square foot. 

 
Inclusionary Housing Air Rights, net - During the year ended December 31, 2020, the 

Organization received contributed air rights, an intangible asset from New York City as part of its 
Inclusionary Housing Program (see Note 14). The value is based on the square footage generated by 
the Organization at the estimated fair value per square foot. There was no contribution nor sale of air 
rights for the year ended December 31, 2021. 

 
Interest Reduction Payments Revenue - Hamilton receives a monthly subsidy from HUD to 

assist in the payment of mortgage interest on the first mortgage (Note 8), under Section 236, of Title 
II of the National Housing Act. 

 
Revenue Accounted for as Contracts with Customers (Topic 606): 

 
The amount of revenue recognized under Topic 606 reflects the consideration the 

Organization expects to receive in exchange for satisfying distinct performance obligations. If a 
performance obligation does not meet the criteria to be considered distinct, the Organization 
combines it with other performance obligations until a distinct bundle of goods or services exists. 
Assumptions about the likelihood and amount of variable consideration and significant reversals, if 
any, are based on history and included when applicable. The Organization’s management expects 
that the period between when the Organization transfers goods and services and when they are paid 
for those goods and services will be one year or less. Therefore, the Organization has elected the 
practical expedient not to adjust the promised amount of consideration for the effects of a significant 
financing component. Any contract fees received in advance of satisfying the performance 
obligations are recorded as a contract liability until the service is performed.  There were no contract 
liabilities as of December 31, 2021 and 2020. The following revenue streams are accounted for under 
Topic 606:  

 
Developer Fees - The Organization has occasionally participated in providing support to 

develop projects.  Revenue is recognized at a point in time once the project has been completed. 
 

Property Management Fees - The Organization provides property management support 
services, which are billed monthly when earned.  
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Note 1 - Nature of the Organizations and Summary of Significant Accounting Policies (continued): 
 
Functional Allocation of Expenses - The costs of program and supporting services activities have 

been summarized on a functional basis in the consolidated statements of activities and changes in net assets. 
The consolidated statements of functional expenses present the natural classification detail of expenses by 
function. Accordingly, certain costs have been allocated among the programs and supporting services 
benefited. Therefore, expenses require allocation on a reasonable basis that is consistently applied. Salaries 
and related expenses are allocated on the basis of estimated time and effort. Other expenses are allocated on 
the basis of direct costs.  
 

Estimates and Uncertainties - The preparation of consolidated financial statements in conformity 
with accounting principles generally accepted in the United States of America requires management to make 
estimates that affect the reported amounts of assets and liabilities and disclosure of contingent assets and 
liabilities at the date of the financial statements and the reported amounts of revenues and expenses during 
the reporting period. Actual results, as determined at a later date, could differ from those estimates.  

 
Organization operations could be disrupted by large-scale regional events such as the recent outbreak 

of the novel coronavirus COVID-19. Such events could limit the Organization’s ability to manage the 
business, disrupt the Organization’s operations and could impact the timing of completion of performance 
obligations in the affected areas. Notwithstanding, the Organization is monitoring regional developments and 
proceeding with proactive strategies to minimize any impact to operations. Given the uncertainty related to 
COVID-19 management cannot reasonably estimate the overall impact on the Organization’s consolidated 
financial statements related to these matters. 
 
 Income Taxes -  The Organization is exempt from federal income taxes under Internal Revenue 
Code Section 501(c)(3) and, therefore, has made no provision for Federal or State income taxes in the 
accompanying consolidated financial statements. The Organization has also been determined by the Internal 
Revenue Service (“IRS”) not to be a “private Organization” within the meaning of Section 509(a)(1) of the 
Internal Revenue Code and therefore has been determined to be a public charity under the Internal Revenue 
Code. Other significant tax positions include its determination of whether any amounts are subject to 
unrelated business income tax (“UBIT”). Management has determined that the Organization had no activities 
subject to UBIT in the years ended December 31, 2021 and 2020. All significant tax positions have been 
considered by management and it has been determined that all tax positions would be sustained upon 
examination by tax authorities. The Organization is required to file form 990 (Return of Organization 
Exempt from Income Tax) and annual reports in New York, which are subject to federal and state 
examinations, generally up to three years, from the extended due date of the tax return.  The federal and state 
forms for 2018 through 2020 are open to federal and state examination as of December 31, 2021. 
 

