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90 Park, a 921,000-
square-foot (85,563
sqg-m) building near
Grand Central Station
erected in early 1970s,
is going through the
process of attaining
LEED-EB certification.

City Developers,
Builders Going
Green; New
Projects, Existing
Structures
Targeted

AMERICA’S LARGEST METROPOLIS is known through-
out the world as the Big Apple. If the city’s
leading developers have their way, that name
could change to the Big Green Apple in the
years ahead.

“The New York real estate industry is keenly
aware of the importance of sustainable develop-
ment in the way in which they operate and design
their buildings,” explains Stephen J. Furnary, chair-
man and CEO of ING Clarion, a firm that offers a
broad array of real estate investment services to
institutional and high-net-worth investors.

ING Clarion and Vornado Realty Trust cochair
the Urban Land Institute’s NYC Sustainable
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As part of the company’s efforts to increase sustainability,
Vornado’s 2.6 million-square-foot (241,547-sq-m) building
next to Penn Station, One Penn Plaza, is undergoing
installation of a 6.2-megawatt cogeneration plant that
will significantly increase energy efficiency. The structure
is working toward attaining LEED Existing Building (EB)
certification in mid-2009.

All of ING Clarion’s existing assets have Energy Star
ratings or are in the process of being rated. “We have
a number of recently developed projects we have
recently developed that have been certified through
the USGBC [U.S. Green Building Council], Earthface,
GreenGlobes, and other sustainability certification pro-
grams,” Furnary adds. “We also continue to upgrade
and actively manage our building operations to ensure
that our buildings function as efficiently as possible.
This takes the participation of our tenants, who under-
stand the importance of recycling, and also appreciate
many of the ‘smaller’ efforts, such as cleaning with
nontoxic materials, as well.”

Sustainable development is a major real estate
requirement today because landlords advocate it
and tenants demand it, explains Michael D. Fascitelli,
president of Paramus, New Jersey-based Vornado
Realty Trust, a fully integrated equity real estate
investment trust (REIT). “Developers are making new
projects LEED certified because they want to do the
right thing, to build sustainable developments to the
best of their ability,” Fascitelli says. “But tenants also
are requiring green buildings. Landlords and tenants
are on the same page with sustainability.”

Development Council, whose members include some
of the largest owners, managers, and developers of
commercial real estate, representing over 250 mil-
lion square feet (23,225,760 sq m), he adds. “The
focus of our discussions is to share information on
‘greening’ existing structures, particularly in light of
the latest New York State energy codes, to jointly
develop ‘best practices’ with regard to sustainable
development, and to engage city and state officials
along with federal agencies such as the U.S. Environ-
mental Protection Agency [EPA] and private con-
cerns such as the Clinton Climate Initiative in open
dialogue regarding regulations, incentive programs,
and actual case studies of recently completed certi- 1=
fied facilities.”

The average New Yorker understands the importance '
of being green, he adds. “Mayor Michael Bloomberg’s
commitment to greening the city kick-started sustain-
able development in the public’s eye,” Furnary adds.
“More recently, baseball’s New York Mets announced
that the construction of their new facility, CitiField Sta-
dium, will incorporate a number of green elements and
environmentally sustainable features.”

Vornado’s corporate headquarters at 888 Seventh Avenue,

a 923,000-square-foot (85,749-sq-m) structure on 57th

Street, is also in the process working toward achieving LEED ; i
EB status sometime in the next year. L | : F'.’
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The 12-story luxury residential
tower, 15 Union Square West,
was originally designed for
Tiffany & Co. in the late 19th
century. Architect Eran Chen
has wrapped the 12-story
condominium residence in a
translucent, layered glass skin,
ensuring the preservation of the
historically significant cast iron
arches of the original five-story
structure. Anticipated occupancy
is in the fall.

While nearly all new struc-
tures are being constructed
according to sustainability
standards, existing buildings
pose a challenge. “All of us
are looking for ways to make
them more efficient and more
environmentally friendly,”
Fascitelli adds. “We're looking
at our entire portfolio and at
all systems—from the power
plants to the water, electri-
cal, and cooling systems.

For example, we were able
to obtain LEED-Silver certi-
fication for the Merchandise
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Mart, a 1920s building in Chi-
cago. The Mart is the largest
LEED-certified building in the
world.”

Making existing structures
greener is one of the biggest
challenging confronting the
New York City real estate
industry now, says Anthony
E. Malkin, president of New
York-based Wien & Malkin.
“Over 60 percent of the
carbon footprint in New York
City today is from existing
buildings,” he continues. “So
even if every new building
is green, you're still having
an increased impact on our
cities.”

