
The Metropolitan Avenue Assemblage in Williamsburg, Brooklyn
130,000 SF, ~150 Unit Ground-Up Development In Two Phases

Opportunity Zone
$33m Equity Requirement ($32 million invested)

($250,000 minimum investment)



Plan

§ Two phased development plan. The cashout from refinancing Phase I will be redeployed into Phase II, maximizing the use of 
investor capital.

§ Phase I: Years 1-3, we will develop 554-558 Metropolitan (70 units, $49m cost, $77m value on completion).
§ Phase II: Years 4-5, we will develop 536 & 546 Metropolitan (~80 units, $44.5m cost, $76m value on completion).
§ There are potential future opportunities to expand Phase I and II by acquiring adjacent sites, significantly enhancing project 

returns, increasing the investment’s overall margin-on-cost by ~10%

Deal metrics

§ Land basis of $211/SF is considerably below the market value of ~$350/SF; NYC passed two up-zonings shortly after acquisition 
(485x and City of Yes)

§ Margin-on-cost is 64%: total cost is projected at $93m, value on completion is projected at $153m

§ We project a return of ~1.2x of initial investor capital upon completion of phase II (year 5), without any dilution in ownership
§ Investor net IRR is projected at 16.6% over a 15-year period

§ This implies a pre-tax (i.e., non-OZ) equivalent IRR of 21.7%
§ Investor net equity multiple is 4.10, or a 5.65 pre-tax (i.e., non-OZ) equivalent
§ Opportunity Zone (OZ) enables investors to defer existing capital gains and to pay no (or minimal) taxes on the OZ investment

Investment Structure

• Investors contribute 90% of total equity as Preferred Equity with a 10% return, and 5% as Common Equity. Sponsor contributes 5% 
as Common Equity. 

• As common equity investors, sponsors are only entitled to proceeds after investors have earned an 10% compounded 
annualized return on their Preferred Equity.

• We do not charge any fees (acquisition, development, etc.) aside from one Project Manager’s salary. All our compensation is on 
risk and purely performance-based, coming from our participation in the common equity. Our structure reflects our values and 
our approach to our equity partners.

• Equity structure prioritizes transparency, a swift return of investor capital and aligns sponsor incentives. 

• Sponsors personally guarantee the construction loan and are investing at least $3m of our own equity alongside our investors.

Key Points for Investors

2Email us: joshua@greenstreet.nyc 

mailto:joshua@greenstreet.nyc


Example Cash Flow on a $1m Investment
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Assuming a $1m 
investment

After year 5, 1.3x 
initial investment 
has been returned

Total of $4m+ proceeds 
paid over 15 years, with no 

(or minimal) tax liability
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The Site
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The Development Plan

Phase I Phase 2Phase II
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The Development Plan

Phase I expansion 
acquisition has been 
fully negotiated and 
agreed by all parties
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Updated Renderings - Phase I
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Phase I – Typical Floor Layouts
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Phase I – Common Area Renderings 1
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Phase I – Common Area Renderings 2
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Phase I – Unit Interiors
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Phase I – Landscape Design
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Renderings - Phase II
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Sample Interiors – 276 20 Street

See website for more details: www.greenstreet.nyc

http://www.greenstreet.nyc/


Project Budgets (Sources & Uses)
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Phase I: 554 Metro Phase II: 536 & 546 Metro

!"#A%&' ()(*+
!"#$%F '()*+ !"#$%&#&&&'
H-.% /0)'+ ()#&&&#&&&'
12%34 **#+&&#&&&'

,'&' ()(*+
5367898:42;$6< (//88 "#)&&#&&&'''
!6=$L26?-6%34 +&&#&&&''''''
H-?2 +&&#&&&''''''
@3L78A2;%; */B88 (*#&&&#&&&'
C#L6$;D$6<; *&&#&&&''''''
E2F%8A2;%; $#*&&#&&&'''
H-=-42G?-6%8C--; ,'''''''''''''''
C$636:$6<8A2;%; $#-(+#&&&'''
A26%$6<-6:F (#+%+#&&&'''
H2LI$6<8A3G$%34 )&&#&&&''''''
12%34 **#+&&#&&&'

Email us: joshua@greenstreet.nyc 

!"#A%&' ()(*+
!"#$%F '()*+ !"#"""#"""$
H-.% /0)1+ !%#"""#"""$
23%45 &%#"""#"""$

,'&' ()(*+
64789:9;53<$7= 1LL99 '(#)""#"""$
!7?$@37A-7%45 *""#"""$$$$$$
H-A35$%$37 *""#"""$$$$$$
B4@89C3<%< D'(99 !!#+""#"""$
E#@7$<F$7=< *""#"""$$$$$$
G3H%9C3<%< (#,""#"""$$$
H-?-53IA-7%9E--< -$$$$$$$$$$$$$$
E$747;$7=9C3<%< &#!""#"""$$$
C37%$7=-7;F !#,""#"""$$$
J3@K$7=9C4I$%45 *""#"""$$$$$$
23%45 &%#"""#"""$

mailto:joshua@greenstreet.nyc


16

Unit Counts, Sizes, and Rents

Phase 1: 554 Metropolitan Ave Phase 2: 536 & 546 Metropolitan Ave
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Revenue and Operating Expenses
Phase 1: 554 Metro Phase 2: 536 & 546 Metro
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Net Operating Income & Yield on Cost

Phase I: 554 Metro Phase II: 536 & 546 Metro
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Pro Forma Inputs
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Pro Forma
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Phase I Expansion Comparison
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Phase II Expansion Comparison
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Assuming a $1m 
investment

Cumulative cashout 
increases from 1.2x to 

1.4x after Year 5

Equity multiple 
increases

IRR increases
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Brooklyn Rental Market: High Demand, Low Supply
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The Neighborhood: Williamsburg (1 of 2)

• Notwithstanding it’s OZ-designation, Williamsburg 
is one of the most desirable neighborhoods in 
Brooklyn, with rents in the $90-100/SF range and 
condo sales in the $1,500-$2,000 range.