Recently Issued Accounting Pronouncements - In February 2016, the Financial Accounting 
Standards Board (the “FASB”) issued Accounting Standards Update (“ASU”) No. 2016-02, “Leases (Topic 
842),” which replaces the existing guidance in ASC 840 – Leases.  This ASU requires a dual approach for 
lessee accounting under which a lessee would account for leases as finance leases or operating leases.  Both 
finance leases and operating leases will result in the lessee recognizing a right-of-use asset and a 
corresponding lease liability. For finance leases, the lessee would recognize interest expense and 
amortization of the right-of-use asset and for operating leases, the lessee would recognize a straight-line total 
lease expense.  This ASU is effective for fiscal years beginning after December 15, 2021. The requirements 
of this standard include a significant increase in required disclosures. Management is currently evaluating the 
impact of this ASU on its consolidated financial statements. 
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Note 1 - Nature of the Organizations and Summary of Significant Accounting Policies (continued): 
 
In June 2016, the FASB issued ASU 2016-13 Financial Instruments – Credit Losses (Topic 326): 

Measurement of Credit Losses on Financial Instruments, including subsequently issued ASUs, to clarify the 
implantation guidance in ASU 2016-13. The amendment requires a financial asset (or group of financial 
assets) such as trade receivables and available-for-sale debt securities, to be assessed for impairment under 
current expected credit loss model rather than an incurred loss model. The measurement of expected credit 
losses is based on relevant information about past events, including historical experience, current conditions 
and reasonable and supportable forecasts that affect the collectability of the reported amount. ASU 2016-13 
will be effective for fiscal years beginning after December 15, 2022. Management is currently evaluating the 
impact of this adoption on its consolidated financial statements. 
 

In September 2020, the FASB issued ASU 2020-07, Presentation and Disclosures by Not-for-Profit 
Entities for Contributed Nonfinancial Assets (Topic 958), which is effective for fiscal years beginning after 
June 15, 2021, with early adoption permitted, and is intended to improve transparency in the reporting of 
contributed nonfinancial assets, also known as gifts in-kind, for not-for-profit organizations. The ASU 
requires a not-for-profit organization to present contributed nonfinancial assets as a separate line item in the 
statement of activities, apart from contributions of cash or other financial assets, along with expanded 
disclosure requirements. Management is currently evaluating the impact of this ASU on its consolidated 
financial statements. 

 
Reclassifications - Certain prior period amounts have been reclassified for consistency with the 

current year presentation. These reclassifications were limited to the consolidated statements of financial 
position, functional expenses and cash flows. There was no impact on the change in net assets. 

 
Subsequent Events - Management has reviewed and evaluated all events and transactions from 

December 31, 2021 through November 10, 2022, the date that the financial statements were available for 
issuance. The effects of those events and transactions that provide additional pertinent information about 
conditions that existed at the statement of financial position date have been recognized in the accompanying 
financial statements.   
 
Note 2 - Liquidity and Availability: 
 

Management regularly monitors the availability of resources required to meet its operating needs.  
As part of management’s liquidity plan, it has a policy to structure its financial assets to be available as its 
general expenses, liabilities, and other obligations come due. For purposes of analyzing resources available 
to meet general expenses over a 12-month period, management considers all expenses related to its ongoing 
activities. Financial assets available for general expense, that is, without donor or other restrictions limiting 
their use, within one year of the consolidated statement of financial position date, comprise the following: 

 

2021 2020
Available financial assets at year-end:

Cash and equivalents 1,728,484$      2,878,171$      
Marketable securities 3,913,321       2,717,381       
Tenant accounts receivable 355,017          212,422          
Grants receivable 1,275,743       676,433          
Other receivables 93,289            180,379          
Due from related parties 94,891            16,090            

Total financial assets at year-end 7,460,745       6,680,876       
Less:  Donor restricted net assets (see Note 12) (64,185)           (68,963)           

Total available financial assets at year-end 7,396,560$      6,611,913$      

December 31,
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Note 2 - Liquidity and Availability (continued): 
 

In addition to financial assets available to meet general expenses over the next 12 months, the 
Organization operates with a balanced budget and anticipates collecting sufficient revenue to cover general 
expenses. Refer to the consolidated statements of cash flows, which identify the sources, and uses of the 
Organization’s cash. If the need arises, the Organization has access to a $500,000 line of credit (see Note 11) 
and has reserves that may be used to fund project maintenance, capital replacements and improvements (see 
Note 6). 
 
