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Congress Passes Fourth Round COVID-19 Federal Relief Package 

Additional relief for the nation’s small businesses and hospitals was signed by President Trump on April 24th after securing approvals by 
the Senate on April 21st and two days later by the House of Representatives. The latest $484 billion bill is the fourth coronavirus-related 
funding measure to be enacted by the federal government since early March; and comes one month since the $2.2 trillion CARES Act, 
which delivered the third round of government support. The final bill reportedly provides:

• $320 Billion to replenish the Paycheck Protection Program (PPP) that was initially funded with $349 billion under the CARES Act that
reportedly ran out in just 3 days. Through the Small Business Administration, the program provides 100% federally guaranteed loans
carrying a 100 basis points, or 1% interest rate and a 2-year term to small businesses. The loans may be forgiven if eligible borrowers
maintain their payrolls or restore the number of employees and/or salaries affected by the crisis by June 30, 2020. Businesses with
fewer than 500 employees are eligible, including other small businesses or organizations with less than 500 employees that operate
under a sole proprietorship, with or without employees, or as an independent contractor; a cooperative; an Employee Stock Ownership 
Plan (ESOP); private 501(c)(3) nonprofit and 501(c)(19) Veterans organization; and small agricultural cooperatives. Loans can be up to
2.5-times the borrower’s average monthly payroll costs, not to exceed $10 million; and can be used to cover payroll costs; costs
related to the continuation of group healthcare benefits during periods of paid sick, medical, or family leave, and insurance premiums,
employee salaries, commissions, or similar compensations; mortgage interest; rent (including rent under a lease agreement; utilities;
and interest on any other debt obligations incurred before the covered period. The sum of payments of any compensations to or
income of a sole proprietor or independent contractor that is a wage, commission, income, net earnings from self-employment or
similar compensations cannot exceed $100,000 in one year.

Guidance by the U.S. Treasury Department has been strengthened in determining eligibility for this latest round of small business 
relief. PPP loans are reportedly “extended to restaurants that employ 500 people by location,” thereby providing eligibility to franchises 
of major food chains. Reports indicate that under the new guidance, companies will be “required to attest to their needs for the loan 
and could be asked to prove it, as the Trump  administration seeks to prevent larger firms with other funding options from crowding 
out mom-and-pop operatives.” 

• $30 Billion for banks and credit unions with $10 billion to $50 billion in assets, and another $30 billion for even smaller institutions.

• $60 Billion in loans and grants under a separate Economic Injury Disaster Loan (EIDL) program; and makes farms and ranches eligible
for the loans.

• $75 Billion for hospitals, with a significant portion aimed at those in rural areas.

• $25 Billion for virus testing — $18 billion for states, localities, territories, and tribes to conduct COVID-19 tests, $1 billion for the
Centers for Disease Control and Prevention, and $1.8 billion for the National Institutes of Health. As much as $1 billion would cover
costs of testing for the uninsured.
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New York State Takes Preliminary Planning Steps to Restart the Economy  

While the White House pushes to get to re-open the nation’s economy, having released a preliminary three-phase guideline — Opening 
Up America Again , Governor Cuomo has taken initial steps towards a regional plan that includes New Jersey, Connecticut, Pennsylvania, 
Delaware and Rhode Island. On the national level, President Trump has reportedly called upon 200 prominent business leaders from across 
industries to help steer the economy in a post-coronavirus world out of what could be the nation’s worst recession since the 1929 Great 
Depression. It is hoped that the assembled economic recovery taskforce known as the Opening the Country Council, will “produce a 
more independent, self-sufficient, and resilient nation.”

After 51-days since the first COVID-19 case was confirmed in New York, Governor Cuomo announced that New York appears to have past 
the peak of its coronavirus outbreak, as April 20th marked the third straight day of a notable decline in New York’s daily death toll. A press 
release by the Governor’s office delivered the news of the planned creation of a multi-state council to be comprised of one health expert, 
one economic development expert and the respective Chief of Staff from each state. The council has been tasked with developing a “fully 
integrated regional framework to gradually lift the states’ stay at home orders while maintaining the risk of increased spread of the virus.” 
Tools to be incorporated into the framework will include testing, contact tracing, treatment and social distancing, which will rely on the 
best available scientific, statistical, social and economic information to manage and evaluate them.

On April 22nd, news headlines delivered reports that the Mount Sinai Laboratory was among one of the few labs to receive emergency 
authorization from the Food and Drug Administration (FDA) to test whether patients have the antibodies to fight off the virus that causes 
COVID-19. This type of antibody testing has been identified by Governor Cuomo as “key to reopening the state’s economy and lifting the 
restrictions on social interaction. Since securing FDA approvals, Mount Sinai has reportedly identified more than 600 people deemed 
eligible and committed to donate plasma for severely ill patients among the approximately 7,300 people recovered from COVID-19 for at 
least two weeks that were screened. However the volume of weekly testing is currently limited by “shortages of the reagents used in 
the assessments and the need to connect to more commercial lab partners that can increase the number of tests conducted,” but Mount 
Sinai anticipates that by June, millions of the antibody tests would be conducted. To further support the testing, the Cuomo administration 
has reportedly started a random population survey of 3,000 New Yorkers to approximate the number of the state’s 19 million residents 
might have immunity.

In addition, former mayor Michael Bloomberg and Bloomberg Philanthropies have committed $10.5 million to help New York State fight 
COVID-19, along with assisting in organizational support and technical assistance to help build and execute the state’s new contact tracing 
program according to an April 22nd announcement by Governor Cuomo’s office. As the state continues to work to flatten the curve, contact 
tracing becomes crucial in helping to prevent the spread of the virus by using testing to confirm if someone has COVID-19, interviewing 
that person to identify people they may have been in contact with during their illness and during the few days before symptoms began, 
reaching out to their contacts to alert them to their risk of infection and then referring contacts to medical providers and asking non-ill 
people to stay home for 14 days to be sure they don't spread COVID-19 to others. 

• The Bloomberg School of Public Health at St. Johns Hopkins University will build an online curriculum and training program for 
contact tracing as part of the tracing program that will be done in coordination with the downstate region as well as New Jersey and 
Connecticut. Serving as an important resource to gather best practices, the new program will be on the largest scale ever implemented 
in either New York or nationwide; and will serve as a model that can be replicated across the U.S. according to the press release. 

• Bloomberg Philanthropies will work the New York State Department of Health to help identify and recruit contract tracer candidates 
for the training program; as well as working with New York State to establish an expert panel to review the work of the program. ‘

• Resolve to Save Lives, an initiative of Vital Strategies will through a partnership assist with the development of call center protocols 
and digital solutions to rapidly catalyze progress and expedite workflow; and determine best ways to increase community engagement 
and understanding of the role of contact tracing as a public health tool.

Sources: https://www.governor.ny.gov/news/governor-cuomo-governor-murphy-governor-lamont-governor-wolf-governor-carney-governor-raimondo 
  https://www.governor.ny.gov/news/amid-ongoing-covid-t19-pandemic-governor-cuomo-and-mayor-mike-bloomberg-launch-nation-leading
  https://www.whitehouse.gov/openingamerica/
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Governor Cuomo Details Regional Phased Economy Re-Opening Plan   

Planning efforts continue to progress in Albany as the May 15th expiration of mandated “stay-at-home” restrictions approaches; and while 
it may be extended in many parts of the state, in some of the state's (10) regions a case can be made to ease restrictions according to 
reported statements by Governor Cuomo at a recent daily news briefing. Further updates for New York State’s economy restart procedures 
brings the announcement of the planned implementation of a phased re-opening based on regional and specific industry determinations 
and Center of Disease Control and Prevention (CDC) guidelines. According to the April 24th press release by the governor’s office, per CDC 
recommendations, “once a region experiences a 14-day decline in the hospitalization rate they may begin a phased re-opening. The State is 
closely monitoring the hospitalization rate, the infection rate and the number of positive antibody tests, as well as the overall public health 
impact, and will make adjustments to the plan and other decisions based on these indicators.”

• Phase one will include opening construction and manufacturing functions with low risk.

• Phase two will open certain industries based on priority and risk level. Businesses considered "more essential" with inherent low risks 
of infection in the workplace and to customers will be prioritized, followed by other businesses considered "less essential" or those 
that present a higher risk of infection spread. As the infection rate declines, the pace of reopening businesses will be increased.

• The region must not open attractions or businesses that would draw a large number of visitors from outside the local area.

• There will be two weeks in between each phase to monitor the effects of the re-opening and ensure hospitalization and infection 
rates are not increasing.

• This plan will be implemented with multi-state coordination, especially in downstate New York. The plan will also coordinate the 
opening of transportation systems, parks, schools, beaches and businesses with special attention on summer activities for downstate, 
public housing and low-income communities, food banks and child care.

• The phased re-opening will also be based on individual business and industry plans that include new measures to protect employees 
and consumers, make the physical work space safer and implement processes that lower risk of infection in the business. The state 
is consulting with local leaders in each region and industry to formulate these plans.
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On April 28th the creation of the New York Forward Re-Opening Advisory Board was announced, which includes over 100 business, 
academic, community and civic leaders from industries across the state to help guide the state’s re-opening strategy. In addition, the 
state’s guidelines were further updated; and it was stated that each New York State region must follow the guidelines listed below as part 
of the re-opening plan.

1. CDC Guidelines: Based on CDC recommendations, once a region experiences a 14-day decline in the hospitalization rate they may 
begin a phased re-opening.

2. Industries: Businesses in each region will re-open in phases. Phase one will include opening construction and manufacturing functions 
with low risk. Phase two will open certain industries based on priority and risk level. Businesses considered "more essential" with 
inherent low risks of infection in the workplace and to customers will be prioritized, followed by other businesses considered "less 
essential" or those that present a higher risk of infection spread. Regions must not open attractions or businesses that would draw a 
large number of visitors from outside the local area.

3. Business Precautions: Each business and industry must have a plan to protect employees and consumers, make the physical work 
space safer and implement processes that lower risk of infection in the business.

4. Building Health Care Capacity: To maintain the phased re-opening plan, each region must have at least 30 percent of hospital beds 
and ICU beds available after elective surgeries resume.

5. Testing Regimen: Regions must implement a testing regimen that prioritizes symptomatic persons and individuals who came into 
contact with a known COVID-positive person, and conducts frequent tests of frontline and essential workers. Regions must maintain 
an appropriate number of testing sites to accommodate its population and must fully advertise where and how people can get tested. 
The region must also use the collected data to track and trace the spread of the virus.

6. Tracing System: There must be at least 30 contact tracers for every 100,000 people. The region must also monitor the regional 
infection rate throughout the re-opening plan.

7. Isolation Facilities: Regions must present plans to have rooms available for people who test positive for COVID-19 and who cannot 
self-isolate.

8. Regional Coordination: Regions must coordinate the re-opening of schools, transportation systems, testing and tracing with other 
surrounding regions.

9. Re-imagining Tele-Medicine

10. Re-imagining Tele-Education

11. Regional Control Rooms: Each region must appoint an oversight institution as its control room to monitor regional indicators during 
the phased re-opening, including hospital capacity, rate of infection, PPE burn rate and businesses.

12. Protect and Respect Essential Workers: Regions must continue to ensure protections are in place for essential workers

Sources: https://www.governor.ny.gov/news/amid-ongoing-covid-19-pandemic-governor-cuomo-outlines-phased-plan-re-open-new-york-starting
  https://www.governor.ny.gov/news/amid-ongoing-covid-19-pandemic-governor-cuomo-outlines-additional-guidelines-phased-plan-re
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Boston Consulting Group: NY COVID-19 Preliminary Economic Impact Assessment   

The assessment developed by BCG was commissioned by Governor Cuomo’s office to provide a preliminary estimation of the effects of 
the coronavirus pandemic on New York State’s economic output and state revenues; as well as helping to provide an understanding of how 
efforts to balance public health with the need to get New Yorkers back to work will interplay with the state’s finances as development plans 
for re-opening the state’s economy get underway. Simultaneously with the release of the assessment, the New York State Division of the 
Budget (DOB) announced the FY 2021 Enacted State Budget Financial Plan, which in the “absence of federal assistance, initial budget 
control actions outlined in the Financial Plan will reduce spending by $10.1 billion from the Executive Budget. This represents a $7.3 billion 
reduction in state spending from FY 2020 levels.”

New York State accounts for 8% of the nation’s gross domestic product (GDP), including 20% of the Financial sector, 14% of the Education 
sector and 12% of the IT sector. However the analysis further suggests that the total impact on New York’s economy will be $243 billion 
over the course of full recovery relative to pre-COVID-19 (C-19) economic levels, which is equivalent to negative 14% of the state’s 2019 
GDP; and when combined with the additional $202 billion loss relative to pre-COVID-19 GDP growth trends, it brings the total loss to $445 
billion. In contrast, 9/11 and the 2008 Great recession caused an economic impact equivalent to negative 2% and negative 10% of Real 
GDP respectively.

BCG’s assessment, which aligns with the DOB’s economic projections and revenue estimates, indicates that the state will incur a tax 
revenue shortfall of $13.3 billion in state fiscal year 2021 (SFY 2021), and $61 billion for SFY’s 2021-2024. Year-over-year All Funds tax 
receipts declined by 8.9%, or $7.4 billion. Full recovery to the pre-C-19 level would be in Q1 2023 based on the analysis which used the 
following key assumptions:

• Short-term impacts: The economy has been deteriorating rapidly, and the pace of deterioration could continue to exceed expectations;

• Timing of restart: Analysis assumes restart at the beginning of Q3 2020, which depends on continued success fighting the epidemic 
and putting in place the conditions which would allow a safe restart minimizing the risk of resurgence;

• Pace of restart: Significant uncertainty remains about how quickly certain industries, geographies and population segments will 
return to normal activity;

• Additional epidemic waves: Additional waves (or resurgence due to premature restart) could require re-introduction of health 
measure interrupting recovery; and

• Tax Structure: Analysis assumes no change to current taxes. However, tax policy decisions could delay the pace and extend the 
duration of the recovery.
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Sources: https://www.budget.ny.gov/pubs/press/2020/fy21-enacted-fp-released.html • https://www.budget.ny.gov/pubs/archive/fy21/enac/fy21-enacted-fp.pdf
  https://www.budget.ny.gov/pubs/archive/fy21/ny-covid19-economic-impact-prelim.pdf

Short Term Impact Recovery Path

Accommodation and Food Service industry accounts for a 10% share of New York employees; a 4% share of payroll; and 9% share of 
small businesses (less than 50 employees).

• Sharp declines in hotel revenue (-80%) 
and restaurant reservations (-100%)

• +3,854 spike in unemployment claims1

• In recent recessions, quicker than average recovery 
• For C-19, likely slower given epidemic (e.g., social distancing requires reduced 

seating in restaurants)

Total Impact: 40.6% of pre-recession industry GDP
• 2020Impact: 15.1%
• Longer term impact: 25.5%

Construction industry accounts for 5% of New York employees; 6% share of payroll; and 10% of share of small businesses

• 27% decline in NYC construction permits
• 53% of general contractors report halted 

or cancelled projects
• +1,133% spike in unemployment claims

• In ’08, construction hit hard with longer than average recovery – due to housing 
market buts

• For C-19, recovery likely slower than for average industry

Total Impact: 36.8% of pre-recession industry GDP
• 2020 impact: 12.3%
• Longer term impact: 24.5%

Finance and Insurance industry accounts for 6% share of New York employees; 15% of payroll; and 3% of small businesses

• Decline in profits due to increased loan 
loss / claims and low interest rate

• Impacts on employment limited to date
• Likely significant impact on NY personal 

income tax (PIT) revenue due to lower 
bonuses, capital gains

• In recent recessions, slower than rest of economy
• For C-19, accelerated shift to digital channels and consolidation to financially 

impacted firms could drive downward pressure on total employment

Total Impact: 2.8% of pre-recession industry GDP
• 2020 Impact: 2.3%
• Longer term impact: 0.5%

Retail Trade accounts for 11% share of New York employees; 6% share of payroll; and 11% share of small businesses

• Non-essential sales down negative 30%, 
essential retail sales (i.e., groceries) 
returning to flat, online up >50%

• +3,405 spike in unemployment claims

• In recent recessions, rapid rebound for retail
• For C-19, shift to online channels may be persistent, driving store closures

Total Impact: 27.5% of pre-recession industry GDP
• 2020 Impact: 10.3%
• Longer term impact: 17.2%

Transportation accounts for 3% share of New York employees; 3% share of payroll; and 2% share of small businesses

• Negative 90% decline in air travel, 65-
80% decline in NY mass transit ridership, 
80% decline in rideshare

• +2,201% spike in unemployment claims

• In recent recessions, recovery in line with average
• For C-19, likely slower recovery as consumers shift to teleconference vs. in-person, 

and avoid crowded planes and trains

Total Impact: 27.5% of pre-recession industry GDP
• 2020 Impact: 10.4%
• Longer term impact: 11.3%

1Incremental unemployment Insurance (UI) claims filed during 3/16-4/19/20 vs. same period in 2019
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NYS Enacts FY 2021 Budget Despite Financial Uncertainty Amid COVID-19

Passage of New York State’s budget came on April 3rd, just two days following the April 1st deadline. All funds spending is estimated 
to total approximately $177 billion and state operating spending is authorized up to $105.8 billion, however in the absence of additional 
federal assistance or a faster than anticipated economic recovery, spending will initially total $95.8 billion. The budget also puts in place 
mechanisms to control spending through the year if revenues fall even further; and raise spending if either revenues come in higher than 
expected or the federal government delivers support that offsets the state’s revenue losses.   

In addition to New York State residents receiving direct cash payments of $1,200 for individuals and $2,400 for families; and the reportedly 
total of $16 billion in unemployment insurance that includes the $600 per week increase in maximum unemployment benefits above one’s 
base unemployment income number , which has for the first time been opened up to independent contractors and members of the gig 
economy, anticipated relief for New York State following the March 27th passage of the federal government’s $2.2 trillion Coronavirus Aid, 
Relief, and Economic Security Act (H.R. 748, The CARES Act) reportedly includes: 

• $5.1 Billion for the state coronavirus relief fund;

• $1.6 Billion for the Education Stabilization Fund; and

• $426 Million for FEMA (Federal Emergency Management Agency)

• $25 Billion subsidy for the state’s healthcare system, of which “much will go toward protective equipment for healthcare workers, 
increased testing supplies, and the expansion of staffing and new constructions services according to reported statements by Senator 
Chuck Schumer’s office; while $1.08 billion will go to New York City’s Medicaid fund and a total of $6 billion to the state’s fund, which 
reportedly due to “quirks in law that are just coming to light, may be reduced to less than $2 billion.” (Crain’s 04-10-20 - https://www.
crainsnewyork.com/greg-david-new-york/think-things-are-bad-now-economy-getting-worse )

Sources: https://www.governor.ny.gov/news/governor-cuomo-outlines-2020-agenda-making-progress-happen 
  https://www.governor.ny.gov/sites/governor.ny.gov/files/atoms/files/2020StateoftheStateBook.pdf
  https://www.governor.ny.gov/news/governor-cuomo-outlines-fy-2021-budget-making-progress-happen
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In addition to the reportedly 3-year extension of the Relocation and Employment Assistance Program (REAP) that was due to expire in 
June; a one-year extension of the $420 million New York State Film and TV tax credit that will keep the program that has boosted the 
state’s film industry funded through 2025; and a 5-year extension through 2029 of the Excelsior tax credit, which provides a credit of 
6.85% for wages per net new job, enacted Budget Highlights include:t

• Establishing Paid Sick Leave for Working New Yorkers: To further empower New York’s workers and protect all consumers in the 
State, the FY 2021 Enacted Budget enacts a paid sick leave program for working New Yorkers. Businesses with five to 99 employees 
will provide their employees at least five days of job-protected paid sick leave per year and businesses with 100 employees or more 
will provide at least seven days of paid sick leave per year. Smaller businesses, with four or fewer employees, will guarantee five days 
of job-protected unpaid sick leave to their employees every year. Small businesses already providing paid sick leave will be able to so.

• Legalizing Gestational Surrogacy in New York State

• Passing the “New York Hate Crime Anti-Terrorism Act”

• Closing the Out-of-State Gun Loophole

• Housing and Services for People who are Homeless, Including Those with Mental Illness: Provides an aggressive strategy and 
additional support to provide housing and services to these vulnerable populations.

• Enact a Comprehensive Tobacco Control Policy

• Prescription Drugs: A three-part plan to lower prescription drug costs for all New Yorkers. The Budget caps insulin co-payments at 
$100 per month for insured patients to help address the rising cost of insulin that has resulted in diabetes patients rationing, skipping 
doses and not filling prescriptions. Finally, the Enacted Budget establishes a commission of experts to study the feasibility and 
benefits of a Canadian drug importation program and submit a plan to the U.S. Department of Health and Human Services for review.

• Banning the “Pink Tax”: Prohibits gender-based pricing discrimination for substantially similar or like kind goods and services.

• Authorized the Creation of a $3 Billion Restore Mother Nature Bond Act: The Budget authorizes the creation of a Bond Act to 
fund critical environmental restoration and climate mitigation projects in every corner of the state to ensure New York is able to adapt 
to the intensifying impacts of climate change, and reduce emissions, while creating jobs and local economic development. As part 
of the larger Restore Mother Nature Initiative, the Bond Act will be a key source of funding for projects focused on reducing flood 
risk, investing in resilient infrastructure, restoring freshwater and tidal wetlands, preserving open space, conserving forest areas, and 
reducing pollution from agricultural and storm water runoff. It will also fund up to $700 million in projects to fight climate change, 
including green buildings. It also aims to spend 35 percent of the funds on projects to benefit underserved areas of the state. The 
Budget Director will assess the state’s finances and the economic outlook later this year and make a determination as to whether 
to move forward with the Bond Act.

• Permanently Banning Hydrofracking

• Addressing Veteran and Law Enforcement Suicides

• Adding E Pluribus Unum 

• Continuing Middle Class Tax Cuts: A continues lowering of Personal Income Tax rates for middle-class New Yorkers. In 2020, the 
third year of the multi-year tax cuts enacted in 2016, income tax rates have been lowered from 6.85 percent to 6.09 percent for 
taxpayers in the $43,000-$161,550 income bracket, and to 6.41 percent in the $161,550-$323,200 income bracket. These cuts are 
expected to save 4.7 million New Yorkers over $1.8 billion this year. Furthermore, income tax rates will continue to drop to 5.5 percent 
for taxpayers in the $27,900-$161,550 tax bracket and 6 percent in the $161,550-$323,200 bracket. When the cuts are fully phased 
in, middle class taxpayers will have received an income tax rate cut up to 20 percent, amounting to a projected $4.2 billion in annual 
savings for six million filers by 2025. As the new rates phase in, they will be the State’s lowest middle-class tax rates in more than 
70 years.
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• Increasing and Modernizing Emergency Response Capacity: Over 60 percent of New York counties have been flooded twice in 
the past 10 years. The FY 2021 Enacted Budget sustains $12 million in capital funding to increase and update the State’s emergency 
response capacity.

Green Economy & Environment

• Accelerating Renewable Energy Projects and Driving Economic Growth as Part of Nation-Leading Climate Agenda: The 
Enacted Budget includes the Accelerated Renewable Energy Growth and Community Benefit Act, which will dramatically speed up 
the permitting and construction of renewable energy projects, combat climate change and grow the state’s green economy. The State 
will also accelerate renewable transmission delivery. The Act will create a new Office of Renewable Energy Permitting to improve and 
streamline the process for environmentally responsible and cost-effective siting of large-scale renewable energy projects across New 
York while delivering significant benefits to local communities. “Build Ready” sites will be pre-approved, permitted and auctioned 
to developers to prioritize the re-use of abandoned commercial sites, brownfields, landfills, former industrial sites, and otherwise 
underutilized sites. These actions will accelerate progress towards Governor Cuomo’s nation-leading clean energy and climate goals - 
including the mandate to obtain 70 percent of the state’s electricity from renewable sources - as identified under the state’s Climate 
Leadership and Community Protection Act.

• Banning the Distribution and Use of Styrofoam

• Enacting Comprehensive E-Bike and E-Scooter Legislation

• Green Energy Tax Credit: The budget creates a new refundable, discretionary Green Jobs Tax Credit totaling up to 7.5 percent of 
wages for each net new job created fostering the expansion of green economy businesses and position New York State to further 
capitalize on significant projected green economic growth.  The State will also create a refundable, discretionary Green Investment 
Tax Credit totaling up to 5 percent of qualifying new capital investments in connection with qualifying green economy projects and 
increasing to up to 8 percent of eligible investment for research and development in qualifying green economy projects.

Building a New NY

• Reimagining the Erie Canal

• Developing an Innovative Strategy to Build High Speed Rail in New York

• Investing in Roads and Bridges

Regional Targeted Investments

• Transferring Pier 76 Tow Pound to Hudson River Park for Reuse: The FY 2021 Enacted Budget requires the long deferred transfer of 
Pier 76 from its use as a tow pound for the NYPD to the operational control of the Hudson River Park Trust to integrate into the park 
complex, maximizing green space, recreation and community access and market potential. As part of the legislation, the NYPD must 
vacate Pier 76 by the end of 2020.

• Transforming Buffalo’s North Aud Block

• Creating the State’s First Comprehensive Education and Training Center in Syracuse

• Expanding High Technology Companies in Rochester

• Job Training for the Future: The FY 2021 Enacted Budget supports first-in-the-nation Future of Work Centers that will build on the 
success of the Northland Workforce Training Center in Buffalo and establish two nation-leading Future of Work Centers. These Future 
of Work Centers will partner with the private sector, community organizations and SUNY/CUNY to create new short-term, non-degree 
credential and micro-credential programs to quickly address employer skill needs, both for existing workers as well as new workers.

Sources: https://www.governor.ny.gov/news/governor-cuomo-announces-highlights-fy-2021-budget 
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1A fentanyl analog is a drug that has been designed to mimic the pharmacological effects of the original drug. Some manufacturers create new fentanyl analogs to avoid 
classification as illegal, policy restrictions on manufacturing, and/or detection in standard drug tests.

Combating Division and Ensuring Public Safety

• Banning High-Risk Sexual Offenders from Accessing the MTA Subway, bus and rail systems: The Budget includes a new measure 
authorizing a judge to prohibit individuals who engage in unlawful sexual conduct against an MTA passenger or employee or a crime 
involving assault against an MTA employee from using MTA transportation services for up to three years, or as long as on probation, 
if less. Anyone who violates that condition can have contempt sanctions brought against them. The Governor proposed this measure 
in response to a number of recent MTA incidents involving repeat sex offenders

• Funding for State Police Hate Crimes Task Force

• Removing Guns from Domestic Abusers

• Banning Fentanyl Analogs1

• Adjustments to 2019 Criminal Justice Reform Law

Protection Our Democracy and Building Trust in Government

• Requiring Automatic Manual Recounts in Close Elections

• Counting Every New Yorker in the 2020 Census

• Strengthening Disclosure Laws

Promoting Public Health

• Establishing the SUNY Curing Alzheimer’s Health Consortium

• Medical Transparency Website Increasing Transparency in Healthcare Costs to Empower Patients: To enable consumers to more 
easily search for healthcare services, the FY 2021 Enacted Budget supports the creation of a consumer-friendly, one-stop website, 
called NYHealthcareCompare, where New Yorkers can easily compare the cost and quality of healthcare procedures at hospitals 
around the state. The website will be created by the Department of Health, the Department of Financial Services and the New York 
State Digital and Media Services Center.

• Student Mental Health Program: The Budget provides $10 million in funding for grants to school districts to address student mental 
health in light of recent school closures. These grants are intended to improve student access to mental health resources and assist 
students who have experienced trauma that negatively affects their educational experience. This program will be administered by the 
Office of Mental Health and developed in consultation with the State Education Department.

Investing in Higher Education

• Investing in Opportunity Programs: More than just developing programs to assist with tuition, the Governor supported and 
created additional programs to address the cost of attendance and help students with unique educational challenges. This includes 
a significant increase in opportunity programs in Open Educational Resources to reduce or eliminate some of the costs of textbooks 
and expanding food pantries at SUNY and CUNY. The FY 2021 Enacted Budget will make $213 million available for higher education 
opportunity programs and training centers, a 57 percent increase since FY 2012.

• Requiring Transparency and Accountability for For-Profit Colleges

• Expanding College Student Enrollment in Supplemental Nutrition Assistance Program (SNAP) Benefits

• Stopping Abusive and Deceptive Practices from Student Loan Debt Relief Companies
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Continuing Our Economic Growth and Social Progress

• Prevailing Wage: Requires that workers on private projects receiving a significant public subsidy will be paid a prevailing wage. Private 
projects larger than $5 million where at least 30 percent of construction expenses are supported by public grants, tax credits, or 
certain other incentives will be required to pay prevailing wage, extending important worker protections to even more components of 
New York’s largest-in-the-nation building program. 

Although unverified if changes moved ahead per the latest proposal of the bill that had secured Senate approvals, but was pending the 
state Assembly vote, reports on April 1st indicated that two more members would be added to the 11-member “controversial board 
that would have discretion to exempt projects — most crucially giving the body the ability to delay new prevailing wage rules from 
kicking in until January 2022 and forcing it to make some of its proceedings public,” by adding one person from the ‘largest statewide 
organization representing building owners and developers’ and another owner/developer group that represents another region of the 
state.” In addition, the bill reportedly includes “carve-outs for the 421a [rebranded Affordable Housing New York] tax break and other 
affordable housing projects and certain small businesses.”

In response to decisions by Albany lawmakers to include the bill that could hinder job creation at a time of great economic uncertainty, 
the Real Estate Board of New York (REBNY), which is the city’s leading real estate trade association, reportedly expressed concerns 
of the law having negative consequences on future economic growth; while developers have argued that the mandate on certain 
projects could render them uneconomical. 

• Making the “New York Buy American” Act Permanent: The Buy American Act, which is set to expire in April 2020, has been made 
a permanent fixture in New York State. The Buy American Act requires State agencies to use high-quality American-made structural 
iron and steel, continuing to support the State’s steel and iron industry, create union jobs and ensure our infrastructure projects will 
last long into the future.

• Expanding Access to Safe and Affordable Banking Services, Credit and Financial Education: $25 million investment in new 
funding over five years to support New York’s Community Development Financial Institutions Fund (CDFI). CDFIs are often the sole 
providers of banking services in low-income areas and underserved communities across the state. CDFIs will leverage this funding 
to an aggregate $300 million in targeted investment in these communities. This funding is part of the Governor’s sweeping financial 
access and inclusion agenda that builds on the work his administration has done to expand access to safe and affordable banking 
services, credit and financial education. The Budget also creates a statewide Office of Financial Inclusion and Empowerment, based at 
the Department of Financial Services, to meet the financial services needs of low- and middle- income New Yorkers across the state.

• Redesigning Medicaid and Healthcare: An advancement of reforms to the Medicaid program that will ensure it remains financially 
viable for the future so it can continue to provide high-quality care to more than six million New Yorkers. Medicaid spending will 
increase by 3%, or about $500 million ensuring continuing high-quality care for the 30 percent of New Yorkers who rely on Medicaid 
for health care. Spending growth is now back in line with targets established by the Governor in 2012 that kept New York State’s 
Medicaid spending growth to less than half the national average, saving taxpayers more than $19 billion. Many of these reforms 
were developed and unanimously endorsed by the Medicaid Redesign Team II, a cross section of health care providers, labor, local 
government and other industry stakeholders. They were tasked with reforming the system, and their recommendations stuck to the 
Governor’s guidelines that they must have zero impact on local government and zero impact on beneficiaries.

Further reforms in the budget include a transformation of the hospital reimbursement structure to better support services to the 
uninsured, increases investments in primary care to avoid more costly hospitalizations, and new requirements that enhance oversight 
of managed care and transportation. The reforms also address managed long-term care, by far the fastest growing sector of Medicaid. 
These include aligning New York State’s eligibility requirements with those of other states for new applicants for Consumer Directed 
Personal Assistance Program and Personal Care Services and enhancing reporting requirements for both programs; capping 
statewide enrollment in managed long-term care to incentivize plans to assist in ensuring appropriate enrollment; and creating a 
statewide independent assessor to achieve efficiencies by removing duplicative efforts to determining eligibility and enrollment in 
the managed long-term care program.
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Governor Cuomo: 2020 State of the State – Making Progress Happen

On January 8th Governor Cuomo had delivered his 2020 State of the State Address, revealing the advancing of his bold agenda to 
continue New York’s role as a Progressive Capital of the Nation according to the press release at the time by the Governor’s office. Several 
priorities within the early January pre-coronavirus budget were reportedly left out of the revised enacted budget for the coming fiscal year 
such as the legalization of marijuana, which reportedly has the potential to generate about $300 million in annual tax revenue. However, the 
FY 2021 budget continues to advance Governor Cuomo’s Making Progress Happen agenda, despite financial uncertainties as response 
to the virus is expected to increase to at least $5 billion, of which the state had already incurred a cost of $1 billion according to reported 
statements by Governor Cuomo at a March 31st news conference; and tax revenues are reportedly anticipated see a $10 billion to $15 
billion shortfall.

Below are some of the previously proposed priorities of the 2020 agenda that have a direct or indirect impact on the real estate industry, 
but were not mentioned in the enacted FY 2021 budget highlights:

• Small Business Tax Rate Reduction – A proposed comprehensive tax relief for small businesses to help continue the state’s robust 
economic growth and record job creation. As part of the proposal, the corporate tax rate for small businesses will lower from 6.5% 
to 4%. In addition, the current income exclusion for farmers and sole proprietors will be tripled; the investment tax credit to be made 
refundable for farmers; and the penalty on S-corporations for underpayment of estimated taxes to be repealed.

• Gig Economy – Legislation to be introduced to make sure workers in the emerging sector that has spurred exciting consumer 
innovations receive basic employee protections and rights.

• Building the Empire Station Complex – A proposal to redevelop the full city block south of Penn Station would increase overall track 
capacity by nearly 40% with the addition of at least (8) new tracks to the existing 21 tracks. The expansion would significantly increase 
passenger terminal capacity; ease congestion with widened sidewalks and prominent subway entrances; and add new development 
opportunities on adjoining parcels that will transform the area. The exploration of the feasibility of an acquisition of the Madison 
Square Garden Theater will be revisited, opening the door to the creation of a new 8th Avenue entrance to the existing Penn Station, 
which along with the block south of Penn Station and the Moynihan Train Hall that is currently under development within a portion of 
the Farley Post Office, will form an interconnected Empire Station Complex.

Sources: https://www.governor.ny.gov/news/governor-cuomo-outlines-2020-agenda-making-progress-happen 
  https://www.governor.ny.gov/sites/governor.ny.gov/files/atoms/files/2020StateoftheStateBook.pdf
  https://www.governor.ny.gov/news/governor-cuomo-outlines-fy-2021-budget-making-progress-happen
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In addition, as part of an effort to continue New York’s Green Economy growth and Environment Sustainability:

• Electric Vehicle Industry – A multi-pronged electric vehicle initiative has been proposed to expand the industry as part of a larger plan 
to reduce emissions. New York already has the second most efficient transportation sector and lowest CO2 emissions per capita of 
any state thanks to the Charge NY initiative launched by Governor Cuomo in 2013. 

• Green Bank Financing – To attract electric-vehicle (EV) sector manufacturers and other related businesses, the NY Green Bank will 
make $100 million in financing available to help clean-transportation businesses locate or expand in New York.

• Lower Carbon Emissions Retrofit – The state will undertake a multi-part initiative to reduce fossil fuel consumption in buildings. A 
$30 million Empire Building Retrofit Challenge will be launched by the New York State Energy Research & Development Authority 
(NYSERDA) to demonstrate scalable and replicable solutions for high-profile commercial and multifamily buildings across the 
state. Proposals will be solicited from property owners, developers, equipment manufacturers and energy efficiency providers to 
demonstrate innovative and integrated solutions for the reduction of energy consumption and greenhouse gas emissions that can be 
scaled down and replicated across the state.

• Offshore Wind Industry – NYSERDA will issue its second solicitation for offshore wind facilities, which is expected to yield at least an 
additional 1,000 megawatts of clean power, as well as strengthen the state’s position as the hub of the U.S. offshore wind industry. 

• Solar, Onshore Wind and Storage Capacity – Competitive awards will be made by NYSERDA to 21 large-scale solar, wind and 
energy storage projects across upstate New York, totaling over 1,000 megawatts of renewable capacity and 40 megawatts of energy 
storage capacity. These projects will spur over $2.5 billion in private sector investments toward the development, construction and 
operation of clean energy projects, create over 2,000 short-term and long-term jobs, and generate enough renewable electricity 
annually to power over 350,000 homes.

• Prepare Electric Grid for New, Renewable Generation – As part of a larger plan the grid will be upgraded with smart technology 
that increases the capacity and effectiveness of the system, such as battery storage technology.

• Green Energy – A course has been set for New York State to achieve 70% of its electricity from renewable sources by 2030, and 
zero greenhouse gas emissions from the electricity sector by 2040. Substantial progress toward these goals has been made with 
significant investments in energy efficiency, solar energy, wind energy and energy storage.

Investment to further stimulate Economic growth:

• Regional Economic Development Councils (REDCs) – Since the 2011 establishment by Governor Cuomo of 10 REDCs to develop 
long-term regional strategic economic development plans, the State has invested over $6.9 billion through the REDCs to fund more 
than 8,300 projects and support more than 240,000 jobs across the state. To build on the success of the REDC program, the Governor 
proposes continuing this regional economic development approach with a tenth round of the REDC process.