Already, he adds, the
Bloomberg Administration has
developed recycling markets
for products from the real
estate development waste
stream. “There are major sort-
ing facilities in New York,”
he continues, “and paper,
glass, and metal waste is
finding markets. As a result,
the waste from a building
may soon go from a cost to
an asset. But there are other
things that we need to pay
attention to—Energy Star rat-
ings, for one. We’re looking
also at reducing wattage per
square foot of electric con-
sumption. We are also look-
ing at more efficient exterior
glass, even in prewar build-
ings.”

Malkin predicts that there
will be meaningful change in
sustainability standards in the
near future because green
certification is a fairly low bar.
“| see a revamping of those
standards and justifiably so,”
he says. “I think it will not be
enough just to be green. You
have to show your commit-
ment to sustainable develop-
ment in more ways.”—M.s.
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NYCEDC Helps Spur
Economic, Development
Growth in New York City’s
Five Boroughs

THE HUNTERS POINT SOUTH project,
scheduled to be constructed on 30 acres
(12 ha) of largely empty land along the
East River in Queens, is being touted as
a model for the future by the New York
City Economic Development Corporation
(NYCEDQ).
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to Mayor Bloomberg’s innovative and
aggressive economic development strat-
egy, which seeks not only to get shovels
in the ground and ribbons cut, but, as
important, also to create conditions
that will allow the city to accommodate
growth well into the next administration
and those following thereafter,” he adds.
The administration has a five-bor-
ough economic development strategy
aimed at generating growth across a
wide array of sectors and across the
length and breadth of the city. “As we
carry out our strategy, we work closely

ha] of parks and open spaces,” Pinsky
says. “Meanwhile, by reactivating the
Staten Island Railroad and Arthur Kills
Lift Bridge, the city has removed 100,000
truck trips annually from Staten Island
roads, reducing the area’s carbon foot-
print in line with the mayor’s well-publi-
cized sustainability goals. At the World
Trade Center site, the city, along with the
Port Authority, the state of New York, and
private stakeholders, has restructured
the rights and obligations of the various
parties in a way that has finally allowed
the redevelopment of this obviously

Meant to address the housing chal-
lenges faced by New York City’s middle-
income residents, Hunters Point, where
NYCEDC is working with sister agencies
including the New York City Department
of Housing Preservation & Development
(NYCHPD) and New York City Department
of City Planning (NYCDCP), will create
up to 5,000 housing units—at least 60
percent of which will be affordable to
middle-income families. Hunters Point
will also result in over 90,000 square feet
(8,361 sq m) of new retail space, 45,000
square feet (4,180 sq m) of community
facility space, and over ten acres (4.05
ha) of open space.

Hunters Point South is but one of the
numerous developments undertaken in
the nation’s largest cities by NYCEDC,
says Seth W. Pinsky, president of the
corporation, who notes that the five
boroughs have experienced an unprec-
edented period of growth and expansion.
“Much of this success is attributable

with local elected officials, community
leaders, and stakeholders, as well as
the private development community, to
ensure that our projects are both con-
textually appropriate and financially and
logistically feasible,” Pinsky says.

In downtown Brooklyn, NYCEDC rezon-
ing has led to more than $1 billion in
investments in the area, expanding what
is now the third-largest business district
in New York City and complementing
that expansion with new retail and resi-
dences. In Queens, the recent rezoning of
Jamaica has paved the way for more than
3 million square feet (278,709 sq m) of
new office, retail, and hotel space along
with residential development, which will
take advantage of the area’s proximity to
La Guardia and Kennedy airports, and its
superior rail and road accessibility.

“In the Bronx, the new Yankee Sta-
dium stands to modernize one of the
most important attractions in the city,
while improving more than 26 acres [10.5

meaningful site to commence.”

The city continues to work to attract
a diverse array of businesses and to
move ground-breaking development
projects forward throughout the five
boroughs, Pinsky adds, “doing so in a
way that we believe acknowledges and
is sensitive to the new environment.”