Note 3 - Fair Value Measurements: 
 
 Fair Value Measurements and Disclosures FASB ASC 820, establishes a framework for measuring 
fair value. That framework provides a fair value hierarchy that prioritizes the inputs to valuation techniques 
used to measure fair value. The hierarchy gives the highest priority to unadjusted quoted prices in active 
markets for identical assets or liabilities (level 1 measurements) and the lowest priority to unobservable 
inputs (level 3 measurements). The three levels of the fair value hierarchy under FASB ASC 820 are 
described as follows: 
 

• Level 1 - Inputs to the valuation methodology are unadjusted quoted prices for identical assets or 
liabilities in active markets that the Organization has the ability to access. 

 
• Level 2 - Inputs to the valuation methodology include: 

• Quoted prices for similar assets or liabilities in active markets; 

• Quoted prices for identical or similar assets in inactive markets; 

• Inputs other than quoted prices that are observable for the asset or liability; 

• Inputs that are derived principally from or corroborated by observable market data by 
correlation or other means. 

• Level 3 - Inputs to the valuation methodology are unobservable and significant to the fair value 
measurement. 

 
The asset or liability’s fair value measurement level within the fair value hierarchy is based on the 

lowest level of any input that is significant to the fair value measurement.  Valuation techniques used need to 
maximize the use of observable inputs and minimize the use of unobservable inputs. 
 

Following is a description of the valuation methodologies used for assets measured at fair value.  
There have been no changes in the methodologies used at December 31, 2021 and 2020. 
 

• Mutual Funds and Exchange Traded Equity Funds (recurring): Valued at the closing price 
reported in the active market in which the fund is traded. 

• Intangible Air Rights (non-recurring): Valued at the fair value at the estimated sales price 
based on the Organization’s recent sales price. 

 The preceding methods may produce a fair value calculation that may not be indicative of net 
realizable value or reflective of future fair values.  Furthermore, although management believes its valuation 
methods are appropriate and consistent with other market participants, the use of different methodologies or 
assumptions to determine the fair value of certain financial instruments could result in a different fair value 
measurement at the reporting date.  
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Note 3 - Fair Value Measurements (continued): 
 

The following tables set forth by level, within the fair value hierarchy, the Organization’s assets at 
fair value as of December 31, 2021 and 2020:  

 

Level 1 Level 2 Level 3 Total
Marketable Securities

Mutual Funds 1,036,156$   -$             -$             1,036,156$   
Exchange Traded Equity Funds 2,877,165     -               -               2,877,165     

Total 3,913,321$   -$             -$             3,913,321$   

Assets at Fair Value as of December 31, 2021

 
 

 

Level 1 Level 2 Level 3 Total
Marketable Securities

Mutual Funds 875,620$      -$             -$             875,620$      
Exchange Traded Equity Funds 1,841,761     -               -               1,841,761     

Total 2,717,381$   -$             -$             2,717,381$   

Intangible Air Rights (non-recurring) -$             12,933,735$ -$             12,933,735$ 

Assets at Fair Value as of December 31, 2020

 
 

 Change in Fair Value Levels - The availability of observable market data is monitored to assess the 
appropriate classification of financial instruments within the fair value hierarchy. Changes in economic 
conditions or model-based valuation techniques may require the transfer of financial instruments from one 
fair value level to another. In such instances, the transfer is reported at the beginning of the reporting period. 
For the years December 31, 2021 and 2020, there were no significant transfers in or out of levels 1, 2, or 3. 
 
Note 4 – Government Grants Receivable: 
 

The Organization had government grant receivable balances from the following funding sources: 
 

New York City Department for the Aging 1,034,438$   81% 368,275$      54%
New York State Office of Temporary and Disability Assistance 88,173          7% 81,350          12%
New York City Department of Homeless Services 89,129          7% 72,133          11%

U.S. Department of Housing and Urban Development 64,003          5% 154,675        23%

1,275,743$   100% 676,433$      100%

2021 2020
December 31,
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Note 5 - Related Party Transactions: 
 

Due from/(to) Related Parties – FIND Aid, Woodstock and Hamilton lease employees and allocate 
the related costs to JOE PF which totaled $221,796 and $263,868 for the years ended December 31, 2021 and 
2020, respectively. These entities had outstanding non-interest-bearing balances derived from this activity 
due from JOE PF totaling $91,891 and $16,090 for the years ended December 31, 2021 and 2020, 
respectively.  