• Downtown Revitalization Initiative (DRI) – A proposed $100 million has been designated for a fifth round of the DRI initiative that is 
helping to spur the transformation of downtown neighborhoods into vibrant communities. Participating communities are nominated 
by the state’s 10 REDCs based on the downtown’s potential for transformation. Each winning community of the four previous rounds 
was awarded $10 million to develop a downtown strategic investment plan and implement key catalytic projects that advance the 
community’s vision for revitalization.

• Vital Brooklyn Initiative – Continued investment in the $1.4 billion initiative. The funding will help build 32 healthcare centers, 4,000 
new affordable homes and over 400 acres of newly opened green and recreational space.

• South Bronx Transformation – The proposed $1.8 billion to support projects including Sheridan Boulevard, Hunts Point Market and 
four new Metro-North stations in Bronx transit deserts represents the largest state investment for the area in the state’s history. 
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Improving New York City’s Public Transportation System by investing in the MTA’s 2020-2024 Capital Program, which covers funding for:

• Increasing Accessibility – By investing $5.2 billion to make 70 subway stations ADA accessible, which is the largest investment in 
accessibility in New York City Transit history, stations serving more than 60 percent of riders will be ADA accessible.

• State-of-the-Art Subway Signal System – Modernizing signaling on six of the system’s busiest lines: Fulton, Queens Blvd East, 
Crosstown, 63rd St., Astoria and Lexington Avenue lines. New lines will be outfitted with state-of-the-art technology that will replace 
traditional “fixed block” signals, currently one of the leading causes of subway service delays.

• Improving Penn Station Access – The project will carry New Haven Line riders as well as residents of the East Bronx directly into 
Penn Station; and includes: 

–  Building four new fully accessible stations in the underserved neighborhoods of Co-op City, Morris Park, Parkchester/Van Nest 
and Hunts Point; 

–  Upgrading power and signal systems; and 

–  Installing new track, realigning existing track and replacing railroad bridges to accommodate more trains. 

 In addition to reducing travel times for the rapidly growing segment of Metro-North riders, the project will provide critical system 
resiliency if Metro-North’s service to Grand Central Station is ever interrupted.

• East Side Access Project – The capital program includes full funding for completing the project that will bring the Long Island 
Rail Road into Grand Central Terminal, thereby providing a long-needed critical link in the New York Metropolitan region; as well as 
shortening commutes for 76,000 passengers per day and improving the travel experience of 30,000 daily customers who currently 
arrive at Penn Station on overcrowded trains.

• MTA Subway Cars and Buses – A purchase of over 1,900 new subway cars and 2,400 new buses will allow New York City Transit to 
retire its oldest cars and modernize and transform the existing fleet. Thousands of new subway cars will utilize advanced signals being 
installed throughout the system, bringing enhanced service and improved reliability to New Yorkers. The new capital program will also 
allow NYCT, in conjunction with MTA Bus, to add 500 zero-emission, all-electric buses to the fleet, replacing older diesel-fueled buses 
and improving air quality.
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Pre-Coronavirus FY 2021 Highlights per Governor Cuomo’s January 21st Outline

Fiscal:

• State Operating Funds spending is $105.8 billion - an increase of 1.9 percent (State Operating Funds exclude Federal funds and capital)

• All Funds spending $178 billion for FY 2021

• Increases School Aid by $826 million - a 3 percent increase that brings the State’s total annual investment to $28.5 billion

• Provides $7.8 billion in State support for higher education in New York - an increase of $1.8 billion or 29 percent since FY 2012

• Continues the phase-in of the Middle Class Tax Cut for nearly five million New Yorkers - saving New Yorkers over $1.8 billion this year

Budget:

• $33 Billion Five-Year Plan to Combat Climate Change will include:

– $3 billion Restore Mother Nature Bond Act supplemented by $740 million in additional state funding; 

–  $28 billion for green energy; and 

– $1.5 billion for carbon-free transportation.

• $275 Billion Infrastructure Program represents the building upon of the Governor’s initial $100 billion investment, followed by second 
phase $150 billion infrastructure plan in FY 2020 that has been expanded by $25 billion.

– $87 billion for transportation, including mass transit, railroads, airports, highways, bridges, and tunnels across the State.

– $35 billion for improving environmental facilities and parks, and the development of green energy.

– $11 billion for economic and community development.

–  $9 billion to further the State’s investment in the construction of high-quality, affordable housing for the people of New York.

–  $19 billion to help school districts build new and better school buildings.

– $14 billion to improve and maintain SUNY and CUNY buildings, State health care facilities and other capital assets.

• $128 Million for the Homeless Assistance Program doubles funding from $64 million as part of a proposed aggressive strategy to 
provide housing and services to New York’s homeless community and those with mental illness; and includes a $5 million investment 
for projects for homeless veterans.
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Mayor de Blasio Releases a Scaled Down FY 2021 Executive Budget as an Economic Shutdown Continues

Initially releasing a preliminary Executive Budget for New York City’s fiscal year 2021 (FY21) in mid-January, the budget plan detailed in 
mid-April presented an entirely different picture as the COVID-19 pandemic continues to keep the nation in a state of economic shutdown 
that has left the city, as the epicenter of the health crisis, facing projections of a significantly high revenue shortfall. The pre-coronavirus 
$95.3 billion preliminary budget reflected an increase in tax revenues with a yearly growth rate of 4.6% in FY20 and a more “cautious” 
estimate of 2% in FY21 amid signs of the local and national economies slowing, In addition, it had already anticipated a potential $6 billion 
State budget gap, of which $4 billion was due to expected Medicaid cuts; and reportedly represented a $900 million increase of the $94.4 
billion the city expected to spend in the current fiscal year, with the $714 million in savings across FY20 and FY21 expected to offset new 
spending of $441 million in FY20 and $243 million in FY21 that included:

• Provide wages and benefits to our uniformed workforce based on the recently established uniformed bargaining pattern, for a total 
investment of $147 million in FY20 and 21.

• In partnership with the City Council, renew our commitment to help low-income New Yorkers with their transportation needs by 

investing $106 million in FY21 in Fair Fares.

• Continue the mission of Vision Zero by investing $98 million in capital funds to improve street safety for pedestrians and cyclists on 

4th Avenue in Brooklyn.

• Invest an additional $178 million in capital funds over FY21-23 in curb cuts citywide to improve street accessibility.

• Supplement a larger U.S. Army Corps of Engineers beach and bayside resiliency project with an additional $33 million in capital across 

FY20 and FY21 to reconstruct beach crossings with durable, sustainable materials and remove hazardous wooden jetties.

• Investing $12.9 million in capital funds in FY21 to make improvements at NYCHA community centers.

• Committing $1.8 million annually in FY21-23 to support community-based justice programming at the Community Justice Center in 

the Far Rockaways.

Sources: https://www1.nyc.gov/office-of-the-mayor/news/259-20/facing-unprecedented-crisis-mayor-de-blasio-budget-plan-protects-new-yorkers-by
  https://www1.nyc.gov/office-of-the-mayor/news/027-20/fact-sheet-mayor-de-blasio-releases-preliminary-budget-fiscal-year-2021#/0
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In contrast, the fact sheet of the FY21 Executive Budget released on April 16th by the Mayor’s office primarily detailed budget cuts in an 
effort to address  the anticipated $7.4 billion tax revenue shortfall across FY20 and FY21, while preserving the city’s ability to “fund life-
saving measures — protection of health, safety, shelter and access to food. Cutbacks within the $89.3 billion budget plan, that must still 
be “negotiated with the city council and passed by the end of June,” has undergone a $6 billion reduction from the preliminary budget 
plan; and “represents a $3.4 billion, or 3.7% reduction compared to the FY20 Budget that was adopted in June 2019.” Continuing to 
reduce spending, a further cutback was reportedly proposed by the Mayor about one week later that focused on his affordable housing 
plan, which has already been challenged recently by a string of setbacks at the start of the year as rezonings encountered roadblocks in 
Bushwick, South Bronx and Inwood according to reports. Although the proposal will likely face some resistance, reports indicate that if 
approved $583 million would be cut from the plan’s budge for the fiscal year ending June 30th; and another $456 million next year, with a 
planned future re-compensation by adding just over $1 billion to the budgets for fiscal years 2022 through 2024.

Below is an overview of the FY21 Executive Budget as detailed in the press release.  

Revenue: Substantial Reduction in the Tax Revenue Forecast

The Executive Budget Forecast has reduced tax revenue by 3.5% in FY20, or $2.2 billion, and 8.3% in FY21, or $5.2 billion compared to 
the Preliminary January Plan Budget. Losses in both years are primarily related to a decline in the Sales and Hotel Tax, Personal Income 
Tax, and Business Taxes, all due to the COVID-19 pandemic.

Savings: Prioritizing the Fight against COVID-19 and the Health and Safety of New Yorkers

New Yorkers are at the epicenter of the nation’s COVID-19 pandemic. In the Executive Budget, the Administration has taken drastic action 
to preserve the City’s ability to meet critical health care, safety, shelter and food needs. In order to balance the budget while prioritizing 
those critical needs, the Administration has achieved savings of $2.7 billion across FY20 and FY21. This includes PEG [program to eliminate  
the gap] savings of $2.1 billion ($600 million recurring annually) and $550 million in Citywide savings ($220 million recurring annually). 
These are pauses and adjustments to critical programs that cannot operate during this time of crisis. We have adjusted operational 
programs to ensure there is no gap in necessary services and will reevaluate as soon as we have navigated through this pandemic.  

PEG savings over two years include: 

Education

• Fair student funding reduction prioritizing schools that already have over 100% (DOE) - $100M in FY21

• Operational savings in training, overtime, and materials at schools, central and field due to school building closures (DOE) - $100M in FY20

• Professional Development reduction (DOE) - $67M in FY21 and outyears

• Cuts to Summer in the City, Single Shepherd, College Access for All (DOE) - $49M in FY21 and outyears

• Delay in 3K Expansion to districts in 1, 12, 14, and 29 (DOE) - $43M in FY21

• Reducing the ATR pool by implementing a non-ATR hiring freeze (DOE) - $40M in FY21 and outyears

• Temporary reduction of School Allocation Memoranda, which provides schools with funding to implement programming (DOE) - $40M 
in FY21

• Temporary delay of new cohort of freshmen for CUNY ASAP program (CUNY) - $20M in FY21

• Contract and supply reductions associated with arts programming in middle and high schools (DOE) - $15.5M in FY21 and outyears

• Savings from delayed installation of air conditioners (DOE) - $10M in FY21

• Monthly MetroCard underutilization for remaining 2 months of academic year (CUNY) - $6.8M in FY20

• Eliminate District/Charter Partnerships program - $4.4M in FY21 and outyears

• Eliminate supplies and materials used in Civics for All curriculum and programming (DOE) - $3.8M in FY21 and outyears

• Adjustments to SONYC Afterschool budget (DOE) - $5M in FY21 and outyears

• Savings achieved from anticipated low summer enrollment in CUNY Start Math program (CUNY) - $800K in FY20 and $1.6M in FY21

• Scaling down contracts, technology curriculum and health education certification programming for teachers (DOE) - $1.8M in FY21 
and outyears
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Health and Social Services

• Temporary suspension of Summer Youth Employment Program (DYCD) - $124M over FY20- 21

• Fair Fares decline in ridership as a result of COVID-19 (DSS) - $65.5M in FY20

• Suspend summer programming, including COMPASS, Beacons, and Cornerstones due to school closures (DYCD) - $55M in FY21

• Reduction in price for hotel rooms due to decreased demand (DSS) - $35M in FY21 and outyears

• Adjustments to DHS security budget to more accurately reflect need (DSS) - $25M in FY21 and outyears

• Adjustments to Access to Counsel budget to more accurately reflect spending (DSS) - $20M over FY20-21

• Re-estimate of funding needed to support City’s contracted non-profit administrative costs (multiple agencies) - $20M in FY20

• Delayed ramp up on contracted mobile treatment teams due to State Medicaid cuts (Thrive/DOHMH) – $10M over FY20-21

• School Mental Health Consultant Program – this need is covered by increased clinical capacity in schools added as part of FY20 

Adoption (Thrive/DOHMH) - $1.2M FY20 and $1.2M in FY21

• Slow implementation of citywide crisis response teams – this need is covered in part by increasing mobile crisis teams and mobile 

treatment teams (Thrive/DOHMH) – $10M over FY20-21

• Office of Labor Relations BeWell Program adjustment (Thrive/OLR) – $500K in FY20

• Cancelation of upcoming Summer SONYC (DYCD) - $6M in FY21

• Re-estimate of number of Close to Home beds due to underutilization (ACS) - $3.7M in FY20 and $4.5M in FY21 and outyears

• Rightsizing Job Training Program due to COVID-19 (DSS) - $3.2M in FY20 and $6M in FY21 and outyears

• Client carfare underspending due to low usage during COVID-19 (DSS) - $6M over FY20 and FY21

Law Enforcement and Training

• Hiring delays of non-safety civilian titles (NYPD) - $6.8M in FY20 and $4M in FY21

• Delay implementation of non-essential training (FDNY) - $3.25M in FY20 and $3.25M in FY21

• Attrition of 100 traffic enforcement agent positions (non-moving violations only) dedicated to intersection control (NYPD) - $4M in FY20

• Procurement delays tied to operational challenges from COVID-19 (MOCJ) - $420K in FY20 and $2.7M in FY21

• Redeployment of training academy staff as a result of declining population at Rikers (DOC) - $400K in FY20 and $2.6M in FY21

• Adjustment to support services budget due to decline in population at Rikers (DOC) - $400K in FY20 and $2.8M in FY21

• Delayed April NYPD Cadet class until July due to training restrictions from COVID-19 (NYPD) - $1.1M IN FY20

• Delayed April NYPD Officer class until July due to training restrictions from COVID-19 (NYPD) - $9.6M IN FY20

• Facility closures, post reductions at Horizons and OT reductions (DOC) - $100M in FY21; $144M FY22 and outyears

• Temporary Suspension of Fly Car Program to maximize transport capacity (FDNY) - $28M in FY21
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Infrastructure and Transportation

• One-time Water Board cash infusion to stabilize City budget in light of COVID-19 crisis (DEP) - $128M in FY20

• Delay implementation of parking meter upgrades for pay by plate (DOT) - $3.7M in FY20 and $3.2M in FY21

• Postpone Placard Abuse Enforcement Team (DOT) - $400K in FY20 and $800K in FY21 and outyears

• Delay in Rollout of Better Bus Initiative tied to COVID-19 operational restraints and traffic easing (DOT) - $2.7M in FY20 and $5.7M in FY21

• Reduce overnight Staten Island ferry service because of reduced demand - $600K in FY20 and $4.9M in FY21

• Reduce funding for Vision Zero public awareness campaign - $1M in FY20 and $2M in FY21

• Delayed implementation of Green Wave plan - $1.5M in FY20 and $1.5M in FY21

Housing and Economic Development

• Additional penalty revenue from hazardous violations (DOB) - $12M in FY21

• Utilize Battery Park City Authority Housing Trust Fund proceeds for housing activities (HPD) - $3M in FY20 and $6M in FY21

• Contract delays associated with waterfront and building codes - $4.3M in FY21

• Postpone City-funded portion of the anti-Graffiti Program (EDC) - $3M in FY21 and outyears

• Use EDC funding to support city planning studies - $3M in FY21

Sanitation

• Snow Savings (DSNY) - $52M in FY20

• Temporary Suspension of Organics Program and Organics Processing (DSNY) - $21M in FY21

• Temporary suspension of community composting subsidy (DSNY) - $3.5M in FY21

• Suspend E-Waste Collection (manufacturers still mandated to collect) (DSNY) - $3.4M in FY21 and outyears

• Reduce dedicated weekday basket truck service (DSNY) - $2.5M in FY21 and outyears

• Temporary suspension of SAFE Events and Special Waste sites (DSNY) - $2.2M in FY21

• Reduction in funding for recycling outreach programs (DSNY) - $2.9M in FY21 and outyears

• Eliminate 4th Day Curbside Collection in Rat Zones – utilization has been low on 4th days - $1.5M in FY21 and outyears

• Reduce Brooklyn North Cleaning – no evidence this increase has improved cleanliness - $1.2M in FY21 and outyears

• Reduce Sunday and Holiday Basket Service – reduced usage currently $1.7M in FY21 and outyears

• Reduce Highway Cleaning - $133K in FY20

Parks

• Delays in seasonal spending – $5M in FY20 and $6M in FY21

• Closing all outdoor pools for the 2020 season (late June to Labor Day) given COVID-19 - $12M in FY21

• Delay purchases of non-critical, non COVID-19 items - $10M in FY20 and $1.5M in FY21

• Reduction to tree and sidewalks program given delays to non-essential work - $6M in FY21

• Reduction in Tree Pruning – contract reduction (retaining emergency capacity) $5.7M in FY21

• Reduction of Tree Stump Removal Program – contract reduction - $1M in FY21

• Suspension of 1,000 summer camp slots run by Parks Department for the 2020 season- $0.6M in FY21



Mayor de Blasio FY 2021 Executive Budget (cont’d)

P.21

 Others/Administrative Agencies

• Federal and State Reimbursements - $180M in FY20

• Hiring Freeze and Vacancy Reductions across multiple agencies - $106M over FY20-21

• Contract underspending, lease savings, IT and media savings across multiple agencies - $85M over FY20-21

• Savings from delay in April Election (BOE) - $31M in FY20

• Heat, Light and Power Savings - $20M over FY20-21

• Personnel accruals, supplies and materials savings at Campaign Finance Board - $6M in FY20

• Revenue from civil service exams fees, real property income expense statement filings, court fees, auction proceeds - $12M over FY20-21

Reserves: Funds Priorities and Saves Lives

This Administration has increased reserve levels in each financial plan. This cautious planning helped buffer the loss of tax revenue over 
FY20 and FY21 and will allow the City to continue saving lives and maintain critical functions. 

Total reserves for FY21 are now $2.18 billion. The City drew down $900 million from the General Reserve and $250 million from the Capital 
Stabilization fund. The Retiree Health Benefits Trust fund drew down $2.6 billion and has a balance of $2.08 billion. 

Filling State Budget Cuts

The City was forced to backfill $800 million in state cuts, including an Education Aid shortfall ($360 million), and a sales tax intercept for 
distressed hospitals ($250 million) which allows the State to take funding from City sales tax proceeds in order to pay a portion of costs 
related to hospitals the State considers to be distressed. The City also had to fill a cut in financial assistance for families in need (TANF), 
a critical source of funds for vulnerable New Yorkers, especially in this uncertain time ($123 million). On top of these budget hits, the City 
was required to make an additional contribution towards MTA’s Access-a-Ride ($63 million).

COVID-19 Spending: Keeping New Yorkers Safe, Healthy, Fed and Sheltered

At the inception of New York City’s COVID-19 crisis, Mayor de Blasio instructed City agencies to spend what was necessary to protect 
City residents. To date, the City has spent more than $700 million to fight COVID-19, with the expectation of spending $3.5 billion by the 
end of the calendar year. This includes more than $170 million to make sure that no one goes hungry; this is in addition to food security 
investments the City traditionally makes. Health + Hospitals, the largest public health system in the country, has felt the full weight 
of the pandemic. We have added $100 million to increase staffing and support their heroic efforts to save lives and prevent the virus 
from spreading further. To protect New Yorkers who are actively fighting this outbreak, we have spent almost $200 million in Personal 
Protective Equipment (PPE). And to support small businesses, who are facing extreme economic hardship, we have allocated $50 million 
in grants and loans to help them get through these tough times. On top of these investments, we have invested millions of dollars in new 
technology, cleaning supplies, information campaigns, and medical testing.
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A Shifting in Some Priorities Likely for Mayor de Blasio’s State of the City 2020 Progressive Vision Agenda 

On February 6th Mayor de Blasio unveiled his administrations progressive vision for New York City, not foreseeing that in the weeks 
ahead the city would become the epicenter of the nation’s coronavirus health crisis, revealing a 2020 agenda that focused at the time on 
providing small business support, improving affordability, reducing crime and traffic fatalities, and protecting future generations from the 
threat of climate changes as snapshot below.

Saving Small Businesses:

• Invest Pension Funds in Local Businesses: Work to commit $500 million of New York City pension funds to invest in local businesses, 
with a focus on small businesses.

• Pass a Landlord Vacancy Tax: Commitment to working with colleagues in Albany to pass a Landlord Vacancy Tax to make it harder for 
landlords to keep storefronts vacant in our neighborhoods. 

• Cut Small Business Fines in Half:  Cut fines another 10% above the over 40% since reduction since the current administration took 
office, putting $26 million total back in business owners’ pockets.

• Expand Small Business Navigators: Help businesses with applications for permits and licenses so they can open their doors faster, 
prepare for inspections and lower their costs.

• Provide Free Lawyers and Fair Loans: Provide free legal services for lease negotiation and low-interest loans from trustworthy community 
lenders to low-income businesses; and pursue local legislation to mandate lease transparency requirements for all small businesses.

• Create a Blue Ribbon Commercial Rent Control Commission: A blue ribbon commission will convene to find ways to support small 
businesses and protect them from egregious rent hikes, with recommendations by the commission to be delivered by the end of this year.
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A New York New Yorkers Can Afford

• Keep New Yorkers in their Homes: 255,000 New Yorkers have already been kept in their affordable homes, and in the next two years 
an additional 78,000 more New Yorkers will be protected.

• Build New Homes for the Lowest-Income New Yorkers: Your Home NYC will prioritize building new homes for the city’s lowest-income 
New Yorkers. Half of all City financed newly-built homes will be for families making under $50,000 per year, and at least half of those 
will be for families making less than $30,000 per year. In total, this will mean 2,000 more units for low-income New Yorkers over the 
course of the plan.

• Rent Without a Security Deposit: Starting with up to 60,000 City-financed homes, renters will be offered a choice to pay a security 
deposit or to sign up for renter security insurance that allows small monthly payments or a smaller single upfront payment in lieu of 
the full month deposit. Local and state legislation to expand these alternative options citywide to all of New York’s 2.2 million rental 
households will also be pursued.

• Advocate for Universal Renter Protection: Advocating for the State Legislature to pass new tenant protections for the 2.5 million New 
Yorkers who live in the city’s nearly 900,000 unregulated homes from steep rent increases and arbitrarily losing their leases.

• Expand Community Land Trusts to Build Neighborhood Wealth: Support the use of Community Land Trusts and new neighborhood 
wealth-building tools to support community ownership and development that allows community residents to share in the wealth 
generation. The opportunities, offered for organizations to propose community ownership models, will include enough City-owned 
land to gain over 3,000 units of community owned or shared equity housing.

• Legalize Basement Apartments: Take initial steps to legalize basement apartments and accessory units by updating our zoning laws, 
introducing legislation to cut through red tape and helping homeowners pay for it. Capital funds will be set aside to finance low 
interest loans to homeowners hoping to create safe and legal affordable apartments on their property. These measures will add 
approximately 10,000 more affordable homes for New Yorkers within the next decade.

New York City’s Brightest:

• Bring 3-K to Even More Families: Free Pre-K for All is a reality for all four-year olds in New York City, and 3-K for All is growing fast. 
Beginning in September, 3-K will cover half of New York City’s school districts, including four new districts in District 1, District 12, 
District 14 and District 29. 26,000 3-year-olds will have access to full-day, high-quality 3-K.

• Surpass the Nation in Graduation Rate: A commitment to surpass the nation’s graduation rate in the next five years, reaching 86% by 
2026; and upon achieving the goal, it will be the first time in the City’s history that its student graduation rate exceeds the national 
average.

• Deepen the Work of EduStat: With a focus on current key indicators such as attendance, credit accumulation, formative assessment, 
and suspension, the Department of Education will be able to analyze real-time data, identify trends, and deploy resources accordingly. 
The Chancellor’s Executive Leadership Team will meet at least once a month to review.

• Recruiting Diverse and Gifted Teachers: Adoption of a new goal of putting an additional 1,000 men of color on the path to becoming 
teachers by 2022, doubling our previous goal of 1,000 that was hit in 2018. By building upon existing successful pipeline programs 
for aspiring male teachers of color, it is believed that the percentage of new hires who identify as men of color will increase to 20% 
by 2022.

• Begin New Family Home Visits: Launch a new $43 million program that offers home visits to all first-time parents in New York City by 
2024 to help both parents and babies stay healthy; help new families strengthen their bonds; and make sure families know where to 
turn for childcare, a pediatrician and all the support they need in those critical early years.
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Keeping Kids Safe - Deploying 300 Youth Coordination Officers to every precinct, to help young people access positive community 
resources and provide resident precinct experts for all youth-related matters.  In addition, the city will:

• Expand, Reopen, and Build New Recreation and Community Centers: Late nights and weekend hours to be expanded at 36 Parks 
recreation centers and provide free membership to anyone up to age 24 by eliminating the $25 membership fee.  Six shuttered 
community centers will be reopened to restore them to their neighborhoods, in addition to completing two Parks recreation centers 
already in the pipeline; building seven brand-new recreation centers in Soundview, Tremont, Coney Island, Bushwick, Astoria, Queens 
Village and Staten Island’s South Shore. These investments will increase youth membership by approximately 20,000 members and 
bring the total number of centers to 51.

• Make Streets Safer near Schools: 1,000 new lights, stop signs, and speed bumps around schools and in neighborhoods are being 
installed to keep our youngest New Yorkers safe.

• Create a new NYPD Vision Zero Unit: As the City continues to drive traffic fatalities to history lows, this new unit will consist of over 
100 personnel and expand enforcement against the most dangerous behaviors on our streets: speeding, red light running, and failure 
to yield to pedestrians.

Save Our Future – The planned launching of a second wave of the Green New Deal to further green our energy, cut vehicle emissions and 
ban more wasteful plastics – with the goal of making New York City become carbon neutral.

• Investment in Wind: To accelerate the growth of off-shore wind, with our New York State and Empire Wind partners, the city will equip 
the South Brooklyn Marine Terminal in Sunset Park as a new hub for staging, installing and operating turbines across the tri-state area. 
The project will create 500 green jobs and support clean wind power that would reduce emissions equivalent to taking 200,000 cars 
off the road.

• Double Solar Power: New York City will launch a new program to defray upfront costs of solar power, letting homeowners pay for them 
over years out of the savings on their energy bills. The city will help install solar panels on 50,000 one-to-four family homes, doubling 
the amount of solar power produced in New York City and creating 5,000 green jobs.

• Bring Hydro to New York City: In 2020 an agreement will be secured to bring more zero-emission hydropower to New York City by 
2025, which will help run City government operations on 100 percent renewable energy.

• End Unnecessary Single-use Plastic Bottles: Through an Executive Order, New York City government will end the purchase of unnecessary 
single-use plastic bottles and restrict the sale of single-use plastic bottles (21 fluid ounces or less) on City property by 2021.

• Make ALL City Vehicles Electric: The Mayor will issue an Executive Order to have all on-road vehicles in the fleet be plug-in electric 
by 2040. By 2025, 4,000 vehicles will be replaced or converted to electric, and by 2040, the city will work to make the entire City 
fleet – every garbage truck, every ferry, every ambulance and every police cruiser – fully electric. The first electric school buses will 
hit the streets this year. 

• End the use of Fossil Fuels, including Natural Gas: By 2040, the city still stop using natural gas and other fossil fuels in large building 
systems citywide, starting in government buildings; and work  with lawmakers to ensure that new permits for building systems are 
aligned with the goal of carbon neutrality by 2050.

• Stop New Fossil Fuel Infrastructure: In addition to divesting billions from coal and oil companies, the city will stop any new infrastructure 
such as power plant expansions, pipelines, or terminals that expands the supply of fossil fuels in New York City; and issue an Executive 
Order codifying this policy.

Sources: https://www1.nyc.gov/office-of-the-mayor/news/064-20/state-the-city-2020-mayor-de-blasio-blueprint-save-our-city#/0
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Independent Budget Office: COVID-19’s Toll on the Local Economy

The report released on April 15th by the IBO, the publicly funded agency that provides nonpartisan information about New York City’s 
budget to city officials, offers a preliminary estimate of New York City’s job losses and tax revenue declines due to the coronavirus 
pandemic and public health restrictions to help contain the spread of the virus. Based on the staggering job losses that are unprecedented 
in their scope and pace, and despite not yet captured in the official statistics, the IBO’s forecast assumes the U.S. economy is in recession 
for the first (3) quarters of calendar year 2020; and that real gross domestic product (GDP) will fall by about 4.5% for the overall year, in 
comparison to the agency’s January 2020 baseline forecast of 1.8% output growth in GDP in 2020. The 2nd quarter is projected to incur 
the brunt of the impact, with real (inflation-adjusted) GDP expected to fall sharply by about 30% on an annualized basis; and although the 
recession is “assumed to end with a modest rally in the 4th quarter, the IBO anticipates “little further growth until the latter half of 2021, 
which is in line with the premise that consumer and business confidence will remain weak until there is a medical or epidemiological1 
resolution to the further spread of COVID-19.” It is expected that as the economy contracts, tax revenues will follow suit, particularly 
revenue sources such as income and sales taxes. 

Without the availability of the typical information that the IBO relies on for estimating New York City’s tax revenues, a “pared-down economic 
forecast, premised on an assumption that the local economy will shed 475,000 jobs on the 12 months spanning the 2nd quarter of calendar 
year 2020 through the 1st quarter of 2021” has been used; and that the local economy will begin to add jobs in the 2nd quarter, with 
job growth remaining slow through the end of 2022. Since New York City’s economy relies heavily on industries that have been largely 
shutdown — retail, transportation, tourism, leisure, and entertainment industries, the damage from the pandemic is particularly intense. 
As a result, a combined shortfall of $9.7 billion in tax revenue from the city’s major tax sources for fiscal years 2020 and 2021 has been 
estimated based on the IBO’s created scenario, and relative to its January baseline outlook; and although the 2020 shortfall of $2.9 billion is 
lower than $6.7 billion in 2021, the “impact of the drop in 2020 is amplified by the fact that it occurs in a single quarter of the fiscal year.” It 
is further estimated that the decline in tax revenue will continue in 2022, with a difference of $4.4 billion per the chart below. 

Under the same scenario, starting in the 2nd quarter, employment is projected to fall by 100,000 in the retail industry, with losses 
continuing through the 1st quarter of 2021; and during the same period hotels and restaurants are projected to decline by 86,000 and the 
arts, entertainment, and recreation industries a combined total of 26,000 lost jobs, with the remaining job losses spread across nearly all 
of the city’s other industries. Although finance and professional services are also expected to incur a decline in job numbers, the most 
severe losses will be disproportionately concentrated in sectors with low- and moderate-paying jobs, with healthcare the only sector to 
likely avoid job losses over the next year according to IBO’s report.

1Epidemiligical - relating to the branch of medicine which deals with the incidence, distribution, and control of diseases.
Sources: https://ibo.nyc.ny.us/iboreports/covid-19-toll-on-the-local-economy-a-preliminary-estimate-of-job-losses-and-tax-revenue-declines-april-2020.pdf 
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declines in employment, IBO projects the most severe job 
losses will be disproportionately concentrated in sectors 
with low- and moderate-paying jobs. The only major sector 
of the city economy likely to avoid job losses over the next 
year will be health care.

Tax Revenue Impacts

The timing and size of the anticipated declines in tax 
revenue vary by tax, reflecting how sensitive each tax’s 
base is to the state of the economy and when tax payments 
are due. The largest drops in expected revenue are in the 
personal income tax and the sales tax, which are both 
very sensitive to economic conditions. On the other hand, 
because of lags in the assessment process, the property 
tax is expected to see only small declines over the next few 
years, with most impacts on real estate values occurring in 
2023 and beyond.

Sales Tax. Under our scenario, sales tax revenue would 
fall short of IBO’s January baseline forecast by $1.1 billion 
(-13.1 percent) in 2020 and $3.1 billion (-36.4 percent) in 
2021. Two sectors of the economy—leisure and hospitality 
and retail businesses other than food and groceries—that 
have been particularly hard hit by government orders to 
close or greatly restrict their operations comprise about 
half of the sales tax base. Prior to the shutdowns, leisure 
and hospitality, which includes sports and entertainment, 
accommodations, and bars and restaurants, accounted 
for 21.6 percent of all sales subject to the sales tax, while 
retail other than food, groceries, and alcohol added another 
28.5 percent. As long as the social distancing rules are in 
place, total taxable sales occurring in those establishments 
will be greatly reduced. In an effort to ease burdens on 
businesses, New York State has extended tax filing dates, 

which will likely shift some revenue that would have been 
received in 2020 into 2021.

Hotel Tax. The city’s separate tax on hotel 
occupancy tracks closely with sales tax revenue from 
accommodations. The number of tourists visiting the 
city has fallen dramatically and convention business has 
largely been suspended due to public health edicts. With 
greatly reduced hotel occupancy rates—below 20 percent 
during the second half of March—and room rates adjusting 
to the lower demand, hotel tax revenue is expected to 
fall precipitously. Under our scenario, revenue would be 
$127 million (-19.8 percent) below IBO’s January baseline 
forecast for 2020 and $530 million (-82.0 percent) lower in 
2021, when the number of nightly room rentals will be less 
than half the number we projected in January.

Personal Income Tax. Personal income tax (PIT) revenue 
is expected to fall $1.4 billion (-10.4 percent) short of IBO’s 
January baseline in 2020, followed by shortfalls of $1.2 
billion (-8.6 percent) and $1.5 billion (-10.7 percent) in 
2021 and 2022, respectively. PIT revenue is particularly 
sensitive to employment and earnings, as well as capital 
gains realizations—all of which are now expected to be 
much lower than we assumed just a few months ago.

Withholding collections, which account for about 75 
percent of PIT revenue, will be affected quickly as the job 
losses mount. In our scenario, withholdings are projected 
to be 33 percent lower in the April-June quarter than 
expected in our last forecast. A change in state law has 
postponed final return filing and payment deadlines from 
April until July, shifting a large portion of the cash the city 
typically collects in the last quarter of the fiscal year to 
the first quarter of fiscal year 2021. (For fiscal accounting 

purposes, this is still 
counted as fiscal 
year 2020 revenue 
because the city 
expects to accrue 
these delayed 
payments back to 
2020.) IBO expects 
PIT installment 
payments, which are 
made by individuals 
with capital gains 
and other nonwage 
income, to fall by 50 
percent in the April-
June quarter, leaving 

Estimated Tax Revenue Impacts for Major New York City Taxes
Dollars in millions

Tax

Differences from January Baseline Percent Change from January

2020 2021 2022 2020 2021 2022

General Sales ($1,094) ($3,133) ($1,429) -13.1% -36.4% -16.0%
Hotel Occupancy (127) (530) (140) -19.8% -82.0% -21.2%
Personal Income (1,434) (1,196) (1,532) -10.4% -8.6% -10.7%
General Corporation (15) (724) (521) -0.4% -17.9% -12.5%
Unincorporated Business (9) (406) (292) -0.4% -19.6% -13.5%
Real Property Transfer (168) (344) (122) -12.2% -24.0% -8.2%
Mortgage Recording (69) (112) (87) -6.5% -10.7% -8.4%
Commercial Rent (7) (61) (55) -0.8% -6.7% -5.9%
Property 0 (222) (187) 0.0% -0.7% -0.6%
Total, Major Taxes ($2,923) ($6,728) ($4,365) -4.7% -10.5% -6.6%

New York City Independent Budget Office
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City Council Proposes COVID-19 Legislative Protection Package

A package of proposed bills are currently being reviewed by the city council, intended to “protect tenants, help small businesses survive, 
and find creative ways to address the public health crisis brought on by the virus” according the city council’s press release on April 21st. 
However, some of the proposed legislation reportedly sparked opposition among the city’s business leaders. Below is the overview of the 
proposed legislative package as provided on the city council’s website:

NYC Essential Workers’ Bill of Rights

• Premiums for essential workers: The Council will consider legislation that would require large employers to pay premiums to certain 
essential non-salaried workers. The bill requires employers with more than 100 employees to pay hourly workers $30 for a shift under 
four hours, $60 for a shift of four to eight hours and $75 dollars for any shift over eight hours. The obligation would end when the state 
of emergency is lifted. 

• Just cause rights for essential workers: The Council will consider legislation to prohibit all hiring parties of essential workers from 
firing those workers without just cause.  This bill will help protect essential workers and enable them to openly identify their concerns 
on the job or organize with other workers without fear of retaliation.

Responding to the (2) proposed bills, a spokesperson for the Manhattan Chamber of Commerce reportedly stated “Few businesses—
including small and mid-sized businesses, hospitals and nonprofit organization—are in a position to adhere to these new laws without 
significant financial assistance from city government;” and that contrary to their intention, the two bills could accelerate the demise of 
the city’s small businesses. While a spokesperson for the Food Industry Alliance of New York reportedly pointed out that “it will cause 
grocery stores that are already very stressed to incur substantial additional labor costs and threatens to create more food deserts.”

• Paid sick leave for gig workers:  The Council will consider legislation to extend paid sick leave to independent contractors. Independent 
contractors were not included in the paid sick leave bill passed by the New York State Legislature for employees, even if their work is 
controlled or directed by the company that hires them.  This bill would close that loophole and help give these front-line gig workers 
the paid sick leave they need to keep themselves, their families, the New Yorkers they serve safe.  

