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Public Session

Comments by members of the public (6 PM – 7 PM)  
(1-2 minutes per speaker)
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Business Session
A) Adoption of May 2021 minutes

B) Updates from Elected Officials

C) District Manager’s Report – L. Reynolds

D) Chairperson’s Report – T. Meltzer 
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Manhattan 
Community Board 1
Chairperson’s Report

June 2021 Updates



JUNE UPDATES….
THANK YOU AND WELCOME ABOARD

SINCE LAST MONTH
• HRPT AC – Congratulations to Noreen Doyle as President & CEO of HRPT
• Letter to the DOE from CB1 & CB2 re: High School Admissions
• 5WTC COMMUNITY ADVISORY COUNCIL Walk Through of the site & campus
• Pier 76 Ribbon Cutting Ceremony
• Robert R Douglas Bridge Dedication (AKA West Thames Bridge)
• Climate Coalition for Lower Manhattan – NYCEDC & MOR 
• Peck Slip SLT Meeting re: 250 Water Street
• BOROUGH BOARD – Zoning for Accessibility – Passed and onto City Council 
• MBPO - Juneteenth celebration & dedication of the Manhattan Borough President's Office Conference 

Room in honor of Constance Baker Motley
• Lawra Dodge Contract is renewed for 250 Water Street re: Brownfield Cleanup
• 9/11 MUSEUM UPDATE – THE PARK IS OPEN TO THE PUBLIC
• 1st PRECINCT COMMUNITY COUNCIL MEETING/ TOMMY MORAN RETIREMENT
• BMCC – postponed to October



LOOK AHEAD:  VIRTUAL MEETINGS CONTINUE FOR JUNE
NEW BOARD MEMBERS COMMITTEE ASSIGNMENTS

ZONING FOR ASSESSIBILITY/ CITY COUNCIL VOTE
NYPD 1ST PRECINCT COMMUNITY COUNCIL VOTE 

5 WTC – CAC MEETING

PDC UPDATE – SIGNS NOT APPROVED!
NEXT STEP: CB1 sending request  for a task force or working group

HOT TOPICS FOR JULY:
250 WATER STREET ULURP (LZE)
SEAPORT MARKETPLACE LEASE ULURP (LZE)
250 WATER STREET DEIS (EPC)
OPEN RESTAURANTS CITYWIDE ZONING TEXT AMENDMENT (LZE)

BPCA -WAGNER PARK, PIER A, THE BATTERY – PDC SUBMISSION & 
HEARINGS IN JULY

IN THE WORKS & WAITING TO HEAR:
AFTER THE RESOLUTION TONIGHT – CB1 seeks to set up a meeting with DCP 
re: POPS 
240 Greenwich Street FOIL REQUEST- CITY has pushed back to August (from 
MAY – 2nd delay from Feb request)

DOT NOTES - BROOKLYN BRIDGE BANKS MEETING

BBJ ANSWERS TO QUESTIONS has not been sent; still waiting



HAPPY JULY 4th Thank you to all of those who serve our great country.  

NYC IS OPEN AND READY TO CELEBRATE!



Committee Reports
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Executive - T. Meltzer
1) Int. No. 1572-2019 - Resolution 
2) Rescinding the Mayoral Executive Order Permitting Citibike Stations in POPS -

Resolution
3) NYS State Liquor Authority Legislation - Resolution
4) Term Limits for Elected Officers of Community Board 1 - Report
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Transportation & Street Activity Permit 
Committee

June 2021



June 2021 Agenda

1) Cargo Bike Corral Observations - Discussion

2) Special Considerations for Student Drop-offs and Pickups at the Titus School -
Presentation by Natalie Brandefine, MSED, Founder, The Titus School LLC

3) DOT Updates - Presentation by Jennifer Leung, DOT



Landmarks & Preservation - B. Ehrmann
1) 54 Warren Street, application for restoration of existing granite slabs -