 
Additionally, FIND Aid provides property management services to JOE PF, which is based on 

allowable limits set by the New York City HPD. FIND Aid charged JOE PF $118,266 and $114,130 for the 
years ended December 31, 2021 and 2020, respectively.  

 
Hargrave holds legal title to the property transferred to JOE PF (see Note 1). As part of this transfer, 

Hargrave is required to hold funds due to JOE PF in interest bearing reserves (0.4%) as follows:  
 

2021 2020

Operating Reserve (Note 6) 593,889$      591,950$      
Replacement Reserve (Note 6) 2,646,470     2,637,828     

3,240,359$   3,229,778$   

December 31,

 
 

Contributed Space - FIND Aid receives space to operate one of their senior citizens center free of 
charge from JOE PF. The value of this space is based on the square footage occupied by the FIND Aid at the 
estimated rental value per square foot and totaled $127,320 for the years ended December 31, 2021 and 
2020, respectively. 
 
Note 6 - Restricted Deposits and Funded Reserves:  
 

Restricted deposits and funded reserves consisted of the following: 
 

Woodstock Hamilton Hargrave* Total
Restricted Deposits -

Tenant Security Deposits -$              143,851$       -$              143,851$       
Funded Reserves:

(a) Escrow Deposits -                158,709         -                158,709        
(b) Operating Reserve 954,656         -                593,889         1,548,545      
(c) Replacement Reserve 990,270         470,022         2,646,470      4,106,762      
(d) Off-Site Preservation Costs -                -                209,890         209,890        
(e) Escrow- Sale of Air Rights -                -                4,654,346      4,654,346      

1,944,926$    772,582$       8,104,595$    10,822,103$  

2021
December 31,
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Note 6 - Restricted Deposits and Funded Reserves (continued): 
 

Woodstock Hamilton Hargrave* Total
Restricted Deposits -

Tenant Security Deposits -$              136,550$       -$              136,550$       
Funded Reserves:

(a) Escrow Deposits -               115,524         -               115,524         
(b) Operating Reserve 1,184,628      -               591,950         1,776,578      
(c) Replacement Reserve 1,162,596      439,306         2,637,828      4,239,730      
(d) Off-Site Preservation Costs -               -               209,205         209,205         

2,347,224$     691,380$       3,438,983$     6,477,587$     

2020
December 31,

 
 

 * Although the Operating, Replacement and Off-Site Preservation Costs Reserves are in Hargrave’s 
name, the Operating and Replacement Reserves are tied to the property transferred to JOE PF in 2019, and 
the Off-Site Preservation Costs are due to FIND Aid (see Note 14). 

 
Restricted Deposits - Tenant security deposits related to commercial leases are held in a separate 

bank account. 
 

Funded Reserves - According to the terms of the mortgage and other regulatory agreements (see 
Note 8), the Organization is required to maintain escrow deposits and reserves comprised of the following: 
 

(a) The Escrow Deposits are required by the mortgagors to provide for the orderly invoicing and 
payment of real estate taxes, water and sewer, and insurance premiums. 
 

(b) The Operating Reserves may be used to fund project maintenance, capital replacements and 
capital improvements, but only in the event that the Replacement Reserve Account is insufficient 
to cover such costs and no other funds are available. 

 
(c) The Replacement Reserves shall be used solely to fund project maintenance, capital 

replacements and capital improvements.  
 

(d) The Off-Site Preservation Costs shall be used to fund the creation, rehabilitation, or preservation 
of additional affordable housing. 

 
(e) This escrow account represents the net proceeds from the sale of air rights deposited to the 

escrow account after all fees were paid. This account shall be used to fund the creation, 
rehabilitation, or preservation of additional affordable housing. 
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Note 6 - Restricted Deposits and Funded Reserves (continued): 
 

Per mortgage agreements, the following annual deposits are required to be made into the replacement 
reserve: 

 
Year End December 31, Woodstock Hamilton Total

2022 180,651$         73,894$           254,545$         
2023 94,410             73,894             168,304           
2024 97,242             73,894             171,136           
2025 100,160           73,894             174,054           
2026 103,164           73,894             177,058           
Thereafter 2,488,006        671,204           3,159,210        

Total 3,063,633$      1,040,674$      4,104,307$       
 

As a result of the delays in the processing of retroactive rent increases effective August 1, 2021, the 
2021 annual requirement for Woodstock of $85,849 was not fulfilled as of December 31, 2021. This will be 
fulfilled in 2022 along with that years’ required payment. There was no penalty for missing the required 
2021 payment. The 2020 annual requirements were fulfilled during 2020 for both entities. 