• Resolution on misclassification: An estimated 850,000 low-paid independent contractors in New York State may be misclassified 
and should properly be classified as employees.  Some businesses intentionally misclassify these workers to avoid the burden of 
paying benefits to employees. As a result, many of these misclassified workers are working on the frontlines of this crisis without the 
safety net that should be available to them. The Council will consider a Resolution urging the State Legislature to put the burden of 
proof on employers to classify workers as independent contractors. 
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Protecting New York City’s Renters 

• Extending time for all NYC renters to repay rent, blocking evictions, and collection of debts: The State must act now to provide 
real relief to vulnerable renters. While Governor Cuomo’s statewide 90-day eviction moratorium provided renters with temporary 
relief, the City must ensure that its impacted tenants are protected from evictions in the long-term as they get back on their feet and 
recover from the harmful impacts of this crisis. The Council will therefore consider legislation that prevents marshals and the City’s 
sheriffs from the taking and restitution of property or the execution of money judgments.  This means that evictions and the collection 
of debt would be paused for all NYC renters, including residential and commercial tenants. It also means those renters would have 
additional time to repay their rent. This bar would apply to actions against all New Yorkers through the duration of this crisis. Further, 
for New Yorkers impacted by COVID-19, marshals and sheriffs would be barred from collecting debts and performing evictions until 
April 2021.  

• Protecting tenants from COVID-related harassment and discrimination: We must ensure that bad-actor landlords cannot use this 
crisis as an excuse to harass vulnerable tenants out of their homes. The Council will consider legislation that would make harassing a 
tenant based on their status as person impacted by COVID-19, including whether they are an essential worker or because they were 
laid off, or because they’ve received a rental concession or forbearance. Violations would be punishable by a civil penalty of $2,000 
to $10,000.

Responding to the proposed bills, a spokesperson for landlord group the Rent Stabilization Association reportedly pointed out that when 
their “only source of revenue is choked off, landlords can’t pay their property taxes and water and fuel bills, or for repairs, maintenance 
and all other operational costs that keep the buildings and apartments safe.” Efforts in another direction to provide relief for tenants while 
helping to maintain rent revenue for landlords is reportedly being pursued by real estate groups such as the Real Estate Board of New 
York (REBNY) and the Community Housing Improvement Program, which are pushing for additional federal aid to fund an expanded 
rent voucher program for those tenants that are out of work from the crisis.

Prioritizing Public Health

• Providing safe shelter: Sheltering at home isn’t possible if you don’t have a home. The crowded conditions of our shelter system do 
not allow residents to take necessary precautions or observe social distancing. This is a danger to all New Yorkers during this public 
health crisis. The Council will therefore consider legislation that will require the City to provide each single adult homeless individual 
with a private room through the end of the pandemic and implement protocols to reduce risk of infection. In effect, this would require 
the City to temporarily close many shelters and move residents to hotels or other facilities with private rooms. 

• Mandating open City streets: The Council will consider legislation to open city streets to pedestrians and cyclists during the 
coronavirus/COVID-19 pandemic to allow New Yorkers more room for social distancing as essential workers commute and while 
enjoying the short- and long-term health benefits of being outdoors. The bill will require the city to create more street space for 
pedestrians and cyclists throughout the five boroughs, with a citywide target of 75 miles of open streets.  

Protecting New York City’s Small Businesses

• Commercial tenant harassment: With limited federal relief funds, many businesses affected by this crisis will be unable to pay 
their rent. We must protect the City’s small, independently owned, and immigrant-owned businesses from the threat of harassment, 
many of which were running on thin margins and struggling to pay rent even before this crisis.  The Council will consider legislation 
to make threatening any commercial tenant based on their status as a COVID-19 impacted business or person a form of harassment 
punishable by a civil penalty of $10,000 to $50,000. 

• Suspending personal liability on commercial leases: The Council will consider legislation to temporarily suspend personal liability 
provisions in leases and other rental agreements of COVID-19 impacted businesses while the state of emergency is in effect, 
ensuring that City business owners don’t face the loss of their businesses and personal financial ruin or bankruptcy. 

• Suspending sidewalk cafe fees: The Council will consider legislation to suspend annual sidewalk café fees.  Reducing this fixed 
cost for the City’s cash-strapped restaurants, bars and nightlife is one common-sense step the Council can take to reduce the severe 
financial burden that has fallen on these impacted businesses. 

Sources: https://council.nyc.gov/press/2020/04/21/1940/ 
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Immediate Action Needed to Prepare for Economic Impact of COVID-19

An analysis released on March 16th by the New York City Comptroller, which estimates the potential impact of COVID-19 on the city, 
revealed that based upon projected losses in key, revenue-generating sectors it could conservatively cost New York City $3.2 billion in lost 
tax revenues over the next six months. However just one week later an updated analysis now forecasts tax revenue losses between $4.8 
billion and $6.0 billion in Fiscal Years (FY) 2020 and (FY) 2021 amid the ripple effect of COVID-19, but the range of the estimate depends on 
the severity duration of the pandemic, and the extent of the resulting economic shutdown. At a time when economic forecasters believe 
a recession is inevitable, Comptroller Stringer is calling for immediate response by the city to identify potential savings to preserve the 
social safety net and protect vital services for the most vulnerable New Yorkers.

The earlier March 16 analysis was based upon the following assumptions:

• Hotels are projected at 20% occupancy for the rest of this Fiscal Year (June 30th), with gradual recovery through the first quarter of 
FY 2021.

• Restaurant sales are projected to decline by 80%; real estate sales by 20%; and retail sales by 20%.

To manage the budget more aggressively and generate a potential annual savings of an estimate $1.43 billion the Comptroller has 
recommended that:

• City agencies should immediately identify savings equivalent to 4 percent of City tax levy-funded spending as of the FY 2021 
Preliminary Budget. Social services agencies, including the Human Resources Administration, the Department of Homeless Services, 
and the Administration for Children’s Services, should be subject to a 2 percent savings target.

• The Department of Health and Mental Hygiene and NYC Health + Hospitals should be exempted due to their role in the COVID-19 
relief efforts.

• These potential savings should be included in the Executive Budget next month.
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Proposed additional measures to be provided by city, state and federal to assist businesses most impacted by the loss of economic 
activity include:

• The State should defer sales tax payments due March 20th for hotels, restaurants, and small storefront retail.

• The City Department of Small Business Services (SBS) should extend the assistance program announced last week to non-profits, 
particularly in the arts and culture sectors.

• SBS may need to expand the scope and scale of the assistance if the evolving economic situation warrants it.

• The City should waive all small business fines and fees starting immediately.

• The Federal government should include an emergency small business grant program like that created after 9/11 for Lower Manhattan 
in the next emergency legislative package.

• Other measures, such as deferring other tax payments, should be reviewed and implemented as justified by developments.

Now the updated forecast indicates a city budget shortfall of between $1.3 and $1.5 billion in the current fiscal year, but could be offset 
by using the city’s current projected budget surplus of $2.7 billion and other available reserves. However, by doing this, the gap next year 
would be as high as $4.5 billion, the Comptroller further renewing his call for an immediate “Program to Eliminate the Gap” (PEG) to avoid 
“exhausting other reserves, including balances in the Retiree Health Benefit Trust,” by requiring city agencies to identify savings equal to 
4% of their city-funds budget with certain agency exceptions.

In addition, the Comptroller’s call for federal stimulus relief urgently needed includes:

• Direct Cash Assistance for families and individuals, regardless of taxpayer or immigrations status or earnings.

• Small Business & Non-Profits be extended forgivable loans by Congress to keep employees on the payroll-even while they’re closed, 
thereby enabling businesses to survive and re-open once the state-of-emergency is over.

• Unemployment Insurance weekly benefits should be immediately increased, and their duration extended to at least 39 weeks; and 
the waiting period eliminated.

• Paid Sick Leave should have no limits during this emergency situation.

• State and Local Government Fiscal Stabilization to address this public health emergency and the economic impact of widespread 
business closures needs the support of the federal government, with options to include a higher federal share of state and local 
Medicaid expenditures; additional funding through the Community Development Block Grant (CDBG) program; waivers of state and 
local matches on other federal aid programs; and a State and Local Government Stabilization Fund of at least $250 billion.

Sources: https://comptroller.nyc.gov/newsroom/comptroller-stringer-releases-updated-economic-analysis-forecasting-substantial-reduction-in-new-york-citys-tax- 
  revenues-in-fy20-and-fy21-amid-covid-19-pandemic/ 

  https://comptroller.nyc.gov/newsroom/comptroller-stringer-city-must-take-immediate-action-to-prepare-for-economic-impacts-of-covid-19-and-protect-vital- 
  services-for-most-vulnerable-new-yorkers/
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NYC Quarterly Economic Update Q4 2019

The report released in the first week of March revealed that leading economic indicators for New York City were mixed. During the 4th 
quarter, economic growth and private-sector hiring accelerated; the unemployment rate remained at near record low; and wages and 
earnings saw strong growth. However, vacancy rates rose due to new construction, despite strong new commercial leasing; residential 
real estate sales softened; and indicators were mixed in the residential rental markets as new leases declined, but average rents rose. 

U.S. Economy – During the 4th quarter:  

• The real Gross Domestic Product (GDP) rose 2.1%, remaining unchanged quarter-over-quarter, in part due to a sharp 8.7% decline
in imports, most likely due to tariffs on goods from China; while a deduction of 1.08 percentage points (pp) in inventory investment
hindered further GDP growth. The waning impact of the 2017 Tax Cuts and Jobs Act stimulus effect, as well as uncertainties over the
path of trade negotiation between China and the U.S. spurring investor hesitation likely contributed to the three consecutive quarters
of inventory investment decline. Consumer spending contributed 2.1 pp, falling 43% below the 2.12 pp in the previous quarter as a
result of significant reductions in the purchase of durable and nondurable goods, which lowered to 0.15 pp and 0.11 pp respectively.

• Employment nationwide grew 1.8% on a SAAR basis, representing a quarter-over-quarter improvement of the 1.5%, which was the
weakest gain since Q3 2012. Employment-to-population rose to 61.0%, representing the highest rate since the 4th quarter of 2008
when the ratio rose to 61.4%.

• Earnings on an average hourly basis in the 4th quarter rose 3.2% year-over-year, representing a moderate decline of the 3.4% rate in
the previous quarter; however, it was an improvement of the 2.5% average in previous 4th quarter averages since 2007.

4th Quarter 2019 - Key Economic Indicators
NYC and the U.S. Compared with Q4 2018

Q4 2018 Q4 2019

Gross City Product (GCP)*
Gross Domestic Product (GDP)*

NYC
U.S.

1.6
1.1

2.4
2.1

Payroll-Jobs Growth* NYC
U.S.

2.4
1.3

2.2
1.6

Personal Income Taxes (PIT) Withheld, Growth** NYC
U.S.

2.4
-6.3

6.1
3.2

Inflation Rate* NYC
U.S.

1.8
2.2

1.8
2.0

Unemployment Rate*** NYC
U.S.

4.0
3.8

4.0
3.5

*Seasonally adjusted annual rate (SAAR)
**Not seasonally adjusted (NSA)
*** Seasonally adjusted (SA)
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New York City 

• Economic growth over the last (3) months of 2019 reached 2.4% on an annualized basis, representing a 50% improvement quarter-
over-quarter, having been fueled by a strong labor market and solid wage growth as measured by average hourly earnings.

• Employment growth accelerated in the 4th quarter, New York City establishments (including government) added 24,950 jobs, the 
2.2% growth on a SAAR basis representing the biggest gain since the 4th quarter of 2018. Leading the way was the 23,100 job gain in 
the private sector, of which 12,600 new jobs were in home healthcare services; and the public sector added 1,900 jobs. The number 
of employed city residents (who may work either in the city or the commutable suburbs) increased marginally by 800 to slightly over 
3.9 million, after experiencing a dropping in the previous three quarters; and the employment-to-population rose nominally to 58.1% 
versus the 58.0% in the 3rd quarter. Labor force numbers continued to decline for the 4th consecutive quarter, the city seeing a 
further reduction of 6,700 in the 4th quarter.

• Wages and Earnings growth increased personal income tax (PIT) collections by $153.1 million on a year-over-year basis as a result of 
withholding tax revenues, to approximately $3.0 billion at the end of the 4th quarter. Estimated tax payments accounted for 22.9% 
of PIT collections during the 2019 calendar year, however they lowered 13.7% year-over-year in the 4th quarter to $12.4 million. In 
contrast, average hourly earnings (AHE) of all private sector NYC employees rose 4.0% year-over-year during the same period to 
$38.23, exceeding the year-over-year change in the Consumer Price Index for urban consumers of 1.8% in the New York metro area.

Venture Capital Investment (VC):

Unemployment by Borough

Borough Q4 2018  Q4 2019 Borough Q4 2018 Q4 2019

Manhattan 3.5% 3.3% Bronx 5.3% 5.1%
Brooklyn 4.0% 3.8% Staten Island 3.8% 3.6%
Queens 3.4% 3.2%

Area Q4 2019 Q3 2019 Q4 2018
Yr-over-Yr 
Change

New York-Newark,  
NY-NJ-CT-PA

$3.03B 
189 Deals $4.90B $2.43B 

193 Deals
24.7% 
-2.1%

Included (4) rounds of over $100 million — (1) in biotechnology (Nuvation Bio), (2) in internet 
(Vroom and Riskified), and (1) in software (Fabric)

Los Angeles—Long Beach, CA $2.39B $2.19B $2.02B 256.7%

San Jose-San Francisco-Oakland, CA $9.27B
380 Deals $11.67B $25.59B

443 Deals
-63.8%
-14.2%

Others $8.95B $8.27B $9.78B -8.5%

Total
$22.78B

1,303 Deals
$27.26B

$39.83B
1,448 Deals

-42.8%
-10.0%
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Looking Ahead (cont’d)

City’s Department of Finance Releases Tentative Assessment Roll

The tentative property assessment for the city’s 2021 Fiscal Year (FY21) was published by the Department of Finance (DOC) in mid-
January. According to tentative figures, the total market value of all New York City properties four the upcoming year is about $1.378 trillion, 
representing a 4.7% increase, or roughly $62 billion, from the FY 2020 total. Market forces are reflected in about 70% of the increase, 
while the rest reflects new construction and apportionments. Manhattan, Brooklyn and Queens accounted for 92.7% of new construction, 
which surpassed a record $14 billion in new market value — the highest level in the past 10-years, of which $4.4 billion, or 31.6% was 
attributed to new rental apartment construction. Assessed values citywide rose by 6.7%, to $273.8 billion in FY21. The deadline for 
property owners to challenge the assessment was March 2nd for all classes, except class one which had until March 16th. It is uncertain 
if in these extenuating circumstances of the coronavirus pandemic, if the deadline will be extended. 

Citywide Summary by Borough

Borough # of Tax Lots Full Market Value Taxable Assessed Value

FY
“2019/20

Final#

FY
’2020/21

Tentative#

% 
Change

FY
“2019/20

Final#

FY
’2020/21

Tentative#

% 
Change

FY
“2019/20

Final#

FY
’2020/21

Tentative#

%
Change

Manhattan 152,853 153,979 0.74% $495,041,699,071 $514,730,483,286 3.98% $167,275,402,973 $176,825,656,647 5.71%

Bronx 102,054 102,109 0.05% $75,321,679,937 $81,147,410,100 7.73% $13,391,914,875 $14,664,791,564 9.50%

Brooklyn 328,728 330,064 0.41% $348,507,481,601 $372,586,727,026 6.91% $33,772,985,749 $37,102,682,765 9.86%

Queens 361,147 362,339 0.33% $317,044,816,205 $326,522,915,524 2.99% $35,385,808,137 $38,024,200,788 7.46%

Staten Island 130,360 130,431 0.05% $79,991,831,948 $82,710,723,695 3.40% $6,762,190,917 $7,174,080,425 6.09%
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Tentative Assessment Roll (cont’d)

Citywide Summary by Property Type

Class # of Tax Lots Residential Units or Sq. Ftge.

FY “2019/20
Final#

FY ‘2020/21
Tentative# % Change FY “2019/20

Final#
FY ‘2020/21
Tentative# % Change

One 699,063 698,745 -0.05% 1,095,858 units 1,096,581 units 0.07%

Two 277,686 281,219 1.27% 1,936,763 units 1,954,241 units 0.90%

Three 397 305 -23.17% N/A N/A N/A

Four 97,994 98,653 0.67% 1,220,899,127 sf 1,261,705,671 sf 3.34%

Total 1,075,142 1,078,922 0.35%

Class Full Market Value Taxable Assessed Value

FY “2019/20
Final$

FY ‘2020/21
Tentative$ % Change FY “2019/20

Final$
FY ‘2020/21
Tentative$ % Change

One $630,833,109,046 $657,825,406,900 4.28% $21,042,938,353 $22,185,425,576 5.43%

Two $329,152,566,398 $349,299,762,768 6.12% $96,097,495,506 $103,130,504,735 7.32%

Three $37,518,141,156 $37,783,816,791 0.71% $16,649,318,814 $16,817,099,987 1.01%

Four $318,403,692,162 $332,789,273,082 4.52% $122,798,549,978 $131,658,381,891 7.21%

Total $1,315,907,508,762 $1,377,698,259,631 4.70% $256,588,302,651 $273,791,412,189 6.70%

Class One properties consist primarily of 1-, 2-, and 3-family homes
Class Two properties consist primarily of co-operatives, condominiums and rental apartment buildings
Class Three properties includes property with equipment owned by a gas, telephone, or electric company
Class Four properties consists of commercial properties

Citywide Summary — Class Four Properties

Boro # of Tax Lots Sq. Ftge.

FY “2019/20
Final#

FY’2020/21
Tentative# % Change FY “2019/20

Final#
FY’2020/21
Tentative# % Change

Manhattan 21,388 21,557 0.79% 602,411,421 sf 615,815,281 sf 2.23%

Bronx 9,209 9,295 0.93% 98,539,868 sf 101,948,713 sf 3.46%

Brooklyn 33,218 33,327 0.33% 224,065,400 sf 229,889,854 sf 2.60%

Queens 28,388 28,680 1.03% 211,530,486 sf 223,501,979 sf 5.66%

Staten Island 5,791 5,794 0.05% 84,351,952 sf 90,549,844 sf 7.35%

Totals 97,994 98,653 0.67%

Class Full Market Value Taxable Assessed Value

FY “2018/19
Final$

FY ‘2019/20
Tentative$ % Change FY “2018/19

Final$
FY ‘2019/20
Tentative$ % Change

Manhattan $228,932,447,321 $237,904,335,361 3.92% $91,370,969,462 $96,818,900,419 5.96%

Bronx $14,039,674,661 $14,940,756,826 6.42% $4,893,589,379 $5,584,096,255 14.11%

Brooklyn $32,575,882,538 $34,677,925,129 6.45% $11,076,208,528 $12,346,460,002 11.47%

Queens $36,126,914,303 $38,114,243,920 5.50% $13,017,958,116 $14,263,029,707 9.56%

Staten Island $6,728,773,339 $7,152,011,846 6.29% $2,439,824,493 $2,645,895,508 8.45%

Totals $318,403,692,162 $332,789,273,082 4.52% $122,798,549,978 $131,658,381,891 7.21%
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Looking Ahead (cont’d)

NYC Takes Preliminary Steps to Reform the Property Tax System

Initial steps were taken by the city in May 2018, with the announced formation of a new advisory commission tasked with developing 
recommendations to reform the city’s property tax system to make it simpler, clearer and fairer; while ensuring that there is no reduction 
in revenue that makes up about 45% of the local tax base and used to fund essential city services. News of the commission came about 
25-years since the last in-depth review by a government-appointed commission of New York City’s current system that is “set forth in 
state law and has been in existence for nearly (4) decades;” but for a long time its complex structure has been the subject of criticism 
and controversy according to reports. First becoming effective in 1959, the New York State Real Property Tax Law (RPTL) governs 
how property taxes are administered in New York State; and its primary objective was to consolidate all the general laws relating to real 
property assessment and taxation into a single law. The methods by which New York City is allowed to administer and collect property 
taxes is also governed by RPTL.

Currently the taxes paid on a property are determined by its designated tax class category, which contains provisions that reportedly 
“govern fractional assessments, market evaluation restrictions, and caps on growth, among other things.” To calculate the property tax 
liability for any given property, the New York City Department of Finance (DOF) undertakes (8) steps:

1. The property is categorized within one of the (4) property classes:

a. Class One – 1-3 Family Homes (703,206 parcels, 1,095,061 residential units)

b. Class Two – Rental Buildings, co-operatives, and condominiums (670,500 parcels, 1,192,292 residential units) 

c. Class Three – Utilities (290 parcels)

d. Class Four – Commercial properties (97,571 parcels)

2. The market value as specifically defined under State Law (DOF value) of the property is estimated;

3. Assessment Ratios to determine Assessed Value (AV) are applied;

4. Growth Caps and Phase-ins to the AV are applied to calculate Billable AV;

5. Exemptions to arrive at Taxable Billable AV are subtracted;

6. Taxable Billable AV is multiplied by the class tax rate to determine the tax liability;

7. The final tax bill is calculated by subtracting tax abatements from the tax liability; and

8. DOF administers billing and collection.
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Property Tax System Reform (cont’d)

As part of the Advisory Commission’s process, 10 public hearings were held — one in each borough, three hearings on specific topics with 
invited experts, and two public meetings. Feedback received “generally centered on the amount of property taxes paid relative to market 
value, comparisons of property tax bills across neighborhoods, and difficulty with understanding how the system works.” On January 31st 
the New York City Advisory Commission on Property Tax Reform released its preliminary report with initial reform recommendations 
that provide the commission’s appointing authorities and policymakers with a roadmap to reform as listed below.

1. Moving co-ops, condominiums and rental buildings with up to 10 units into a new residential class along with 1-3 family homes. The 
property tax system would continue to consist of four classes of property: residential, large rentals, utilities, and commercial.

2. Using a sales-based methodology to value all properties in the residential class.

3. Assessing every property in the residential class at its full market value.

4. Annual market value changes in the new residential class be phased in over five years at a rate of 20% per year, and that Assessed 
Value Growth Caps should be eliminated. However the potential elimination of the assessed value caps of 1-3 family homes has 
reportedly sparked concern among some people, pointing out that it “has kept taxes from skyrocketing for longtime residents of 
gentrified neighborhoods, but has seen them spike for newcomers to the area.” Under the current system, tax class 1 properties are 
limited to an assessment value increase of 6% per year, no more than 20% over 5-years. 

5. Creating a partial homestead exemption for primary resident owners with income below a certain threshold. The exemption would be 
available to all eligible primary resident owners in the residential class and would replace the current Coop-Condo Tax Abatement.

6. Creating a circuit breaker within the property tax system to lower the property tax burden on low-income primary resident owners, 
based on the ratio of property tax paid to income.

7. Replacing the current class share system with a system that prioritizes predictable and transparent tax rates for property owners. The 
new system would freeze the relationship of tax rates among the tax classes for five-year periods, after which time the city would 
conduct a mandated study to analyze if adjustments need to be made to maintain consistency in the share of taxes relative to fair 
market value borne by each tax class.

8. Current valuation methods should be maintained for properties not in the new residential class (rental buildings with more than 10 units, 
utilities, and commercial).

9. A gradual transition to the new system for current owners, with an immediate transition into the new system whenever a property in 
the new residential class is sold.

10. Instituting comprehensive reviews of the property tax system every 10 years

Looking ahead, the Advisory Commission plans to schedule a second round of public hearings to solicit comment on the commission’s 
preliminary report that addresses inequities in the system; as well as to “reach consensus on outstanding issues and additional items that 
will be raised through the stakeholder engagement and public hearing processes such as the complex issue of property tax on renters; 
ending fractional assessments for properties not in the new residential class; the length of the period of transitioning to the new system; 
and defining the parameters of the targeted owner relief programs. 
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New Commercial Rent Stabilization Proposal Impacts Retail, Office and Manufacturing

Less than 2-years after the Small Business Jobs Survival Act (SBJSA) was proposed with the intention of giving “small businesses rights 
in the commercial lease renewal process,” and frequently paralleled to a form of rent control, a second bill “fashioned after the way the 
state handles rent-regulated apartments” has surfaced. Reports indicate that tenants exempt for the bill would be those considered chains 
— defined under the proposed legislation as a business that is part of a group of businesses that share a common owner or principal who 
owns at least 30% of each establishment or has franchise agreements.

According to the text for the proposed Intro 1796-2019 Commercial Rent Stabilization legislation posted on the New York City Council website, 
the commercial rent stabilization proposal, if enacted, will establish a regulation of commercial rent for the following commercial spaces:

• Retail stores of 10,000 square feet of less;

• Manufacturing establishments of 25,000 square feet or less; 

• Professional, services or other offices of 10,000 square feet or less; and

• Apply to “all commercial spaces with a lease or other rental agreement that expires on or after July 1, 2020, whether or not such lease 
or rental agreement was in effect on such date,” with the law taking effect (6) months after it is enacted.

Under the proposal a commercial rent guidelines board, not unlike the Rent Guidelines Board that sets increases for rent-regulated 
residential units, would be created consisting on (9) members appointed by the mayor as follows:

1. One public member to serve as the chairperson of the board, who has had at least eight years of experience in finance or economics;

2. Two members representing commercial tenants which are not chain businesses;

3. Two members representing commercial landlords; and

4. Four public members, each of whom has had at least five years of experience in finance, economics, real property management or 
community development.

Sources: https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=4230081&GUID=B2FF2D24-F642-42A1-BEBB-D8D59E079D99&Options=ID%7cText%7c&Search= 
  https://council.nyc.gov/press/2019/12/19/1856/
  https://gothamist.com/news/facing-retail-vacancy-crisis-city-council-consider-plan-commercial-rent-stabilization
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In determining whether to adjust rents for commercial spaces subject to the commercial rent stabilization provisions, the board shall 
consider, among other things:

1. The economic condition of the commercial real estate industry in the affected area, including such factors as:

 (a) Commercial real estate taxes and sewer and water rates;

 (b) Gross operating and maintenance costs (including insurance rates, governmental fees, fuel and labor costs);

 (c) Costs and availability of financing (including effective rates of interest); and

 (d) Overall supply of commercial spaces and overall vacancy rates;

2. Relevant data from the current and projected market values of commercial rentals in the affected area; and

3. Any other relevant data available to the board.

Each year the board will be required to file with the city clerk its guidelines for the preceding calendar year, and shall accompany such 
findings with a statement of the maximum rate or rates of rent adjustment to be published in the City Record. As part of the decision-
making process by the rent guidelines board, prior to the annual adjustment of the level of rents at least (2) public hearings are to be held 
for the purpose of collecting relevant information as may be necessary for establishing the annual adjustment guidelines. In addition, 
“maximum rates of rent adjustment shall not be established more than once annually for any commercial space; and “once established, 
no such rate shall, within the one-year period, be adjusted by any surcharge, supplementary adjustment or other modification. 

However a tenant or owner may, within 60 days of the effective date of the local law, or the commencement of the first tenancy thereafter, 
whichever is later, file with the commissioner —defined as the “head of the administering agency” — an application for adjustment of the 
initial legal regulated rent for such commercial space. The commissioner may adjust such initial legal regulated rent upon a finding that 
the presence of extraordinary circumstances materially affecting the initial legal regulated rent has resulted in a rent which is substantially 
different from the rents generally prevailing in the same area for substantially similar commercial spaces. Storefronts already occupied 
would be subject to the caps under the tenant’s current rent in the lease that is in effect on the effective date of the local law; while the 
initial rent for storefronts that are vacant on the effective date of the local law will be the rent charged in the first lease or other rental 
agreement, provided that such rent does not include any pass-alongs — taxes, sewer, water or utility fee, or operating charges apportioned 
to a tenant in connection with the use or occupancy of any commercial space.

Stabilization Provisions:

• Upon renewal of a lease for commercial space, the rent charged for the first year of the new lease shall not exceed the initial legal 
regulated rent or legal regulated rent adjusted by the commissioner until the end of the lease, or until such time as a different legal 
regulated rent is adopted by the board.

• For any lease exceeding beyond one year, the rent charged for any subsequent year shall not exceed the legal regulated rent as 
authorized pursuant to the most recent guidelines adopted by the board. If the rent charged for the first year of the new lease is less 
than the initial legal regulated rent or the legal regulated rent adjusted, the rent charged for any subsequent year shall not exceed the 
first year rent adjusted by the rate authorized pursuant to the most recent guidelines adopted by the board. 

Enforcement and Procedures:

• Upon the complaint of a tenant any owner who that is found by the commissioner, after a reasonable opportunity to be heard, to have 
collected an overcharge above the rent authorized for a commercial space is liable to such tenant for a penalty equal to three times 
the amount of such overcharge.

• If by a majority of the evidence the owner establishes that the overcharge was not intentional, the penalty shall be the amount of the 
overcharge plus interest assessed from the initial date of the overcharge.
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Rent Registration: Each owner of a commercial space subject to this law shall register such space with the administering agency within 
120 days of the effective date of the local law using forms prescribed by the commissioner. The information to be provided on such forms 
shall include the following:

1. Name and address of the building or group of buildings or development in which such commercial space is located and the tenant thereof;

2. The number of commercial spaces belonging to such owner in the building or group of buildings or development in which such 
commercial space is located;

3. The number of commercial spaces in such building or group of buildings or development subject to the provisions of this chapter;

4. The rent for the commercial space charged on the registration date; and

5. The square footage of each commercial space named pursuant to paragraph 1 of this subdivision.

The stipulated rent registration requirement appears to partially parallel the bill approved by the city council last February, which requires 
landlords and owners to register all their ground floor or 2nd floor commercial premises throughout New York City with the Department of 
Finance (DOF) so that a public dataset of storefronts labeled by some as a “Storefront Tracker” can be established. 

Fees: The department of finance shall collect from the owner of each commercial space registered an annual fee in the amount of $100 
per year for each commercial space subject to this law, in order to defray costs incurred in administering this law. Failure to pay the fee 
could result in the city commencing an action or proceeding, file a lien upon the building or take any other lawful action for the recovery 
of such fees.

As with the previously proposed SBJSA legislation that has seen little traction since being resurrected at a city council hearing in 2018, 
the proposed bill has sparked opposition from the real estate industry, prompting a Real Estate Board of New York spokesperson to 
reportedly reiterate findings from (2) studies recently completed by the New York City Department of City Planning and the City Comptroller 
determining that “the issue of retail vacancies is not a citywide problem.” It has been further pointed out that the proposal “fails to 
address the increasing burdens facing small businesses” that go beyond rising rents, such as the regulatory burdens of city agency 
inspections and permitting, community board and Landmarks Preservation Commission approvals, and other bureaucratic barriers to 
starting a business. In addition increased minimum wages, paid sick leave, and property tax assessment increases continue to present 
further financial challenges. Other arguments in opposition of the proposed Intro-1796 cite a reported 2018 determination by the New 
York City Bar Association that “the New York City Council has no legal power to enact commercial rent control; while the Real Property 
Law Committee reportedly determined that the city could only impose commercial rent control by a concern for ‘health and welfare’ and 
argued that courts would disallow it.”  
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REAP Incentive Program Renewed  

Since its 1987 enactment some of New York City’s businesses have benefitted from tax breaks as a result of the Relocation and 
Employment Assistance Program (REAP). The program was reportedly “put into place at a time when companies were moving thousands 
of jobs to New Jersey and elsewhere because of the high costs in Manhattan; and initially intended to get businesses to move to the city’s 
outer boroughs instead, which was later expanded to include neighborhoods north of 96th Street or Downtown. Along with the Industrial 
and Commercial Abatement Program (ICAP), which was extended prior to its 2022 expiration, the REAP program that was due to expire 
on June 30th was renewed for 3-years in early April by Albany lawmakers, despite uncertainty amid mixed opinion among city officials of 
whether, or not it meets its objective. The program has never been evaluated for its effectiveness in expanding employment outside the 
Manhattan business core because the “tax data needed is not available to the Independent Budget Office (IBO)” according to a February 
write-up by the publicly funded agency that provides nonpartisan information about New York City’s budget and tax revenues to the public.

According to the New York City Department of Finance (DOF) website, the program’s benefits include:

• An annual credit of $3,000 for twelve years per eligible employee, or per “eligible aggregate employment share” for relocating to a 
designated location. Qualified locations are revitalization areas and are zoned by the City as C4, C5, C6, M1, M2, or M3; or

• An annual credit of $1,000 per share for relocating to parts of the eligible area that are not revitalization areas.

Credits are refundable for the year of relocation and the next four years. Unused credits from subsequent years may be carried forward 
for five years.

To be eligible for REAP as a business, it must have conducted substantial business operations either outside New York City or below 96th 
Street in Manhattan for at least 24 consecutive months immediately before relocating. Most retail activities and hotel services do not 
qualify; however, internet sales and sales by mail or telephone may qualify.

Since the program’s enactment, it has been renewed several times via a required reauthorization by state legislation. However, the amount 
and duration of credits and areas of the city that are eligible have changed over the years. A brief report by the IBO revealed that according 
to DOF estimates, REAP “cost the city $33 million of foregone tax revenue in 2019, with around 200 firms receiving the credit. If REAP 
was allowed to expire this year, the cost of the program would phase out gradually over 12 years as firms currently receiving the credit 
would continue to do so until their eligibility ended. Savings in the first year would be about $3 million, growing to $33 million in 2033.”

The IBO further suggests that:

• Opponents might argue that although REAP helps companies reduce the cost of relocating to eligible areas of the city, it “likely does 
not play a vital role in companies’ decisions to relocate employees,” since “businesses considering a move to New York City are more 
concerned with access to market, a highly skilled labor force, and other amenities the city has to offer.” In addition, businesses that 
become eligible for REAP by simply relocating from one location in the city to another do not increase the city’s employment base.

• Proponents might argue that because the “cost of doing business in New York City is already so high, any program that provides 
financial incentive for companies to relocate their employees here would be beneficial to the city in the long run.” In addition, “REAP 
benefits helps efforts to promote the city as business friendly;” and may help retain businesses already in the city be reducing the 
cost of relocating to less expensive area. 

Looking ahead, a Five Borough Jobs Campaign to convince legislators to reauthorize REAP has reportedly been formed by chambers of 
commerce, business improvement districts (BIDs), and individual businesses.

Sources: https://ibo.nyc.ny.us/iboreports/revenue-options-eliminating-or-reducing-tax-breaks-2020.pdf 
  https://www1.nyc.gov/site/finance/benefits/business-reap.page
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COVID-19 Prompts a Rethinking of Commercial Space Design

Minimizing the spread of contagions has taken center stage as a result of the coronavirus pandemic, prompting businesses to take 
another look at space design and the consideration of interventions large and small to help make people safer when they are finally able to 
return to work. However, since businesses are financially strapped right now and being very selective on where capital is being invested, it 
is unlikely that any costly upgrades will be pursued in the immediate future until it can be determined how their business will be impacted 
according to reports.

Office: Although in the long term cities might regulate how many people can be in a specific office space, some initial options to create 
more space between workers to accommodate proper social distancing could include rotating days and hours for employees to come into 
the office, or having an increased percentage of employees work remotely from home. What has been described as the “global work-from-
home experiment” has reportedly provided the largest case study of working from home in history; and aside from the research potential, 
reports suggest that if “employers see that it’s more of less business as usual, it could make them rethink their remote policies," except 
in those industries where collaboration and group communication are essential.

However, some more permanent options may come into play as part of office buildout designs moving forward.  Over the past several 
years office space layouts have been designed to increase workspace density as the minimum area allotted per employee shrank from the 
one-time average of about 250 square feet to about 150 square feet; and while it has yet to be seen if changes will lead to an increase or 
decrease of office size requirements in the wake of social distancing, several additional options to consider as part of space design have 
been suggested.

• Barriers between desks can be installed, with some office furniture makers already producing barriers that feature shelves and 
function as storage for desk users; or as another option, barriers that can slide up and down, thereby allowing workers to talk to each 
other and then slide the barrier up when they want privacy or are worried about germs.

• Healthcare materials such as fixtures made of copper, which has reportedly “long-documented antibacterial  properties, or the use 
of “antimicrobial coatings” such as the reportedly 3D-printed fake shark skin recently developed by scientists that research shows 
reduces up to 80% of bacteria on high-touch surfaces in hospitals, and could be used similarly in offices.

• Hands-free technology for toilets, faucets, and even bathroom stalls.
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Office (cont’d)

• Voice-activated elevator technology already in use in Japan, or the more common feature of “swiping or waving a preprogrammed 
card in front of a reader that takes workers to a specific floor.

• Building-within-a-building entry to increase tenant entry points and help reduce potential crowding and bottlenecks in lobby by opening 
service entrances to office workers and converting retail or loading docks to new lobbies.

• Preregistrations of visitors with passes sent to their phones and then swiped through touch-free turnstiles or readers.

• Air circulation in older buildings that rely on recycled indoor air due to inoperable windows can be improved in the short term through 
the installation of windows that can open; and in the long-term by installing mechanical ventilation systems that circulate more fresh 
air from outside.

• Creating a directional flow of people through the office to decrease the chance of people running into each other.

Food Retailers 

• Fast-casual restaurants may move away from the reportedly popular open kitchens shielded only by low glass barriers, to a more 
enclosed ghost kitchen, as well as the increased preference of casual lunches being ordered online in advance for quick pick-up to 
eliminate customers standing in long lines to wait for food. 

