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The New York City lending environment has become

increasingly attractive for owners of multifamily real

estate as well as other asset classes. Yields on all

major indexes have continued to trend downwards

and mortgage rates have moved down with

them. Banks continue to be well capitalized and

eager to invest in the New York market. The only

question on the horizon is if the new rent regulation

laws will have a severe enough impact on value to

impact lending levels, although this has not

happened yet.

Spreads have actually widened for most lenders with

the average hovering around 190 basis

points. Spreads have widened in response to the

low index rates with most lenders keeping a floor on

their rates around 3.75% for 5 year money.

Requests for 10 year fixed rate financing have

increased sharply. This can be attributed to two

principal factors. First, with a relatively flat yield

curve, the cost of 10 year money is in many cases

nearly identical to the cost of 5 year money. Second,

many investors in the local market have pivoted their

business plans away from short-term value-add

strategies and are migrating instead to longer term

cash flow strategies. These two factors combined

have pushed investors increasingly into longer term

debt options, including Fannie Mae/Freddie Mac

and CMBS loans, over traditional bank executions.

After pulling back on its stated intent to continue a

steady pace of rate increases, the Federal Reserve

Board has actually completely reversed course and

is now expected to decrease the target rate later

this month. Borrowers in New York should not

expect this to result in a near-term drop in rates as

this expectation is already largely priced into the

market. Investors should, however, expect fairly

stable rates for the next few months as the Fed is

likely to wait to see the impact of its anticipated

move.
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MEET THE PANELISTS

Toby Moskovits| Panelist

Toby Moskovits is the Founder and Chief Executive Officer of Heritage Equity Partners, a woman-owned real estate and
development firm specializing in mixed-use development in the New York metro region.

The company’s fast-growing portfolio is comprised of unique, contextualized buildings in some of New York’s outer borough
neighborhoods. In addition to the two-million square feet of commercial and residential properties the firm and its partners already
completed. Heritage currently has a number of major projects in various stages of development: 25 Kent Avenue, an innovative light
industrial and office development in Williamsburg, Brooklyn, targeting tech, creative, and maker tenants; a 190-unit residential
rental development at 564 St. John’s Place in Prospect Heights, Brooklyn; a 100,000-square-foot light industrial and office project at
215 Moore Street in East Williamsburg, Brooklyn.

Other successful projects include: conversion of the old St. Vincent de Paul Church, rectory, and school in Manhattan into the Spire
Lofts, a 100-unit residential rental building that preserves the original facade and ecclesiastical aesthetics; development of Grand
Living, a five-story, 75,000-square-foot building in North Williamsburg, Brooklyn that is fully leased; conversion of the Quarry
Building into a 40,000-sf, mixed-use property; and pre-development of 170-unit residential project at 41-21 28th Street in Long
Island City, Queens.

Prior to founding Heritage, Ms. Moskovits served as managing director of private equity and venture capital investment activity at
Cammeby’s Capital Group, where she also developed a merchant banking practice. Ms. Moskovits, who holds an MBA from Bar Ilan
University, also serves on the National Advisory Board of Springtime Enterprises, a nonprofit supporting women’s access to capital
markets, and was the founder of Gotham Angels, which was a New York City-based Angel Investment group that provides angel
investors with opportunities to invest in mature growth and middle market private equity opportunities.

Ms. Moskovits resides in Queens with her three children.

Brad Hargreaves is the founder and CEO of Common, the nation’s leading residential brand enhancing the value of real estate
through convenience and community with 27 coliving homes in six markets across the country. Before founding Common in early
2015, Brad was the co-founder of General Assembly, a global education institution with campuses in more than 15 cities worldwide.
As part of the General Assembly founding team, Brad led the growth of the company’s education business from its launch in 2011
into a global institution with over a dozen campuses. Most recently, he was a Venture Partner at Maveron, General Assembly’s lead
investor. Brad has been named to Vanity Fair’s “The Next Establishment”; Inc Magazine’s “30 Under 30”; Business Insider’s “Silicon
Alley 100”; and Crain’s 2017 “40 Under Forty.”

Andrew Dansker | Host & Moderator

Andrew Dansker is the First Vice President of Finance in the Manhattan office of Marcus & Millichap Capital Corporation (MMCC).