 
Note 7 - Property and Equipment: 
 
 The following is a summary of property and equipment: 
 

2021 2020
Land 1,683,810$    1,683,810$    
Buildings 10,007,170    10,007,170    
Building improvements 26,477,612    26,273,892    
Leasehold improvements 1,611,796      1,518,913      
Furniture and equipment 289,142         289,142         
Construction in progress 188,057         -                 

40,257,587    39,772,927    
Less: accumulated depreciation 

and amortization (21,030,403)   (20,037,909)   
19,227,184$  19,735,018$  

December 31,

 
 

 Depreciation and amortization totaled $992,494 and $904,996 for the years ended December 31, 
2021 and 2020, respectively. 
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Note 8 - Debt: 
 

The following is a summary of debt: 
 

Unamortized Unamortized
Debt Debt

Loan Issuance Loan Issuance
 Balance Cost Net Debt  Balance Cost Net Debt

Woodstock
(a) Mortgage payable  $    9,778,103 -$                $    9,778,103  $    9,778,103 -$                $    9,778,103 
(b) Building loan           849,734                 -           849,734           849,734                 -           849,734 
(c) Construction loan        3,920,122           451,880        3,468,242        3,909,463            466,456        3,443,007 
(c) Construction loan           513,000                 -           513,000           513,000                 -           513,000 

     15,060,959           451,880      14,609,079      15,050,300            466,456      14,583,844 
Hamilton

(a) First mortgage, Tranche 1           226,247              3,457           222,790           353,730               5,401           348,329 
(a) First mortgage, Tranche 2           583,906                 -           583,906           614,779                 -           614,779 
(b) Second mortgage, rehab loan        2,599,800                 -        2,599,800        2,599,800                 -        2,599,800 

       3,409,953              3,457        3,406,496        3,568,309               5,401        3,562,908 

 $  18,470,912  $       455,337  $  18,015,575  $  18,618,609  $        471,857  $  18,146,752 

20202021
December 31,

 
Woodstock 

 
a) Mortgage Payable - Woodstock has a mortgage payable from the City of New York, acting through 

the Department of Housing Preservation and Development (“HPD”). The non-interest-bearing 
mortgage consists of funding pursuant to Article IX of the New York Private Housing Finance Law 
and is collateralized by the Woodstock Hotel payable in a balloon payment on January 1, 2044.  In 
accordance with the Restated Funding and Disbursement Agreement, Woodstock is required to have 
an Operating Reserve and a Replacement Reserve (see Note 6). 

 
b) Building Loan - The building loan with HPD consists of funding pursuant to Article XI of the New 

York Private Housing Finance Law. The building loan is approved for up to $1,016,509 to fund 
rehabilitation and renovation work for the Woodstock Hotel. The non-interest-bearing loan has a 
balloon payment due January 1, 2044. 

 
c) Construction Loan - In June 2018, the Organization was approved for two construction loans 

(secured by the Woodstock Hotel) up to $4,462,673 to be drawn down for the purpose of 
preservation work, ten new penthouse residential units and a roof garden. The CPC Funding SPE 1 
LLC (“CPC Construction Lender”) agreed to fund a maximum of $3,949,673 at an interest rate of 
4.50% above LIBOR (4.75% at December 31, 2021). Through HPD, the City of New York agreed to 
fund the remaining $513,000 at a fixed interest rate of 0.25%. Both loans are interest only until 
certain criteria are met at which time they convert to a permanent loan. The renovation was 
completed in December 2020; however, as of December 31, 2021, not all the applicable criteria 
necessary for conversion have been met. Interest capitalized during the year ending December 31, 
2020 totaled $198,303. There was no interest capitalized during the year ending December 31, 2021. 
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Note 8 - Debt (continued): 
 

The CPC Construction Lender loan may be settled upon the sale of inclusionary air rights generated 
by the Voluntary Preservation Inclusionary Housing Program (“VIHP”). The remaining CPC 
Construction Lender loan not covered by the VIHP would convert to a permanent loan payable 
monthly over thirty years bearing interest of Prime plus 3.00% (6.25% at December 31, 2021). There 
are three one-year extensions exercisable at the CPC Construction Lender’s discretion. The HPD 
loan of $513,000 would convert to a permanent loan payable monthly over a 30 year period and 
become non-interest bearing.     

