
Per/
ADMINISTRATIVE

Legal $24,000 $240 /du
Accounting $17,000 $17,000 /project
Management Fee $99,868 6.50% of ERI
Fire and Liability Insurance*** $110,000 $1,100 /du
Tax Credit Monitoring* $12,600 $126 See footnote
Benchmarking Expense** $495 $495 /bldg

UTILITIES
Heating & Hot Water $89,250 $250 /rm
Electric (common areas) $52,122 $146 /rm
Water & Sewer $96,390 $270 /rm
Broadband^

MAINTENANCE
Supplies/Cleaning/Exterminating $48,195 $135 /rm
Repairs/Replacement $86,500 $865 /du
Super & Maintenance Salaries^^ $206,310 $2,063 /du
Elevator Maintenance & Repairs $15,000 $7,500 /elev
Bldg Reserve $35,000 $350 /du

M&O Before Taxes and Debt Service $892,730 $8,927 /du
$2,501 /rm

Salary Assumptions:
Union Non-Union

FT Super $113,381 $70,325
FT Porter $92,929 $65,541
*Salaries are estimated based on an hourly wage, 40 hour workweek, 52 weeks/year plus assumptions for payroll taxes, benefits, and workers comp.

MAINTENANCE & OPERATING EXPENSE GUIDELINES
NEW CONSTRUCTION

^^ SUPER & MAINTENANCE SALARIES: 1 staff member for every 65 units.  Additional staff may be added per 65 units of housing.  This schedule assumes 1 
super + 1 porter for a 100 unit building at prevailing wage/union.  For buildings with non-union staff, please use the Non-Union salaries listed below.

2022

NOTES
* TAX CREDIT MONITORING: This fee is a combination of the building fee ($100 per building), plus the unit fee (0.75% of the maximum annual tax credit rent for 
all LIHTC units). The unit fee is capped at $12,500 for buildings of 150 units or less, and $17,500 for buildings over 150 units. 
** BENCHMARKING: For projects that are required to adhere to Local Law 84, the benchmarking expense will be evaluated on a project-by-project basis.
*** INSURANCE: Project Managers are directed to underwrite to an actual quote whenever possible.
^ UTILITIES - BROADBAND: Project Managers are directed to include broadband and underwrite to an actual quote whenever broadband is incorporated into 
construction.

M&O Standard
PW/Union Building Staff



Per/
ADMINISTRATIVE

Legal $25,000 $250 /du
Accounting $24,500 $24,500 /project
Management Fee $99,868 6.50% of ERI
Fire and Liability Insurance $110,000 $1,100 /du
Tax Credit Monitoring* $12,600 $126 See footnote
Benchmarking Expense** $495 $495 /bldg

UTILITIES
Heating & Hot Water $98,175 $275 /rm
Electric (common areas) $55,692 $156 /rm
Water & Sewer $99,960 $280 /rm

MAINTENANCE
Supplies/Cleaning/Exterminating $62,475 $175 /rm
Repairs/Replacement $125,000 $1,250 /du
Super & Maintenance Salaries $206,310 $2,063 /du
Elevator Maintenance & Repairs $15,000 $7,500 /elev
Bldg Reserve $35,000 $350 /du

M&O Before Taxes and Debt Service $970,075 $9,701 /du
$2,717 /rm

Salary Assumptions:
Union Non-Union

FT Super $113,381 $70,325
FT Porter $92,929 $65,541
*Salaries are estimated based on an hourly wage, 40 hour workweek, 52 weeks/year plus assumptions for payroll taxes, benefits, and workers comp.

^^ SUPER & MAINTENANCE SALARIES: 1 staff member for every 65 units.  Additional staff may be added per 65 units of housing.  This schedule assumes 1 
super + 1 porter for a 100 unit building at prevailing wage/union.  For buildings with non-union staff, please use the Non-Union salaries listed below.

^ UTILITIES - BROADBAND: Project Managers are directed to include broadband and underwrite to an actual quote whenever broadband is incorporated into 
construction.

MAINTENANCE & OPERATING EXPENSE GUIDELINES
PRESERVATION

2022

PW/Union Building Staff
M&O Guideline

NOTES
* TAX CREDIT MONITORING: This fee is a combination of the building fee ($100 per building), plus the unit fee (0.75% of the maximum annual tax credit rent for 
all LIHTC units). The unit fee is capped at $12,500 for buildings of 150 units or less, and $17,500 for buildings over 150 units. 
** BENCHMARKING: For projects that are required to adhere to Local Law 84, the benchmarking expense will be evaluated on a project-by-project basis.
*** INSURANCE: Project Managers are directed to underwrite to an actual quote whenever possible.

(Preservation deals should be underwritten using actual expenses as a guideline when information is available)
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