• Supermarkets have already begun limiting the number of people who can enter, by requiring customers to line up outside; as well as 
placing signage to make aisles one-way, so that customers aren’t passing each other going in opposite directions. In addition, there 
may be an increase in touchless check-out technology, allowing shoppers to purchase automatically detected items in-store without 
any additional human interaction. However, it has reportedly been further commented that “if cities and states decide grocery stores 
encourage viral spread, changes to layouts and occupancy may be required by law in the future.” 
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New York City’s Unemployment

• According to the New York State Department of Labor’s figures, the city’s 
unemployment rate of 4.2% (not seasonally adjusted) at the end of 1st quarter 
represented a 35.5% increase from the 4th quarter, in contrast to the moderate 
2.3% decrease of the 4.3% rate during the same period in 2019.

• Unemployment on the National level was 4.6% at the end of March, with 
unemployment rising more sharply by 43.8% quarter-over-quarter and 21.1% year-
over-year.

• Employment activity in New York City’s private sector resulted in the loss of 
86,100 jobs over the 3 month period between December 2019 and March 2020. 
Year-over-year figures resulted in a 0.3% gain of 13,000 jobs; in comparison to a 
0.2% and 1.0% improvement for both New York State and the nation during the 
same period. The Education and Health Services sector continued to lead the 
way with a 2.4% year-over-year gain at the end of March, followed close behind 
by a 2.3% gain in the Professional & Business Services sector; while in contrast 
the Leisure and Hospitality sector saw a 2.5% loss in job numbers.

Weekly Wages

Overall average weekly wages in New York City averaged $2,055 at the end of the 3rd 
quarter 2019, representing a positive 2.9% improvement year-over-year according the 
recent report released by the U.S. Department of Labor. Among the major sectors 
(4) of the (5) saw wage increases during the quarter. The Leisure and Hospitality 
sector led the way with a 6.2% increase year-over-year at the high; while at the low, 
the  Financial Services sector saw a more moderate 2.1% improvement; while the 
Information Sector incurred a 2.9% decrease during the same 12 month period.

Vacancy for Class A & B office buildings over 75,000 square feet remained unchanged  
at 8.1% for the second consecutive quarter. Although Class A vacancy decreased 
quarter-over-quarter by 2.6% to 8.2% in the 1st quarter, it was offset by the 5.53% 
vacancy increase to 7.8% in Class B.

Absorption closed the 1st quarter at positive 49,625 square feet, representing an 
insignficant reversal of the negative roughly 1.548 million-square-foot absorption in 
the 4th quarter, as the pace of dealmaking significantly slowed towards the end 
of the quarter amid the coronavirus pandemic. Although Midtown and Downtown saw positive absorption of 303,723 square feet and a 
nominal 23,919 square feet, it was offset by Midtown South's negative  absorption of 278,017 square feet, in part due to the delivery of 
the repositioned Pier 57, which added over 263,835 square feet to office inventory.

Face Rents for Class A & B office space in the 1st quarter lowered 1.2% to an overall average of $63.57 per square foot versus the $64.31 
per square foot figure in the 4th quarter. Overall Class B face rents rose 0.7%, reaching an average of $61.60 per square foot; in contrast 
to Class A rents which lowered 2.3% quarter-over-quarter to $64.59 per square foot. Average face rents in Downtown remained essentially 
unchanged at $61.48 per square foot. In contrast, Midtown rents lowered more sharply by 3.5% to $65.10 per square foot; while Midtown 
South rents rose 4.4% to $68.48 per square foot.

Sources: http://www.bls.gov/schedule/archives/all_nr.htm  • http://labor.ny.gov/stats/index.shtm
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Manhattan Inventory Vacant Sq. Ftge. Vacancy Rate Avg. Face 
Rent PSF

Absorption

Submarkets
Districts

Total 
RBA*

Direct 
Sq. Ftge.

Sublet Sq. 
Ftge.

Total 
Sq. Ftge.

Direct 
Vacancy

Sublet 
Vacancy

Overall 
Vacancy

Direct
Asking

Year-to-Date
Sq. Ftge

Downtown 111,584,378 8,261,215 1,214,922 9,476,137 7.4% 1.1% 8.5% $61.62 23,919

City Hall 13,838,842 622,935 37,878 660,813 4.5% 0.3% 4.8% $52.81 -364,722

Financial District 41,273,879 3,423,381 364,333 3,787,381 8.3% 0.9% 9.2% $56.00 153,925

Insurance District 11,728,640 684,884 94,350 779,234 5.8% 0.8% 6.6% $54.18 45,726

TriBeCa 7,955,483 411,022 17,733 428,755 5.2% 0.2% 5.4% $85.14 -7,298

World Trade Center 36,777,534 3,119,326 700,628 3,819,954 8.5% 1.9% 10.4% $65.26 196,288

Midtown South 68,265,386 3,595,820 960,323 4,556,143 5.3% 1.4% 6.7% $68.58 -278,017

Chelsea 16,738,464 1,182,289 386,832 1,569,121 7.1% 2.3% 9.4% $58.16 -218,581

Flatiron 22,119,006 1,064,183 225,091 1,289,274 4.8% 1.0% 5.8% $71.02 -166,628

Gramercy Park 9,461,773 572,663 171,369 744,032 6.1% 1.8% 7.9% $66.83 -106,289

Greenwich Village 4,603,866 237,110 25,604 262,714 5.2% 0.6% 5.7% $60.72 -4,789

Hudson Square 10,725,382 266,194 120,855 387,049 2.5% 1.1% 3.6% $79.00 244,696

SoHo 4,616,895 273,381 30,572 303,953 5.9% 0.7% 6.6% $71.75 -26,426

Midtown 297,772,986 20,569,302 3,877,249 24,446,551 6.9% 1.3% 8.2% $65.40 303,723

Columbus Circle 34,023,419 2,366,503 668,275 3,034,778 7.0% 2.0% 8.9% $72.20 -379,240

Grand Central 54,466,145 3,459,020 539,977 3,998,997 6.4% 1.0% 7.3% $65.56 -198,510

Murray Hill 12,826,557 823,756 139,725 963,481 6.4% 1.1% 7.5% $64.81 212,656

Penn Plaza/Garment 61,979,267 4,326,409 1,082,123 5,408,532 7.0% 1.7% 8.7% $56.52 321,876

Plaza District 84,285,948 6,742,885 1,051,076 7,793,961 8.0% 1.2% 9.2% $75.80 336,013

Times Square 46,199,905 2,540,337 396,073 2,936,410 5.5% 0.9% 6.4% $58.56 67,796

U.N Plaza 3,991,745 310,392 0 310,392 7.8% 0.0% 7.8% $60.91 -36,665

Grand Total 477,622,750 32,426,337 6,052,494 38,478,831 6.8% 1.3% 8.1% $63.70 49,625

Source: Costar - Buildings 75,000 SF and larger; vacancy and absorption calculations based upon move-in date versus deal signing date
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Big Block Space Removed in the 1st Quarter

NYU Langone / 159 East 53rd Street (Plaza) – 193,926 square feet spanning the entire 6-story atrium building beneath the stilts of the 
elevated former Citigroup Center at 601 Lexington Avenue was leased by NYU's academic medical center in 2018. The new space that 
underwent renovations provides NYU doctors with office space closer the their Midtown patients. 

Google / 315 Hudson St (Hudson Square) – 280,000 square feet was leased by the technology giant in 2018 as part of 3-building deal to 
create Google Hudson Square. The deal for the entire 6th through 10th floors, plus portions of the 5th floor includes a rooftop garden, 
indoor and outdoor event space, a café, a dedicated lobby and lower level bike storage room. 

Moda Operandi / 195 Broadway (WTC) – 83,685 square feet spanning the entire 27th and 28th floors was leased by the luxury fashion 
e-tailer. The 15-year relocation deal initially reported in July 2019 may have been prompted by Google’s big-block deal at 315 Hudson 
Avenue, where Moda Operandi had formerly occupied about 24,900sf under a 10-year term since 2012.

Big Block Vacancies Added in the 1st Quarter

Pier 57, 57 Eleventh Ave (Chelsea) – 263,835 square feet of new office space was added to inventory upon redevelopment completion 
of the former Marine and Aviation building on the Hudson River. Pre-leasing activity at the 560,000-square-foot pier that has been 
repositioned for office-and-retail use attracted anchor office tenant Google in about 250,000 square feet under a 15-year lease secured in 
December 2015, plus a proposed expansion of 70,000 square feet; and restaurant venue City Winery in about 32,000 square feet for its 
new flagship location that was expected to open this spring, but plans have now been delayed amid the coronavirus pandemic. 

250 Broadway (City Hall) – 359,000 square feet was vacated by the New York Housing Authority (NYCHA) upon relocating and consolidating 
in 461,000 square feet a 74-90 Church Street (World Trade Center) as a result of the lease initially reported in July 2017. The move to the 
building formerly known as the Federal Office Building, and owned by the U.S.  Postal Service, is expected to save NYCHA $13 million 
between 2020 and 2024, followed by $26 million per year for the remaining term of the 20-year renewal that extends to the end of 2039; 
and reduce its overall footprint from 1.35 million to 1.02 million according to previous reports.
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Lease Deals to Watch For

Citadel Securities / 350 Park Avenue (Plaza) – The market-making financial firm 
is reportedly nearing a deal to lease roughly 120,000 square feet at the 30-story, 
570,784-square-foot tower. Currently occupying about 60,000 square feet under a 
sublease, Citadel will retain its existing space under the new 3-year lease, while 
adding another 60,000 square feet. Reports indicate that the short-term deal 
fits in well with landlord Vornado Realty Trust, which is contemplating a possible 
redevelopment of the property that spans the entire Park Avenue block-front between 
East 51st and 52nd Streets, taking advantage of the 2017 passed Greater Midtown 
East rezoning that has opened the door to the potential of building a larger, state-of-
the-art tower. The Chicago-based firm currently has its Manhattan headquarters at 601 Lexington Avenue, but plans to relocate along with 
its discretionary trading arm Citadel LLC to 331,800-square-foot at nearby 425 Park Avenue upon construction completion sometime this 
summer; and has reportedly already begun to buildout its new offices.

Industrious / 1 Penn Plaza (Penn Plaza) – The flexible space provider is reportedly nearing a deal to lease 100,000 square feet at the 
57-story, 2.315 million-square-foot tower located next to Penn Station. If the deal moves ahead for the space at the base of the tower, it
will reportedly be the startup’s largest facility. The building will be undergoing a planned major renovation that is expected to be completed
by the end of 2021, reportedly including a redevelopment of the base floors to include a lobby and exterior renovation; installation of new
retail and restaurant space on the ground floor and basement levels, which connect underground to Penn Station’s main concourse. News
of the potential lease comes just days following reports of Industrious securing of 57,000 square feet at 135 West 50th Street (Columbus
Circle). The space will be divided into 37,000 square feet under a 15-year lease for a shared workplace installation; and 20,000 square feet
under a 15-year “partnership agreement” for Club by Industrious, which will serve as a tenant amenity offering a multipurpose space,
lounge areas and a wellness facility.

Midtown Class A and B

Vacancy 8.2%

Face Rent $65.10 per sq. ft.

Absorption 303,723 sq. ft.
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Lease Deal Highlights - 1st Quarter 2020

Shearman & Sterling / 599 Lexington Avenue (Plaza) – The law firm has reportedly signed an early renewal for its 338,000-square-foot 
space that was due to expire sometime in 2022. A tenant at the 50-story, 1,062,601-square-foot tower for reportedly 30-years, the recent 
deal will extend Shearman’s tenancy on the 2nd through 15th floors another 20-years. The firm plans to launch renovations of its offices this 
summer; and as part of the project will incorporate wellness and sustainability elements, as well as enable greater collaboration among its 
lawyers and staff according to reported comments by a Shearman spokesperson. 

Cantor Fitzgerald: Double-header deals (Plaza) – The global law firm has opted to retain the office space it has reportedly occupied since 
2005, following the 2001 destruction of its former location on the upper floors of One World Trade Center in the 9/11 terrorist attacks, which 
reportedly took the lives of more than 650 Cantor employees. A pair of 16-year renewal deals were reportedly secured for the combined 
total of 208,060 square feet the company occupies.

• 110 East 59th Street – 151,890 square feet spanning the 2nd through 7th floors and the 15th floor, building asking rents reportedly 
range from $75 to $95 per square foot; and

• 499 Park Avenue – 56,170 square feet, building asking rents reportedly range from $95 to $135 per square foot.

Debevoise & Plimpton / 66 Hudson Yards (Hudson Yards) – The international law firm has reportedly 
secured a lease for 530,000 square feet at the currently under construction 65-story, 2.8 million-square-
foot office development dubbed Spiral. The recent signing brings the tower to 54% occupancy, pre-leasing 
activity over the past year securing anchor tenant Pfizer, which committed to 800,000 square feet in 2018, 
followed one year later by a 189,000-square-foot lease by finance firm AllianceBernstein. The New York-
based firm will be relocating in the second-half of 2022 from its long time office at 919 Third Avenue (Plaza), 
having relocated to the tower in 1998 from nearby 875 Third Avenue upon securing a 20-year lease for 
416,000 square feet spanning floors 42-47, 31-35 and 2-3; and subsequently expanding by 33,000 square 
feet under an 11-year lease in 2010 according to reports at the time. News of the deal comes about one 
year after reports of a nearing lease signing for 450,000 square feet at 50 Hudson Yards, which ultimately 
fell through after a multi-building lease at the Hudson Yards complex for 1.522 million-square-feet by social 
media platform Facebook forced Devevoise to seek alternative options.

McLaughlin & Stern / 260 Madison Avenue (Grand Central) – The 122-year-old law firm has renewed its lease, which according to 
available online data was due to expire in 2021, at the 22-story, 553,111-square-foot building where they have been located since 1996. 
The 12-year deal for the 112,000-square-foot space spread across the entire 15th through 22nd floors reportedly includes planned major 
renovations by the landlord to the firm’s offices, as well as the common areas, bathrooms, elevator landings and lighting on the tenant’s 
floors. Asking rents at the building spanning the entire Madison Avenue block-front between East 38th and 39th Street are reportedly in 
the low to mid-$60s per square foot range. 

Marcum / 730 Third Avenue (Grand Central) – The accounting firm has reportedly secured a 12-year lease for 70,728 square feet at the 
27-story, 665,110-square-foot tower that spans the entire 3rd Avenue blockfront between East 45th and 46th Streets. Asking rents at the 
building reportedly range from $78 to $89 per square foot. Marcum plans to relocate one block south from its current office at 750 Third 
Avenue in early 2021, the move representing a 10,000-square-foot expansion according to reports. 

Memorial Sloan Kettering Cancer Center and Allied Diseases / 485 Lexington Avenue (Grand Central) – The cancer center and research 
facility have secured a 10-year lease for 54,199-square-foot spanning the entire 2nd floor of the 32-story, 941,897-square-foot building that 
spans the entire Lexington Avenue block-front between East 46th and 47th Streets. The hospital previously occupied the space that has 
a reported asking rent of $67 per square foot under a 7-year sublease secured in early 2014 from sub-sub-landlord EdisonLearning, Inc., 
which had been subleasing the space vacated by sub-landlord Advance Magazine Publishers.

D.E. Shaw Group / 120 West 45th Street (Times Square) – The hedge fund has reportedly secured an early renewal of its 77,000-square-
foot office within the 40-story, 458,446-square-foot Tower 45, where asking rents are in the$56 to $68 per square foot range. The 12-year 
deal will see the company retain its tenancy on the entire 31st to 35th floors and 39th to 40th floors. The New York-based firm founded in 
1989 has been a tenant at the building located between 6th and 7th Avenues since 2011 according to reports.

66 Hudson Boulevard - Rendering
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Lease Deal Highlights (cont’d)

Industrious / 135 West 50th Street (Columbus Circle) – The New York-based flexible space startup has reportedly secured (2) deals at the 
24-story, 816,000-square-foot building totaling 57,000 square feet. The larger of the deals was for 37,000 square feet on the 2nd floor under 
a 15-year term, where a shared workplace will be operated. Another 20,000-square-foot space on the same floor will be operated under 
a 15-year “partnership agreement” with the building’s management firm George Comfort & Sons, indicating that it will reportedly “have 
either a revenue or profit share component;” and will house Club by Industrious. The new concept that is expected to open in the 3rd 
quarter has been described as a “multipurpose space for 200 people, lounge areas and a wellness facility.” The building that is currently 
undergoing a repositioning program was acquired by UBS Realty Investors in August 2012 for $279 million ($342 per square foot). In early 
2019, UBS sold the fee-position to iStar-managed ground-lease real estate investment trust Safehold for $285 million ($349 per square 
foot), with UBS simultaneously securing a 104-year leasehold extending through December 2123 from the REIT for $221 million ($271 per 
square foot) according to city records.

Apple, Inc. / 11 Penn Plaza (Penn Plaza) – The Cupertino, CA-based technology giant has reportedly secured a 5-year lease plus an option 
to extend for 220,000 square feet at the 23-story, 1.151 million-square-foot tower. News initially surfaced in January of Apple entering into 
negotiations at the building recently rebranded Penn 11, marking a significant increase in the company’s office footprint in the New York 
City. Unlike some of the company’s competitors, Apple has never had much of an office presence in New York City. In early 2019 advanced 
talks to take about 60,000 square feet at 55 Hudson Yards had been reported; and although an update of negotiations is unverified, the 
building is nearly 100% occupied following the 57,000-square-foot deal by social media platform Facebook as part of a multi-building, 1.522 
million-square-foot lease secured near the end of 2019. Another option reportedly being considered was the Farley Building, 421 Eighth 
Avenue; however Apple’s interest to take a portion of the office space was overshadowed by Facebook’s reported agreement, which is still 
under negotiation, to take the entire 740,000-square-foot office component at the landmarked post office building currently undergoing a 
major redevelopment by Vornado.

As a result of the deal for the entire 11th through 14th floors, Apple will absorb about one-third of the 638,921 square feet spanning the 
entire 4th through 14th floors department store Macy’s is currently offering for sublease; however Macy’s is “still on the hook for any 
remaining term in its lease, which runs into 2035” according to reports. In early 2013 the Cincinnati, OH-based retailer decided to exercise 
the extension option for the lease that now expires April 30, 2035, but now plans to move its offices to the 2-tower Jacx complex at 78-07 
Jackson Avenue in Long Island City. Looking ahead, previous reports indicated that although Apple “may eventually need more space” the 
potential move would solve the immediate problem of having significantly outgrown its approximately 52,000-square-foot space at 100-104 
Fifth Avenue (Flatiron) that was leased in 2011.

Hudson Yards Construction / 410 Tenth Avenue (Penn Plaza) – The Related Companies-owned firm has renewed and expanded its 
footprint at the 21-story, 636,044-square-foot building that spans the entire 10th Avenue block-front between West 33rd and 34th Streets. 
Currently occupying 58,769 square feet on the entire 8th floor and a portion of the 7th floor, the recent deal adds the 7th floors’ remaining 
16,935 square feet for a total of 75,704 square feet under a 25-year term and reported asking rent of $95 per square foot.
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Lease Deal Highlights - 1st Quarter 2020

Fig Agency / 73 Spring Street (SoHo) – The advertising firm initially launched in 
2013 as reportedly Figliulo & Partners until rebranded in 2018,has reportedly secured 
a lease for 25,000 square feet at the 6-story, 75,000-square-foot building located 
between Lafayette and Crosby Streets. As a result of the 15-year signing for the 
entire 4th and 5th floors, Fig will be relocating from 628 Broadway (NoHo) by the end 
of the year. Asking rents at the building are reportedly in the mid-$80sf per square 
foot range.

Public Clothing Company / 151 West 26th Street (Chelsea) – The luxury apparel 
distributor founded in 1993 has reportedly secured a 12-year lease for 17,610 square feet at a reported asking rent of $61 per square 
foot. As a result of the signing, Public Clothing is hoping to relocate in early May from 499 Seventh Avenue (Penn Plaza) to the 12-story, 
204,000-square-foot building located between 6th and 7th Avenues.

Milk Makeup / 568-578 Broadway aka 69-75 Prince Street (SoHo) – The NYC makeup brand launched in 2016 by a group that reportedly 
includes one of the founders of Milk Studios, plans to relocate from the production studios building at 450 West 15th Street (Chelsea) 
to an expanded 17,586-square-foot space. The 10-year deal will see Milk Makup occupy a portion of the 7th floor within the 12-story, 
305,398-square-foot Prince Building that spans the entire Prince Street block-front between Broadway and Crosby Street.

Breather / 734 Broadway (NoHo) – The flexible space provider for on-demand meeting rooms and event space will be opening a facility at 
the 5-story, 19,000-square-foot building. Located between Astor Place and East 4th Street, Breather will be occupying 13,200 square feet 
spanning (4) of the building’s (5) floors in early June. The new location features high ceilings, arched windows, open floor plates, a pantry 
and shower according to reports.Full details of the deal were not released.

Midtown South          Class A and B

Vacancy 6.7%

Face Rent $68.48 per sq. ft.

Net Absorption -278,017 sq. ft.
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Downtown Alliance: 
2019 Lower Manhattan Real Estate Year in Review 

According to the report released in March by the BID, Lower Manhattan recorded its 
strongest year in nearly two decades for office leasing and private-sector employment 
as the neighborhood once home to primarily Finance, Insurance and Real Estate 
(FIRE) transforms into a hub for New York City’s growing creative economy. Additional 
leasing activity in the area has further established Lower Manhattan as a major 
destination in New York’s culinary landscape and its offering of many chef-driven 
restaurants, earning the designation as a three-star destination in the 2019 Michelin 
Green Guide — the guide’s highest honor.

Office Market

The over 7.3 million square feet in new commercial office leasing throughout 2019, which was the strongest volume since 2,000, was 
bolstered by a strong 4th quarter; and has helped push private-sector employment of 250,815 to the highest level since prior to September 
11, while employment in the public sector now totals over 56,000. Relocations into Lower Manhattan further drove leasing volume, having 
accounted for (6) of the (13) over 100,000-square-foot relocation deals in 2019, with mid-size relocation deals between 25,000 and 99,999 
square feet accounting for 43% of new leasing activity. Renewal activity of 2.4 million square feet pushed Lower Manhattan’s overall year-
end total to 9.7 million square feet, representing a 47% year-over-year increase.

In addition to robust leasing activity at both the World Trade Center and Brookfield Place, the Water Street corridor boasted several large 
deal signings; however, large blocks of available space still persist largely at these locations despite offering a substantial pricing advantage 
compared to Manhattan’s two other major commercial submarkets

Sources: https://www.downtownny.com/sites/default/files/research/2019%20Lower%20Manhattan%20Real%20Estate%20Year%20End%20Review%20%281%29.pdf

Top 10 Largest Private Sector Tenants in 2019

Tenant Sq, Ftge. Sector Tenant Sq. Ftge. Sector

Goldman Sachs 2,100,000 FIRE Bank of America 1,168,101 FIRE

Deutsche Bank 1,530,000 FIRE Condé Nast 1,122,365 TAMI

WeWork 1,370,129 Prof. Srvcs American Int’l Group 1,100,555 FIRE

Morgan Stanley 1,342,288 FIRE Bank of New York Mellon 969,400 FIRE

American Express 1,168,101 FIRE JPMorgan Chase & Co 836,431 FIRE

Downtown                 Class A and B

Vacancy 8.5%

Face Rent $61.48 per sq. ft.

Absorption 23,919 sq. ft.
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Largest Available Blocks of Office Space

Address Available Sq. Ft.* Address Available Sq. Ft.

60 Wall Street 1.588 MM 28 Liberty Street 226,000
When Deutsche Bank relocates to 60 Columbus Ave in 2021 (TW Ctr) A portion was vacated by Milbank Tweed Hadley & McCloy

111 Wall Street 975,000 One Liberty Plaza 330,350
Citigroup relocated to 388 Greenwich St. in 2019 (1) contiguous 7-floor block of space

3 World Trade Center 637,670 250 Broadway 314,000

Remaining 4-contiguous blocks of space NYCHA relocated to 90 Church St

One World Trade Center 335,000 50 Water Street** 278,500
2-Contiquous blocks, plus remaining 189K-sf Condé Nast sublease Remaining space vacated by Guardian Life, (relo to 10 HY sublet)

225 Liberty Street 412,000 80 Pine Street 252,700
Subleases  221,400sf – Meredith Corp. / 191,000sf – Hudson’s Bay (1) contig. block – Cahill Gordon & Reindel relocated to 32 Old Slip

*Sq, Ft, approximate **Formerly 7 Hanover Square

Top 10 Lease Deals in 2019

Tenant Address Sq. Ftge. Lease Type Sector

Morgan Stanley 1 New York Plaza 1,342,288 Renewal/Expansion FIRE

NYC Health + Hospitals 50 Water Street 526,552 Expansion/Relo within LoMa Healthcare
NYS Commissioner of 
General Services

60 Broad Street 523,000 Renewal/Expansion Government

EmblemHealth 55 Water Street 439,080 Renewal FIRE

Uber 3 World Trade Center 307,970 Relocation TAMI (technology)

Justworks 55 Water street 270,400 Relocation TAMI (technology)

L. Brands, Inc 55 Water Street 219,564 Relocation Retail Trade
FINRA 200 Liberty Street 208,022 Renewal FIRE
WeWork 199 Water Street 201,231 New LoMa Location Professional Srvcs

District Council 17 55 Water Street 130,449 Relo within LoMa Nonprofit

Top 10 Relocation Deals in 2019

Tenant Address Sq. Ftge. Sector Previous Location

Uber 3 World Trade center 307,970 TAMI (technology) N/A

Justworks 55 Water Street 270,400 TAMI (technology) Midtown South

L Brands, Inc 55 Water Street 219,564 Retail Trade N/A

Refinitiv 28 Liberty Street 108,917 TAMI (information) Midtown

Kelley Drye & Warren 3 World Trade Center 103,082 Professional Srvcs (law) Midtown

Thorton Tomasetti 120 Broadway 102,440 Professional Srvcs (engineering) Midtown South/Downtown

Northwestern Mutual 200 Liberty Street 93,000 FIRE Midtown South

Moda Operandi 195 Broadway 83,685 Retail Trade Midtown South

Moët Hennessy 7 World Trade Center 83,846 Other Midtown South

Cozen O’Connor 3 World Trade center 77,187 Professional Srvcs (law) Midtown/Downtown

DotDash 28 Liberty Street 68,230 TAMI (media) N/A
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Property Sales Activity

Overall total of closed property sales volume in 2019 was $1.77 billion, representing a 31% decline year-over-year. The deals were spread 
across 13 properties, which was 64% below the 36 properties that traded in 2018. Office building sales accounted for 85% of the dollar 
volume, or $1.4 billion; followed by multifamily transactions totaling $227 million, or about 13%; while retail asset sales totaled $27.8 
million, or about 2% of the total dollar volume. Office building sale highlights included the 95% stake sale of 195 Broadway (973,000 sq. 
ft.), which was broken into a $275 million fee position and a $475 million leasehold; $175 million leasehold interest of 111 Wall Street (1.1 
million sq. ft.); $308 million sale of 7 Hanover Square (846,415 sq. ft.); and $182 million sale of One Whitehall Street (366,000 sq.ft.).

Retail

Lower Manhattan had 1,150 stores and restaurants at the end of 2019; and among the 105 that opened in 2019, 50 were restaurants 
and eateries. The newest chef-driven restaurants to open in 2019 include Jean-Georges Vongerichten’s The Fulton and David Chang’s 
Bar Wayõ at South Street Seaport’s Pier 17; and Crown Shy at 70 Pine Street by chef James Kent and Jeff Katz. Looking ahead, more 
openings expected in 2020 include several entertainment destinations such as Manhattan’s first Alamo Drafthouse movie theater at 28 
Liberty Street; a new venue by the team behind the popular Sleep No More immersive theater experience; a planned 150-seat supper club 
named J&R Music Lounge by city Winery at 15 Park row; and in 2022, the anticipated opening of the Ronald O. Perelman Center for 
Performing Arts, which is currently under construction at the World Trade Center campus.

Tourism

The volume of tourists visiting Lower Manhattan totaled 14 million in 2019, representing a 4% year-over-year decrease. In contrast, 
citywide tourist volume rose 2.6% year-over-year, reaching 66.9 million in 2019, a volume that is expected to reach 68.9 million in 2020. 
Added tourist attractions last year included the opening of the 26,000-square-foot museum on Liberty Island.

Hotel Development

Lower Manhattan’s hotel inventory has grown to 7,945-keys, with its growing roster of hotel brands ranging from budget-friendly to five-
star; and among the new openings in 2019, there are a pair of hotel startups. The 169-key Sonder hotel at base of the newly converted 
residential 20 Broad Street, and the 89-key Artezen Hotel at 24 John Street contributed to the 3% year-over-year increase of Lower 
Manhattan’s hotel room inventory.

Hotel occupancy during the 4th quarter rose 1% year-over-year to 88.5%, a rate that is slightly below citywide trends at 90.1%. Average 
daily room rates (ADR) remained unchanged from the previous year at $261.77, or about 10% below the citywide ADR which decreased 
slightly year-over-year to $291.

Residential Development

As of the end of 2019 Lower Manhattan had 33,247-units spread across 337 mixed-use and residential buildings. The pace of new 
development openings slowed year-over-year in 2019. Among the nearly 2,800-units spread across 17 buildings that are in different phases 
of planning and construction, of which one-third are rentals and two-thirds are condos, 628-units are anticipated to become available to the 
neighborhood’s 64,000 residents in 2020.

Rental Market

Median monthly rents in the neighborhood lowered slightly to $3,990 in the 4th quarter, in comparison to the 3rd quarter’s recording 
setting high of $4,000 per month; but remained nearly 8% above the median rent in late 2018. An increase in new amenity-rich, luxury 
rental buildings constructed in recent years has attributed to the neighborhood’s higher rents. In comparison, Manhattan’s overall median 
rent rose 3.4% year-over-year to $3,510 per month, which was driven by a weaker sales market as would-be home buyers remain in the 
rental market.

Rental Market

The median sales price for co-ops and condos in Lower Manhattan strongly rebounded in the 4th quarter by 31% quarter-over-quarter 
and 25% year-over-year to $1.225 million; and while the average per square foot price of $1,272 represented a 2.7% quarter-over-quarter 
improvement, it fell 2.8% year-over-year. As a result of new developments, sales figures were skewed higher during the 4th quarter despite 
the pace of sales volume slowing significantly, in part due to market corrections as new mansion taxes went into effect in New York City 
and federal tax law changes enacted in 2017 reduced state and local tax deductability.
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Lease Deal Highlights - 1st Quarter 2020

One World Trade Center: Double-Header Deals (World Trade Center) – A pair of recent signings have brought the roughly 3.2 million-
square-foot tower to 93% occupancy. Totaling 233,605 square feet, the new leases will absorb (5) full floors within the 104-story building.

• Celonis – The major software firm has reportedly secured a 7.5-year lease for 34,328 square feet spanning the entire 87th floor at 
the 104-story tower at an asking rent of $85 per square foot. The Germany-based startup launched in 2011 will be relocating its U.S. 
headquarters from 119 West 40th Street (Penn Plaza); and although unverified, available online data indicates they will be expanding 
from about 16,183 square feet as part of the move.

• MDC Partners – The publicly traded advertising and marketing holding company will reportedly 
be consolidating its headquarters at 330 Hudson Street (Hudson Square) and several Midtown 
partner units into a 199,277-square-foot space. Lease terms were not disclosed for the space 
that had a reported asking rent of $69 per square foot. MDC’s new office will span the entire 
65th through 69th floors and a 5,122-square-foot portion of the 64th floor, which gives MDC 
a presence on the tower’s sky lobby known as One World Commons — a 25,000 square 
foot amenity operated by office meeting space provider Convene on the 64th floor that was 
repositioned back in 2016 as an area to encourage informal conversations and further foster a sense of community among tenants. 
The space features flexible conference, meeting and event rooms, common area, a game room and café.

Hana / 3 World Trade Center (World Trade Center) – The flexible space provider launched in October 2018 by CBRE has reportedly struck a 
deal for its first local facility. A total of 85,000 square feet spanning the entire 37th and 38th floors of the 80-story, 2.8 million-square-foot 
tower will be managed by the start-up under a “partnership model” versus a conventional lease agreement. As part of the deal, Hana and 
landlord Silverstein Properties will invest in the cost of the office installation build-out, and in lieu of regular rent payments, Hana will share 
the revenues it generates at the location according to reports. News of early talks to lease space at the building initially surfaced back in 
May, reports at the time indicating the potential of a somewhat larger 100,000-square-foot deal. Silverstein had launched its own shared 
office space brand Silver Suites in 2013 at its 7 World Trade Center tower. The concept offering flexible, turnkey units in initially 30,000 
square feet on the 46th floor was later expanded in April 2015 in a 45,400-square-foot space at 4 World Trade Center. However looking 
ahead, reports indicate that the developer intends to pause any further openings of Silver Suite locations, appearing to acknowledge that 
“the increasing competition in the flexible workspace market has made it more difficult for owners to dabble in the business against a cast 
of dedicated players in the industry;” and instead plans to focus on a partnership with Hana. 

Johannes Leonardo / 115 Broadway (World Trade Center) – The advertising agency will be heading south, having reportedly secured a 
lease for 52,409 square feet at an asking rent of $58 per square foot. The company is expected to relocate in July from its current office 
on the 6th floor at 628 Broadway (SoHo) to the entire 20th through 22nd floors of the 22-story tower, which was formerly occupied by the 
Lawyers’ Club of New York according to reports. The 451,616-square-foot tower that also goes by 2 Trinity Centre, is part of the 2-building 
Trinity Centre complex.

One World Commons
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Lease Deal Highlights (cont’d)

Thornton Tomasetti / 120 Broadway (FiDi) – The engineering firm will be consolidating (2) Manhattan offices into a 102,440-square-foot 
space at the Equitable Building. Thornton plans to relocate before the end of this year to the entire 15th and 16th floors secured under 
a 15-year lease. Asking rents at the full-block building that is about 82% leased reportedly range between $62 and $74 per square foot. 
Since the reportedly 2015 merge with Weidlinger Associates, Thornton has been operating out of 51 Madison Avenue (NoMad) and 40 Wall 
Street (FiDi), where according to available online data they occupy 69,117 square feet on the 17th through 19th floors and 56,282 square 
feet of the 18th and 19th floors respectively. A recently completed approximately $50 million renovation of the landmarked building located 
between Pine and Cedar Streets included restoration work and updates to the lobby and the retail space; and a revamp of the top-floor 
Banker’s Club into a rooftop terrace with a restaurant and cocktail bar. 

Refinitiv / 28 Liberty Street (FiDi) – The provider of financial software and risk solutions has reportedly secured a 15-year lease for 
108,917 square feet at the 60-story, 2,303,835-square-foot tower. The company formerly known as Financial & Risk, until a 2018 rebranding 
reportedly by Blackstone Group at the time it acquired a 55% stake in the fintech firm, will occupy the entire 37th, 38th and 56th floors 
upon relocating before the end of this year from The Reuters Building at 3 Times Square. The asking rent in the deal was reportedly in 
the upper $70 per square foot range.

140 Broadway: Double-Header Deals (FiDi) – Recent leasing activity at the 1.17 million-square-foot tower has secured a pair of long-term 
renewals totaling 109,412 square feet. The full block building located between Liberty and Cedar Streets is about 96% occupied, 

• Labaton Sucharow – The law firm has secured a lease renewal reportedly 3-years prior to the expiration of its current term. As part 
of the 15-year deal, Labaton will downsize its footprint to 57,000 square feet, giving back 13,000 square feet on a portion of the 23rd 
floor, while still retaining space on the floor as well as on the entire 33rd and 34th floors according to reports. A tenant at the building 
for nearly 30-years, Labaton is following in the footsteps of many other law firms that have taken advantage of improved technology 
and more efficient layouts in recent years to reduce office space requirements.

• Susquehanna International Group – The Pennsylvania-based trading firm will remain in its current location for another 16-years, 
having reportedly opted to secure a renewal of the 52,412-square-foot space that had an asking rent in the low-$80s per square foot 
range. The company that has reportedly “built up a trading desk for cryptocurrencies” in recent years has occupied the entire 47th 
and 48th floors of the 51-story tower for the past decade. As part of the deal, SIG’s workplace and design of offices will undergo 
“significant upgrades” by the landlord according to reports.

Fred Alger Management / 100 Pearl Street (FiDi) – The money management firm will be heading south in the 4th quarter of 2021 
following the signing of a reportedly long-term lease for 50,040 square feet. The deal that had a reported asking rent in the high-$70s per 
square foot range will see the company establish its new offices on the 27th floor’s entire 37,115 square feet, plus the newly constructed 
duplex penthouse that includes 7,425 square feet on the 28th floor and 5,500 square feet on the 29th floor; and features extra-high ceilings 
and 15,000 square feet of terraces. The planned move represents a return to the Lower Manhattan neighborhood, having formerly been 
headquartered on the 93rd floor of the World Trade Center tower where reportedly 35 people were lost in the 9/11 attacks. However, the 
son-in-law of the company’s late founder was able to rebuild the firm; and sees the move as a commemoration to those that were lost 
that day. 