 
Hamilton 
 

a) First Mortgage - The first mortgage is from the City of New York, acting through the HPD and 
bears interest at the rate of 6.5% per annum and is split between two tranches (“Tranche 1” and 
“Tranche 2”). Tranche 1 being in the original amount of $2,699,170 requires monthly payments of 
$12,227 including interest through maturity on September 1, 2023, after the reduction of the interest 
subsidy paid by HUD under Section 236 of the National Housing Act. Tranche 2 being in the 
original amount of $852,915 requires monthly installments of $5,391 including interest through 
maturity on October 1, 2035. Both tranches are secured by the rental property. In addition, monthly 
deposits must be made to an escrow account for timely payment of real estate taxes, insurance 
premiums, and other local charges and monthly deposits must be made into a replacement reserve 
(see Note 6).  

 
b) Second Mortgage - Rehab Loan - The second mortgage with HPD is non-interest bearing, with the 

full amount of unpaid principal due on maturity of January 31, 2036. The loan is secured by a second 
mortgage on the rental property. Under agreements with the mortgage lender and credit enhancer, 
Hamilton is required to make monthly escrow deposits for taxes, insurance and replacement of 
project assets, and is subject to restrictions as to operating policies, rental charges, operating 
expenditures and distributions. 

 
All entities 
 
 Aggregate annual maturities of the Organization’s mortgages payable over each of the next five 
years and thereafter are as follows:  
  

Year Ending December 31, Woodstock Hamilton Total
2022 -$               150,009$        150,009$        
2023 147,771         127,045         274,816         
2024 147,771         30,952           178,723         
2025 147,771         33,025           180,796         
2026 147,771         35,236           183,007         

 Thereafter 14,469,875     3,033,686       17,503,561     
15,060,959     3,409,953       18,470,912     

Less: Debt issuance costs (451,880)        (3,457)            (455,337)        
14,609,079$      3,406,496$        18,015,575$       
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Note 9 - Paycheck Protection Program Loan: 
 
In April 2020, the Organization applied for and received funding for loans aggregating $1,005,259 

under the U.S. Small Business Administration (“SBA”) Paycheck Protection Program (“PPP”), which is part 
of the Coronavirus Aid, Relief, and Economic Security Act (“CARES”), enacted on March 27, 2020. 
Additionally, in March 2021, the Organization applied for and received additional PPP funding for $749,972.  
Under the terms of the PPP, up to 100% of the principal and accrued interest may be forgiven if certain 
criteria are met and the loan proceeds are used for qualifying expenses such as payroll costs, benefits, rent, 
and utilities as described in the CARES Act.  

 
In 2021, the Organization received full forgiveness for the April 2020 PPP loans. The forgiveness 

totaled $1,005,259 and is reflected in support and revenues on the statements of activities and changes in net 
assets for the year ended December 31, 2021. The second PPP loan from March 2021 was subsequently 
forgiven in March 2022. 
 
Note 10 - Summary of Grants/Contracts Funding: 
 
 The following summarizes the Organization’s government grant funding: 
 

New York City Department for the Aging - FIND Aid 3,342,604$   77% 2,817,271$   75%
New York State Office of Temporary and Disability Assistance - FIND Aid 224,460        5% 224,460        6%
New York City Department of Homeless Services - Woodstock 600,642        14% 569,082        15%
U.S. Department of Housing and Urban Development - Hamilton 171,718        4% 165,787        4%

4,339,424$   100% 3,776,600$   100%

Grantor/Program 2021 2020
Year Ended December 31,

 
Note 11 - Commitments: 
 

Line-of-Credit - FIND Aid has a line of credit with a bank for $490,000 through July 2021 which 
was then renewed for $500,000 available through July 2026. Borrowings under the line bear interest at 3% 
above the Prime Rate (3.25% at December 31, 2021).  As of December 31, 2021 and 2020, FIND Aid has not 
drawn down any amount from its line of credit. 
  