Resolution
2) 145 Hudson Street, application for interior renovation of a mixed-use lobby on 

the ground floor, enclosement of existing exterior vestibule and replacement of 
non-historical main entrance doors - Resolution

3) 408 Broadway, application to alter storefront and signage at the Cortlandt Alley 
facade - Resolution

4) 44 Laight Street, application for sidewalk replacement - Resolution
5) The Need to Protect and Preserve Our Historic Districts - Resolution
6) Debrief on 250 Water Street - Report
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54 Warren Street, Existing & Proposed Conditions



145 Hudson Street, Historical Site Conditions



145 Hudson Street, Existing Entry Conditions



145 Hudson Street, Proposed New Entry 
Doors



145 Hudson Street, Proposed Plan/Elevation at 
Entry



145 Hudson Street, Proposed Elevation at 
Vestibule



408 Broadway, Historical 
Conditions



408 Broadway, Existing Conditions



408 Broadway, Proposed Storefront & Elevation



408 Broadway, Rendering of Proposed 
Storefront



44 Laight Street, Historical & Existing Site



44 Laight Street, Existing Sidewalk Conditions



44 Laight Street, Proposed Sidewalk 
Replacement



Large Venue Working Group – M. James
1) Updates on Development of Guidelines for Large Scale Venue Applicants - Report
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Licensing & Permits – M. Ameruso

Tribeca area
1) 30 Hudson Street, application for liquor license for Forge 30 Hudson LLC d/b/a TBD -

Resolution
2) 109 West Broadway, application for liquor license for BL 109 WBroadway NY LLC d/b/a 

Bluestone Lane - Resolution
3) 66 West Broadway, application for liquor license for Dellas NYC LLC d/b/a TBD -

Resolution
4) 458 Greenwich Street, application for liquor license for Stacey Sosa on Behalf of Entity 

to be Formed d/b/a TBD - Resolution
5) 95 West Broadway, application for method of operation change of liquor license to 

extend serving hours for Tribeca Hotel LLC Tribeca Lobby Bar LLC Primo MGMT LLC 
d/b/a Primo’s - Resolution
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Licensing & Permits – M. Ameruso
Financial District area
1) 84 William Street, application for liquor license for Food First, LLC d/b/a TBD -

Resolution
2) Battery Place, State Street and Whitehall Street: Bosque Carousel Kiosk, application for 

liquor license for The Pixie and The Scout LLC d/b/a TBD - Resolution
3) Battery Place, State Street and Whitehall Street: Bosque Fountain Kiosk, application for 

liquor license for The Pixie and The Scout LLC d/b/a TBD - Resolution
4) 928 Craig Road South, application for seasonal liquor license for Entity to be Formed 

d/b/a TBD - Resolution
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Licensing & Permits – M. Ameruso

Seaport/Civic Center area
1) 26 Ann Street, application for liquor license for AB Fulton Nominee LLC and Hersha 

Hospitality Management LP d/b/a Moxy NYC Downtown - Resolution

Battery Park City area
1) 2 River Terrace, application for liquor license for BL 2 River NY LLC d/b/a Bluestone 

Lane - Resolution
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Waterfront, Parks & Cultural – P. Goldstein
1) African Burial Ground International Memorial Museum and Education Center Act - Resolution
2) Governors Island Seasonal Update - Report
3) 9/11 Memorial Museum Update - Report
4) Art on the Avenue Storefront Project - Report 
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Youth & Education – T. Joyce

1) Trinity Place Gymnatorium – Report
2) High School Admissions Results – Report
3) Mental Health Impact on Children During the COVID-19 Pandemic - Report
4) DOE Updates on Summer Rising Program and SYEP - Report
5) Updates on P.S.150 Reopening and Rezoning - Report
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Quality of Life & Delivery Services – P. Moore

1) Construction Disruption Oversight - Report
2) Victim’s Compensation Fund Deadline Discussion - Report
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Land Use, Zoning & Economic Development – P. Kennell

1) Health & Fitness Citywide Zoning Text Amendment application – Report
2) 250 Water Street ULURP application - Report
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Environmental Protection – A. Blank