The building that formerly went by the address 7 Hanover Square is currently undergoing an approximately $250 million renovation and 
repositioning by GFP Real Estate and Northwind Group. The project includes a reallocation of space that was freed-up by combining a pair 
of lower level floors into a single-double-height space, which opened the door to the construction of Fred Alger’s new 12,925-square-foot 
penthouse. In addition, as part of the building’s rebranding, the base 17 floors go by 50 Water Street, of which the entire 2nd through 17th 
floors’ 526,552 square feet were leased to NYC Health + Hospitals, the non-profit that operates the city’s public hospitals and healthcare 
facilities, under a reportedly 25-year term in early 2019. 
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REBNY Report: NYC Investment Sales | Second-Half 2019

The Real Estate Board of New York (REBNY) released a report in mid-February providing a snapshot overview of investment sales in 
the second (6) months of 2019 (2H19). Overall citywide dollar volume lowered 14% year-over-year, reaching roughly $18.6 billion, while 
transaction numbers declined somewhat more sharply by 18% during the same period. Sales investment activity for rent-stabilized 
buildings in 2H19 declined sharply by 73% year-over-year, from $5.7 billion to $1.6 billion, and the number of transactions fell by 53% from 
449 in 2H18 to 209 in 2H19.

Sale Activity

Sales Data by Borough 
2H 2019

Borough
$ Volume 

(in Millions)
Yr-over-Yr 
% Change

# Properties 
Sold

Yr-over-Yr 
% Change

Manhattan $13,378 -13% 312 -25%

Brooklyn $3,223 -7% 622 -15%

Queens $2,040 -23% 394 -18%

Bronx $874 -25% 263 -24%

Staten Island $145 12% 125 -4%

Totals $18,661 -14% 1,716 -18%

Rent-Regulated Building Sales | 2H 2019

Borough
$ Volume 

(in Millions)
Yr-over-Yr 
% Change

# Properties 
Sold

Yr-over-Yr 
% Change

Manhattan $832 -75% 61 -66%

Brooklyn $387 -52% 71 -45%

Queens $105 -90% 42 -24%

Bronx $243 -50% 35 -58%

Staten Island $0 -100% 0 -100%

Totals $1,568 -73% 209 -53%

Sources: https://www.rebny.com/content/dam/rebny/Documents/PDF/News/Research/NYCInvestmentSalesReport/InvestmentSalesReport-2H19.pdf 
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Citywide Sales Data by Category  
2H 2019

Product Category
$ Volume 

(in Millions)
Yr-over-Yr 
% Change

# of Transactions
Yr-over-Yr 
% Change

Office $8,014 23% 180 13%

Multifamily Rentals, Elevator $2,263 -54% 68 -46%

Multifamily Rentals, No Elevator $1,356 -52% 497 -36%

Garages /Gas Stations / Vacant Land $1,989 37% 401 -12%

Industrial $1,632 71% 135 25%

Hotel $1,229 -29% 19 27%

Retail $1,317 -25% 268 1%

Commercial Condo $268 52% 59 -29%

Other $594 -56% 89 -18%

Totals $18,661 -14% 1,716 -18%

REBNY Report: NYC Investment Sales (cont’d)

Property Category Sales Data by Borough (Dollar Volume in Millions)

2H 2019

Product Category Manhattan Brooklyn Queens Bronx Staten Island

Office $7,184 $267 $453 $50 $17

Multifamily Rentals, Elevator $1,732 $356 $111 $165 $0

Multifamily Rentals, No Elevator $452 $547 $167 $229 $12

Garages /Gas Stations / Vacant Land $705 $765 $237 $247 $67

Industrial $46 $627 $735 $424 $17

Hotel $1,170 $53 $7 $11 $0

Retail $580 $431 $225 $99 $27

Commercial Condo $225 $17 $25 $7 $1

Other $305 $160 $80 $98 $4

Totals $12,378 $3,223 $2,040 $874 $145
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Investment Sales Activity Disappoints in Q1 

Despite optimism following robust investment sales activity in the 4th quarter, the hoped for “start of a positive upward trend for New York 
City sales volume” in the 1st quarter failed to come to fruition, bringing a continuation of declining activity since the reportedly October 
2015 onset of the correction in the city’s investment sales market. The 54 months of steady decline of Manhattan’s investment sales 
transaction in the over $10 million category has surpassed the previous longest slide in volume metrics of reportedly 47 months seen 
during the Savings and Loan Crisis in the early 1990s.

Although the total $28.6 billion in Manhattan’s sales volume in 2019 is about 50% of the $57.5 billion generated during the 2015 peak, the 
$9.4 billion generated in the 4th quarter of 2019 was the highest dollar volume since the 1st quarter of 2016 according to reports. In contrast 
Manhattan is on pace to see a 31% year-over-year decline as a result of the significantly lower $4.9 billion in sales volume for transactions 
over $10 million generated in the 1st quarter, that if annualized is on pace to total $19.6 billion. The disappointing  investment sales volume 
in the 1st quarter has raised some concerns since the current pandemic had minimal impact on activity during the first 3-months of the 
year, since the majority of the deals had entered into contract in 2019 and only “a handful of transactions did not close in late March due to 
the disruption.” Among the property types the multifamily sector was the only sector to see improved performance during the 1st quarter, 
the $1.2 billion in volume, or $4.8 billion if annualized is on pace for a 19% year-over-year increase; while office building activity fell by 25%, 
land trades were down 27%, retail transaction fell more sharply by 48%; and there were no trades in the hotel sector.

Transaction numbers in the $10 million category similarly declined, the 36 properties traded in the 1st quarter putting the market on pace 
for 144 sales, representing a 34% quarter-over-quarter decline; and a steeper 70% decline of the 481 trades completed during the 2015 
peak. It is reportedly anticipated that sales volume in the 3rd quarter will incur the brunt of the impact of the pandemic, since it is expected 
that 2nd quarter contract executions will be negatively impacted by the disruption
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Amazon Purchases Former Lord & Taylor 5th Avenue Flagship

The e-commerce giant has closed on the purchase the 12-story, 662,779-square-foot building that served Lord & Taylor’s Manhattan 
flagship for about 104-years until closing in January 2018. According to mid-March reports the sale by WeWork Property Advisors (WPA), 
the investment vehicle managed by The We Company (formerly WeWork) and private equity firm Rhône Group, attracted a deal valued at 
about $1.367 billion ($2,063 per square foot) made up of a roughly $978.09 million ($1,476 per square-foot) purchase price and a $389.285 
million construction loan payoff to co-lenders JPMorgan Chase and Starwood Property Trust, which was provided to the sellers in February 
2019. News of Amazon being in talks to acquire the iconic 5th Avenue building at 424 Fifth Avenue initially surfaced in late February for 
what appeared to be a change of directions from reports over last summer indicating discussions to lease space at the building, with the 
size ranging anywhere from a portion to the entire building. As part of negotiations, an alternative option to the typical short-term sublease 
arrangement was reportedly being considered that would see Amazon “sign a long-term lease for the space and pay more than the $110 
a square foot that WeWork’s main business agreed to pay its real-estate fund.” 

The deal that will likely establish Amazon’s New York City headquarters not only “cements the tech company’s presence in New York,” but 
also represents a shift in strategy for Amazon, which is “known for leasing vast spaces, not for buying office properties.” The building last 
traded in February 2019 upon WPA closing on the $850 million acquisition, a figure that was reportedly “$200 million higher than a prior 
valuation,” with seller Hudson’s Bay Co. (HBC) reportedly retaining a $125 million “preferred minority equity interest” as part of the deal. 
A memorandum of lease for the entire building was simultaneously secured by WeWork Companies to serve as its new headquarters 
location — a condition to reportedly satisfy lenders JPMorgan Chase and Starwood, after HBC abandoned plans to keep Lord & Taylor’s 
open in a downsized portion of the retail space. 

The lease that was slated to commence August 8, 2020 would have extended through August 8, 2041; and included (2) additional 10-
year renewal options, plus a right of first offer to purchase the building so long as the lease was in effect. However, following The We 
Company’s canceled IPO, plans for the new headquarters location were abandoned; and instead shifted to seeking a sublease tenant. As 
part of the Amazon deal, which has generated much needed capital for The We Company as it struggles to turn business around following 
the company’s takeover by its biggest financial backer SoftBank, WeWork has reportedly “waived any economic interest in the building in 
exchange for getting out of the lease, and co-founder Adam Neumann will not make any money on the deal.” 

The early 1900s-era building (1914) is currently undergoing and estimated $438 million gut renovation; and upon construction completion 
by late 2020 the building will reportedly have (2) floors of retail, a basement food hall, and (9) floors of office space. Plans have reportedly 
already been approved by the city’s Department of Buildings for interior renovations as well as a 26,000-square-foot addition. It is uncertain 
if Amazon intends to modify renovation plans, but the larger retail space would provide an ideal opportunity for Amazon to test one of its 
retail business lines on a prime retail corridor ranging from its Amazon-Go market to its 4-Star concept store. 

Sale Activity (cont’d)
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Midtown

609 Fifth Avenue (Plaza) – According to mid-February reports, SL Green Realty is 
reportedly “making arrangements to sell” the fully leased 13-story, 170,000-square-
foot building located on the corner of East 49th Street. However, following an 
early April press release the direction of a possible sale is unclear, updated reports 
indicating that the retail condo, which has reportedly now sold to U.K. real estate 
investors David and Simon Reuben for about $170 million, was only out for bid, 
making it uncertain if previous news was misreported, or if SL Green is testing the 
market while continuing to explore options.

The 138,563-square-foot office component of the building was leased in its entirety 
to co-working space provider WeWork in October 2018 at a reported asking rent of 
$85 per square foot. According to reported statements within SL Green’s January 
earnings call, WeWork’s rent was “set to begin in April and that the co-working company had been underway building out the property,” 
which is not expected to be ready to lease out to clients until “at least the end of this year.”  However in the aftermath of its failed initial 
public offering (IPO) there exists some uncertainty as to whether WeWork will have to cut back its portfolio in an effort to turn around its 
financial situation, especially for spaces that “require major capital outlays to prepare for potential client tenancies” according to reports. 
The 3-level, 24,000-square-foot retail space reportedly spanning the entire 2nd floor and portions of the ground and basement levels at 
the base of the building was leased to athletic footwear brand Puma under a 15-year term in May 2018, absorbing the vacancy created by 
Pleasant Company-owned doll-maker American Girl upon its lease expiring the same year.

News of a possible sale comes about 5-years after a previous attempt by SL Green and former joint venture owner Wharton Properties to 
sell the building that reports had indicated offers 50,000 square feet of unused development rights. At the time of the previous offering 
American Girl occupied a larger 4-level, 42,500-square-foot space, which was reportedly generating $8.9 million per year, and representing 
about 63% of the 80% occupied building’s total current rent revenue; and although some reported sources anticipated that a sale could 
fetch in the neighborhood of $600 million ($3,529 per square foot), it seems a deal never moved forward. 

SL Green had initially served as lender to the building’s prior owner Wharton Properties, having reportedly invested roughly $66 million in 
a deal that valued the property at about $182 million in 2006 according to reports at the time; and later reportedly completed a buyout of 
Wharton’s interest to take full ownership of the building. A planned repositioning of the building led to the negotiations of relocations and 
buyouts of the existing office tenants to fully vacate the building, a strategy that was reportedly sparked by American Girl’s plans to vacate 
its space upon the 2018 lease expiration. As part of the project the 5th Avenue office entrance was relocated to East 49th Street and the 
ground-level retail space reconfigured, which subsequently led to the leases with WeWork and Puma, bringing the building to full occupancy.
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575 Lexington Avenue (Plaza) – The joint venture of Normandy Real Estate Partners, George Comfort & Sons, and Angelo Gordon Co. 
have reportedly introduced the $650 million-plus sale offering of the 35-story, 740,000-square-foot tower. Recently acquired by Columbia 
Property Trust, New Jersey-based Normandy along with reportedly the New York Life Insurance Co. acquired the asset in October 2012 
for $360 million. Taking advantage of the market slowdown following the economic downturn, the transaction fetched a price $56 million 
below the $416 million paid by Silverstein Properties and CA State Teacher’s Retirement System (CalSTRS) in September 2006. In August 
2015, the building located at the corner of East 51st Street was recapitalized, valuing the asset at $510 million; and resulting in the exist 
of New York Life and the new JV being created according to reports at the time. Approximately $50 million in completed upgrades of the 
1950s-era, reportedly LEED Gold-certified building included a new HVAC system, lobby, generators, life-safety systems, and a new building 
management system. Currently about 86% leased, larger tenants include Cornell University Weill Medical College, which locked in a 15-
year lease extension and nearly 35,000-square-foot expansion deal in 2013 to increase the healthcare provider’s footprint to 182,320 square 
feet; and co-working space provider WeWork, whch leased 117,000 square feet spanning 5-floors in 2018. 

405 Park Avenue (Plaza) – MRP Realty and public real estate investment firm DWS Group have introduced the sale offering of the 17-story, 
163,401-square-foot building, sources reportedly anticipating a sale could fetch more than $350 million ($2,142 per square foot). The fully 
occupied asset located on the corner of East 54th Street last traded in May 2016 for $237.764 million ($1,455 per square foot according to 
city records.

2 Grand Central Tower (Grand Central) – Rockwood Capital has reportedly introduced the sale offering of the 44-story, 700,000-square-
foot tower; and is seeking to fetch a sale price in the mid $800 per square-foot range, equating to a price in the neighborhood of about 
$595 million. Currently about 93% leased, the block-through building also goes by the address 140 East 45th Street and 147 East 44th 
Street. According to city records Rockwood acquired the asset in October 2011 for $401 million ($572 per square foot); and in February 
2018 MetLife provided a $260 million refinancing that consolidated $200 million of outstanding principal of existing debt with a newly 
originated $60 million gap mortgage. 

125 West 55th Street (Columbus Circle) – JPMorgan Asset Management has reportedly introduced the sale offering of the 23-story, 
587,666-square-foot building that runs block-through to West 56th Street between 6th and 7th Avenues, seeking to fetch in the neighborhood 
of  $550 million ($936 per square foot).Currently fully leased, larger tenants include Australian investment bank Macquarie Group and Katz 
Media Group. JPMorgan had acquired the building in 2013 for $470 million ($800 per square foot) from reportedly Boston Properties.

55 West 46th Street (Times Square/Diamond District) – SL Green Realty has reportedly introduced the sale offering of Tower 46, which 
represents the condominium interest the REIT acquired in October 2014 through (2) transactions for a combined total of $295 million in 
real property and real estate transfer taxes according to city records. The acquisition is comprised of 5-units including 218,795 square 
feet of office space, the majority of which spans the entire 22nd through 34th floors, a 1,341-square-foot ground level retail unit, and a 
21,166-square-foot garage spanning (3) below-grade levels. The remaining portion of the 36-story, 488,441-square-foot tower known as the 
International Gem Tower fronts West 47th Street was retained by Extell Development, who constructed the building in 2009. SL Green 
has reportedly opted to sell its interest in the asset as part of an effort to increase liquidity in the wake of the COVID-19 pandemic in order 
to weather what is anticipated to be several months of uncertainty.

After the reportedly $815 million sale fell through of the News Building at 220 East 42nd Street to the Chetrit Organization as a result of 
Deutsche Bank withdrawing its financing support, SL Green has opted to take a different path to boost its balance sheet to $1 billion to  
provide a solid cushion during the post-coronavirus economy. As part of what an SL Green spokesperson called “the billion-dollar plan,” the 
REIT is close to securing a roughly $500 million refinancing of the News Building, as well as another refinancing at 410 Tenth Avenue where 
Amazon recently secured a lease for 335,000 square feet. In addition, bringing in joint-venture partners for developments at One Madison 
Avenue and 126-132 Nassau Street can generate additional equity per reported statements by an SL Green spokesperson.
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Midtown South

591-593 Broadway (SoHo) – Longtime owners the Hauser family have reportedly introduced the sale offering of the adjacent 2-building, 
62,536-square-foot portfolio for estate-planning purposes, hoping to fetch north of $90 million ($1,439 per square foot). L-brands-owned 
lingerie brand Victoria’s Secret currently occupies the retail space at the base of the 5- and -6-story buildings, having reportedly secured a 
15-year lease in October 2008 valued at $100 million for a 24,000-square-foot duplex space, which at the time of the signing, had yet to be 
created according to reports at the time. Aurora Capital currently controls the property located between West Houston and Prince Streets 
under a leasehold that commenced in August 2007, and extends through January 2029 with one 5-year renewal option.

229 West 28th Street (Chelsea) – Lexin Capital is reportedly seeking to sell the approximately 90% occupied 12-story, 160,000-square-foot 
Caxton building, hoping to fetch in the neighborhood of $135 million to $140 million ($844 - $875 per square foot). Located between 7th 
and 8th Avenues, the 1900s-era building last traded in March 2014 for $81.5 million ($509 per square foot); and prior to that in May 2007 for 
$48.116 million ($301 per square foot) according to city records. Current tenants reportedly include Rodgers & Hammerstein, a foundation 
that licenses the rights to famed composers’ works; and the Rumi Events space, where the Mission NYC nightclub regularly hosts parties. 
Among the existing tenants, about 67% of the leases are expected to expire in the next 5-years according to reported details of marketing 
material. In addition, the building’s 12th floor is currently vacant, Lexin reportedly relocating an existing tenant to a lower floor in order to 
free up the floor and the rooftop for a tenant to potentially build an amenity space.

There are several developments in different stages of planning and development in the surrounding area including a planned expansion at 
220-236 West 28th Street by the Fashion Institute of Technology (FIT), which is located directly across the street. Other projects include 
a 12-story, 105,000-square-foot office building currently under construction by GDS Development at 201-205 West 28th Street (aka 322-326 
Seventh Avenue); an 11-story, 248,060-square-foot mixed-used development at 241-251 West 28th Street filed in September by L&L Mag, 
Atalaya Capital Management and Qualitas; and Hap Investments’ Maverick, a pair of 20-story residential buildings at 215 and 223 West 
28th Street that topped out in January. 

101 Seventh Avenue (Chelsea) – Retail REIT Regency Centers has introduced the $50 million ($879 per square foot) sale offering of the 
vacant 56,870-square-foot commercial condominium situated at the base of the 19-story, 155-unit mixed-use building. The unit comprised 
of a mix of reportedly 37,887 square feet of office space on the 2nd through 4th floors and 14,055 square feet of ground and lower level 
retail space, last traded in May 2011 for roughly $56.664 million ($996 per square foot). Located on the corner of West 16th Street, the 
space was most recently occupied in its entirety by Barneys New York until shuttering earlier this year following a completed bankruptcy 
sale late last year. Barneys had returned to its original birthplace location of about 70-years in 2016, the retailer initially opening in 1923 
in the adjacent building on the corner of West 17th Street; and later expanded to adjoining buildings where Barneys remained until 1993.
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412-414 West 15th Street / 413-419 West 14th Street / 421-435 West 14th Street (MePa) – Rockpoint Group and Highgate Hotels have 
reportedly re-introduced the sale offering of the approximately 93-year leasehold for the trio of buildings that offer a combined total of 
approximately 230,952 square feet; and are connected through the lobbies. Initially introducing the leasehold to the market in August 2018 
for $350 million ($1,515 per square foot), after failing to attract a buyer, the sellers have reportedly reduced the price by over 21% to $275 
million ($1,191 per square foot). The partnership currently controls the properties located mid-block between 9th and 10th Avenues under 
99-year leaseholds secured in 2014 and 2016 for a combined total of roughly $59.778 million from fee-owner the Meilman family; and are 
currently paying an annual rent of reportedly $8.3 million, which is set to escalate annually by about $200,000 a year according to reported 
details of marketing material.

• 412-414 West 15th Street – The leasehold for the site of the newly constructed 18-story, 138,799-square-foot office building was 
secured in March 2014 for $8.9 million;

• 413-419 West 14th Street – The leasehold for the landmarked 3-story, 38,468-square-foot building that underwent renovations was 
acquired in March 2014 for $27.4 million ($712 per square foot); and 

• 421-435 West 14th Street / 436 West 15th Street – The leasehold for the landmarked 4-story, 53,685-square-foot building that 
underwent renovations, along with the 2-story, 3,531-square-foot commercial building fronting 15th Street, was acquired in January 
2016 for roughly $23.478 million ($437 per square foot). According to document details the term of the lease is coterminous with the 
(2) leases secured for the other (2) properties in 2014.

Leasing activity over the past few years attracted:

• Argo Group – The Bermuda-based insurance underwriter secured a 15-year lease in 2017 for 48,932 square feet spanning the entire 
3rd and 4th floors of 421-435 14th Street at a reported asking rent of $100 per square foot, plus the nearly 3,000-square-foot glass 
penthouse atop the adjacent 413-419 West 14th Street building. 

• Tikehau Capital – The Paris-based asset manager secured an 11-year lease in early 2018 for 
10,000 square feet in the newly constructed 412-414 West 15th Street tower spanning the 
entire 17th and 18th floors at a reportedly $200 per square foot asking rent; 

• Live Nation – The concert promoter and venue operator leased 20,756 square feet on the 
entire 2nd and 3rd floors of the new 15th Street tower in May 2018; and

• Nusr-Et – The steakhouse by chef Salt Bae will opening in a 12,176-square-foot portion of 
the ground and lower level of 412-414 West 15th Street, having secured a lease in January 
according to reports.

Downtown

One Liberty Plaza (World Trade Center) – Brookfield Property Partners and the Blackstone Group are reportedly “weighing a sale” of the 
2.3 million square foot tower that also goes by the address 165 Broadway. A price in the range of around $1.6 billion to $1.7 billion is 
being sought from a full sale of the building that spreads across the entire block bound by Broadway and Trinity Place between Liberty 
and Cortlandt Streets; and includes Zuccotti Park, which is under the same tax lot but separated from the building by Liberty Street. The 
54-story asset has been longtime-owned by Brookfield, with Blackstone becoming a co-owner upon acquiring a reportedly 49% minority 
stake in 2017 through its Blackstone Real Estate Core+ fund in a deal that valued the building at $1.55 billion ($674 per square foot). Larger 
tenants at the nearly fully occupied building include the New York City Economic Development Corporation (NYCEDC), which relocated 
to a 219,486-square-foot space under a 20-year term in 2019; insurance firm AON, in 203,000sf leased under a 10-year term in 2017, 
Transatlantic Reinsurance in 133,600 square feet under a 15-year term secured in 2013; Virtu Financial in 132,000 square feet leased under 
a 15-year term in 2012 by Investment Technology Group (ITG) which recently combined with Virtu; and flexible workspace and meeting 
space provider Convene in 93,096 square feet leased in 2018.

412-414 West 15th St. / 413-435 West 14th St. 
Rendering
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15 West 47th Street (Diamond District/Plaza) – The ELO Organization has reportedly entered into contract to purchase the 18-story, 
136,372-square-foot building that is fully leased for $115 million ($843 per square foot). Initial reports surfaced near the end of 2017 that 
sellers AB & Sons and the Sioni Group had introduced the sale offering the property located between 5th and 6th Avenue, which last traded 
in 2012 for $62.5 million ($458 per square foot), as part of a 2-building package along with the 15-story, 90,000-square-foot building across 
the street at 22 West 48th Street. According to reports at the time, a price between $190 million and $200 million ($839-$884 per square 
foot) was being sought for the pair, representing a roughly 68% increase of the combined total of $116.25 million ($514 per square foot) 
paid in 2012.

1375 Broadway (Penn Plaza/Garment) – Savanna is reportedly in contract to purchase the fully leased building from Westbrook Partners for 
$435 million ($936 per square foot). The building had last traded in 2015, reports at the time indicating that Westbrook took control of the 
majority 96%, in a deal that valued the 25-story, 464,951-square-foot building at roughly $356.2 million ($290 per square foot); however it 
is unclear if the terms of the sale by Savanna had changed, with Westbrook securing an outright purchase. Savanna had originally acquired 
both the fee and the ground lease in 2010 for $135 million. Longtime tenant, the accounting firm Anchin, Block & Anchin LLP, anchors the 
building located on the corner of West 37th Street in about 117,100 square feet under a lease reportedly due to expire in the next few years, 
providing opportunity to reportedly “bring the rent on that space up to market.”

522 Fifth Avenue (Times Square) – RFR Realty has reportedly entered into contract to purchase the approximately 371,406-square-foot 
office component of the office-and-retail condominium for around $350 million ($942 per square foot). As part of the pending deal seller 
Morgan Stanley reportedly agreed to remain as a tenant in the entire building for at least 3-years beyond the building’s sale, thereby 
providing RFR an income stream of rent to borrow against and time to plan a potential redevelopment of the property. Located on the 
corner of West 44th Street, Morgan Stanley had initially secured a long-term lease for the entire building at the time landlord Broadway 
Partners was closing on the acquisition of the asset in June 2006 for a payment of $418 million in real property and real estate transfer 
taxes. As part of the deal Morgan Stanley reportedly had an option to purchase the building for about $468 million, which although 
unverified appears to have exercised the option upon Broadway Partners deciding to flip the building a few months later for an undisclosed 
price. In October 2008 a total of 24,786 square feet on the 1st and 2nd floors were separated from the upper floors as retail condominium 
interests; and in September 2014 sold for $165 million to the partnership of Ashkenazy Acquisition and Germany-based Deka Immobilien 
Investment along with General Growth Properties (GGP), which reportedly sold its minority 10% stake in early 2016 for $27.67 million, 
valuing the unit at the time for nearly $277 million.

Initial considerations by Morgan Stanley to sell had surfaced in early 2017 when reports announced the purchase of a 2 million-square-foot 
space at 50 Hudson Yards being considered by the Bank of America-owned investment bank and financial services company as part of an 
early stage search for a new Manhattan headquarters. However, a deal never moved forward and Morgan Stanley’s search shifted directions 
several months later, reportedly seeking instead to negotiate a lease with a landlord that would in turn buy both the office condominium at 
522 Fifth Avenue as well as its current headquarters building at 1585 Broadway; but subsequently decided to remain in place.

1633 Broadway (Columbus Circle) – The Paramount Group has entered into an agreement with an undisclosed buyer to sell a 10% interest 
in the 48-story, 2.5 million-square-foot tower that spans the entire Broadway block-front between 50th and 51st Street. According to the April 
1st press release by the New York-based REIT, the deal values the property at $2.4 billion ($960 per square foot). Approximately $114 million in 
net proceeds will be realized upon the expected 2nd quarter closing, which Paramount will use for general corporate purposes. In December 
the longtime owner refinanced the nearly full-block asset, having secured a 10-year, $1.25 billion interest-only loan carrying a $2.99% fixed 
interest rate from Goldman Sachs, with reported participation from JPMorgan Chase, German American Capital and Wells Fargo.

Sources: http://ir.paramount-group.com/file/Index?KeyFile=403471356
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685 Third Avenue (Grand Central) – BentallGreenOak has reportedly closed on the roughly $451.25 million ($698 per square foot) purchase 
of the 27-story, 646,422-square-foot tower. Real Estate investment firm Heitman provided a floating-rate $200 million leasehold loan as 
part of the deal that also created a $180 million ground lease on the building by iStar-managed REIT Safehold Inc. according to reports. 
Currently about 95% leased, the building that spans the entire 3rd Avenue block-front between East 43rd and 44th Streets last traded in 
October 2017 for $467.5 million in a reportedly all-cash deal. Current tenants include business platform Salesforce, publisher Crain’s New 
York Business, professional services firm Navigent, and law firm Outen & Golden. The sale by Unizo Holdings completes the liquidation 
of the Tokyo-based company’s Manhattan portfolio, having acquired (6) Manhattan properties between 2013 and 2017, which the company 
began selling-off in 2018.  

Grand Central Terminal, 71-105 East 42nd Street (Grand Central) – Opting to take advantage of the low interest rate environment and a 
reportedly $500,000 discount offered by the seller, the Metropolitan Transportation Authority (MTA) closed at the end of February on the 
roughly $33.072 million purchase of the approximately 170,000-square-foot transportation hub along with miles of Metro-North Railroad 
tracks that run along the Harlem and Hudson Lines. News of the state agency reaching decisions to bring an end to a 280-year lease initially 
surfaced in late 2018, having secured the lease in 1994 from The Owasco River Railway, Inc. (formerly known as The Penn Central Corp.). 
Under stipulated lease terms, the MTA had the Option to Exercise decisions to purchase the terminal from April 8, 2017 through October 
5, 2019; and at an MTA finance committee meeting on November 13, 2018 secured a vote in favor of a purchase by the Commissioners, 
followed by a final sign-off by the full board two days later. Prior to the acquisition the transportation agency was reportedly paying $2.4 
million per year to the landmarked building’s owners, Midtown Trackage Ventures.

Ownership of the transportation hub by the MTA will reportedly provide the transit authority with several anticipated benefits including 
having “greater control over the terminal in time for the arrival of the Long Island Rail Road, which will begin operating out of Grand Central 
upon completion of the East Side Access Project, as well as take control of the development rights along the Harlem and Hudson lines. 
The terminal had been acquired by Midtown Trackage in 2006 for roughly $76.516 million according to city records; and in 2016 MSD 
Capital, the investment firm that manages the assets of Dell Technologies founder Michael Dell, reportedly purchased Lehman Brothers 
Holdings‘ stake for $63 million. The group was later joined by New York City developer TF Cornerstone upon reportedly completing a buy-
out of Fortress Investment’s stake for an undisclosed price, giving the partnership majority control with investor Andrew Penson of Argent 
Ventures retaining the 10% minority interest. In December 2018 Midtown Trackage struck a deal with JPMorgan Chase, selling 666,766 
square feet of the terminal’s total 1,385,010 square feet of unused development rights for roughly $208.364 million ($313 per square 
foot) to increase the allowable building density of the financial institution’s planned new headquarters at 270 Park Avenue; and although 
unverified, it appears that the remaining 718,244 square feet of air rights were included in the sale to the MTA, despite earlier reports 
indicating that they would be retained by Midtown Trackage.

Building Purchase Price/Year Sale Price/Year Gain/Loss

440 Ninth Avenue $211.5M / Dec 2013 $269M / Dec 2018 $57.5M

24-30 West 25th Street $103.8M / Mar 2013 $107.35M / May 2019 $3.55M

321 West 44th Street $165M  / Jan 2015 $152.5M / Dec 2018 -$12.5M

370 Lexington Avenue $247M / Oct 2015 $190M / Dec 2018 -$57M

40 West 25th Street $106.2M / Jan 2015 $121.5M / Nov 2019 $15.3M

685 Third Avenue $467.5M / Oct 2017 $451.25M / Dec 2019 -$16.25M

Total $1,301.0M $1,291.6M -$9.4M
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330 Madison Avenue (Grand Central) – Germany-based reinsurance firm Munich RE has closed on the $900 million ($1,064 per square 
foot) purchase of the 39-story, 846,000-square-foot tower. News of Munich RE going into contract initially surfaced in November. Seller 
the Abu Dhabi Investment Authority (ADIA) owned a majority interest in the asset for 30-years according to previous reports. Initially ADIA 
had introduced its 75% stake offering at a $900 million valuation in January 2019, prompting minority stakeholder Vornado Realty Trust 
to introduce its 25% stake to the market in June; and just one day after the REIT’s press release ADIA agreed to purchase the minority 
interest through a subsidiary, giving the sovereign fund for the Middle Eastern emirate full ownership of the property upon the transaction 
closing in the 3rd quarter. Since the first bidding round attracted a price that exceeded ADIA’a base figure of $800 million, a second round 
of bidding had been preempted. Currently about 96% leased, the building underwent a $121 million renovation in 2012. Larger tenants 
include financial firm Guggenheim Partners, which relocated to 186,000 square feet at the building in 2011; London-based bank HSBC, 
which leased 75,000 square feet in 2013; and more recently Swiss commodities firm Glencore leased 60,000 square feet in 2017.

601-603 West 50th Street / 615 West 50th Street (Hell’s Kitchen) – SL Green Realty closed on the $90 million ($736 per square-foot) 
acquisition of the adjacent 2-buildings that offer a combined total of 122,205 square feet, having last traded in 2006 for $24 million ($196 
per square foot). California-based lender Wells Fargo provided a $53.5 million loan to close on the transaction that was partially funded with 
the proceeds from the REIT’s $23 million sale of 1010 Washington Boulevard in Stamford, CT per previous reports. The package includes 
a 6-story, 103,788-square-foot building that has an alternate address of 701-709 Eleventh Avenue, and a 3-story, 18,417-square-foot 
building. Seller Kenneth Cole Productions affiliate KCP Holdco, Inc. will lease-back approximately 40,000 square feet for its headquarters 
under a 10-year term plus one 5-year renewal option as part of the deal. New ownership plans to launch a full renovation of the timber 
constructed asset built in 1940 to deliver a “state-of-the-art infrastructure while enhancing the property’s industrial aesthetic” according 
to SL Green’s October press release.

Midtown South

434 Broadway (SoHo) – Real estate asset management firm Tokyo Trust Capital has acquired the 9-story, 62,700-square-foot building 
located on the corner of Howard Street. The sale by reportedly Savanna Real Estate Fund attracted a price of roughly $98.284 million 
($1,568 per square foot). Currently fully leased, the asset last traded in November 2013 for $62 million ($989 per square foot), Savanna 
reportedly investing an additional nearly $7 million in “base building improvements to enhance and reposition the property.” Recent 
leasing activity includes a 7,121-square-foot lease secured in August 2018 by Hanes Brands footwear division Champion for its first 
Manhattan store, with the largest office tenant in 21,716 square feet on the entire 7th through 9 floors following an expansion deal 
secured in 2014 by Technicolor subsidiary Moving Picture Company, a British visual effects and production company. 

530-536 Broadway aka 85-87 Spring Street (SoHo) – A Michael Shvo-led partnership has closed on the purchase of the trio of 11-story 
adjacent buildings that have a combined total of 169,983 square feet. News of the partnership entering into contract initially surfaced in 
January. The sale by Wharton Properties and Thor Equities attracted a price of $382 million ($2,247 per square foot); and a $210 million 
loan, which included a new $10 million gap mortgage from LoanCore Capital was secured to finance the transaction. The retail space at 
the base of the nearly fully leased buildings is occupied in its entirety, serving as the home of fashion brand Club Monaco, which occupies 
about 16,000 square feet; an approximately 2,000-square-foot AT&T store; and footwear brand Skechers in a 2,300-square-foot space 
on the corner of Spring Street secured in 2016. Flexible space provider Knotel is currently the buidings’ largest office tenant, reportedly 
securing a 10-year lease in 2018 for 49,000 square feet. Thor had initially acquired the buildings located on the corner of Spring Street 
in 2007 for $190 million ($1,118 per square foot), subsequently selling an undisclosed majority interest for $326 million to Wharton 
Properties, with SL Green Realty making a $100 million participating structured investment through the REIT’s debt and preferred equity 
platform as part of the deal in which Thor retained a minority stake. 

In 2016 the buildings were introduced to the market by Wharton and SL Green, sources at the time anticipating that a sale would fetch 
about $450 million ($2,647 per square foot). Although marketing the nearly fully occupied portfolio as either an outright purchase, or the 
option of acquiring the office and retail components separately, a sale never moved forward. In 2018 Warton reportedly paid $100 million 
to SL Green, acquiring the REIT’s $60 million in mezzanine land and $40 million in preferred equity provided at the time of the 2016 
acquisition, the deal resulting in SL Green retaining its 20% stake, while Wharton controlled a 50% interest and an unnamed third party 
owning the remaining 30% according to reports at the time. 
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Sale Highlights (cont’d)

56 West 22nd Street (Flatiron) – The joint venture of the Kaufman Organization and AXA Investment have reportedly purchased the 
12-story, 66,190-square-foot building for $48.5 million ($733 per square foot) from members of the Blum family’s Fifth Six Realty Corp. 
Initial reports of the building entering the market at an asking price of $50 million ($755 per square foot) surfaced in September 2019, 
followed by February reports indicating that the transaction had entered into contract. Dating back to 1907, the building is located within 
the Ladies Mile Historic District. Currently about 55% vacant, existing office tenant leases expire prior to December 2021 with no renewal 
options; while longtime retail tenant, N.Y. Cake & Baking Distribution relocated last year to nearby 118 West 22nd Street, offering a 
repositioning opportunity for new ownership with a near term upside according to previous reports of market material details. Looking 
ahead, new ownership plans to launch a capital improvement program to the storefronts and tenant areas.

Downtown

111 Wall Street (FiDi) – The partnership of Nightingale Properties and Kuwaiti sovereign wealth fund Wafra Capital Partners closed in mid-
January on the $175 million ($179 per square foot) acquisition of the approximately 49-year leasehold interest of the full block asset from 
Zurich Alternative Asset Management. SL Green Realty Corp. provided a $100 million senior loan, which the REIT is reportedly now offering 
for sale as the company looks to increase liquidity as part of its “billion-dollar plan” to provide a buffer against the economic downturn 
spurred by the coronavirus pandemic. According to reported details of an offering memorandum, the 6% fixed-rate loan matures in January 
2021; and “comes with a principal repayment guarantee of $20 million.” Further financing for the transaction reportedly included an 
additional $35 million in mezzanine financing provided by an undisclosed lender. News of the pending deal surfaced in October, reports at 
the time noting that the partnership planned to launch a gut renovation of the 24-story, 975,179-square-foot building that was vacated in its 
entirety by Citigroup upon its lease expiring in mid-December. Reports in June had announced decisions of the longtime rumored move by 
the New York-based lender as part of an ongoing real estate consolidation; and it had been anticipated that the asset would be marketed as 
a “long-term leasehold sale rather than as a conventional lease.” According to city record documents the initial ground lease for the site of 
the building that had yet to be developed by landlord Uris Wall Street Corp. was issued in June 1966 to Citibank predecessor First National 
City Bank, N.A. for its headquarters, with the lease commencing upon substantial completion of construction sometime prior to January 
1, 1968. The deal included (3) renewal options, the first to extend through December 2018, followed by expirations of December 31, 2038 
and April 29, 2069 if the remaining (2) renewal options were exercised. New ownership has reportedly entered the lending market seeking 
a 5-year roughly $445 million interest-free loan to finance the estimated $570 million in acquisition and redevelopment costs. 