Pinsky says the financial picture in
2008 is more challenging than it has
been in years past. “As a result of this,
financing—especially for more specula-
tive private sector projects—has proven
more costly to access, even though
development volume in the city remains
robust,” he says. “New York City con-
tinues to move forward with a number
of major initiatives, recognizing that,
only if it establishes the conditions for
growth during harder economic times,
will it be able to experience fully the
benefits of this growth when the econ-
omy improves.”—m.s.
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The redesign

of Boston’s
Faneuil Hall
Marketplace for
the bicentennial
in 1976, by Ben
Thompson and
Associates, Inc.
(now BTA+), set
the bar for urban
rehabilitation
through sensitive
adaptation to
modern uses.
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Massachusetts
Real Estate
Development
Continuing
Thanks to
Demand from
Institutions, Life
Sciences

IT HAS A SIMPLE NAME—Parcel 24—but a lofty goal:
to provide much-needed housing while restoring the
fabric of the Boston neighborhood that existed on
Chinatown’s Hudson Street more than 40 years ago.

A joint venture between the Asian Community
Development Corporation (ACDC) and New Boston
Fund and financed in part by New Boston’s Urban
Strategy America Fund, Parcel 24 is a 325-unit
mixed-income development that will bring much-
needed shelter to Boston’s less affluent residents.

“We seek to capitalize on low land basis, cost
subsidies, and our public/private partnerships not
only to meet our objectives of economic develop-
ment, sustainability, and return on risk-adjusted
capital in emerging domestic markets, but also to
satisfy the community’s needs,” says Kirk Sykes,
president of Urban Strategy America (USA) Fund,
a New Boston Real Estate Fund. “The low land

JUNE 2008

basis will help us achieve the affordability as well
as a return on our investment.”

Massachusetts—its state capital in particular—is
experiencing not only additional innovative afford-
able housing, but also increased sustainable design
and continued real estate development in the edu-
cational, life sciences, and biotech arenas. While
the Bay State residential real estate market may be
softening, says Frederick Kramer, president of ADD
Inc., a design firm in Cambridge, the region has
many high-quality real estate development oppor-
tunities, particularly for mid-market rental housing.
“The residential condominium sector, which was
quite aggressive for a time, has slowed,” he con-
tinues. “Health care, life sciences, and financial ser-
vices are still quite strong, even through the pace
has slackened. We have a stable marketplace and
sustainability is sweeping our region as it is most
areas of the country.”

ADD Inc. has been involved in a number of aca-
demic projects in the Boston area. “There is a sig-
nificant amount of intellectual capital locally, given
all the institutions here. Many, such as MIT, Boston
College, and Harvard, have serious real estate
needs,” he continues. “Everyone seems to have an
expansion plan and their stability and growth are
fueling a good part of the design industry.”

Colleges and other institutions of higher learn-
ing intent on expanding “are going to do what
they are going to do whatever the state of the
economy,” says Lynn Wolff, president and prin-
cipal of Copley Wolff Design Group (CWDG), a
Boston landscape architecture and planning studio.
“Institutions are also able to take advantage of the
building climate. Educational institutions also have
resources to keep expanding even during eco-
nomic downturns and to buy land that might be
available to them and not others. We’re working
with Boston University on a public/private study
with various agencies to create a multimodal solu-
tion for their campus, involving air rights and an
urban ring and connections to the medical institu-
tions and other biotech institutions,” Wolff says.

While institutional work remains robust, says
partner John Copley, the pace of Boston develop-
ment appears to be slowing. “Some developers
who have announced a two-phase project and
have built the first phase are pausing before start-
ing the second phase,” he says. “They are waiting
to see where the market is going.”

He adds that the Boston condominium market
is not as hearty as it once was, but well-located
office developments are prospering and multifam-
ily is steady. “It varies from location to location,”
he continues. “But Boston development is doing
very well overall while other cities are having more
than a slowdown. We're doing two 300-unit multi-
family projects in Chelsea, across the river, for JPI
that will be completed next year.”
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Olmsted Green is being transformed into a 42-acre
(17-ha) mixed-use, mixed-income community adjacent
to the Massachusetts Audubon/Boston Nature Center
and Wildlife Sanctuary.

With new construction continuing in Massa-
chusetts, developers and builders are stressing
sustainability. Philip Loheed, principal of BTA+, a
Cambridge-based architecture, planning, and urban
design firm, notes that design schools today are
emphasizing alternative energy systems research
and development while state law now mandates
improved energy efficiency for all publicly funded
projects. “Most university programs now emphasize
green design standards and campuswide goals.
This, combined with a generalized resolve in all sec-
tors of Massachusetts’s economy to deal with the
effects of global warming, will lead to dramatically
accelerated green design projects of all types,” he
predicts. “Local agencies and developers are actively
investigating green technologies and procedures—
not only using such homegrown systems as the
USGBC'’s LEED and the principles of biomimicry—a
design discipline that studies nature’s best ideas and
then imitates these designs and processes to solve
human problems—but also such overseas efforts as
PassivHaus, which refers to a specific construction
standard for residential buildings based upon an
air-tight envelope combined with a heat recovery
ventilation system.”