Contingencies - The Organization receives government grants for its programs. These grants may be 
subject to financial and compliance audits by the funding agencies. The amount of expenditures, if any, 
that may be disallowed by the funding agencies cannot be determined at this time. Hence, no provision 
for such disallowance has been reflected in the financial statements. 

 
Additionally, Woodstock has been communicating with HPD regarding retroactive subsidies 

owed because of the increased tenant rent rates beginning in August 2021. Management expects to 
receive retroactive payments in excess of $500,000. Until these retroactive payments are approved, 
Woodstock has been charging the variance in rates to vacancy and concessions net against rental 
income in accordance with accounting principles. 
 

Retirement Plan - The Organization adopted a tax-deferred annuity plan effective July 1, 1995. All 
employees who work at least 20 hours per week are eligible to contribute from the date of employment.  
Employees with at least two years of service and who make a minimum contribution of 2% of salary receive 
a contribution from the Organization based on 5% of their salary. Contributions were $164,274 and $164,556 
for the years ended December 31, 2021 and 2020, respectively, and are included under payroll taxes and 
fringe benefits in the consolidated statements of functional expenses. 
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Note 11 - Commitments (continued): 
 

Utility Accrual - Woodstock has recorded an estimate for unbilled heating gas charges for its hotel. 
In December 2018, the heating source was switched to natural gas; however, the utility provider has had an 
error in its billing system since the switch. Management believes Woodstock has been underbilled and is 
working with the utility to correct the issue. An estimated $307,899 and $205,266 has been recorded in 
accrued expenses and other liabilities as of December 31, 2021 and 2020, respectively. 

 
Guarantee of Third-Party Indebtedness—No Liability Is Recorded - As of April 2019, FIND Aid is 

contingently liable as one of the guarantors with respect to $5,902,981 and $6,019,219 for the years ended 
December 31, 2021 and 2020, respectively, of indebtedness of JOE PF, a related party (see Note 1). The term 
of the guarantee is through May 2049. At any time through that date, should JOE PF be delinquent on its 
debt payments, FIND Aid and JOE NYC will be obligated to perform under the guarantee by primarily 
making the required payments.  
 
Note 12 - Net Assets with Donor Restrictions: 
 
 Net assets with donor restrictions represent contributions received that are restricted by purpose or 
by specific occurrence of events as defined by the donor. Releases are recorded when the restrictions are 
satisfied. A summary is as follows: 
 

SRO + Program Off-site preservation costs Total

Net Assets with Donor at December 31, 2019 132,417$        -$                                    132,417$        
   Additions -                  13,142,940                         13,142,940     
   Satisfication of Purpose Restrictions (63,454)           -                                      (63,454)           
Net Assets with Donor at December 31, 2020 68,963            13,142,940                         13,211,903     
   Additions 46,550            -                                      46,550            
   Satisfication of Purpose Restrictions (51,328)           -                                      (51,328)           
Net Assets with Donor at December 31, 2021 64,185$             13,142,940$                          13,207,125$      

December 31,

 
Note 13 - Leases: 
 

The Organization has the following commercial lease agreements as a lessor: 
 

FIND Aid - FIND Aid entered into a twenty-year leasing arrangement with a third-party commercial 
tenant on October 27, 2021, the commencement date. The lease provides for rent payments in two scenarios 
dependent on the tenant opening for business:  

 
1. If the tenant becomes operational by October 27, 2022 (within twelve months of the 

commencement date) then rent is payable based on a percentage of sales as defined in the 
lease beginning on October 27, 2022. Minimum base rents of $650,000 per annum would 
begin eighteen months after the commencement date on May 27, 2023.  
 

2. If the tenant has not become operational by October 27, 2022 (within twelve months of the 
commencement date) then minimum base rents of $650,000 per annum would begin on 
October 27, 2022. Additional rents based on a percentage of sales as defined in the lease 
would commence upon start of operations. 
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Note 13 – Leases (continued):  
 
Escalations are provided for every five years. In connection with entering this lease, FIND Aid 

incurred a commissions fee with a third party totaling $360,275 which is recorded in deferred rents and 
leased costs assets on the consolidated statements of financial position. This cost to enter the lease will be 
amortized over the life of the lease. The commission is due to be paid in various installments through 
October 2024 and is therefore accrued as of December 31, 2021.     

 
Woodstock - Woodstock holds various telecommunication companies maturing at varying dates 

with renewal options through 2026.   
 