126-132 Nassau Street aka 15-17 Beekman Street (FiDi) – SL Green Realty has acquired the 99-year ground lease extending through 
December 2119 for $30 million from longtime fee-owner JW Realty Co. LLC. The REIT plans to demolish the existing 4-story, 98,412-square-
foot office-and-retail building and construct a new 215,000-square-foot tower on the 11,933-square-foot parcel, which will go by the address 
15 Beekman Street. A tenant has already been secured for the development according to the press release by SL Green, reports indicating 
that Pace University will fully-occupy the new building under a 30-year leasehold condominium interest secured for an undisclosed price 
The planned as-of-right project located adjacent to Pace’s building at 41 Park Row will enable the university to move forward with a plan 
to “essentially replace its 50-year-old tower at One Pace Plaza East,” which needs “extensive renovations and upgrades” according to 
reported statements by a Pace spokesperson; and allow the university to add classrooms, dorms, a library, a dining facility and a learning 
center to its Downtown campus. 

44 Wall Street (FiDi) – Dallas, TX-based Gaedeke Group has entered Manhattan’s investment market with the reported purchase of the 
23-story, 341,980-square-foot building. Located on the corner of William Street, the sale by Blackstone Group-owned EQ Office attracted 
a price of reportedly $200 million ($585 per square foot). Currently about 85% leased, the building that dates back to 1927 reportedly 
underwent a $24 million renovation launched by EQ Office upon acquiring the asset in 2016 for $116.3 million ($340 per square foot); and 
securing an $80 million loan package provided by German lender Deutsche Bank, which also originated a second roughly $2.9878 million 
building loan collateralized by the asset in July 2019 according to city records. Law firm Cullen & Dykman is the largest tenant in the 
building per available online sources, joined by more recent tenants including WeWork, fashion brand SMCP, and marketing technology 
firm Contently.

177 Franklin Street (TriBeCa) – An undisclosed private investor has reportedly purchased the 7-story, 13,667-square-foot Shinola Building 
located between Greenwich and Hudson Streets for $16.5 million ($1,207 per square foot), having reportedly entered into contract in 
December 2019. Seller Bedrock Real Estate Partners had acquired the building in November 2011 for $14.25 million ($1,043 per square 
foot) according to city records. The 1920-era building that is fully occupied by the eponymous luxury goods retailer and its flagship store 
was initially introduced to the market in 2018 at an asking price of $23 million ($1,683 per square foot), but subsequently taken-off market 
and re-introduced without a price about 7-months ago according to reports.
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City Turns to Luxury Rental Buildings for Homeless Housing

Several initiatives by the city to provide shelter for New York City’s homeless population has fallen short as numbers continues to rise. 
According to the Coalition for the Homeless, the number of homeless people in the city has reached its highest level since the Great 
Depression of the 1930s. In November 2019 there were 63,092 homeless people, including 14,973 homeless families with 22,258 homeless 
children, sleeping in the New York City municipal shelter system. In response, a new city rule has been passed that applies to luxury buildings 
where the developer received tax breaks in exchange for setting aside affordable units. Under the rule, developers with affordable units that 
are unable to be filled through the housing lottery will be required to be provide them to families in shelters who can live independently; 
and the rent for those units will be paid to the building owners by the city. Since rental rates are reportedly only slightly below market rate, 
it is anticipated that the rules will largely affect buildings “where the affordable units are designated for middle-income tenants — from 
single people who earn as much as $97,110, to families of three with a combined income of $127,930 according to city guidelines. Reports 
indicate that prior to the new rules, developers with vacant affordable units “could widen their search and find qualifying tenants for those 
apartments by posting on standard rental sites and with brokerages;” however as a result of the recent change the potential exists that 
“some developers [that agreed to enter their property into the lottery process] might pull out of the program completely.

News of the new rule comes about one month following the enactment of new legislation by the city on January 19th known as Int. 1211-
2018, which goes into effect in July 2020; and requires developers of new rental buildings with more than 40-units, and receiving financial 
assistance from the city, to allocate 15% of the units for individuals and families experiencing homelessness. As part of the new law, 
the city’s Department of Housing Preservations and Development (HPD) will be required to “compile an annual report listing residential 
projects receiving city financing and the number of units set aside for homeless residents.”
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Pace of Sales in Ultra-luxury Condo Market Falls Short 

The robust construction decade of the 2010s that reshaped New York City’s skyline was partially fueled by investors, many of which were 
from overseas, searching for higher returns after the 2008 Great Recession. Focused on hard assets like real estate, residential projects 
took center stage as filings for new condo towers spiked in response to demand not only in Manhattan, but in the outer boroughs as well, 
which reportedly saw tremendous change and gentrification over the past 10-years. Brooklyn and Queens reaped most of the overflow of 
residential development beyond Manhattan, as the search for more affordable housing pushed both developers and buyers into the outer 
boroughs. Because credit remained tight for New Yorkers, the “most lucrative demographic was the affluent all-cash buyer.” However, 
“what began as a period of exuberance for investors ended with a dwindling pool of high-end buyers willing to pay record prices,” as 
new inventory quickly began to outpace sales during the second half of the decade. Contributing to the shift was a “confluence of global 
economic headwinds reportedly starting around 2015, as well as unfavorable changes to property and transfer taxes, [which] cooled 
interest among well-heeled buyers;” as well as reportedly “ambitious pricing [that] created a divide between buyers who intended to live 
in their apartments and investors seeking a certain return.” In 2011, the average sale price of a new condo was reportedly just 9% over 
that of resales, but by 2019 the gap significantly widened to reportedly 118%. 

Although condo units continue to sell, particularly in the resale market, they are reportedly trading at marked down prices. The ultra-luxury 
towers of Manhattan have reportedly been hit the hardest by the softening condominium market; and although there is a growing shift 
toward smaller, relatively less expensive units, reports indicate that it could take more than 6-years to sell the Manhattan’s surplus of new 
luxury condos. According to reported findings of a December analysis by real estate consultancy and database provider Nancy Packes Data 
Services, of both closed sales and contracts at buildings with about 30 or more units, “nearly half of the new condo units in Manhattan 
that came to market after 2015, or 3,695 of 7,727 apartments, remain unsold.” Heightened competition to sell units has given rise to a wide 
range of concessions being offered by developers including paying carrying costs; covering the increased mansion and transfer taxes; 
waiving common charges; as well as “rent-to-own” plans.

Top Neighborhoods Units Buildings Neighborhood 2010 2019 Change

Williamsburg, Brooklyn 3,201 192 Cobble Hill, Brooklyn $834,115 $2,591,446 211%

Flushing, Queens 3,075 69 Greenpoint, Brooklyn $539,714 $1,578,287 192%

Hunters Point, Queens 2,484 41 Lower East Side, Manhattan $521,000 $1,395,000 168%

Midtown West, Manhattan 1,924 23 Bedford-Stuyvesant, Brooklyn $363,000 $938,486 159%

Bedford-Stuyvesant, Brooklyn 1,654 144 Prospects Lefferts Gdns, Brooklyn $373,195 $865,000 132%

Downtown Brooklyn 1,574 14 Fort Greene, Brooklyn $574,041 $1,250,000 118%

Upper West Side, Manhattan 1,481 36 Carroll Gardens, Brooklyn $715,000 $1,540,000 115%

Lincoln Square, Manhattan 1,411 11 Prospect Heights, Brooklyn $535,791 $1,125,000 110%

Financial District, Manhattan 1,396 9 Gramercy Park, Manhattan $694,500 $1,450,000 109%

TriBeCa, Manhattan 1,384 52 Williamsburg, Brooklyn $520,000 $1,075,000 107%

Borough Units Buildings Source: StreetEasy – By the New York Times

Manhattan 23,204 530

Brooklyn 20,328 1,383

Queens 10,826 350

Bronx 366 17

Staten Island 125 19

Source: Nancy Packes Data Services - by the New York Times
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Court Ruling Requires Unprecedented Partial Deconstruction of Topped-Out Tower  

Although there is reportedly a “precedent in New York City for officials to take the ‘rare and draconian’ 
step when developers dramatically overstep the bounds of what is allowed under the Big Apple’s 
complex development codes,” in this case, it was not the city, but a court decision that “suddenly 
changed 40-years of zoning law.” Somewhat reminiscent of the reportedly “years-long battle” about 
30-years ago between city officials and a developer that ultimately ended in 1991 with a 12-story 
deconstruction to reportedly bring the 31-story tower at 108 East 96th Street down to 19-stories as 
required by the zoning allowed for the site. The latest litigation that brought to center stage the under 
construction residential development at 200 Amsterdam Avenue in Manhattan‘s Upper West Side 
was sparked by an Article 78 proceeding, which is used to appeal the decision of a New York State 
or local agency to the New York courts. Brought forth by the Committee for Environmentally Sound 
Development (CFESD) and the Municipal Art Society of New York (MAS) in October 2018, the two 
groups were challenging the New York City Board  of Standards and Appeals’ (BSA) September 2018 
decision of “permitting a developer to ‘gerrymander’ two whole tax lots and fragments of four other 
tax lots into a labyrinthine, 39-sided ‘zoning lot.’” 

Coming into question was reportedly the “historical interpretation that a zoning lot could consist of 
partial tax lots — drawn from the 1978 ‘Minkin Memo,’ which stated “Under this amendment an 
applicant for new developments or enlargements who desires to permit the use of a tract of land within a single block as a single zoning 
lot, which may consist of one or more tax lots or parts of tax lots…” The Amsterdam Avenue project had secured permit approvals in 2017, 
after a year of “exhaustive Department of Buildings (DOB) review;” and the “DOB’s decision was based on its recognition that it had for 
almost 40 years consistently interpreted the Zoning Resolution in a way that permitted the kind of zoning lot on which 200 Amsterdam 
is based” per statements within the Real Estate Board of New York’s (REBNY) court testimony. In 2018 the BSA supported the DOB’s 
approval decision. It was also pointed out by legal representatives of the development team that rather than the gerrymandering the ability 
to build 200 Amsterdam Avenue is the superblock bounded by Amsterdam Avenue, West 70th Street, West End Avenue and West 66th 
Street that had been assembled during Urban Renewal in the 1960s by the reportedly “then-owners of the neighboring Lincoln Towers; and 
subsequently merged with other tax lots to form a larger zoning lot that included the 200 Amsterdam parcel.”

Sources: https://iapps.courts.state.ny.us/fbem/DocumentDisplayServlet?documentId=ykq/dPsCSIucK8lVOnBR4A==&system=prod
  https://www.mas.org/wp-content/uploads/2019/03/memo-2019-03-14-decision-200-amsterdam.pdf
  https://www.mas.org/news/court-orders-200-amsterdam-tower-to-remove-floors/ • https://www1.nyc.gov/assets/buildings/pdf/za961.pdf
  https://www1.nyc.gov/assets/planning/download/pdf/applicants/env-review/riverside/02_fseis.pdf 
  https://www1.nyc.gov/assets/bsa/downloads/pdf/decisions/2017-285-A.pdf
  https://www.landmarkwest.org/wp-content/uploads/2017/05/200-Amsterdam-letter-to-Stringer-5-23-17_SMR-1.pdf

200 Amsterdam Avenue - Rendering
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Although the Supreme Court of the State of New York initially denied the plaintiffs’ request, on February 13th the same court reportedly 
decided that the “city must revoke the developer’s building permit and the developer must ‘remove all floors that exceed bulk permitted 
under the Zoning Resolution,’” having reportedly taken as “governing law” the DOB’s acknowledgment that the guidance from the Minkin 
Memo constituted a “misinterpretation, but it had effectively become law.” Contrary to the 1991 controversy, which in the case of 200 
Amsterdam would require a deconstruction of approximately 20-stories, construction on the site by co-developers SJP Properties and 
Mitsui Fudosan America was reportedly allowed to move forward under certain conditions, enabling the 51-story, 370,099-square-foot 
mixed-use development to top out in August 2019 at its reportedly 668-foot linear height. 

A few weeks following the court ruling, a brief bulletin was reportedly issued on March 2nd by the DOB clarifying that “newly formed 
lots cannot consist of partial tax lots;” and was followed-up by a statement from the Mayor’s office verifying that the change is effective 
immediately and is not retroactive, thereby indicating that it doesn’t apply to the Amsterdam Avenue project. However the court ruling still 
stands; and while the developers plan to appeal the decision, it is unclear whether the city will join the developers, reports indicating that as 
of early March the city was reportedly “nearing a decision about its appellate options.” Until the case is resolved, questions arise about the 
future of 200 Amsterdam Avenue’s financial viability “given that they can’t possibly sell apartments to anyone, and nobody’s going to move 
in there until it’s been resolved,” although “a copy of the building’s offering plan shows that buyers were made aware of the risks posed by 
the litigation” according to reports. In addition, the potential reportedly exists of the $425.8 million construction loan provided by Japanese 
lender Sumitomo Mitsu Trust Bank in November 2018 falling into default due to certain stipulations in the agreement that has a reported 
maturity of March 31, 2021 such as loan-to-value and construction completion deadline requirements.

The real estate industry quickly responded to the court ruling, with some reported industry sources commenting that the ruling “exposed 
every building in this city that was involved in a partial tax lot to have its certificate of occupancy invalidated,” citing as example the MetLife 
Building at 200 Park Avenue. According to reports, over the past 40-years since the Minkin Memo, (34) DOB decisions were made 
consistent with allowing partial tax lots, including (3) that were recently built next to 200 Amsterdam Avenue on the gerrymandering lot — 
200 West End Avenue, a 27-story, 270-foot tall mixed-use condominium, the Lincoln Square Synagogue at 180 Amsterdam Avenue, and 
160 Amsterdam Avenue, a 42-story, 470-foot-tall mixed-use building. 

The latest court decision comes about 2-months following another Article 78 petition ruling by a New York Supreme Court judge that nullified 
the New York City Economic Development’s rezoning of the roughly 59-block area in Upper Manhattan’s Inwood neighborhood, which had 
secured city council approval in August 2018. Reports at the time indicated that the city intends to appeal the decision. Another setback 
for developers due to a second recent New York Supreme Court decision will require (3) developments in Lower Manhattan’s Two Bridges 
section to now go through the cities 7-month-long Uniform Land Use Review Procedure (ULURP), despite the de Blasio administration 
speaking out in support of the projects being built in the large-scale residential district that would have created 2,775 rental units to more 
than triple the number of housing units in the area — 247 Cherry Street, 260 South Street and 259 Clinton Street. Looking ahead, some 
industry people believe that rulings such as these “will send a message to investors that the administration of land use controls in New York 
City can be upended;” as well as creating uncertainty among New York City developers that have already begun to shift interest away from 
New York amid rising costs and tightening regulations.
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Court Strikes Portion of Housing Stability and Tenant Protection Act of 2019 

Concluding that it violates due process, the New York State Court of Appeals has reportedly ruled “in landlords’ favor that the Housing 
Stability and Tenant Protection Act of 2019 should not apply retroactively to cases involving J-51 overcharges;” as well as putting the 
limits on the “rent used to calculate damages to 4-years prior to a complaint.” The ruling is reportedly significant in that it is “the first time 
in its history” that the Court of Appeals has “struck down, as violative of substantive due process, a remedial statute duly enacted by 
the legislature.” Looking ahead, the court’s ruling will likely be very helpful to lawsuits challenging the 2019 enacted statute, particularly 
with regard to the J-51 tax break which has been the subject of several high-profile rulings over the years; while the look-back period for a 
regulated rent overcharge was reset back to the prior 4-year, reversing the extended six or more years stipulated in the HSTPA legislation, 
as reasonably necessary to determine a reliable base rent.

Deal Struck by City’s HPD to Preserve 16,083 Affordable Housing Units

A deal has been secured by the Department of Housing Preservation and Development that will preserve 16,083 affordable housing units 
in New York City. According to the April press release by the agency, the “city used low-cost preservation programs and tax exemptions 
to ensure stability and security for families living in the 95 buildings throughout the Bronx, Brooklyn and Manhattan,” particularly at a time 
when the city is facing an “unprecedented crisis.” The agreement with Co-Op City, the world’s largest housing cooperative, will preserve 
affordability of its 15,372 units spread across 72 buildings until 2052, thereby guaranteeing “Co-Op City’s continued participation in the 
Mitchell-Lama program for decades.” As part of the deal, the cooperative has a $1 million commitment from the city council to fund 
accessibility upgrades for 45 buildings.

A second agreement with Camber Property Group has “safeguarded affordability for over 300 more units in Brooklyn through tax 
exemptions,” to keep the 384-unit, 8-building portfolio located in the boroughs’ Prospect Park South neighborhood affordable for the next 
30-years. As part of the deal, 50-units will be permanently affordable, while 26-units are being set aside for the homeless. Finally, the 
third agreement was made with Cooper Square Mutual Housing Association. The limited-equity cooperative located on a Community 
Land Trust in Lower Manhattan has 327 housing units spread across 21 buildings, which serve very low and low-income New Yorkers. 
Affordability of the complex will continue for the next 40-years. As part of the deal, Cooper Square will receive $1.5 million in funding from 
the Office of the Attorney General for the expansion of services for local senior residents, as well energy efficient upgrades to include the 
installation of solar PV through HPD’s Green Housing Preservation Program financing. In addition, nonprofit Enterprise Community 
Partners provided funding for “wrap-around services that will allow senior residents of the building to age in place.”
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Rent Guidelines Board: 2020 Income and Expense Study  

The board which is mandated to establish rent adjustments for the approximately one million dwelling units subject to the Rent Stabilization 
Law in New York City released its analysis of the cost of operating and maintaining rental housing in the city on April 15th. However, since 
the full impact of COVID-19 is not yet known the RGB’s 2020 study focuses on data from 2018 and prior years; includes 15,012 properties 
containing 675,924-units; and since prior to the passage of the Housing Stability and Tenant Protection Act of 2019, vacancy increase 
and termination of preferential rents upon lease renewal were still permitted. The release of the RGB’s study comes less than one week 
following Mayor de Blasio’s call for a rent freeze for the city’s rent-stabilized tenants as the RGB began its review process remotely, having 
reportedly voted last year for a 1.5% rent increase for one-year leases and 2.5% for two-year leases, which would remain unchanged for 
the period between 2020 and 2021 should the RGB decide on a rent freeze for rent-stabilized units. Many rent-stabilized property owners 
are able to supplement rent income by selling services to tenants, such as laundry, parking and vending, and by renting commercial space.

Decisions by the RGB reportedly take into consideration real estate costs, such as taxes and sewer and water rates; gross operating 
maintenance costs, including insurance rates, the costs of fuel and labor, and fees from the government; the rate and availability of 
financing; the availability of housing accommodations and vacancy rates throughout the city; as well as data on the current and projected 
cost of living in the city. In 2018, taxes remained the largest expense among the (8) major categories of operating and maintenance costs, 
which do not include debt service; and Net Operating Income (NOI) declined for the first time since the 2002-03 period.

2018 Per Unit Average Monthly Data of Rent-Stabilized Buildings

Rent Collected
Yr-over-Yr Growth Gross Income1

Operating & 
Maintenance Costs2

Yr-over-Yr-Growth

Net Operating
Income (NOI)3

Yr-over-Yr Change

Overall Average $1,397 / 3.7% $1,568 $1,034 / 5.8% $535 / -0.6%

Pre-war buildings (prior to 1947) $1,323 / 4.0% $1,489 $998 / 6.2% $492 / -0.7%

Post-war buildings (post 1946) $1,563 / 3.2% $1,748 $1,116 / 5.1% $632 / -0.3%

Manhattan $1,913 / 3.5% $2,274 $1,473 / 6.1% $801 / -1.9%

- South of W 110th St / East 96th St $2,308 / 3.3% $2,773 $1,745 / 5.6% $1,028 / -1.4%

- Upper Manhattan $1,408 / 3.9% $1,636 $1,125 / 7.2% $511 / -3.3%

Brooklyn $1,261 / 3.8% $1,348 $881 / 5.6% $481 / 1.0%

Queens $1,329 / 3.1% $1,415 $934 / 5.5% $400 / -0.5%

Bronx $1,044 / 4.4% $1,159 $797 / 5.8% $362 / 0.6%

Staten Island $1,115 / 6.0% $1,196 $796 / 5.8% $400 / 5.8%

1Encompasses all revenue from rent, including commercial rent, sales of services, such as laundry, parking, and vending, and all other operating income
2O&M costs are comparatively high because it is not possible to distinguish between commercial and residential space
³NOI – earnings after O&M expenses, but before payments of income tax and debt service
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Rent Guidelines Board: 2020 Price Index of Operation Costs  

On April 23rd, RGB’s 2020 Price Index of Operation Costs (PIOC) was released, although Mayor de Blasio is calling for a rent freeze. 
Due to the uncertainty of the COVID-19 pandemic, the results are focused on data from April 2016 to March 2020; and “does not reflect 
the impact of the health crisis on expense data for owner of rent-stabilized apartments in New York City and should not be interpreted as 
such.” PIOC “measures changes in the cost of purchasing a specified set of goods and services used in the operation and maintenance” 
of the city’s buildings that contain rent-stabilized units; and this year, PIOC for all rent-stabilized units increased 3.7%. Among the (7) cost 
components, insurance had an increase of 16.5% at the high, and the utilities cost increase of 1.6% was at the low; while in contrast, fuel 
costs lowered by 12.3%. RGB’s study further revealed that the Core PIOC, which measures long-term trends by factoring out shifts in fuel 
costs, rose 5.1% in 2020; and looking ahead, the growth projection for PIOC in 2021 (April 2020 to March 2021) is 2.4%.

In order to help determine annual rent guidelines for rent stabilized units, the RGB uses a formula known as the commensurate rent 
adjustment, which basically “combines various data concerning operating costs, revenues and inflation into a single measure to determine 
how much rent would have to change for net operating income (NOI) for rent-stabilized apartments to remain constant;” and it provides a 
set of one- and two-year renewal rent adjustments. Each of these formulas have certain limitation and may be best thought of as a starting 
point for deliberations; and along with the RGB’s Income and Expense and Income and Affordability studies, as well as public testimony, 
can determine appropriated rent adjustments.

• First Commensurate Method, also called the “Net Revenue” approach, takes into consideration the term of leases actually signed 
by tenants, but it does not adjust owners’ NOI for inflation. Under this method and an adjustment for the mix of lease terms, this 
year’s guideline for rent increases is 2.75% for a one-year lease, and 5.5% for a two-year lease; and if assumptions for rent stabilized 
unit turnover and the subsequent impact of revenue from vacancy increases are figured in, the guidelines would be 2.5% for a one-
year lease and 4.25% for a two-year lease.

• Second Commensurate Method considers the mix of lease terms while adjusting NOI upward to reflect general inflation, keeping 
both operating and maintenance (O&M) costs and NOI constant — also called the ‘CPI-Adjusted NOI’ formula. Based on this formula 
in the face of the 1.8% increase in the Consumer Price Index, guidelines for rent increases are 3.5% for a one-year lease and 6.75% 
for a two-year lease; or 3.0% and 6.0% for a one- and two-year lease respectively if the estimated impact of vacancy increases was 
also factored in.

• Third Commensurate Method, also call the “traditional” commensurate adjustment, only relies on the PIOC projection of 2.4% for 
2021, yielding rent increases of 2.5% for a one-year lease and 3.3% for a two-year lease

Sources: https://rentguidelinesboard.cityofnewyork.us/wp-content/uploads/2020/04/2020-PIOC.pdf
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REBNY: NYC Residential Sales Report | Q4 2019

The report released in January by the Real Estate Board of New York (REBNY) provides a summary of sales activity within the citywide 
residential market including all condominium, cooperative units and one-to-three family dwellings. Completed transactions citywide totaled 
roughly $9.9 billion in the 4th quarter — the lowest dollar volume since the 4th quarter of 2014; and representing a decrease of 19% 
quarter-over-quarter and 4.5% year-over-over year. Residential transactions citywide decreased to its lowest level since the 1st quarter 
of 2013, resulting in a year-over-year decline of 9% to 10,057 sales, with all (5) boroughs seeing a drop in transaction numbers. Dollar 
volume decreased in (4) of the (5) boroughs, with only Bronx seeing a nominal 1% improvement. Units in the over $5 million range saw 
the sharpest decline year-over-year as transactions lowered by 36%, followed by a 14% decline in the $3 million to $5 million range, 10% 
in the under $1 million range, and 4% at the low in the $1 million to $3 million range.

New York City Residential Sales Activity - Q4 2019

Borough Dollar Volume
Qtr-over-Qtr 

Change
Yr-over-Yr 
Change

Transactions
Qtr-over-Qtr 

Change
Yr-over-Yr 
Change

New York City $9,908,863,549 -19% -4% 10,057 -12% -9%

Manhattan $4,381,761,700 -26% -2% 2,301 -19% -6%

Bronx $489,314,835 0% 1% 969 -4% -6%

Brooklyn $2.257.934.792 -20% -5% 2,392 -14% -5%

Queens $2,167,113,438 -5% -6% 3,322 -6% -10%

Staten Island $612,738,785 -17% -19% 1,073 -18% -21%

Average Sales Price (thousands)

Borough Overall
Qtr-over-Qtr 

Change
Yr-over-Yr 
Change

Condo
Qtr-over-Qtr 

Change
Yr-over-Yr 
Change

Condo 
Transactions

New York City $985 
($750 psf) -8% 5% $1,782 

($1,220 psf) -3% 10% 2,009

Manhattan $1,904 
($1,446 psf) -8% 4% $2,798 

($1,698 psf) 1% 10% 1,025

Bronx $505 
($366 psf) 5% 7% $341 

($334 psf) 23% 18% 120

Brooklyn $944 
($698 psf) -7% 0% $949 

($906 psf) -13% -10% 508

Queens $652 
($546 psf) 1% 5% $603 

($689 psf) -3% -4% 254

Staten Island $571 
($394 psf) 0% 3% $357 

($344 psf) 1% 1% 102

Sources: https://www.rebny.com/content/dam/rebny/Documents/PDF/News/Research/NYC%20Residential%20Sales/REBNY_2019_Q4_ResidentialSales_Report.pdf



Residential Market (cont’d)

P.75

Multifamily Sales Activity: 2019 Year in Reviw

Investment sales activity in New York City’s multifamily market declined across all volume metrics as uncertainty due to political change 
prompts investors to pause as the sweeping pro-tenant rent regulation reforms of the Housing Stability and Tenant Protection Act of 
2019 were enacted last June. As a result of the new legislation, landlords are more limited in the way they can increase rents on rent 
regulated and rent stabilized units, as well as the removal of the vacancy bonus and reforms to major capital improvement (MCI) and 
individual apartment improvement (IAI) increases.

Below is a snapshot of reported 2019 activity for multifamily assets with 10-units or more: 

New York City – An overall total of $6.91 billion in gross dollar volume was generated in 2019, the lowest figure since the slightly over 
$5.2 billion generated in 2011. Activity was spread across 290 transactions and 451 buildings, representing a 40% decrease year-over year 
in dollar volume, as well as a 40% and 36% decline in transaction and building numbers

Manhattan – The area south of East 96th and West 110th Streets generated the highest dollar volume among the (5) markets analyzed. In 
terms of pricing, the borough’s price per square foot and price per unit increased, while its cap rate and gross rent multiplier (GRM)1 went 
down. Among the units sold in Manhattan, 60% were reportedly unregulated. Manhattan reportedly accounted for the largest sale of the 
year, which was the 291-unit Truffles Tribeca, purchased by the Related Companies in February 2019 for $260 million ($893,471 per unit). 
The 2-building, 294,788-square-foot rental complex located at 34 Desbrosses Street (aka 442-454 Washington Street) opened in 2009 and 
includes 28,500 square feet of retail space. 

Northern Manhattan – In contrast to the other (4) boroughs, Northern Manhattan saw growth in dollar volume despite year-over-year 
transaction volume and building volume declining 61% and 54% respectively. Significantly attributing to the increase was the borough’s 
largest sale, the $1.16 billion ($418,294 per unit) acquisition by L+M Development Partners and Invesco of the 2,769-unit majority portion 
of the 3,962-unit former Putnam Portfolio in October 2019, which included the 1,003-unit, 6-building Roosevelt Island complex known 
as Roosevelt Landings. Although the portfolio had exited the Mitchell-Lama program in 2005, new ownership reportedly plans to return 
the majority of the units back to affordability. If the sale was omitted, dollar volume in the borough would have declined by nearly 50%.

New York City 2019 2018 Year-over-Year 
Change

Change vs. 
2017

Transaction Volume 290 450 -36% -36%

Building Volume 451 851 -47% -42%

Dollar Volume $6,912,199,240 $11,507,654,052 -40% -4%

Total Units 18,701 33,346 -44% -22%

Manhattan 2019 2018 Year-over-Year 
Change

Transaction Volume 86 112 -23%

Building Volume 105 163 -36%

Dollar Volume $2,377,474,648 $4,928,484,459 -52%

Total Units 3,116 7,531 -59%

Cap Rate 3.98% 3.69 7.9%

GRM 16.01 18.17 -11.9%

Northern Manhattan 2019 2018 Year-over-Year 
Change

Transaction Volume 26 67 -61%

Building Volume 82 178 -54%

Dollar Volume $1,705,697,143 $1,256,977,329 36%

Total Units 4,456 3,942 13%

Cap Rate 4.73% 4.07% 16.2%

GRM 13.72 15.22 -9.9%
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Brooklyn – Similar to Manhattan, the borough’s price per unit and price per square foot rose, while the cap rate and GRM lowered. 
Approximately 65% of the units sold were reportedly regulated, attributing to the cap rate expansion. Although dollar volume declined 48% 
year-over-year, if the roughly $869,613 million sale of the 46-building rent-regulated Starrett City complex sale that closed in 2018 was 
omitted, which skewed last-year’s dollar volume, year-over-year dollar volume decline would have been a more moderate 24%. The largest 
transaction was reportedly the 62% stake purchase of 333 Schermerhorn Street by a JPMorgan Chase real estate fund, paying $253 
million in RETT and RPTT for the majority interest of the 750-unit mixed-use tower, of which 20% are designated for affordable housing, 
at for. 

Queens – Among the unit sales, 67% were reportedly rent regulated. The largest transaction was the  A&E Realty’s acquisition in December 
of the 18-building, 538-unit Rego Park 18 Portfolio for $150 million ($278,810 per unit), of which 95% of the units are rent-stabilized. The 
portfolio also includes 14 commercial units. The purchase price reportedly represented a steep discount of the $210 asking price upon the 
complex being introduced to the market last February. 

Bronx – Among the units sold, about 60% were regulated in the borough that reportedly has the most rent stabilized unit inventory among 
the (5) boroughs. The largest transaction was the $87.9million ($247,606 per unit) acquisition by FBE Limited of the 355-unit, 2-building 
portfolio at 2001 Story Avenue (aka 900 Pugsley Avenue) in April 2019. 

1GRM – the ratio of the price of a real estate investment to its annual income before accounting for expenses such as property taxes, insurance, and utilities.
Sources: http://furmancenter.org/files/sotc/SOC_2017_FOCUS_Changes_in_NYC_Housing_Stock_29MAY2018.pdf 

Brooklyn 2019 2018 Year-over-Year 
Change

Transaction Volume 78 123 -37%

Building Volume 101 237 -57%

Dollar Volume $1,499,059,669 $2,879,984,336 -48%

Total Units 3,872 12,027 -68%

Cap Rate 4.70% 4.48% 4.9%

GRM 13.72 15.22 -9.9%

Queens 2019 2018 Year-over-Year 
Change

Transaction Volume 36 49 -27%

Building Volume 53 68 -22%

Dollar Volume $647,484,288 $1,339,235,000 -52%

Total Units 2,298 3,853 -40%

Cap Rate 4.46% 3.98% 12.1%

GRM 14.67 17.55 -16.4%

Bronx 2019 2018 Year-over-Year 
Change

Transaction Volume 36 49 -27%

Building Volume 53 68 -22%

Dollar Volume $647,484,288 $1,339,235,000 -52%

Total Units 2,298 3,853 -40%

Cap Rate 4.46% 3.98% 12.1%

GRM 14.67 17.55 -16.4%
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Court Restraining Order Temporarily Blocks NYS Rule Banning Broker Fees on Apartment Rental

On February 6th the New York Department of State (DOS) released an updated guidance memorandum, initially released on January 31st, 
for real estate professionals related to the statewide Housing Security & Tenant Protection Act of 2019 and the Housing Stability and 
Tenant Protection Act of 2019, signed into law by Governor on June 14, 2019. 

"Can a Landlord's Agent Collect a "Broker Fee" from the Prospective Tenant?" was among the list of (14) guidelines included the DOS 
memorandum, offering the following response: 

"No, a landlord’s agent cannot be compensated by the prospective tenant for bringing about the meeting of the minds. NY RPL § 238-a(1)(a) 
provides, in part, ‘no landlord, lessor, sub-lessor or grantor may demand any payment, fee, or charge for processing, review or acceptance 
of an application, or demand any other payment, fee or charge before or at the beginning of the tenancy, except background checks 
and credit checks …’ The fee to bring about the meeting of the minds would be a ‘payment, fee or charge before or at the beginning of the 
tenancy’ other than a background or credit check as provided in this section. Accordingly, a landlord’s agent that collect a fee for bringing 
about the meeting of minds between the landlord and tenant (i.e., the broker fee) from the tenant can be subject to discipline.”

The DOS guidance reportedly represented an interpretation of New York Real Property Law (RPL) Section 238A(1)(a) which states: 

“Except in instances where statutes or regulations provide for a payment, fee or charge, no landlord, lessor, sub-lessor or grantor may 
demand any payment, fee, or charge for the processing, review or acceptance of an application, or demand any other payment, fee or 
charge before or at the beginning of the tenancy, except background checks and credit checks as provided by paragraph” 

Reports indicate that while the state’s recent guidance on fees was meant to clarify a number of rent-related reforms written into the laws 
in June, which included limits on application fees and security deposits, “almost no one thought broker fees were involved.” Among New 
York City’s registered real estate agents that handle residential rental listing, some work directly for tenants who hire their services; while 
others “strike deals with landlords to bring in renters through online ads," and "if the potential tenant signs a lease, the landlord's agent 
then charges the fee directly to the tenant." However pursuant of the DOS guidance, which is reportedly not retroactive, the latter type of 
transaction can now lead to discipline by the DOS, despite it not being clear to some as to “what counts as working for the landlord and 
what counts as working for the tenant.” Further confusion arises as to whether the DOS’s memorandum is merely meant to be used as 
guidance as stated in the memorandum’s title, or it was in effect publishing a new rule.

Response to the guidance prompted the filing of an Article 78 petition on February 10th by the state’s two large real estate industry groups, 
the Real Estate Board of New York (REBNY) and the New York State Association to Realtors, which claims that the DOS was in violation 
of the State Administrative Procedure Act (SAPA), by not “first publishing notice of its proposed rulemaking, providing the public an 
opportunity to submit comments, duly filing its new rules, or otherwise adhering to the procedural requirements to which it is subject under 
New York law.” Claims within the Article 78 petition further state “the DOS’s website sets forth unequivocally that ‘in most transactions’ 
the tenants will be responsible for paying the brokerage commission—even when the broker is also representing the landlord” according 
to DOS General Counsel Legal Memorandum LI05 – Apartment Hunting as stated in the third paragraph of the memorandum:

“If the specific apartment sought is subject to a listing agreement between the landlord and a broker, the broker with whom you 
will be dealing likely represents the interests of the landlord. It is important to understand that, even if the broker is representing 
the landlord, in most transactions the tenant is responsible for paying the broker’s commission. The tenant is free, however, to 
negotiate with the broker as to when and how the commission is earned and should insist on a written commission agreement 
with the broker. Without a written commission agreement, the commission is earned when the broker has obtained oral agreement 
between the landlord and tenant on the essential terms of the tenancy, even if the tenant never takes occupancy or signs a lease. The 
tenant may therefore seek a written commission agreement with the broker providing that the commission will not be earned or paid until 
the tenant takes occupancy or a lease is signed by both landlord and tenant.”

Although a restraining order by a state Supreme Court judge in February brings a temporary return to business as usual without fear 
of discipline by the DOS, if the law stands a shrinkage in the brokerage community to some extent is expected according to reported 
statements by a spokesperson for the Rent Stabilization Association (RSA). While some landlords are already used to paying brokers’ fees 
that they can offset by charging higher rents, the smaller owners, particularly in the case of rent-regulated housing, don’t have the same 
leeway due to stricter rent laws. Reports indicate that the DOS was slated to argue its side in court on March 13th at the height of the 
coronavirus pandemic; however, an updated status of the progress of the Article 78 petition had yet to be reported as of the end of April.   
Sources: https://www.nysenate.gov/legislation/laws/RPP/238-A) • https://www.citylandnyc.org/rebny-challenges-department-of-states-memo-prohibiting-brokers-fees/
  https://www.courthousenews.com/wp-content/uploads/2020/02/Real-Estate-Board-v-Dept-of-State.pdf • https://www.dos.ny.gov/cnsl/apthunt.html



Residential Market (cont’d)

P.78

Lending

Midtown

451-459 Tenth Avenue aka 501-509 West 35th Street (Hudson Yards) – Related Companies and Spitzer Enterprises have secured 
construction financing for the first phase of construction of the 2-building, approximately 1.461 million-square-foot mixed-use project. M&T 
Bank provided the $276.3 million loan that includes a roughly $203.188 million building leasehold mortgage and a $73.112 million project 
leasehold mortgage according to city record documents. Approvals were secured from the Department of Buildings in December for the 
planned 44-story, 511,325-square-foot mixed-use development that will be constructed on the southeast corner of the 5-parcel, nearly full 
block development site bound by 10th Avenue and Hudson Boulevard East between West 35th and 36th Streets. The 535-foot-tall structure 
will host 526 residential units, of which about 25% will be designated for high-end senior housing; 29,025 square feet of commercial 
space; and 113,174 square feet of community facility space. Work at the site is already underway, with construction tentatively slated to 
be completed in 2022.