• Williamsburg is a booming cultural hub known for 
its art galleries, music venues and boutique 
shopping. Over the past two decades, it has 
transformed from an industrial neighborhood to a 
hub of creativity and innovation.

• It’s prime location just across the East River offers 
unparalleled access to Midtown and Downtown 
Manhattan, making it an attractive destination for 
young professionals and families seeking 
convenience and connectivity.

• This specific site is within 1 block of two train 
stations, the “L” train which goes across 14th street 
in Manhattan, and the G train which offers access 
to Long Island City and Midtown.

• Rents and property values have grown steadily 
over the last two decades, and persistent high 
demand and limited supply of new developments 
suggest that this growth will continue.
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The Neighborhood: Williamsburg (2 of 2)
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Sponsor: Green Street - Principals

Derek Greenberg, BS (Chem Eng), BA, MBA

Chairman 

Derek is the Chairman of Green Street. He has over 50 years of 
experience in real estate and private equity and development. He 
has been involved in many billions of dollars of real estate 
transactions, primarily in South Africa and the US.

The highlight of his career was the formation of 3 public diversified 
REITs listed on the Johannesburg Stock Exchange (“JSE”). In 2003, 
Derek executed the merger of two REITs, Primegro Properties Ltd, 
which he founded, and Growthpoint Properties Ltd, with the merged 
company having ~$1 Billion AUM. As Executive Director of the 
combined entity, Derek continued to grow Growthpoint’s AUM into 
the billions. Today, Growthpoint is South Africa’s largest REIT, with 
~$10bn AUM. In 2005, Derek spearheaded the IPO of CBS Properties 
Limited, which was later sold to the Public Investment Corporation of 
South Africa. In 2012, Derek undertook the IPO of Annuity Properties, 
which was later sold to South Africa’s second largest REIT, Redefine 
Properties Ltd.

Prior to his role as an Executive Director and Managing Director of 
South Africa’s leading REITs, Derek was a real estate developer, 
specializing in land development and condo conversions. He 
personally converted over 1,500 residential units. He continues his 
development work today as Chairman of the Green Street.

Derek, educated in South Africa, holds a Bachelor’s Degree in 
Chemical Engineering from the Wits University, a second Bachelor’s 
Degree in Commerce from the University of South Africa and an 
MBA from the University of Cape Town.
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Sponsor: Green Street - Principals

Daniel Greenberg, MS (Columbia), MBA (Wharton)

Principal

Daniel serves as Principal at Green Street. He has completed 5 
buildings in Brooklyn containing a total of 140 apartments with a 
value of $130m, and is in the process of developing another 150 
apartments with a value of $160m. He focuses on locating, 
underwriting, and negotiating acquisitions, raising and structuring 
equity and debt financing, as well as managing the design and 
approvals process. Daniel also actively assists in project 
management, budgeting, and the hiring and supervision of 
contractors.

Daniel holds an MBA with honors from The Wharton School, an MS in 
Operations Research from Columbia University, and a BA in 
Economics and Political Science from Columbia University. Prior to 
forming Green Street, Daniel worked at Booz & Company as a 
Management Consultant where he advised Fortune 500 clients.
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Sponsor: Green Street - Principals

Joshua Greenberg, BA (Finance and Accounting)

Principal

Joshua is a Principal at Green Street. He is involved in multiple 
aspects of the business, from identifying acquisitions right through to 
the final completion and leasing of Green Street’s various 
development projects. Joshua also focuses on raising equity from 
Green Street’s existing investor base and from new investors. 

Joshua has more than 15 years of experience in real estate private 
equity and development. Joshua has built over 300 apartments 
during his career. 

Joshua holds a Bachelor’s Degree with majors in Finance & 
Accounting from Wits University - South Africa.
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Sponsor: Green Street - Principals

Warren Silverman, MS Real Estate Development (NYU)

Principal

Warren is a principal at Green Street and is responsible for all project 
and construction management related activities at Green Street. 
Warren has more than 10 years of experience in real estate 
development and project management. 

Warren, as a project manager, has overseen the construction of 26 
multi-family residential buildings in Brooklyn during his career. 

Warren holds a Bachelor’s Degree in Environmental Science from 
Binghamton University and a Master of Science in Real Estate 
Development from New York University.
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Sponsor: Green Street - Projects

276 20 Street, Greenwood (24 units)

132-134 Waverly Avenue
Clinton Hill
(15 units)

566 Grand Street
Williamsburg

(22 units)

170 Freeman Street, Greenpoint (68 units)

See website for more details: www.greenstreet.nyc

http://www.greenstreet.nyc/
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Forward Looking Statements
The statements contained herein may contain certain forward-looking statements relating to the Group that are based on the beliefs of the Group’s management as 
well as assumptions made by and information currently available to the Group’s management. These forward-looking statements are, by their nature, subject to 
significant risks and uncertainties. These forward-looking statements include, without limitation, statements relating to the Group’s business prospects, future 
developments, trends and conditions in the industry and geographical markets in which the Group operates, its strategies, plans, objectives and goals, its ability to 
control costs, statements relating to prices, volumes, operations, margins, overall market trends, risk management and exchange rates.
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Please reach out!

We would be delighted to meet you!

Daniel Greenberg
Call/Text 646 248 0256

daniel@greenstreet.nyc

Joshua Greenberg
Call/Text 917 853 4721

joshua@greenstreet.nyc


