10 RED FLAGS FOR BUYERS (AND SELLERS)
OF MANHATTAN APARTMENTS

These issues can threaten your investment, far outweighing simple cosmetic flaws like old
kitchen cabinets. They are typically systemic, financial or structural issues, such as low capital
reserves, impending special assessments and/or pending litigation.

Due diligence must focus on reviewing board minutes, CPA audits and engineering reports to
identify these underlying risks as well as hiring an independent and honest inspector before
closing.

-For a thorough Manhattan diligence process you shouldn’t only rely on your Realtor and
Real Estate Attorney but hire an experienced, professional Inspector like Roland Huettel,
owner of eco.inspections, Inc.

RED FLAG #1: MISMATCHED FRESH PAINT AND WATER STAINS ARE COMMON
WARNING SIGNS OF RECURRING BUILDING DAMAGE.

e The Cover-Up: Fresh paint can be standard staging, but it is often used to camouflage
active water leaks.

e The Root Cause: Water damage will always return if it is caused by systemic building
issues like bad roofing, fagade cracks, or faulty plumbing stacks.

o The Eyes of an experienced Professional Inspector: A standard apartment Inspector
cannot see through walls or evaluate the whole building — however, an Inspector’s

experience matters and professional equipment such as thermography and HVAC airflow
meters can detect common issues. Consumer Financial Protection Bureau’s guidance on
scheduling a home inspection is a good start - even better, call Roland Huettel at 512-
784-3429 with your concerns and to gain more information on what a professional
inspection can do for you.

The Extra Step: Manhattan buyers must perform building-level due diligence by reviewing
board minutes, financial records, and historical maintenance logs.

RED FLAG #2: UNDERSTANDING NYC FACADE RULES

e Local Law 11 (FISP): The NYC Department of Buildings Facade Inspection Safety
Program requires buildings over six stories to inspect exterior walls every five years.

 Filing Classifications: Inspections label a building as Safe, SWARMP (Safe With A
Repair and Maintenance Program), or Unsafe.
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The Cost of Sheds: Unsafe conditions or delayed repairs mean sidewalk sheds and
scaffolding stay up for months or years, driving up maintenance costs and reducing
natural light.

Key Questions for Buyers (and Sellers)

Check the Reserve Fund: Ask your real estate attorney to review the building's financial
statements to see if there is enough cash reserved for the repairs.

Identify Active Assessments: Find out if current owners are already paying a special
assessment or if a new assessment is pending for upcoming fagade work.

Review the Engineer's Report: Request the most recent fagade report from the
management company to understand the exact scope of the needed work.

RED FLAG #3: A SURPRISINGLY LOW MONTHLY COST

Condo Risks: Low fees usually signal expiring tax abatements or artificial budgets that
will spike post-stabilization.

Co-op Risks: Cheap monthly maintenance often points to underfunded reserve funds or
deferred building repairs.

The Reality of Stability: Common charges rarely stay flat; long-term stability depends on
staffing, upcoming capital projects, and conservative building management.

The Smart Move: Buyers should use the NYC Department of Finance abatement
guidelines - Cooperative and Condominium Property Tax Abatement page - to model

future cost increases before making an offer.

RED FLAG #4. IMPENDING CAPITAL ASSESSMENTS

Uncovering a mismatched property history requires digging into official city records.

The Red Flag: Vague or conflicting ownership stories from a seller demand immediate
verification.

Ownership Verification: Reviewing deeds and mortgages via NYC's ACRIS system
reveals the true transaction timeline and confirms if the narrative holds up.

Property Context: Checking the NYC Property Information Portal provides critical

data on assessed values and active tax benefits.

The Bottom Line: Savvy buyers use these public databases to ground their financial
assumptions in official, recorded facts rather than word-of-mouth stories.
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RED FLAG #5: HOSTILITY OR EVASIVENESS FROM BUILDING MANAGEMENT

The Red Flag: A board or management team that gets defensive over straightforward
diligence questions is signaling future communication issues.

Why Culture Matters: In co-ops, culture is governance; in condos, it dictates how
strictly rules are enforced and how daily problems are solved.