The project will be developed through a newly created partnership along with Atria Senior Living, Related companies having reportedly 
entered into a joint venture in October 2018 with the Louisville, KY-based provider and operator of senior housing communities. Joining the 
JV is Toledo, OH-based Welltower, a reportedly “S&P 500 healthcare infrastructure company that is the long-term strategic capital partner 
for the ‘Related | Atria JV’ for both the 451 Tenth Avenue project” as well as a project in San Francisco at 1001 Van Ness. The development 
that reportedly intends to give seniors “access to the amenity dense community that is Hudson Yards,” is the fourth recent project to 
bring senior housing to an entirely new level of luxury living. Welltower along with developer Hines recently completed construction of 
Sunrise, a 17-story, 151-unit luxury senior housing development in the Plaza District on the corner of Lexington Avenue at 139 East 56th 
Street that has rents reportedly reaching over $20,000 per month for some units; and more recently filed new building applications for an 
second 18-story, 162-unit development in the Upper West Side on the corner of West 85th Street at 2330 Broadway. A third project that 
offers assisted living, memory care and chronic care housing is nearing construction completion on the corner of East 93rd Street in the 
Upper East Side. Located at 1802 Second Avenue, the 24-story, 215-unit development dubbed Inspîr at Carnegie Hill has asking rents 
starting at about $12,000 per month for assisted living units; and is being co-developed by Westport, CT-based Maplewood Senior Living 
and Cockeysville, MD-based “triple-net equity REIT” Omega Healthcare Investors.

Over the next 5-years Related and Atria reportedly plan to develop, own and operate a $3 billion senior housing portfolio under the JV, 
offering “modern, urban communities catering to seniors looking to live in major cities.” Reports in 2018 indicated that the cities of New 
York City, San Francisco, Boston, Los Angeles, Miami, and Washington, D.C. have been selected as the initial development pipeline, with 
projects to be centrally located with easy access to cultural attractions and public transportation. The venture is driven by the continued 
upward trend of demand for senior housing as the “baby boom generation” (born between 1946 and 1964) begins to turn 80. The U.S. 
Census Bureau reportedly “estimates that by 2025 the 83-and-older set will rise to 10.2 million, growing by 1.6 million over the period from 
2017 to 2025.” There are several types of senior housing intended to offer the elderly varied options at different times in their lives including 
age-restricted, active adult, independent living, assisted living and memory care facilities. A growing number of developers are looking to 
create all-inclusive campuses incorporating the varied types of senior housing to provide “a full continuum of care.”
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Lending (cont’d)

138 East 50th Street (Midtown East) – Co-developers Ceruzzi Holdings and SMI USA have reportedly refinanced 
the newly built 63-story, 253,222-square-foot mixed-use tower that completed construction last year, retiring a 
$300 million construction loan provided by Madison Realty Capital in August 2017. Meritz Securities provided a 
$350 million condo inventory loan, marking the debut of a South Korean lender in New York’s condo inventory 
debt space according to reports. Sales of the 124 residential units within the 789-foot-tall tower known as La 
Centrale launched last April, reports one year prior noting a projected sellout of $536 million. The building located 
between Lexington and 3rd Avenues also includes a total of 7,674 square feet of ground and lower level retail 
space that as of mid-February was being marketed for lease. Tenant amenities reportedly include a porte-cochère 
that runs block-through to 49th Street; a lounge area known as the Club Room; a conference room; a private 
dining area with an associated catering kitchen, a fitness center and lap pool with in-house spa; as well as a pet-
friendly Garden Terrace.

435 West 31st Street (Penn Plaza) – Brookfield Property Partners and the Qatar Investment Authority (QIA) have refinanced The Eugene, 
a 64-story, 748,279-square-foot mixed-use rental building that completed construction in 2017. The $479 million loan provided by the 
Bank of China refinanced the remaining $446 million of an August 2015 loan provided by the New York State Housing Finance Agency, 
and consolidated it with a new $33 million fee mortgage according to city record documents. The building’s 844 residential units —169 
affordable units spread across 111,900 square feet and 675 market-rate units spread across 504,604 square feet, served as collateral for 
the financing; while the 1,367-square-foot retail unit at the base of the tower was not included in the transaction.

980-990 Sixth Avenue (Penn Plaza) – The Vanbarton Group, a spin-off from the Emmes Group has secured a $240 million financing 
package. Blackstone provided the loan that includes the refinancing on $165 million of existing debt and consolidates it with a newly 
originated $47 million gap mortgage, a roughly $15.533 million building loan, and a $12.467 million project loan. Vanbarton had acquired 
the building known as The Vogue in January 2018 from the Karten family, paying $316 million in real property and real estate transfer 
taxes according to city records. The 24-story, 400,000-square-foot mixed-use rental building hosting 320 residential units spans the entire 
6th Avenue block-front between West 36th and 37th Streets; and goes by alternate addresses 67-76 West 36th Street, and 64-76 West 
37th Street. In addition to the roughly 267,247-square-foot residential component, the building includes 119,135 square feet of commercial 
space comprised of a mix of approximately 65,000 square feet of office space reportedly leased to co-working space provider WeWork as 
of January, 12,000 square feet of retail space, and a 120-car parking garage.  The building reportedly offers the opportunity of a full or partial 
conversion of the rental units into condominiums; or the initiating of renovations and upgrades to attract higher rents

572 Eleventh Avenue (Hell’s Kitchen) – The Moinian Group has refinanced the 13-story, 125,000-square-foot mixed-use Oskar rental tower 
that has an alternate address of 555 West 43rd Street. The Bank of China provided the 10-year, $105 million debt that reportedly carries a 
fixed interest rate of 2.82%. The loan replaces the $103 million construction loan carrying a 2.24% interest rate provided by the New York 
State Housing Agency in November 2017, for which Bank of China served as administrative agent, and added $2 million in new financing. 
Last June (2019) reports indicated that the developer was seeking to sell the 164-unit building at an asking price of $200 million ($1,219,512 
per residential building). The newly constructed tower that welcomed its first residents in 2018 includes 26,700 square feet of ground and 
basement level retail space; and was reportedly constructed under the Affordable New York Housing Program (ANYHP). At the time of the 
announced sale offering, reports indicated that the residential units included a mix of 118 free-market units (of which 88% were leased) 
and 46 affordable units; and if sold, new ownership would continue to benefit from the 100% exemption on most real estate taxes for a 
period of 35-years under the incentive program. It is uncertain if the recent refinancing represents a shift is plans by Moinian; or if a sale 
of the asset is still being sought.

Midtown South

13-27 Spring Street aka 208-226 Mott Street (NoLita) – LIHC Investment Group has secured a $74 million loan originated by Rockport 
Mortgage Corp. to refinance the 152-unit Little Italy Restoration Apartments (LIRA). As part of the Federal Housing Administration 
Section 223(f) refinancing that closed near the end of February. LIHC and the U.S. Department of Housing and Urban Development (HUD) 
signed a new 20-year Section 8 deal to effectively extend the existing contract through 2043 according to reports. The new debt will help 
finance several planned renovations for the 3-building, 7-story complex that spans the entire Spring Street block-front between Mott and 
Elizabeth Streets; and offers a combined total of 184,900 square feet and includes (4) retail units spread across approximately 22,000 
square feet.

138 East 50th Street 
 Rendering
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208 Delancey Street aka 49-51 Pitt Street (Lower East Side) – New Empire Real Estate Development has 
secured $41.5 million in financing from Axos Bank. The new debt includes the assumption of $12 million in existing 
debt provided by Madison Realty Capital in December 2017, a roughly $24.33 million construction loan and $5.17 
million project loan according to city records. Excavation work recently began at the L-shaped, 10,925-square-
foot parcel the developer acquired in December 2017 for roughly $29.439 million ($367 per buildable-square-
foot). New construction will give rise to an 11-story, 80,200-square-foot mixed-used development that will host 
69 residential condominiums spread across 59,000 square feet, 8,300 square feet of community facility space 
reportedly designated for an ambulatory diagnostic facility, plus onsite parking for 10 vehicles. Tenant amenities to include a landscaped 
roof deck, lounge, outdoor recreation area, pet grooming station, bicycle room and private storage. 

Manhattan/Brooklyn

 34-Property Portfolio (Harlem) – Landlords Mendel and Eugene Mendelowitz have refinanced the multifamily Manhattan-centric portfolio 
that includes (1) office building and (2) Brooklyn buildings with a $324 million loan. Co-lenders Cantor Commercial Real Estate (CCRE) 
and KeyBank provided the financing that consolidates existing debt with a newly originated roughly $36.078 million gap mortgage. The 
residential and mixed-use portfolio offers a combined total of 1,128,191 square feet hosting a total of 1,112 residential units and 64 retail 
units according to New York City of Finance records; and was acquired through multiple transactions from 1994 through 2016.

Harlem

680 St. Nicholas Avenue / 356 West 145th Street (Harlem) – Fairstead Capital has refinanced the pair of adjacent mixed-use buildings 
situated on the same tax lot with a $46.4 million loan provided by Capital One, reportedly under the U.S. Department of Housing and Urban 
Development’s (HUD) 223f program. Reports indicate that “under the initiative, Capital One will be insured against default by the federal 
government throughout the permanent loan’s term.” As part of the deal Fairstead signed an agreement with the city, pledging to keep the 
111 residential units at the St. Nicholas Manor Apartments affordable to low income families for a term of 40-years. The 8-story buildings 
that have a combined total of about 132,300 square feet last traded in September 2015 for $41 million, the transaction financed by a $23.5 
million loan from Signature Bank according to city records. Recently completed renovations added a tenant community room as well as 
upgraded telecommunications infrastructure. 

208 Delancey Street 
Rendering

Address Sq. Ftge. Last Traded Address Sq. Ftge. Last Traded

2330 ADAM C POWELL BLVD 10,140 $3,100,000 -  7/2007 136 WEST 111 STREET 14,685
$12,750,000 – 4/2014

132 SHERMAN AVENUE 17,390 $5,100,000 – 9/2016 144 WEST 111 STREET 12,550

440 AUDUBON AVENUE 66,240 $20,800,000 – 12/2016 140 WEST 111 STREET 14,685
$11,500,000 – 4/2014

337 WEST 43RD STREET 17,600 $3,350,000 – 10/2007 148 WEST 111 STREET 12,550

333 WEST 43RD STREET 19,860
$20,000,000 – 10/2007

3489 BROADWAY 99,946 $32,533,000 – 8/2014

331 WEST 43RD STREET 8,715 2092 AMSTERDAM AVENUE 10,602
$6,300,000- 11/2014

529 EAST 81ST STREET 52,000 $16,900,000 – 9/2011 2090 AMSTERDAM AVENUE 10,602

240 EAST 85TH STREET 5,052 $1,780,000 – 8/2004 884 WEST END AVENUE 94,328 $31,000,000 – 11/2012

432 EAST 88TH STREET 24,572 N/A – 11/2002 235 1st AVENUE (office Bldg) 11,149 N/A – 5/1997

1741 1st AVENUE 11,375 $3.550,000 – 5/2004 589 RIVERSIDE DRIVE 55,320 $6,100,000 – 9/2003

201 WEST 92ND STREET 68,841
$61,000,000 – 6/2008

730 RIVERSIDE DRIVE 107,530 $33,332,514 – 3/2016

676 AMSTERDAM AVENUE 68,840 780 RIVERSIDE DRIVE 111,260 $32,378,000 – 10/2013

1841 1 AVENUE 45,465 $13,850,000 – 8/2007 470 WEST 23RD STREET 13,860 $4,200,000 – 6/2004

61 WEST 106 STREET 30,336 $15,000,000 – 8/2014 2018 5th AVENUE 20,350 N/A – 12/2001

66 WEST 109 STREET 15,028
$11,350,000 – 1/2012

245 FLATBUSH AVENUE (Brooklyn) 3,660 N/A – 10/1994

70 WEST 109 STREET 15,028 480 HUMBOLDT STREET (Brooklyn) 39,916 $9,275,000 – 9/2011

132 WEST 109 STREET 9,360
$7,800,000 – 7/2011 Total 1,128,195

134 WEST 109 STREET 9,360
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3-Building Portfolio (Hamilton Heights/Washington Heights) – Former Eastern Consolidated founders Daun Paris and Peter Hauspurg 
have refinanced the (3) Upper Manhattan assets, having secured $29.775 million in reportedly Freddie Mac-backed debt, of which roughly 
$5.799 million is newly originated. M&T Realty Capital Corp., the lending arm of M&T Bank provided the 10-year, 3.47% fixed-rate loan 
that requires interest-only payment.

• 401 Edgecombe Avenue (Hamilton Heights) – The 5-story, 53,815-square-foot residential building that hosts 66 residential units was 
refinanced by an $8.845 million loan that consolidated existing debt with a newly issued roughly $1.172 million loan.

• 940 Saint Nicholas Avenue (Washington Heights) – The 6-story, 88,170-square-foot residential building that hosts 73-units was 
refinanced by a $12.095 million loan that consolidated existing debt with a newly issued roughly $1.985 million loan.

• 3621 Broadway (Washington Heights) – The 6-story, 36,624-square-foot mixed-use building that hosts 21 residential units and 4 commercial 
units was refinanced by an $8.835 million loan that consolidated existing debt with a newly issued roughly $2.642 million loan.

432-438 East 14th Street (East Village) – Benenson Capital Partners and Mack Real Estate Group have refinanced 
the newly constructed 2-tower, 80/20 mixed-use development located between 1st Avenue and Avenue A, 
which replaced the former Peter Stuyvesant Post Office that closed in 2014. Lender Landesbank Hessen-
Thüringen, also known as Helaba, provided the 10-year, $81 million fixed-rate loan that replaces previously 
secured construction financing according to reports. The 7- and 8-story EVE NYC, offering a combined total of 
135,186 square feet launched leasing of the 113 residential units early last year; while pre-leasing activity at 
the complex that opened last March attracted grocery chain Trader Joe’s, which committed to 22,701 square 
feet of space in mid-2017. The new store that spreads across the entire 8,531 square feet of ground level retail 
space and 14,170 square feet on the lower level established the grocer’s second location along the 14th Street corridor. Tenant amenities at 
the building reportedly include a communal lounge, fitness center, roof deck, private outdoor courtyard, recreational space and a dog run.

Outer Boroughs - Brooklyn

18 6th Avenue aka 674 Atlantic Avenue (Prospect Heights) – Greenland USA has closed on a $460 million construction loan from a 
consortium of lenders led by M&T Bank and Bank of New York that includes a roughly $380.78 million building loan and $79.221 million 
project loan. Greenland will be co-developing the mixed-use tower with the Brodsky Organization, following a newly created joint venture 
with the master site developer announced in April. According to new building applications initially filed in October 
2018 and approved in early December 2019, the 51-story, 832,448-square-foot development will reach a linear 
height of 525-feet; and host 858 residential units spread across 781,052 square feet and 51,396 square feet 
of commercial space. Construction already underway, the estimated $640 million tower is tentatively slated 
to deliver sometime in 2022. In an effort to accelerate construction of the 15-building Pacific Park complex, 
Greenland has sold the development leases for (3) of the sites in order to meet the 2025 deadline to deliver 
a total of 2,250 affordable housing units, as reportedly stipulated in the agreement with the state to avoid the 
cash penalty if the deadline is not met. 

• 664 Pacific Street aka 37 6th Avenue – The 26-story, 380,944-square-foot mixed-use development is being 
constructed by the Brodsky Organization. The 272-foot tall structure will host 323 rental units, of which 
30% will reportedly be designated for affordable housing, and 69,858 square feet of community facility 
space for a new middle school. 

• TF Cornerstone – The developer has assumed the development leases for the pair of adjacent sites located 595 Dean Street (aka 754 
Pacific Street) and 615 Dean Street. Applications were filed in November for the 2-building project that will give rise to adjoining east 
and west 29-story towers offering a combined total of 925,851 square feet. Upon full construction completion a total of 798 residential 
units and 8,397 square feet of commercial space will be created. Groundbreaking is slated for some time in 2020, the buildings to 
reportedly be constructed on a deck over the exposed LIRR yard on the site’s Atlantic Avenue side, pending MTA approvals.

18 6th Avenue - Rendering

432-438 East 14th Street 
Rendering
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Lending (cont’d)

286-292 North 8th Street (Williamsburg) – The Collective has reportedly secured a $75 million 
construction loan from ACRES Capital for a planned co-living development, marking Collective’s 
third Brooklyn project. The London-based company launched in 2010 had acquired the 3-parcel, 
20,584-square-foot assemblage located between Meeker Avenue and Havemeyer Street in December 
for roughly $41.361 million according to city records. The development site that previously traded for 
$26 million in May 2016 was reportedly sold by Macro Sea and the Kamil Organization, apparently 
abandoning their own plans for an upscale 11-story, 102,830-square-foot dormitory development 
despite filing new building applications and securing permit approvals for the 205-unit, 400-bed 
project.  

Although new building applications have yet to be filed, reports indicate that the 11-story development being developed in partnership 
with local universities will include a mix of a 194-bed student housing and 127-bed short/medium-stay co-living space. Although unverified, 
it is possible that The Collective may be moving forward with a modified version of the existing plans for the project that will reportedly 
have multiple amenities including a student lounge, classroom space, a rooftop fitness and wellness level with a sun terrace and sauna, a 
restaurant and a courtyard bar.

Other projects being developed in the borough by The Collective include:

• 24-28 Boerum Street (Williamsburg) – Applications were filed in June 2019 for a 27-story, 370,073-square-foot mixed-use development 
that will host 254 residential units, 130,445 square feet of commercial space, and 9,016 square feet of community facility space. 

• 1215 Fulton Street / 20 Halsey Street – Applications were filed in September 2019 for a 10-story, 238,751-square-foot mixed-use 
development that will host 150 co-living units and 93,630 square feet of commercial space. 

In addition, the March 2019 purchase of the 125-key Paper Factory Hotel at 37-06 36th Street in Long Island City, Queens, which the 
company reportedly plans to convert into a “short-stay” co-living arrangement for stays between (1) and (29) days.

722 Metropolitan Avenue (Williamsburg) –  The joint venture of SL Development and Local 
Capital has secured $45 million in financing from LibreMax Capital. The new debt replaces 
previous financing provided by Madison Realty Capital in 2017; and includes a roughly $21.816 
million mortgage to refinance and consolidate a $13.176 million mortgage and $8.64 million 
project loan, the refinancing of a $21.684 million building loan, and a newly originated $1.5 million 
project loan to help fund construction completion of the 7-story, approximately 68,808-square-
foot mixed-use condominium development. Work at the site is transforming a pair of adjacent 
3-story warehouse structures into a 69-unit mixed-use building dubbed The Umbrella Factory, 
in tribute to the property’s former occupant umbrella factory Embee Sunshade. As part of the 
project the 43-foot-tall structures have undergone a vertical expansion of 4-stories, adding 
31,295 square feet on top of the existing 37,513 square feet; as well as an increase in linear height of 42-feet according to initial applications 
filed with the Department of Buildings (DOB) near the end of 2016. The co-developers had acquired the original 2-parcel, 14,971-square-
foot assemblage for $23.25 million in 2017, subsequently purchasing 4,360 square feet of additional development rights from adjacent 724 
Metropolitan Avenue in September 2017 for $715,000 ($164 per square foot) according to city record documents. Construction is expected 
to be completed sometime this year. 

160 Imlay Street (Red Hook) – Est4te Four has reportedly secured a $74 million inventory loan for 
the 6-story, 224,809-square foot former New York Dock Company warehouse. Churchill Real Estate 
Holdings provided the new financing the replaced a $79.4 million loan secured in May 2018 from 
Apollo Commercial Real Estate. The warehouse to residential condominium conversion that has yet 
to complete construction will deliver 70-units and 39,566-square feet of commercial space offering a 
mix of 20,810 square feet of 2nd floor office space and 15,756 square feet of ground level retail. The 
developer acquired the 2-parcel assemblage that stretches 550-feet along Imlay Street for roughly 
$25.103 million in 2012 according to city records.

160 Imlay Street - Rendering

286-292 North 8th Street - Rendering

722 Metropolitan - Rendering
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Lending (cont’d)

Queens

147-07 94th Avenue (Jamaica) – Phoenix Realty Group and Artimus Property secured a roughly $180.824 million financing package from 
the New York City Housing Development Corporation (HDC). Proceeds from the financing will help fund the construction of a 24-story, 
549,830-square-foot mixed-use development that will host 522 residential units and 16,140 square feet of retail space according to new 
building applications filed in early 2018. The co-developers control the 35,000-square-foot parcel located between Sutphin Boulevard and 
150th Street under a 52-year ground lease, including (2) 24-year extension options, secured in 2016 for roughly $34.286 million ($62 per 
buildable-square-foot) according to city records.

43-22 Queens Street (Long Island City) – Rockrose Development has refinanced the 54-story, 790-unit mixed-use building that completed 
construction in 2018. California-based Wells Fargo provided the $350 million loan that consolidates the refinancing of $255 million provided by 
Bank of America in 2017 with a newly originated $95 million mortgage. The 598-foot-tall, 712,747-square-foot Eagle Lofts building constructed 
on the former Eagle Electric Manufacturing site reportedly completed Phase 1 of a much larger multi-building, 2,500-unit complex.

Bronx

8-Building,539-unit Portfolio (Bronx) – Finkelstein Timberger East Real Estate (FTERE) secured $76.68 million in financing that included 
a newly originated roughly $3.81 million gap mortgage. Lender Morgan Stanley provided the reportedly 10-year interest only payment loan 
that carries a 3.635% fixed interest rate. The residential package offers a combined total of 459,534 square feet; and hosts a combined 
total of 539 residential units and (7) retail units according to Department of Finance information. The majority of the properties were 
acquired in 2011.

6-Building, 388-unit Portfolio (Bronx) – Finkelstein Timberger East Real Estate (FTERE) secured a 10-year, $53.9 million loan to refinance 
the multifamily portfolio that offers a combined total of 406,331 square feet and (4) retail units. Merrill Lynch provided the fixed-rate financing 
that consolidated roughly $46.640 million in existing unpaid principal with a new $7.26 million gap mortgage. According to reports, the new 
debt carries a 3.58% interest rate; and includes interest-only payments for the life of the loan.

Address Sq. Ftge. Units Last Traded

1299 Grand Concourse 52,595 66 $6,250,000 – 07/2013

2500 University Avenue 52,805 58 $3,177,275 – 5/2011

2785 Sedgwick Avenue 51,600 49 $2,648,925 – 4/2011

3018 Heath Avenue 58,500 87 $4,297,450 – 4/2011

1576 Taylor Avenue 75,600 73 $4,222,950 – 4/2011

2505 Aqueduct Avenue 67,000 48 $3,071,325 – 4/2011

1264-1270 Gerard Avenue 117,000 112-res / 7-ret N/A – 10/1978

1945 Loring Place 47,500 43 N/A – 10/1995

Totals 459,534 539-res / 7-ret

Address Sq. Ftge. Units Last Traded

75 West 190th Street 68,797 49-res/1-retail $3,206,300 – 4/2011

610 Trinity Avenue 80,254 106 N/A

1791 Walton Avenue 67,000 49-res/2-retail $8,600,000 – 10/2011

2770-2780 Kingsbridge Terr 88,200 72-res/1-retail $4,301,975 – 4/2011

3031 Holland Avenue 51,040 56 N/A

3041 Holland Avenue 51,040 56 N/A

Totals 406,331 388-res / 4-ret
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Address Sq. Ftge. Units Last Traded

271 East 197th Street 42,500 42 $4,200,000 – 7/2013

686 Rosewood Street 33,132 29-res/5-retail $2.219,700 – 4/2011

2505 Olinville Avenue 43,848 49 N/A - 9/1996

3215 Holland  Avenue 39,240 52 $2,650,850 – 4/2011

1473-1475 Sheridan Avenue 92,676 100 $9,300,000 – 5/2013

2305 University Avenue 67,200 54 N/A – 6/1999

2315 Walton Avenue 36,694 45 $3,020,000 - 11/2010

2515 Olinville Avenue 41,664 48 $2,685,000 – 5/2013

Totals 396,954 419-res / 5-ret

Lending (cont’d)

8-Building, 419-unit Portfolio (Bronx) – Finkelstein Timberger East Real Estate (FTERE) refinanced the Bronx portfolio, having secured a 
$63.8 million loan in financing that included a newly originated roughly $7.267 million gap mortgage. Lender Morgan Stanley provided the 
reportedly 10-year interest payment only loan that carries a 4% fixed interest. The residential package offers a combined total of 396,954 
square feet; and hosts a combined total of 419 residential units and (5) retail units according to Department of Finance information.

18-building, 966-unit Portfolio (Bronx) – Morgan Group secured (3) loans in December from Morgan Stanley to refinance the multifamily 
portfolio. Reports indicate that the fixed-rate financing had a blended rate of 3.78% with 10-years of interest only payments; and replaces 
existing debt with near term maturities.

• $77 Million refinanced the existing debt on (9) buildings hosting a combined total of 528 residential units and (17) commercial 
spaces located in the areas of Concourse Village, Mt. Hope, Tremont and Fordham according to reports. The 10-year loan carries a 
3.78% fixed interest rate; and was collateralized by — 1210 Sherman Avenue, 1230 Teller Avenue, 175 East 176th Street, 1916 Grand 
Concourse, 2121 Grand Concourse, 2735 Marion Avenue, 2773 Briggs Avenue, 2781 Grand Concourse, and 2805 University Avenue. 
A new roughly $2.091 million gap mortgage was simultaneously issued, which although unverified, appears to be in addition to the 
refinancing. 

• $33.3 Million refinanced the existing debt of (4) buildings hosting a combined total of 209 residential units and (2) commercial spaces 
located in the areas of Norwood, Kingsbridge Heights and Bedford Park according to reports. The 10-year loan carries a reportedly 
3.92% a fixed interest rate; and was collateralized by — 323 East Mosholu Parkway, 2550 University Avenue, 2952-54 Marion Avenue, 
and 3205 Grand Concourse. A new roughly $3.265 million gap mortgage was simultaneously issued, which although unverified, 
appears to be in addition to the refinancing.

• $32.3 Million refinanced the remaining (5) buildings that host a combined total of 229 residential units and (10) commercial units 
located in the areas of Highbridge, Longwood, Concourse Village, Jerome Park and Norwood. The 10-year loan carries a reportedly 
3.65% fixed interest rate; and was collateralized by — 190 West 170th Street, 1057 Hoe Avenue, 1136 Sherman Avenue, 2979 Marion 
Avenue, and 3500 Tyron Avenue. A new $733,117 gap mortgage was simultaneously issued, which although unverified, appears to be 
in addition to the refinancing.
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New to Market

Downtown

The Hakimian Organization has reportedly introduced the sale offering of the 36-story, 694,227-square-foot mixed-use tower at an asking 
price of $125 million. The building located at 75 Wall Street spans the entire Wall Street block-front between Water and Pearl Streets; and 
currently hosts a 346-unit residential condominium on the upper half of the building and a 253-key Hyatt-branded Andaz Hotel spanning 
15-floors at the base. Last trading in February 2006 for $185 million, Hakimian subsequently launched the mixed-use conversion of the 
office building formerly known as the Barclay Bank Building 2-years later according to reports. At a time when many hotels are struggling, 
it is possible that a buyer will consider converting the base of the building back to office use.

Uptown

SL Green Realty has reportedly introduced the sale offering of a pair of mixed-use buildings located in the Sutton Place section of the 
Upper East Side. Decisions to sell the properties that offer a combined total of 430,482 square feet with 384 residential units, of which a 
large number are reportedly rent-stabilized, and 17 retail units was reportedly prompted as part of an effort to increase liquidity in the wake 
of the COVID-19 pandemic, and the passage of the Housing Stability and Tenant Protection Act of 2019 by the state, which limited the 
ability by landlords to raise rents on rent-stabilized units.

• 400 East 58th Street – The 16-story, 140,000-square-foot building located on the corner of 1st Avenue hosts 125 residential units and 
7 retail units; and in January 2012 the SL Green paid $20.346 million ($162,768 per unit) in real property transfer taxes according to 
city records.

• 400 East 57th Street – The 19-story, 290,482-square-foot building the spans the entire 1st Avenue block-front between East 56th and 
57th Streets hosts 259 residential units and 10 retail units; and last traded in January 2012 for $109 million ($420,849 per residential 
unit). Reports indicate that SL Green is reportedly in discussions to sell its 41% minority stake to Stonehenge Properties, which 
currently has a 10% interest in the asset; while BlackRock owns the remaining 49% stake acquired in 2016 in a deal the reportedly 
valued the property at $170 million ($413,127 per unit). 

Sale Highlights – 1st Quarter 2020

Midtown

The partnership of former Yankee Alex Rodriquez’s A-Rod Corp, the Modlin Group, and Stonehenge NYC have purchased the 14-story, 
88,658-square-foot Allen House building located in Midtown’s Turtle Bay neighborhood at 340 East 51st Street. The sale by London’s 
Allen family, which developed the 55-year-old building, attracted a price of $66.248 million ($581,122 per residential unit), new ownership 
securing a roughly $23.613 million loan from Heitman Capital Management to close on the transaction according to city records. Located 
between 1st and 2nd Avenues the 114-unit building that includes a retail unit at its base will be rebranded Stonehenge 51. The deal 
marks the first real estate acquisition by the partnership that was established last year; and reportedly plans to “buy $1 billion worth of 
value-add multifamily real estate in New York City.” 

417 Park Avenue (Midtown East) – GDS Development, reportedly along with Swedish real estate firm Klövern AB have purchased multiple 
co-op units within the mixed-use building located on the corner of East 55th Street. According to city records documents posted February 
18th, a combined total of roughly $182.245 million was paid in real property and real estate transfer taxes through separate transactions 
for a total of 26-units; however reports indicate the deal included a total of 29-units with RPTT and RETT totaling $184 million. Plans by 
new ownership have yet to be announced.

Source: https://www.nydailynews.com/new-york/ny-de-blasio-irgang-podolsky-cluster-site-conversion-20191217-3zu6ebvih5cpngd5zsnekxbj24-story.html
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Sale Highlights (cont’d)

Midtown South

Brookfield Premier Real Estate Partners, a Brookfield Asset Management-backed fund has entered into contract to purchase the 36-story, 
492,987-square-foot mixed-use building for $446.5 million.  Located in the Chelsea neighborhood on the southern edge of the Garment 
District, the pending sale of The Olivia at 315 West 33rd Street also includes the adjacent undeveloped parcel of land at 321 West 33rd 
Street. The block-through building that opened in 2000 includes 333 residential units, of which over 96% are leased; and 270,132 square 
feet of commercial space that is 100% occupied by tenants including AMC Theater, Music Choice, and professional training firm Landmark 
Education, which secured a 15-year renewal of its 48,713-square-foot space in 2016 per reports at the time. According the SL Green’s 
press release, the transaction that is expected to close in the 2nd quarter is part of its commitment to “strategically divest on non-core 
assets” with the capital generated from the sale being redeployed into the REIT’s ongoing share repurchase program. SL Green acquired 
the properties located between 8th and 9th Avenues in November 2013, paying $386.775 million in real property and real estate transfer 
taxes according to city records.

An undisclosed Peruvian family has reportedly completed a bulk 8-unit purchase at the 4-tower Waterline 
Square complex in the Lincoln Square section of the Upper West Side as a safe haven “investment to 
ride out the coronavirus pandemic.” Although details of which building(s) the units were located in was not 
released, the $27 million ($3.375 million per unit) deal offers a total of approximately 11,000 square feet 
($2,455 per square foot) of residential space according to reports. New ownership plans to rent out the units 
which they reportedly bought at a roughly 7% overall discount from the asking prices. GID Development 
Group developed the mixed-use complex located along West End Avenue between West 59th and 61st 
Street that hosts a combined total of 1,127 residential units, of which 216-units are condominiums at a 
reportedly targeted sellout of $.15 billion. Leasing was initially launched in the fall of 2019; and the complex 
opened its doors to its first condo residents in early March.

Uptown

Jonathan Rose Companies has acquired the 217-unit affordable housing component that spreads across 276,647-square-feet of 
residential space within the 28-story, 314,041-square-foot mixed-use Tower West at 65 West 96th Street (aka 741-73 Columbus Avenue) 
for roughly $93.836 million ($432,425 per unit). A roughly $74.456 million mortgage was provided by Hunt Mortgage Capital to close on the 
transaction. Seller, longtime owner the Starrett Corp. reportedly developed the tower in 1971 and according to city records is retaining the 
11,642-square-foot commercial component on the sub-cellar and cellar levels. The units within the building that spans the entire Columbus 
Avenue block-front between West 96th and 97th Streets on the Upper West Side reportedly operate under the Department of Housing and 
Urban Development’s (HUD) “partial Section 8 and New York State’s Mitchell Lama programs.

Upper Manhattan

Entities tied to Yechiel Newhouse have purchased the 36-building Harlem portfolio that offers a combined total of 361,689 square feet. 
According the New York City Finance Department, the residential package includes 387 residential units, of which reportedly over 85% 
are rent stabilized, and 28 retail units. . The sale through multiple transactions by ABJ Property attracted a price of roughly $118.039 million 
($305,011 per residential unit). New York Community Bank provided a $90.8 million loan the refinanced roughly $71.091 million of existing 
debt and consolidated it with a newly provided $19.709 million gap mortgage. The portfolio last traded for a combined total of roughly 
$69.793 million ($180,344 per residential unit) through multiple transactions between 2013 and 2018 according to city records.

Waterline Square - Rendering

Source: https://slgreen.gcs-web.com/news-releases/news-release-details/sl-green-announces-sale-315-west-33rd-street 
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Building Sq. Ftge. Units Sale Price

Manhattan:

475 West 145th Street 9,425 20 $5,483,400

110 East 116th Street 9,458 12-res / 1-ret $5,124,500

108 East 116th Street 8,894 12-res / 1-ret $5,124,500

2093 Madison Avenue 8,825 20 $5,772,000

79 East 125th Street 12,100 20-res / 2-ret $8,243,600

77 East 125th Street 5,410 6-res / 1-ret $4,839,600

2082 Madison Avenue 8,845 9-res / 1-ret $4,906,200

2153 Fifth  Avenue 8,860 10 $4,477,000

148 West 124th Street 9,535 20 $5,772,000

Bronx:

2001 Marmon Avenue 21,600 35-res / 1-ret $7,511,000

917 Eagle Avenue 10,135 10 $5,054,200

492 East 138th Street 9,700 9-res / 2-ret $3,751,800

494 East 138th Street 9,700 9-res / 1-ret $3,611,200

416 East 138th street 9,293 8-res / 1-ret $4,329,000

Totals 141,780 200-res / 11-ret $74,000,000

Sale Highlights (cont’d)

Upper Manhattan / Bronx

Neighborhood Restore Housing Development Fund Corp., reportedly a non-profit that partners with the city on affordable housing 
projects, has acquired a 14-building portfolio, of which (9) buildings are located in Upper Manhattan and the remaining (5) in the Bronx. The 
$74 million purchase from landlord Mark Irgang was funded by roughly $79.728 million financing  package provided by the city — a roughly 
$74.531 million acquisition loan and $700,000 building loan through the Department of Housing Preservation and Development (HPD), 
plus a $4.497 million mortgage provided by the New York City housing Development Corp. (HDC). An independent appraisal reportedly 
commissioned by the city valued the portfolio at $60.1 million; and the final price paid was “determined by what the city would have paid 
if they had sought to acquire the property through eminent domain, which would tack on extra costs and time.”

The purchase is reportedly the second phase of Mayor de Blasio’s “cluster site conversion plan;” and the buildings currently in disrepair 
will be upgraded and go back into the roster of affordable housing “to guarantee rent-stabilized leases and regulatory protections” for 
New Yorkers experiencing homelessness according to reported statements by the Department of Social Services Commissioner. Reports 
indicate the existing tenants will be given first chance to stay in the apartments when the conversion takes place.

The first phase of the plan was completed in early 2019, with the city financing “not-for-profit developers’ acquisition of 17 such building, 
creating permanent affordable housing for more than 450 homeless families” according to the November press release by the city.  The 
purchases by Neighborhood Restore bring the city closer to ending the “cluster program as a means to combat homelessness in the city. 
Launched in 2000 under former Mayor Giuliani, the city administration announced plans in late 2017 to end the cluster program as part 
of the administration’s Turning the Tide on Homelessness Program launched the same year. Under the Giuliani-era program homeless 
families were placed into these so-called “cluster or scatter-site housing” in an effort to “help the city meet its legal mandate to provide 
shelter to those eligible.” The units in private affordable buildings were typically run-down. However since “state law prohibited the capping 
of rents on these apartments, the city was “often paying twice the average rent to maintain these apartments;” and in some cases 
“landlords sought to drive out existing tenants so they could use those units as cluster apartments and collect more money” according 
to previous reports.
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Sale Highlights (cont’d)

Upper Manhattan

Entities tied to Yechiel Newhouse have purchased the 36-building Harlem portfolio that offers a combined total of 361,689 square feet. 
According the New York City Finance Department, the residential package includes 387 residential units, of which reportedly over 85% 
are rent stabilized, and 28 retail units. The sale by reportedly ABJ Property attracted a price of roughly $119.47 million ($308,733 per 
residential unit). New York Community Bank provided a $90.8 million loan the refinanced roughly $71.091 million of existing debt and 
consolidated it with a newly provided $19.709 million gap mortgage. 