1) Draft Estuarine Sanctuary Management Plan for Hudson River Park – Report
2) Lower Manhattan Quarterly Resiliency Update - Report
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Battery Park City – J. Cuccia

1) West Side Ferry Service Updates - Report
2) BPC Security Update – Report
3) BPCA Report – Report 
4) Ground Rent Discussion with the Homeowners Coalition, Battery 

Alliance and Condominium Owners – Resolution 
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Summary as of June 2, 2021

Support
for the Approximately 

3,861 Condominium Owners in 
BatteryPark City 

CB-1: Battery Park City 
Committee



• As a housing affordability housing crisis rages throughout NYC, renters and
condominium owners within BPC are not immune;

• The Hugh L. Carey Battery Park City Authority (BPCA) is a New York State public benefit

corporation whose mission is to plan, create, coordinate, and sustain a balanced community
of commercial, residential, retail, and park space within its designated 92-acre site
on the lower west side of Manhattan.

• All Residential and Commercial buildings on these 92 acres are subject to a 99-
year lease between NYC, NYS and the Battery Park City Authority (BPCA) that
expires in 2069. Fitch Affirms Battery Park City Authority, NY Rev Bonds; Outlook Stable, Economic Resource Base section; 2021 www.fitchratings.com/research/us-
public-finance/fitch-affirms-battery-park-city-authority-ny-rev-bonds-outlook-sta ble-11-05-2021

• Each of the 18 individual condominium building in BPC has its own, separate
Ground Lease with the BPCA, all also set to expire in 2069.

http://www.fitchratings.com/research/us-public-finance/fitch-affirms-battery-park-city-authority-ny-rev-bonds-outlook-sta


• The Battery Park City Homeowners Coalition, a New York not-
for-profit corporation organized in 2004, advocates for the Battery
Park City condominium owners in dealing with the Battery Park
City Authority (“BPCA”) as relates to Ground Rent negotiations.

• The BPC Homeowners Coalition, hereinafter Homeowners
Coalition, is made up of representative members from all 18
residential condominiums in Battery Park City, totaling about
3,900 apartment units.

• In 2021, the Battery Alliance was formed as a complement to the
BPC Homeowners Coalition, and is made up of many of the same
members of the Homeowners Coalition.



Battery Park City Homeowners Coalition Membership
Condominium Address Approx. Number of Units
Battery Pointe 300 Rector Place 154
The Cove Club 2 South End Avenue 163
Hudson Tower 350 Albany Street 134
Hudson View East 250 South End Avenue 134
Hudson View West 300 Albany Street 107
Liberty Court 200 Rector Place 550

Liberty House 377 Rector Place 240
Liberty Terrace 380 Rector Place 248
Liberty View 99 Battery Place 294
Millennium Tower Residences 30 West Street 236
1 Rector Park 333 Rector Place 174
Rector Square 225 Rector Place 303
The Regatta 21 South End Avenue 182
Ritz Carlton Residences 10 West Street 150

Riverhouse 1 Rockefeller Park 264
River & Warren 212 Warren Street 168
The Soundings 280 Rector Place 122
The Visionaire 70 Little West Street 242

9
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Ground Rent in BPC - History
• In the 1980s, the BPCA and commercial real estate developers entered into agreements

for construction of 11 residential condominium buildings in BPC.

• The Ground Leases were negotiated between the BPCA and these commercial
developers, who agreed to terms typical of commercial ground leases before they sold
the condominium units, took their profits, and left subsequent non-commercial
condominium owners to bear the brunt of the financial burden built into these Ground
Leases to take effect 20 to 30 years in the future.

• Additionally, typical in commercial ground leases are provisions under which the “fee-
owner” (here, the BPCA) can renovate, re-purpose or demolish the building at the end of
the lease.