Evaluating Board Risk: Buyers can reference the New York State Attorney General’s
guide, Before You Buy a Co-op or Condo, to understand typical building friction points.

The Takeaway: Use official guidelines to scrutinize the building's operations and ensure
you aren't buying into a toxic management dynamic.

RED FLAG #6: ADVERTISED SHORT-TERM RENTAL "INCOME POTENTIAL" IS A
MAJOR COMPLIANCE TRIGGER FOR BUYERS TO INVESTIGATE.

The Illusion: Marketing a property as a lucrative short-term rental opportunity is often
an unrealistic sales pitch.

The Legal Reality: The NYC Mayor’s Office of Special Enforcement (OSE) OSE
registration page heavily restricts casual hosting and enforces strict rules under the

Short-Term Rental Registration Law registration rules and laws page.

The Pied-a-Terre Trap: Buyers rarely succeed in "monetizing" a secondary apartment
when it sits empty.

The Bottom Line: Aggressive city fines and rigid condo or co-op house rules make
short-term rental flexibility virtually nonexistent in Manhattan.

RED FLAG #7: UNREALISTIC RENOVATION PROMISES REQUIRE STRUCTURAL
AND LEGAL VERIFICATION.

The Pitch: Claims that a layout can be easily "opened up" often ignore severe building
and architectural limitations.

The Hurdles: Major renovations must navigate load-bearing walls, shared plumbing
stacks, strict condo house rules, and co-op alteration agreements.

Official Permits: The NYC Department of Buildings (DOB) outlines required filings,
permits, and approval timelines on its DOB NOW public platform.

The Smart Move: Rely on an independent architect or contractor to vet the space and building
rules rather than taking the seller's layout promises at face value.
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RED FLAG #8: VAGUE OR DISMISSED ANSWERS ABOUT A BUILDING'S BEDBUG
HISTORY INDICATE POTENTIAL COMPLIANCE AND MANAGEMENT RISKS.

The Reality: In NYC, pest history is a strict legal disclosure topic, not a subjective
rumor.

Official Compliance: The NYC Department of Housing Preservation and
Development (HPD) mandates explicit tracking and reporting requirements for all
residential buildings on its HPD bedbugs page

The Buyer's Dilemma: A past infestation isn't an automatic dealbreaker, but a lack of
transparency is.

The Evaluation: Buyers must look past the rumor and scrutinize the building’s
containment speed, treatment protocols, and willingness to share professional
extermination records.

RED FLAG #9: UNGROUNDED FINANCING ASSUMPTIONS CAN QUICKLY
DERAIL A TRANSACTION DURING UNDERWRITING.

The Reality: Loan approval is tied to both the buyer's credit and the building's
underlying financial health, making some properties notoriously difficult to finance.

Early Verification: Buyers must confirm that their specific mortgage structure aligns
with the building’s co-op or condo requirements early in the process.

Comparing Offers: The Consumer Financial Protection Bureau (CFPB) provides a
guide to the standardized Loan Estimate form - Loan Estimate - which simplifies
shopping for a mortgage.

The Takeaway: Use the standardized form to isolate fixed closing fees, terms, and cash-
to-close requirements from distracting interest rate pitches.

RED FLAG #10: "SMALL" BUILDING RULES CAN COMPLETELY CHANGE HOW
YOU FEELABOUT YOUR HOME AFTER YOU MOVE IN.

Hidden restrictions around subletting, strict guest policies, delivery curfews, and tight pet rules
can turn a great apartment into a daily headache. Buyers always want to know if they can
negotiate these rules with the board. In New York, the answer is almost always a hard no—but

the good news is that you can uncover every single rule before you sign anything if you do your
homework.

Smart buyers don't wait until their offer is accepted to start investigating a building; they treat
due diligence as part of the house-hunting process. They double-check every big claim using
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official city databases, stress-test the monthly fees to see what a future price hike looks like and
ask the tough questions early enough to walk away with zero regrets.

If you want a New York-focused approach that catches major red flags early and saves you
time, get in touch with Roland Huettel at 512-784-3429.
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