Outer Boroughs - Brooklyn

TF Cornerstone, reportedly in a joint venture with Trinity Place Holdings has acquired the mixed-use rental building that hosts 234 
residential units and (3) retail units for $137.75 million ($588,675 per residential unit). Baltimore, MD-based M&T Realty Capital provided 
an $82.75 million loan to close on the purchase of 250 North 10th Street, which is located in Brooklyn’s Williamsburg neighborhood. The 
sale by TIAA-subsidiary Nuveen attracted a price about 18.5% below the $169 million paid in May 2015 according to city records, about one 
year after the newly constructed 6-story, 241,764-square-foot property delivered. 

Queens

RAHF IV Goodwill Terrace, LLC, a fund reportedly operated by Jonathan Rose Companies has acquired the 202-unit affordable housing 
asset located on Hallets Point in the Queens neighborhood of Astoria at 4-21 27th Avenue. According to city records the deal resulted 
in $35 million in real property transfer tax (RPTT) and real estate transfer tax (RETT) being made, with a $28.5 million mortgage provided 
by the New York City Housing Development Corporation (HDC). The 15-story, 136,000-square-foot building known as Goodwill Terrace 
Apartments is located on the corner of 27th Avenue; and has been longtime-owned by seller Goodwill Industries of Greater New York 
and New Jersey, which will reportedly use the proceeds from the sale to further its charitable work in the region. New ownership plans 
to maintain the affordable rental building under the so-called Mitchell-Lama law passed in the 1950s to create affordable housing for the 
city’s middle-class according to reports. In addition, planned renovations will add “new resident amenity and social services spaces as part 
of Jonathan Rose Co.’s Communities of Opportunity programming, which advises on and brings city programs, healthcare and healthy 
foot options to residents.”

Address Sq. Ftge. Last Traded Address Sq. Ftge. Last Traded

496 Manhattan Avenue 6,275

$27,279,494

2041 Adam C Powell Blvd 21,340

$21,600,000
492 Manhattan Avenue 6,275 165 West 122nd Street 5,506

317 West 120 Street 8,150 342 Lenox Avenue 17,900 (2 bldgs)

312 West 121 Street 13,190 56 West 127th Street 10,428

506 Manhattan Avenue 11,055 173 West 133 Street 8,845

$18,300,000

500 Manhattan Avenue 6,235 2265 Adam C Powell Blvd 1,875sf parcel

498 Manhattan Avenue 6,235 2267 Adam C Powell Blvd 7,625

508 Manhattan Avenue 13,300 2273 Adam C Powell Blvd 15,000

510 Manhattan Avenue 13,565 2269 Adam C Powell Blvd 7,985

512 Manhattan Avenue 13,565 539 Lenox Avenue 28,340 (4 bldgs)

$21,400,000309 West 121 Street 9,230 100 West 138 Street 22,230 (3 bldgs)

301 West 121 Street 11,426 102 West 138 Street 9,265

28 West 132 Street 12,150

$12,300,000

2245 Adam C Powell Blvd 8,875

$10,100,0003 West 137 Street 14,731 2259 Adam C Powell Blvd 11,890

273 West 150 Street 12,575 2285 Adam C Powell Blvd 11,260

2068 Adam C Powell Blvd 17,243 $8,500,000 Total 361,689 $119,479,494



Federal Reserve Lowers Benchmark Rate Amid Coronavirus Pandemic

P.89

Although information received by the Federal Reserve since the Federal Open Market Committee (FOMC) met in January indicates that 
the labor market remained strong through February and economic activity rose at a moderate rate, decisions were made by the Fed on 
March 15th to lower the federal funds rate to a target range of 0 to 1/4% amid the expectation that the “effects of the coronavirus will 
weigh on economic activity in the near term and pose risks to the economic outlook.” The March 15th press release by the Federal Reserve 
noted that “job gains have been solid, on average, in recent months, and the unemployment rate has remained low. Although household 
spending rose at a moderate pace, business fixed investment and exports remained weak; and more recently, the energy sector has 
come under stress.  In addition, on a 12-month basis, overall inflation and inflation for items other than food and energy are running 
below 2 percent.” The announced further interest rate reduction comes less than two weeks following a previous rate lowering by a half a 
percentage point to a range of 1.0 to 1.25%; and was the first one to take place between a scheduled policy meeting since 2008, having 
been prompted in direct response to growing fears over the economic fallout of the coronavirus as real estate stocks fell steeply and the 
hospitality industry was hit hard according to reports. However, while the rate cut reportedly “offers a lift to many companies by lowering 
their borrowing costs, for banks it represents a further reduction in the already low net interest margin — the difference between what 
they pay for funding and the rates they charge for loans, where they typically make most of their money.

FOMC expects to maintain the lower target rate until it is confident that the economy has weathered recent events, as the Committee 
seeks to achieve its maximum employment and price stability goals. Monitoring by FOMC of the implications of incoming information 
for the economic outlook will be ongoing. In addition, “to support the smooth functioning of markets for Treasury securities and agency 
mortgage-backed securities that are central to the flow of credit to households and businesses, over coming months the Committee will 
increase its holdings of Treasury securities by at least $500 billion and its holdings of agency mortgage-backed securities by at least $200 
billion. Although the mortgage-back securities to be bought in $40 billion intervals will be composed of pools of different mortgages, most 
will be made up of Fannie Mae and Freddie Mac residential mortgages. The Committee will also reinvest all principal payments from the 
Federal Reserve’s holdings of agency debt and agency mortgage-backed securities in agency mortgage-backed securities. In addition, 
the Open Market Desk has recently expanded its overnight and term repurchase agreement operations. The Committee will continue to 
closely monitor market conditions and is prepared to adjust its plans as appropriate.”

The buying of mortgage-backed securities by the FOMC is not a new thing, and has reportedly been going on since the 2008 recession; but 
in the last few years there have been talks of stopping this buyback program, and shifting focus instead to treasury securities. However, 
if the economy were to fall into a recession it will enable banks to sell these mortgages to the government and continue to originate new 
mortgages, which will ensure that banks keep lending and provide financing to borrowers according to reports. The announcement by the 
Fed quickly sparked a surge in refinancings as mortgage rates fell to record-lows as the overall volume of refinancing reportedly increased 
479% year-over-year according to reported data from the Mortgage Bankers Association.

The move by the Fed reportedly represents what has been described as “the most drastic actions since the 2008 financial crisis,” having 
just 3-days prior reportedly said it would lend banks $1.5 trillion to bolster the struggling repurchase market that many companies use 
to borrow short-term debt. Decisions by the Fed “address highly unusual disruptions in Treasury financing markets associated with the 
coronavirus outbreak.” Reports also indicated that the Fed has “widened the range for its reserve management purchases — which 
had previously been restricted to short-term Treasury bills — to include other types of financial instruments;” and that both “moves are 
designed to preserve liquidity in the market” to prevent “freezes” and make sure buyers and sellers still have the ability to trade at a time 
when the stock market is continuing to experience high volatility.

Sources: https://www.federalreserve.gov/newsevents/pressreleases/monetary20200315a.htm 
  https://www.federalreserve.gov/newsevents/pressreleases/monetary20200303a.htm
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The action initially announced on April 9th by the Federal Reserve to ensure credit flows to small and mid-sized businesses with the 
purchase of up to $600 billion in loans, is being expanded in both scope and eligibility as part of a broad effort to support the economy 
during the COVID-19 health crisis. The Main Street Lending Program, intended to enhance support for small and mid-sized businesses 
that were in good standing before the crisis, initially offered 4-year loans to companies employing up to 10,000 workers or with revenues 
of less than $2.5 billon, with principal and interest payments being deferred for one year. According to the April 30th press release by the 
Federal Reserve Board, in response to feedback from individuals, businesses,and non-profits, changes to the program have been made 
to better meet the widely varying financial needs of businesses. In addition, the Board further indicated that is it evaluating a separate 
approach to meet the needs of nonprofit organizations, which play a critical role throughout the nation’s economy.

Changes to the Main Street facility include:

• Creating a third “New  Loan” option for borrowers with greater leverage. Lenders will retain a 15% share on the loans that when 
added to existing debt does not exceed 6-times a borrower’s income, adjusted for interest payments, taxes, and depreciation and 
other appropriate adjustments. 

• Lowering the minimum loan size for two of the options from $1 million to $500,000.

• Expanding the pool of businesses eligible to borrow by increasing the maximum number of employees from 10,000 to 15,000; and 
increasing the limit on annual revenue from $2.5 billion to $5 billion.

Sources: https://www.federalreserve.gov/newsevents/pressreleases/monetary20200430a.htm 
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FHFA Announces Relief Program for Mortgage Firms as Numbers Spike on Home Loans in Forbearance 

Pressure on mortgage companies that provide home loans will get some relief from the Federal Housing and Finance Agency (FHFA) 
according to the April 22nd press release by the independent federal agency. Since the bulk of today’s U.S. home loans are made by 
nonbank service companies, which reportedly don’t have the capital and liquidity buffers that banks do, they have been lobbying the 
federal government for a lending facility to help the industry group. To provide relief to building owners with federally-back mortgages, the 
FHFA released guidance back on March 23rd announcing that the “Fannie Mae and Freddie Mac (the Enterprises) will offer multifamily 
property owners mortgage forbearance with the condition that they suspend all evictions for renters unable to pay rent due to the 
impact of coronavirus for the entire duration of time that a property owner remains in forbearance." Since the service companies still 
remain obligated to pay their mortgage-bond investors on time, they have been facing mounting cash flow pressure as homeowners with 
federally-backed mortgages seek forbearance due to the economic disruption of COVID-19 according to reports. The nationwide volume of 
home loans in forbearance in servicers’ portfolios reportedly reached 5.95% for the week ending April 12th, representing a 59% increase 
of the 3.74% one week prior according to reported Mortgage Bankers Association data. 

Since the widespread health crisis, the number of new mortgage and refinanced home loan borrowers seeking forbearance has been 
rising, even before they have reportedly made the first payment; and because the Enterprises won’t guarantee such loans “banks are 
tightening credit lines on mortgage companies that rely on those funds to extend credit to consumers,” which “threatens to increase 
mortgage rates for borrowers over time.” Although the creation of a liquidity facility had reportedly been considered, the FHFA ultimately 
announced its approval of the “purchase of certain single-family mortgages in forbearance that meet specific eligibility criteria by Fannie 
Mae and Freddie Mac,” by lifting the normal restriction of their ineligibility for a limited period of time, thereby helping to provide liquidity 
to mortgage markets and allow originators to keep lending. FHFA’s announcement further stipulates that “eligible loans will also be priced 
to mitigate the heightened risk of loss to the Enterprises from these loans.” Although the mortgage industry reportedly welcomed the 
news, there are concerns that the range of 5% to 7% in fees associated with the purchase are too high; and “may be too cost-prohibitive 
for many credit unions and limit affordable loan options for home buyers,” per reported statements by a spokesperson for the National 
Association of Federally Insured Credit Unions.

Sources: https://www.fhfa.gov/Media/PublicAffairs/Pages/FHFA-Announces-that-Enterprises-will-Purchase-Qualified-Loans.aspx
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Alternative Debt Fund Consolidation Anticipated in an Economic Downturn

Recently reported findings from a survey among lenders revealed that there was a general consensus among the majority polled that there 
would be a consolidation of alternative debt funds in the event of a market correction or downturn. Since the 2008 Great Recession and 
the subsequent overhaul of the country’s lending system that imposed tighter regulations on banks, debt funds stepped in to fill the void. 
From 2010 to 2017 fundraising by debt funds reportedly increased from $5.1 billion to a high point of $33.3 billion, lowering slightly to $28.6 
billion in 2018; and the number of debt funds launched in 2009 and 2010 at a rate of 28 per year increased to 67 each year in 2017 and 2018 
according to alternative asset industry data provider Prequin, reportedly creating an oversupply of players. In addition, “loan volumes from 
all alternative lenders also rose 40% in 2017 to $60 billion, while their market share grew to 10% that year from 2% in 2014.”

Further placing debt funds at risk if the market turns is their ability to “pursue more aggressive deals than traditional banks” and the 
likelihood of the challenges some of the more aggressive players could experience leading to some consolidation of that group. Among 
the alternative debt funds, too many were reportedly started as an ancillary business by people with no experience in the space. It is 
anticipated that those in most jeopardy during a downturn will be those that are less active or well-capitalized lenders without a “deep track 
record of just doing this business;” and since “many of the debt funds have only grown in popularity during a period of economic boom 
in this country,” it gives rise to the question of whether or not they have enough experience to “navigate tougher times.” Some recent 
consolidations cited that have already taken place include Dallas-based ORIX Corp. agreeing to buy the New York City-based Hunt Real 
Estate Capital;  and Morgan Stanley’s acquisition of Los Angeles-based Mesa West Capital in 2018, whose loans in New York City included: 

• A $62 million loan in November 2013 to Savanna to refinance the 9-story, 62,700-square-foot building at 434 Broadway in SoHo; 

• A $67.5 million loan to Ashkenazy Acquisitions in December 2015 for the developer’s 281,423-square foot shopping center at 240-02 
61st Avenue in Little Neck, Queens; 

• A $102 million acquisition and construction loan provided in November 2016 to the joint venture of Taconic Investment Partners, TH 
Real Estate and Squire Investments LLC for 817 Broadway in Greenwich Village; 

• A $47.925 million financing package in December 2018 to Savanna for the $90 million acquisition of the 12-story, 120,000-square-foot 
building at 48 West 25th Street in Chelsea; and

• A $151.875 million loan in December 2018 to Slate Property Group and GreenOak Real Estate for the $290 million acquisition of the 
464-unit Biltmore residential tower in Times Square. 
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Special Servicers See a Spike CMBS Borrower Relief Inquiries as COVID-19 Boosts Volume

Although the full impact of the COVID-19 pandemic on the commercial mortgage-backed securities (CMBS) market has yet to be realized, 
reported data compiled by Fitch Ratings from the industry’s four largest master servicers — KeyBank, Wells Fargo, Midland Loan Services 
and Berkadia Commercial Mortgage, revealed that over the period starting when the height of the health crisis was felt in mid-March, the 
number of relief inquiries from CMBS borrowers being carried by special servicers totaled 5,420 by April 12th, bringing the total volume 
of CMBS debt in question to $100.7 billion. Mortgages on hotel, retail and multifamily properties reportedly represent about 75% of relief 
inquiries; and about 1.5% or around $8.5 billion of CMBS loan have been reviewed and subsequently transferred to special servicing due 
to COVID-19. Payment forbearance is reportedly the most commonly requested relief, followed by “reserve reallocations to handle debt 
obligations or fund shortages for operating expenses, and then waivers for defaults as a result of business closures according to reports.” 

Looking ahead, Fitch reportedly “expects the volume of loans in special servicing to maintain its upward trajectory,” giving rise to the 
question of “whether a 90-day forbearance is enough to handle what is expected in the coming months” per reported statements by 
a spokesperson for the credit rating and global capital markets research provider. Securitized multifamily loans backed by the federal 
government are of lesser concern in the near term, since a 90-day forbearance on debt payments had previously been granted with the 
condition the property owners suspend all evictions for renters unable to pay rent due to the impact of COVID-19 for as long  as the 
property owner’s Enterprise-backed mortgage remains in forbearance. However, a similar debt payment deferral for commercial CMBS 
could reportedly be problematic for borrowers, services and bondholders; and without a time-frame of when consumer confidence will 
be restored and bring commercial business back to normal, “borrowers with hotels and retail assets with non-essential tenants will need 
more time to recover.”

Distressed RE Funds Take Center Stage Amid COVID-19 as Investor Interest Spikes

Investors seeking to capitalize on potential opportunities created by nation’s economic shutdown spurred by the coronavirus pandemic 
have surged in numbers as billions of dollars are being put into funds that plan to acquire distressed debt from lenders seeking to quickly 
remove the loans from their books according to reports. There were reportedly a record 939 commercial real estate funds worldwide looking 
to raise nearly $300 billion in fund debt acquisitions” as of early April, with Sovereign wealth funds and wealthy families representing 
the biggest pools of investors; while institutional investors such as pension funds reportedly remain on the sidelines because “they’re 
most concerned with their stock  portfolios or what college enrollments will look like.” Private distressed funds, which reportedly held 
$142 billion in dry powder, were already well positioned to take advantage of the economic slowdown prior to the global health crisis 
The anticipated “quick recession” is expected to see a vast number of opportunities in the commercial real estate space amid reported 
expectations that “around 11% of commercial mortgages converted into securities will go delinquent in early May, about 6% more than 
the 10.3% peak during the 2008 Great Recession.

Luster Fades for Jumbo Loans Amid Economic Uncertainty in Wake of COVID-19 

Lenders have begun backing away from the previously attractive jumbo loans as some of the nation’s wealthiest, most-reliable mortgage 
borrowers turn into risky bets. Should the industry’s most-valued customers lose income and stop paying, costs to lenders are reportedly 
magnified since they don’t have the government to backstop losses because the loans can exceed the $510,400 limit in most of the 
country for government-backed mortgages; and therefore  a lot of the jumbo loans end up on the bank balance sheet. Reports indicate 
that “approximately 5.5% of jumbo loans — 131,000 borrowers — have asked to postpone payments due to a loss of income, compared 
with 6% of all loans.” Further heightening concerns among lenders is the overall economic uncertainty spurred by the health crisis and the 
potential of home values falling in markets that rely on jumbo mortgages, such as New York, San Francisco and Seattle — all of which have 
been significantly impacted by the coronavirus. According to reported data provided by the Mortgage Bankers Association, the availability 
of jumbo mortgages fell sharply by 37% in March, more than double the decline in the overall home-loan market. Additonally, the pullback 
by lenders is further driving the lack of liquidity to buy them as investors who’d normally purchase jumbo loans have been “spooked by 
the economic fallout from the pandemic, which is cascading from restaurant and retail workers to small business owners, lawyers and 
corporate executive” according to reports.
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Lending Activity Continues Despite Caution Amid COVID-19 Pandemic

Although reportedly adjusting their approaches to lending in the face of a potential economic downturn sparked by the coronavirus 
pandemic, banks, funds, mortgage real estate investment trust, and Enterprise agencies like Fannie Mae and Freddie Mac still need to 
find places to deploy their capital. However, the crisis has reportedly made risk assessment a top priority, along with assurances that 
appropriate capital preservation measures are in place for stakeholders. Among the major sectors, lending for multifamily and industrial 
assets remains active, while there has been a slight pullback of lending on office properties. Among the hotel and retail markets, which 
have been hit the hardest by the health crisis, investors reportedly continue to see some opportunity in hotels — albeit very selective, but 
retail lending has become “entirely illiquid.” Residential condo lending, which was reportedly “already at a standstill pre-coronavirus, is not 
likely to turn a corner any time soon;” and due to a lack of investor demand, CMBS issuance has come to a halt.

Bridge lending among debt funds and mortgage REITs has reportedly remained active; although there has been some pullback in 
construction lending as construction on non-essential projects comes to a halt across the nation’s cities; and commercial banks are 
reportedly focusing on existing clients or experienced borrowers while reducing leverage. Fannie Mae and Freddie Mac continue to 
offer new loans, but have introduced stricter terms; while existing multifamily asset borrowers will be eligible for temporary mortgage 
forbearance with the stipulation that all evictions are suspended for renters unable to pay rent due to the impact of COVID-19 for as long 
as the mortgage remains in forbearance. 

Commercial Bank Credit Could Incentivize Spike in Opportunity Zone Loans

Despite enthusiastic response among the real estate industry of the Opportunity Zone program, investor interest has remained tepid; 
and companies that initiated efforts to take advantage of the capital gains abatement program by launching Qualified Opportunity Funds 
(QOFs), have faced challenges raising the capital to meet goals.  However the potential of activity turning around exists in light of the 
federal government’s reported plans to “give commercial banks credit for issuing loans in low-income communities as part of a larger 
reform to a 1970s-era law called the Community Reinvestment Act (CRA).” The move by the government, which reportedly represents 
the “first direct regulatory incentive,” could potentially be a “game-changer” that may spur a significant amount of loans for properties 
within designated Qualified Opportunity Zones (QOZs) being made by banks. 

Enacted in 1977, the CRA requires the Federal Reserve and other federal banking regulators to encourage financial institutions to help meet 
the credit needs of the communities in which the do business, including low- and moderate-income (LMI) neighborhoods according to the 
Fed’s website. Under the law, as part of its role to supervise state member banks, or state-chartered banks that have applied for and been 
accepted to be part of the Federal Reserve System, a banks’ CRA performance is considered when analyzing applications for mergers, 
acquisitions, and branch openings. As a result, CRA serves as a big motivator; and in combination with the planned commercial bank credit 
and recently released final set of regulations implementing the Opportunity Zone tax incentive, it “should spur banks to direct investor 
money into qualifying projects.” It is also anticipated by some reported industry sources that in addition, “banks own asset management 
arms could begin to deploy more money into Opportunity Zones as well,” thereby further helping them to “fulfill elements of a government 
mandate that they lend in poor communities.”

A few banks that have already started investing in Opportunity Zones reportedly includes PNC Bank, which established its own Qualified 
Opportunity Fund (QOF) for investment in affordable housing, economic development and revitalization projects; and in November 
Woodforest National Bank in Woodlands, Texas, reportedly partnered with a Community Development Financial Institution (CDFI) and 
a commercial real estate group to create the $20 million Woodforest CEI-Boulos Opportunity Fund targeting designated OZs across 
the lender’s 17-state footprint. Looking ahead, the Office of the Comptroller of the Currency (OCC) and the Federal Deposit Insurance 
Corp. (FDIC) are now looking to revamp the CRA law, which some bankers argue is out of date according to reports. Areas of focus to 
be reviewed by the two regulators reportedly include “how the CRA looks at geographic areas where banks take in deposits;” as well 
as “looking to combine Opportunity Zones into the CRA rules under a proposal released by the OCC and FDIC,” however response to its 
inclusion has reportedly sparked “criticism from those who are skeptical of the proposed CRA changes.”

Sources: https://www.prnewswire.com/news-releases/woodforest-national-bank-creates-20-million-opportunity-zone-fund-to-support-economic-revitalization-across- 
  its-17-state-footprint-300964180.html
  https://www.federalreserve.gov/consumerscommunities/cra_about.htm
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The Phasing Out of LIBOR Draws Closer

Although the London Interbank Offered Rate (LIBOR) developed in 1986 has served as the “standard international benchmark for floating-
rate transactions,” regulators have indicated that the index will reportedly be phased out by 2021. LIBOR currently underpins trillions of 
financial instruments — including floating-rate notes and mortgages, auto loans, securitizations, consumer loans, derivatives, credit card 
debt, student loans, and a vast majority of commercial real estate related loans that use an interest rate based on LIBOR plus a spread. 
The Commercial Real Estate Finance Council (CREFC) reportedly estimated that at the end of 2019, commercial real estate debt indexed 
to LIBOR totaled around $1.3 trillion; and of the amount, $200 billion is securitized, of which 53% is agency CMBS and 33% is SASBs. 
However, a “series of scandals relating to LIBOR manipulation” after the 2008 financial crisis has discredited the index and reportedly 
prompted its approaching demise, prompting the Federal Reserve to establish the Alternative Reference Rate Committee (ARRC) in 
2014 to help with the transition from LIBOR to a new benchmark.

In 2017 the index that is supervised by the U.K Financial Conduct Authority (FCA) reportedly received “commitments from banks to 
continue submitting LIBOR quotes through December 2021, with no assurance that LIBOR would be published beyond 2021. At the time, 
reports indicated that the Broad Treasury Financing Rate (BTFR) was expected to replace LIBOR in the U.S., the “transaction-based 
index” overseen by the ARRC is less prone to manipulation, but it may be somewhat prone to volatility. While ARRC was expected to 
begin rolling out BTFR 3-years ahead of the LIBOR phasing out in order to “monitor the inputs going into BTFR and fine-tune a formula that 
smooths volatility," it appears the committee has changed directions, and now recommending  as the preferred successor the Secured 
Overnight Financing Rate (SOFR) according to reports last year. SOFR has reportedly been “published by the New York Federal Reserve 
since April 2018; and is based on the cost of overnight borrowings through repo transactions collateralized with U.S. Treasury securities.” 

However, a switch to the index based on “observable, arms-length transactions” comes with certain challenges; and will reportedly require 
“significant changes to the way interest is calculated in the commercial real estate world.” Cited as example are the monthly rate resets 
that are typical in commercial real estate loans; and while there is a 30-day LIBOR, SOFR is currently only available as an overnight rate 
that is reportedly determined on secured, rather than unsecured borrowing like LIBOR. Although commercial real estate loans have yet to 
begin using SOFR as an index, the federal government-backed Enterprise Freddie Mac had announced in December the “first of its kind 
offering of floating-rate multifamily mortgages with 10-year terms indexed to SOFR.” Further signaling a clear indication that the “market is 
poised to see commercial loans using it as an index in the near future” is the reportedly early 2020 announcement by both Freddie Mac and 
Fannie Mae that they will no longer purchase “LIBOR-indexed adjustable-rate mortgages by the end of 2020 and start accepting SOFR,” 
in a move intended to “encourage their approved lenders to adopt a new benchmark to help avoid any cash flow risks.”  
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Lenders and institutional players have already begun the process of preparing for the transition to the LIBOR replacement in response 
to the fallback language released by ARRC last year; and borrowers must similarly take steps to prepare. Reports indicate that in the 
commercial real estate industry, while “most contracts address the possibility of LIBOR becoming illegal or unavailable, older contracts 
tend to use the prime rate or the federal funds — both of which tend to be significantly higher than SOFR — as a fallback.” In addition, the 
issue of “SOFR’s volatility as an overnight rate that measures liquidity instead of bank credit risk” must also be addressed in contracts.

Despite being acknowledged as a more secure instrument, response to the use of SOFR has sparked skepticism, prompting some within 
the commercial real estate industry to reportedly comment that:

• SOFR could fail in a crisis; and that it should "incorporate the credit quality of the Treasury collateral pledged, and not the price of the collateral;” 

• Uncertainty exists of its “duration flexibility, [when comparing to LIBOR’s 5, 7, 10- and 12-year term options], its liquidity as it relates 
to the market for purchasing caps and forward rate locks and spread adjustments to account for the differences between the two 
indices” according to recent reports; and

• At a time when LIBOR is so low and coupled with tight spreads, concerns arise that the new SOFR rate and corresponding new 
spread could exceed the total interest rate on existing LIBOR loans.

Looking ahead, it is anticipated that the transition from LIBOR is not expected to have any effect on loan instruments that reach maturity 
before the phase-out, while those that originated with the LIBOR benchmark and extend beyond 2021 will likely face the biggest challenge 
to transition. However, some lenders have reportedly said that SOFR is “not well-suited to be a benchmark for lending products,” giving 
rise to concerns that the transition will adversely affect credit availability. As a result, some market constituents could adopt different 
measures to address the ending of LIBOR, which according to a January report by Knoll Bond Rating Agency that outlined other perceived 
issues with SOFR implementation, it “could lead to borrowers having poor experiences, which could negatively impact future securitization 
volumes and potentially lead to litigation. Furthermore, uncertainty across deals could impact investor interest and reduce market liquidity.” 
Those that remain optimistic of a successful transition reportedly anticipate that “when the largest institutions become more comfortable, 
it’ll come together in a relatively quick time frame.”

Sources: https://www.newyorkfed.org/medialibrary/Microsites/arrc/files/2019/LIBOR_Fallback_Language_Summary
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Seeking Financing

Midtown South

550 Washington Street (Chelsea) – Oxford Properties Group and the Canadian Pension Plan 
Investment Board (CPPIB) have reportedly selected California-based lender Wells Fargo to lead the 
$973 million construction loan being sought. Initial reports of the co-developers entering the lending 
market to secure roughly $975 million in financing for the redevelopment project had surfaced in 
January. The high-profile project reportedly attracted a great deal of interest from lenders, sources at 
the time reportedly speculating that due to the size of the construction loan being sought it would 
likey lead to a syndicated bank deal. Oxford and CPPIB had acquired the roughly 631,721-square-foot 
south portion of the 9-story, roughly 963,445-square-foot former St. John’s Terminal Building from 
Atlas Capital Group and Westbrook Partners in January 2018, paying $700 million in real property and 
real estate transfer taxes. The property which has already secured a lease commitment for the entire building by technology giant Google, 
will undergo a 3-story vertical expansion, creating a total of 1.24 million square feet of space. Google had finalized a lease in July 2019 as 
the final step of the company’s planned $1 billion, 1.7 million square-foot campus that also includes large blocks of space at nearby 315 
and 345 Hudson Street. According to city record documents, the initial term of the lease is for 15-years plus (2) 10-year renewal options. 
Google tentatively plans to begin moving into the building in 2022.

Reported Loans Secured

Midtown

10 East 53rd Street (Plaza) – SL Green Realty has refinanced the 37-story, 390,000-square-foot building with a $220 million loan package. 
Wells Fargo provided the new debt that included the refinancing of a $170 million loan also provided by the California-based lender in 
February 2017, and a new $50 million supplemental mortgage. Currently about 98% leased, SL Green acquired the block-through asset 
located between 5th and Madison Avenues in March 2012 for $252.5 million ($647 per square foot). Canada Pension Plan Investment 
Board simultaneously secured a 45% joint venture ownership stake, having made a $57.4 million equity investment before closing costs, 
adjustments and working capital according to reports at the time.

711 Fifth Avenue (Plaza) – Developer Michael Shvo, along with reportedly his Turkish business partner Serdar Bilgili, private equity Deutsche 
Finance America, and German pension fund  Bayerische Verogungskammer (BVK) secured a $545 million loan in March to refinance the 
18-story, 354,000-square-foot building. Lenders Goldman Sachs and Bank of America provided the financing that replaced $600 million 
in existing debt provided by JPMorgan Chase in October 2019 that was reportedly nearing expiration, with BVK reportedly providing $55 
million to cover the remaining balance. The partnership had acquired the former Coca-Cola Company building last year for reportedly $955 
million ($2,678 per square foot), after sellers Nightingdale Properties and Wafra Capital decided to flip the roughly $909.268 million ($2,569 
per square foot) purchase from the Coca-Cola  Company they had completed about one month prior.

550 Washington Street - Rendering



Lending Activity (cont’d)

P.98

Reported Loans (cont’d)

1501 Broadway (Times Square) – The Paramount Group secured a $200 million loan from JPMorgan Chase to refinance the 32-story, 
885,055-square-foot Paramount Building. The new debt refinances $130 million of existing debt and consolidates it with a new $70 
million gap mortgage according to city records. Paramount controls the building that spans the entire Broadway block-front between West 
43rd and 44th Street under a 77-year ground lease that commenced October 1968 at an annual base rent of $573,000; and is scheduled 
to expire at the end of July 2045, with no further rights or options to extend or renew according to documents. Recently undergoing 
a reportedly $50 million capital improvement program that included a new office lobby entrance on 43rd Street, the building that once 
housed the Paramount Theatre and Paramount Pictures is about 88% occupied. Notable leasing activity over the past year includes a 
108,374-square-foot lease by asset manager New Mountain Capital; as well as the renewal and expansion by rock-and-roll-themed eatery 
Hard Rock Café for 44,040 square feet of retail space. The rock ‘n’ roll-themed eatery has been located at the building’s base since 2004; 
and is currently under a lease expiring January 10, 2036 with an option to extend the lease an additional 5-years.  

685 Third Avenue (Grand Central) – Safehold, the iStar-managed ground lease REIT secured a $134.8 million mortgage originated by John 
Hancock Life Insurance Co, reportedly along with a mezzanine loan for an undisclosed amount. The new debt finances the $180 million fee 
interest the REIT acquired as part of the $451.25 million paid in real property and real estate transfer taxes for the purchase of the 27-story, 
646,422-square-foot tower in December 2019 from Tokyo-based Unizo Holding. Through a simultaneous transaction the building leasehold 
interest extending through December 2123 was secured by investment platform and real estate services firm BentalGreenOak for $271.25 
million, the latter transaction financed by a $150 million loan from Heitman Capital Management according to city records.

Midtown South

622-626 Broadway aka 158 Crosby Street (SoHo) – Longtime owner Yuco Management under its affiliated entity Moklam Enterprises  
has refinanced the fully occupied, 6-story, 112,000-square-foot landmarked building that runs block-through between East Houston and 
Bleecker Street. Nationwide provided a $63 million loan that refinanced the roughly $39,044 million outstanding balance of a $47 million 
loan provided by Capital One in January 2011; and consolidated it with a newly originated $23.956 million gap mortgage according to city 
record documents. The largest office tenant is video-game studio Take-Two Interactive, which reportedly secured a 10-year renewal of 
its 69,000-square-foot space in 2012; and the majority of the building’s retail is occupied by a 25,000-square-foot Best Buy, along with 
Genesco-owned footwear brand Journeys in a small street level store according to reports.

Downtown

120 Broadway (FiDi) – Silverstein Properties and UBS Realty Investors have refinanced the 40-story, 1.9 million-square-foot Equitable 
Building. California-based Wells Fargo reportedly led the financing of the $535 million package, with reportedly the Bank of New York and 
U.S. Bank also participating on the loan that consolidates $410 million in existing debt at reportedly a fixed interest rate under 2% to retire a 
$310 million CMBS loan, also provided by Wells Fargo in 2013 that was due to mature in March; and provides a newly originated $100 million 
reportedly floating-rate gap mortgage at LIBOR plus 140 basis points plus $10 million and $15 million building  and project loan leasehold 
mortgages according to city records. The approximately 82% occupied full block tower that dates back to 1915 recently completed a $50 
million renovation. Notable reported lease signings this year include the 15-year deal for 102,440 square feet by engineering firm Thornton 
Tomasetti; while building’s largest tenant is Macmillan Publishers in 261,000 square feet under a 20-year term secured in 2017.

Uptown

1334 York Avenue (Upper East Side) – BidFair USA has reportedly secured a $650 million loan to refinance the 10-story, 406,110-square-
foot building the serves as the longtime headquarters for global auction house Sotheby’s, which BidFair acquired last year in a deal valued 
at $3.7 billion that returned Sotheby’s back to private ownership. Barclays Capital provided the floating-rate financing that will “retire 
existing debt, cover closing costs and repatriate equity” according to reports. BidFair purchased the building that spans the entire York 
Avenue block-front between East 71st and 72nd Streets in October 2019, paying roughly $564.633 million in real property transfer taxes 
(RPTT) according to city records. Earlier last year renderings were reportedly released for a planned $55 million renovation that included 40 
galleries spread across (4) of the building’s floors to expand its exhibition space from 67,000 square feet to 90,000 square feet. 



Notable Transactions

P.99

Sale

Address Submarket District Sq. Ftge Sold Price Purchaser

111 Wall Street Downtwown FiDi 975,179 $175,000,000 Nightingale Properties
Wafra Capital Partners (lsehold)

44 Wall Street Downtown FiDi 341,980 $200,000,000 Gaedeke Group

330 Madison Avenue Midtown Grand Central 846,000 $900,000,000 Munich RE

424 Fifth Avenue Midtown Penn Plaza 662,779 $978,090,439 Amazon (former Lord & Taylor)

530-538 Broadway Midtown Times Square 169,983 $382,000,000 Michael Shvo-led partnership

601-603 West 50th Street Midtown Columbus Circle 122,205 /490,000,000 SL Green Realty

Lease

Address Submarket District Sq. Ftge Tenant

55 Water Street Downtown FiDi 204,847 L Brands

One World Trade Center Downtown World Trade Center 199,277 MCD Partners (relocation)

28 Liberty Street Downtown FiDi 108,917 Refinitiv (relocation)

120 Broadway Downtown FiDi 102,440 Thornton Tomasetti (consolidation)

3 World Trade Center Downtwon World Trade Center 85,000 Hana

66 Hudson Boulevard Midtown Hudson Yards 530,000 Debevoise & Plimpton (relocation)

599 Lexington Avenue Midtown Plaza 338,000 Shearman & Sterling (renewal)

11 Penn Plaza Midtown Penn Plaza 220,000 Apple (relocation)

110 East 59th Street Midtown Plaza 151,890 Cantor Fitzgerald

1345 Sixth Avenue Midtown Columbus Circle 130,000 Fortress Investment Group

260 Madison Avenue Midtown Grand Central 112,000 McLaughlin & Stern

590 Madison Avenue Midtown Plaza 87,500 American Securities

The Manhattan Office Market Report is produced quarterly by:
Jamie Mason | Director of Marketing & Research
ABS Partners Real Estate, LLC



For More Information Please Contact:

212.400.6060 • www.absre.com

200 Park Avenue South, 10th Floor, New York, NY 10003

Although the information furnished is from sources deemed reliable such information has not been verified and no express representation is made nor is any implied as to the accuracy thereof. Sources: CoStar Group, The 
Real Deal, Crain’s New York Business, The New York Times, New York Post, New York Yimby, Real Estate Weekly, and Commercial Observer

We Build Partnerships That Last  
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