• This eventuality is of less consequence to a commercial business which has the
financial resources to relocate elsewhere, but in BPC, the condominiums that are
subject to these commercial ground leases are peoples’ homes and typically represent
their largest investment. 9
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Unless ALL 18 Ground Leases & Amendments are immediately
restructured, the majority of Middle Class and Senior BPC Condominium
owners will be forced from their homes - By taxes instead of rent.

• The annual Ground Rent payments during the first 20 to 30 years of condominium
Ground Leases were determined by a pre-set schedule of specific dollar amounts
payable per year until a set Appraisal or “Reset” Date. Between “reset” dates, double
digit percentage step-ups are also scheduled for each of the 18 buildings.

• At each “Reset” Date, annualGround Rent increases per residential condo building will be
the greater of:

• (1) 6% of the fair market value (“FMV”) of the land under each building considered
as unencumbered by the Ground Lease; or

• (2) the ground rent payable in the prior period increased by 25% or by a variety of
other methods specified in individual leases

• In the NYC real estate market, it is almost certain that the FMV of unencumbered land
would yield the greater figure and so would be used as the basis of annual ground rent
increases once the “resets” set in for each building. 9
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What Will Increases in Common Charges Based on 
Ground Rent Increase at 6% of FMV Do to Unit Owners?

• Because of projected increases in the FMV of land in BPC, increases in common charges due
to ground rent increases based on 6% of FMV will make condominium units unmarketable
for the middle-income and fixed-income homeowners

• There is a substantial risk that existing homeowners would not be able to pay drastic
increases in common charges resulting from the pass-through of increased ground rent
which would result in:

• Near certainty of defaults in payment of common charges
• Near certainty of defaults in mortgage payments
• Near certainty of increases in personal bankruptcies

• Battery Park City could deteriorate and fail as a residential neighborhood

• The BPCA’s rent revenues would then likely be drastically reduced as owners default & are
unable to sell their units: values will decrease and tax revenues to the BPCA fall

• The 6% of FMV formula creates an unsustainable ground rent model for residential
buildings.

9
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Some history on Ground Rent “Resets” :
• In 2007, the 11 original condos with resets from 2009 – 2012, through the
Homeowners Coalition V1, challenged rent “resets” as destabilizing, inappropriate
for residential condos and unrealizable, claiming then, as they are now, if the lease
terms were enforced, foreclosures would follow.

• Nothing changed.

• In 2009, the Homeowners’ Coalition V1 demanded that the BPCA permanently
revise the Ground Rent escalation formula. The argument put forth, then as now, was
that, if the “reset” was not eliminated, the annual tax payments would have made
condominium common charges unaffordable and condominium units unmarketable.

• It was not until elected officials got involved in 2011 and forced the BPCA to address
the Homeowners Coalitions demands, that progress was made, leading to the 2011
Settlement Agreement. (Fung A, “Battery Park City tenants get ground rent break”, Crain’s New York Business, May 10, 2011,
www.crainsnewyork.com/article/20110510/REAL_ESTATE/110519992/battery-park-city-tenants-get-ground-leasebreak) 9
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Goal of Parity for All achieved - at the cost of future Affordability for 
Some:

• As per the terms and conditions of the 2011 Settlement Agreement, new, more equitable Ground Lease
terms for the participating 12 residential condominiums were established including pushing the “resets”
dates out approximately 30 years.

• The 2011 agreement was based on creating parity among the 12 condominiums, which each had widely
diverse Ground Rent per square foot charges.

• Unfortunately, parity did not - and does not - equate to affordability or sustainability for Middle Income, Seniors and other Fixed Income

condominium owners in Battery Park City.

• In return for the temporary “reset” reprieve - which was the main focus of the negotiations back then - and
to bring ALL 12 Ground Rents per-square-foot to the same HIGHEST LEVEL, thus creating parity:

• Condominium buildings with lower Ground Rent per-square-foot were locked into higher
compounding Ground Rent increases per year until their new “reset” date some 30 years in the future,
with multiple periodic double-digit percentage step-ups; and

• Condominium buildings whose Ground Rent per-square-foot were much higher, were locked into
lower annual percentage increases with some even lower than 1% a year and no step ups



The Ground Rent Today: Situation is Urgent

• While the step-ups and compounding percentage increases have been steadily
eroding affordability in many of the original 12 Condominium buildings, the
situation is dire for the other 6 buildings.