“The combination of sustainable housing and
neighborhood development with transit-oriented
growth is gaining momentum in the Bay State, par-
ticularly in Boston,” adds BTA+’s Laurie Mooney, a
marketing and communications specialist. “With oil
prices increasing, there is significantly more demand
for sustainable urban infrastructure that will support
dense, vibrant mixed-use development.”
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The BTA+ redesign of Boston’s Fanueil Hall Mar-
ketplace by founder Ben Thompson three decades
ago set the bar for urban rehabilitation and is a
model of sustainable reuse. The first of many mar-
ketplaces by the firm, Fanueil Hall has made signifi-
cant contributions to the Boston community.

Sustainability indeed has become very important
in Boston right now, says ADD Inc.’s Kramer. “The
days when sustainability was just fashionable are
long gone,” he says. “Today, green development
makes great business sense—not only to architects
and developers, but also to companies that seek to
attract and retain the next wave of the best employ-
ees. Companies are telling us that they can’t get
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The $19.7 million
Wasylean Hall at
Worcester State
College, outside
Boston, includes
348 new beds in
apartment-style
units of two,
four, and six
beds.

Archstone
Boston Common,
a 28-story,
420-apartment
residential
tower, was
one of the first
new, high-
density, luxury
rental housing
developments
to be built in
downtown
Boston since
the 1980s.
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people committed to them if they’re not green,
and firms are afraid the talent will go elsewhere.
Tenants want to do business in energy-smart

buildings. Energy companies such as National Grid,

an international company that delivers electricity
and gas to customers, is growing with 350,000
square feet [32,516 sg m] of LEED space being
developed by Davis Marcus Partners in Waltham.”
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WARREN JAGGER

LUCY CHEN

Along with sustainability and transit-oriented
development, the Boston real estate sector is
seeing more mixed-income housing projects.

For instance, Parcel 24 is expected to set aside
about 50 percent of its total residential units as
affordable, including at least 70 rental apartments
and 66 to 99 condominiums. Another 156 to 189
condos would be market rate, creating something
of an internal subsidiary, says New Boston Fund’s
Sykes. Construction on the anticipated LEED-Silver
certifiable project is expected to begin in late
2009 or early 2010.

Sykes notes that another New Boston Fund
development in Boston is Olmstead Green, near
the Boston Common. “Olmstead Green is the larg-
est developable parcel in the Franklin Park area
and we’re moving forward with plans to construct
multifamily rental as well as some workforce hous-
ing townhouses,” he explains. “We’'ve completed
the first phase of 19 of the 278 townhomes and
we’re working on 50 of the 150 low-income tax
credit rental units. There is a demand for home-
ownership, although we must pace production to
meet market absorption.”

Sykes notes that now is a good time to invest
in emerging domestic markets in states like Mas-
sachusetts. “There are more opportunities in urban
areas—some driven by synergy, some by revitaliza-
tion—than we’ve seen in last ten years,” he contin-
ues. “But it’s a challenging environment in terms of
the capital markets. It's harder to get debt placed
and a lot of capital sources are standing on the
sidelines waiting to see what shakes out and how
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long it will take. But the
permitting process typi-
cally takes a year or two
and as a result, some of
these major projects won’t
come to market until two
to three years out, while
the economy recovers.”

Strong relationships are
crucial today. “The capi-
tal markets are relation-
ship driven, and it is not
only the investor who has
equity who will succeed,
but the one who has the
debt relationship to get
the deal closed as well,” he
says. “Previously, there was
some cheap money in the
market, but most of that
is gone now that risk and
debt require more careful
underwriting. Now is the
time of enlightened equity,
rather than the capital allo-
cators.”

Kramer sees the rest
of this year and much
of next as a “scrape and
claw” period, with a flight
to quality. “Designers and
architects will have to do
more in different ways for
their clients because com-
panies will face more com-
petition,” he says. “Design
firms like ours will be com-
peting for a larger piece of
a smaller pie.”

Still, the future for Mas-
sachusetts and Boston real
estate development looks
bright, says Copley. “We
have a robust institutional
market, a strong economy,
and an educated work-
force,” he says. “We’ll have
the intellectual capital here
for years to come through
institutions and job devel-
opment. The only concern,
though, is that Boston
may price itself out of the
market unless it contin-
ues to provide affordable
housing and transportation
alternatives.”—M.s.
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