The Organization’s minimum annual rental receipts over the next five years and thereafter under 
existing non-cancelable, operating leases is as follows: 

 
FIND Aid Woodstock

Year Alicarte Rooftop Rentals Total

2022 -$                       148,629$               148,629$                  
2023 379,166                  128,250                 507,416                    
2024 650,000                  99,170                   749,170                    
2025 650,000                  53,925                   703,925                    
2026 656,500                  18,151                   674,651                    

Thereafter 10,852,669             -                        10,852,669               

13,188,335$           448,125$               13,636,460$              
 

The Organization has the following commercial lease agreements as a lessee: 
 

FIND Aid - FIND Aid is committed under two operating, non-cancelable lease agreements for the 
rental of space. 
 

The first lease pertains to its administrative office, which commenced on July 1, 2009 and was 
extended through June 30, 2024 with annual minimum lease payments $66,990. 

 
The second lease is for the Coffeehouse senior center, which commenced on January 1, 2012 and 

was set to expire on December 31, 2021. The Organization has extended the lease through December 31, 
2026. The annual rent for this extension starts at $70,000 with annual escalations.  

 
The following is a schedule by year of future minimum rental payments required under the lease 

agreements:  
Year Ending December 31,

2022 136,990$       
2023 138,390         
2024 106,323         
2025 74,285           
2026 75,770           

531,758$        
 

Rent expense amounted to $261,170 and $246,810 for 2021 and 2020, respectively. 
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Note 14 - Inclusionary Housing Air Rights: 
 
New York City’s voluntary Inclusionary Housing program allows developers and owners to create or 

preserve affordable housing as defined in Section 23-911. Through this program, a building containing 
affordable housing units can generate Floor Area Compensation, further referred to as Inclusionary Housing 
Air Rights, pursuant to Section 23-154(a) (R-10). The proceeds from the sale of Inclusionary Housing Air 
Rights can be used to pay for renovation work and ensure the long-term preservation of affordable housing 
units.  

 
Hargrave submitted a Preservation Affordable Housing Plan to New York City Department of 

Housing Preservation and Development (“HPD”) which was approved on April 29, 2019.  Additionally, on 
April 29, 2019, Hargrave entered into a Regulatory Agreement with the City of New York, acting through 
HPD. As per the Regulatory Agreement, a portion of any proceeds from the sale of the Inclusionary Air 
Rights are to fund an Operating Reserve Account and a Replacement Reserve Account that will be tied to the 
property (Note 6). These reserves will be held with New York City Housing Development Corp. 
(“NYCHDC”) and disbursements will be made solely at the discretion of HPD. Any disbursements from 
these reserves shall be replenished on an agreed upon schedule. The Operating Reserve will be for 
unanticipated increases in the cost of operating and maintaining the Preservation Affordable Housing Units. 
The Replacement Reserve will be for capital repairs or improvements. Any remaining proceeds can be used 
for Off-Site Preservation Costs to fund the creation, rehabilitation or preservation of additional affordable 
housing. FIND Aid is the administering agent of Hargrave and has agreed to ensure that the preservation 
affordable housing units are rented in accordance with the regulatory agreement and has ongoing monitoring 
responsibilities. 

 
In a Declaration of Interest and Nominee Agreement with FIND Aid dated April 29, 2019, Hargrave 

assigned and transferred to FIND Aid all equitable and beneficial interest in the Inclusionary Housing 
Program Floor Area Compensation to be generated. During 2020, FIND Aid was able to generate 49,380 
square feet of intangible air rights valued at $17,058,735. As per Hargrave’s agreement with JOE PF (Note 
1), a portion of these generated air rights are apportioned to JOE PF, a related party, which totaled 
$3,229,778; therefore, the amount recognized as income for the year ending December 31, 2020 totaled 
$13,828,957. In 2020, proceeds totaling $4,125,000 were derived from sold intangible air rights of which 
$3,229,778 is held by Hargrave on behalf of JOE PF. All proceeds are held in reserve accounts as required 
pursuant to the Regulatory Agreement above. During 2021, additional proceeds from 2020 transactions of 
Inclusionary Housing Air Rights with a developer were received totaling $5,399,250. Pursuant to the 
Regulatory Agreement noted above, the proceeds from the sale agreements were received and deposited into 
reserve accounts held by NYCHDC in Hargrave’s name. The Organization is actively seeking developers to 
sell the remaining square feet.  
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