• One recent condo conversion - River & Warren - is past its First Appraisal Date
“reset” and is currently in negotiations with the BPCA.

• The 5 other newer Condominium Buildings’ “reset” dates are fast
approaching.

• All 18 Condominium Buildings agree that FMV resets must be eliminated
IMMEDIATELY for these 6 buildings or the condominium owners therein
will be forced from their homes NOW.

• Even the BPCA has stated publicly that they agree that the FMV resets are not
sustainable and must not be imposed.
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It is more than just FMV “resets” that are not sustainable:

• Compounding percentage increases in Ground Rent are not sustainable, as
NOTHING - not social security, not the cost of living, not wage increases, not
interest rates, NOT ANY QUANTIFIABLE MEASURE of income to a
condominium owner or a senior on a fixed income - increases at these rates. The
current rate of increase for most of the original 12 buildings is not sustainable.

• Periodic double-digit percentage step-ups are not sustainable.

• In addition to the Ground Rent, each owner pays Payments in Lieu of Taxes”
(“PILOT”) to the BPCA at the same rate they would pay property taxes to New York
City (NYC) and civic fees, which are also increasing at double digit rates annually.
These taxes are collected monthly, as part of each unit owners “common charges”.

• Any mortgage payments are in addition to these “common charges”.
97



Beyond Ground Rent & PILOT:
• The 2019 Climate Leadership and Community Protection Act, which commits New York State to an
interim goal of reducing emissions to 40% below 1990 levels by 2030 will, at the very least, likely require
buildings that rely on gas for heating and hot water to be retrofitted and for homeowners to replace gas
appliances, a costly undertaking. (Ponce de Leon G,” Achieving New York’s climate goal will be massively challenging”, City and State New York,
May 13, 2021, www.cityandstateny.com/articles/policy/energy-environment/achieving-new-yorks-climate-goals-will-be-
massivelychallenging?mc_cid=f099f176be&mc_eid=b422af118a )

• BPC condominiums are Class II buildings so there is no cap on the growth of their property taxes (paid as
PILOT), not even for primary residences, as the less dense Class I buildings in NYC have.

• The 2017 Federal tax changes capped income tax deductions for state, city and property taxes at
$10,000, which increased most BPC condominium owners’ federal tax bills given the high cost of PILOT,
even if an owner has little to no state or city income taxes.

• The combined costs of future ground lease rents, sustainability mandates, uncapped property taxes and
increasing worry about home values and ability to mortgage the properties, threaten condominium
owners’ ability to afford and ultimately to keep their homes in BPC.

98
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CurrentState of Negotiations between 
Homeowners Coalition and BPCA

• The BPCA has verbally stated in multiple forums that the FMV-based ground rent increase formula is
unsustainable but in preliminary discussions, their consultant has refused to remove the FMV formulas from the
ground leases without exacting unreasonable concessions, according to representatives from the Homeowners
Coalition.

• There is an imminent and critical affordability issue for the newer 6 condominiums, who face catastrophic
increases in their annual Ground Rent NOW.

• There is an imminent affordability issue for the 12 condominiums that are part of the 2011 Settlement
Agreement in the annual compounding percentage increases and periodic double-digit percentage step-ups
many these buildings face and will continue to face through 2038/2042 - on their FMV “resets” dates.

• As stated above: Middle and Fixed Income homeowners’ incomes are NOT RISING at 2%, 3% or 4% or more
a year plus periodic double-digit step ups, and, after 10 years, in 2021, these folks can no longer afford the
compounding annual increases… and are facing foreclosure NOW, 20 years BEFORE the FMV “resets”.

• Talks are on-going according to the BPCA, which is positive. However it is imperative that these talks focus on
Affordability for current Middle Income, fixed Income and Senior condominium owners in BPC in order for the BPCA to
live up to its current Resilience Action Plan, which states: that Battery Park City “Be an inclusive community, one which supports housing affordability as a part of a

diverse and livable community…” https://bpca.ny.gov/about/who-we-are/ , Accessed May 10, 20211.
99
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Critical Dates Under the Current Leases

• Today: One BPC condo’s First “reset” date has passed & the other 5 newer BPC condominiums face
imminent First “reset" Dates.

• June 1, 2021, to June 1, 2030: many of the original 12 Condominiums face the periodic double digit step ups.

• June 1, 2030, to June 15, 2039: mortgage underwriters will get increasingly nervous about lending in BPC as 3 more condominiums face 6% of FMV resets in 2030-2031; 12 additional buildings will approach FMV resets; condo values will
begin their decline as the 2069 lease expiration gets closer; banks will no longer consider refinancing existing mortgages

• June 16, 2039: 30-year mortgage loans will no longer be available due to ground lease terminations in 2069; condo values will plummet, defaults will increase, needed building maintenance will be deferred, PILOT payments will start to decrease as condo values fall, BPCA
revenues will plummet and BPCA will have to start budgeting or setting financial resources aside for future massive capital expenditure to renovate this housing stock

• June 17, 2069 – the ground leases terminate and the BPCA can seize the condos without paying owners a cent.(www.hauseit.com/what-happens-when-a-land-lease-expires-
nyc/ accessed May 17, 2021)

The individual Ground Leases between the BPCA and the residential condominiums are fatally 
flawed, having been based on the commercial ground lease model, and this MUST BE FIXED. 

NOW.
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Homeowners in BPC have asked for CB-1’s help
In keeping with this Board’s focus on community, affordability and inclusion, it is imperative
that:

1. Ground Leases with ALL 18 buildings must be amended to make necessary changes
immediately.

2. The goal is to protect and preserve the affordability and sustainability of Middle Income,
Seniors and Fixed Income condominium owners currently in place.

3. Many of these constituents have owned their homes in BPC for over 30 years. They are
survivors of both Terrorist attacks on the WTC - and they remained to renew and rebuild BPC.

4. Many of these same people, some of whom have been and currently are on our Board, are now
suffering and dying from cancers, lung diseases and other 9/11/2001-related-illnesses.

The ability to age and die in place is just as important to homeowners as it is to
renters in Battery Park City.

5/7/2021 10
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Therefore Be It Resolved: 

Manhattan Community Board 1 (MCB1) implores the Battery Park City Authority
(BPCA) to:

• Extend all ground leases beyond 2069;

• Eliminate the FMV reset clauses and replace it with a fixed schedule or fixed
percentage increase of buildings’ ground rent;

• Allow condominium buildings in Battery Park City (BPC) to work together to negotiate
shared issues for ground rent resets; and

• Consider the condominium owners' expenses to bring their buildings and individual
units into compliance with the BPCA’s Resiliency Plan and the New York Climate
Leadership and Community Protection Act when base ground rent appraisals and
increases are negotiated; and



Therefore Be It Further Resolved: 

MCB1 urges Battery Park City’s elected officials to the
City of New York and to the State of New York to:
• Facilitate timely and fair negotiations;

• Pursue any necessary legislation;

• Implement property tax reform; and



Therefore Be It Further Resolved That: 

Community Board 1 believes

1. fairness,

2. affordability, and

3. stability

should be the overarching goals of the negotiations regarding the
Ground Leases with all 18 Condominium buildings in Battery Park
City.



MANHATTAN COMMUNITY BOARD 1

New Business 
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Adjournment 



Old Business 
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CB 1 records all meetings and posts them to YouTube for unlimited public access.

https://www.youtube.com/c/ManhattanCommunityBoard1/featured

All documents relating to the above agenda items are on file at the Community Board 1 
office and are available for viewing by the public upon written request to 
man01@cb.nyc.gov

At all meetings, additional items may be raised as "New Business"

MANHATTAN COMMUNITY BOARD 1
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