Andrew has more than ten years of experience in the real estate industry. Prior to joining MMCC, he was a mortgage broker at
Cooper-Horowitz Inc. He also served as the Managing Director of Matrix Realty Group, was a summer associate in the offices of
Fried, Frank, Harris, Shriver and Jacobson LLP and worked with Intervest National Bank in New York.

Andrew earned a Bachelor of Arts in political science from the University of Chicago and a Juris Doctor from New York University
School of Law.

Brad Hargreaves | Panelist
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Josh is CoFounder & CEO of Ignitia Office a premium coworking space located in NYC. He has over 15 years experience running
businesses in service, real estate and hospitality. Josh holds a BA in Psychology as well as a law degree from Case Western Reserve.

Josh Bobrowsky| Panelist
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Peter is the top-producing multifamily agent in the Manhattan Marcus & Millichap office. Since joining in 2002, he has consistently
ranked among the “Top 10” most active brokers in New York City for multifamily properties. Peter has also been recognized as a
Commercial Broker All-Star for the past four years by New York magazine.

By focusing solely on the niche of New York City multifamily transactions, Peter has become a distinguished member of the real
estate industry. Through this specialization, his team has set various sales records for multifamily assets and has facilitated property
transactions in all neighborhoods. Private investors, institutional funds, foreign entities, and nonprofit organizations consistently
seek Peter’s guidance when searching for advantageous buying or selling opportunities.

In 2010, Peter published his first book, Family Secrets: Secret Strategies to New York City Multifamily Investing. This informative
work conveys several first-hand experiences detailing how to successfully invest in the NYC multifamily marketplace. Peter’s
expertise is widely valued throughout the New York multifamily market and his commentary is frequently found in The New York
Times, Crain’s New York, The New York Post, The Commercial Observer, Real Estate Weekly, Globe Street, and many other industry
publications. Prior to Marcus & Millichap, Peter worked at the Real Estate Consulting Group of Arthur Andersen in New York. This
group focused on property valuation, financing, and loan underwriting, providing Peter with the experience necessary for working
on office, retail, and apartment transactions at the national level.

Peter Von Der Ahe | Panelist
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Don’t Let Your Holdings 

(or Bricks)Crumble to Dust 

Most of us spend the vast majority of our waking hours at work. We do this for a variety of reasons: for the sheer joy of creating our business, to
amass wealth for the benefit of our family, and to eventually provide a legacy for our children and grandchildren. Unfortunately, many members of
the real estate community face a significant threat of having their life’s work destroyed by the confiscatory and potentially destructive nature of
estate and inheritance taxes. In my practice, I have found that this threat can often be reduced or eliminated through proactive, proper planning.

Under federal tax law, estate taxes are due within nine months of death. Uncle Sam, and many states that have their own estate or inheritance tax,
demand their share of your total wealth from your family -- and they demand it in cash. The IRS is not concerned whether your estate has liquidity
or if your wealth is tied up in bricks. And the very nature of real estate investment compounds the problem. As opposed to other business owners,
who often take profits out of their enterprises and diversify, real estate owners consistently reinvest profits back into their business by adding new
properties to their portfolio. Low borrowing costs and the tax benefits of real estate make this strategy attractive during life.

When death occurs, however, the tax advisor and executor typically review the value of your assets and will notify your heirs of how much they may
keep, and how much they will owe to the government in taxes. The rates can vary, but total federal and state tax rates can exceed 40%, depending
on the size of your estate. Since you are no longer around to guide your children, they will be left to tackle this problem without you. Which
properties would you want them to unload, while incurring brokers fees and other transaction costs? Which should they prioritize keeping? How will
liquidation impact future income for the family? They must deal with all this while trying desperately to meet short deadlines – usually nine months
from the date of death.

This deadline comes with another element of risk. Your death will happen in an economic cycle neither you nor anyone else can predict. If
properties cannot be sold – or if there is no desire to sell – will banks lend after the death of a key owner? Could the properties comfortably bear
more debt, even if they banks are willing to lend? In the Great Recession, the banks wouldn’t, and probably couldn’t, lend to even their blue-chip
clients because their own balance sheets were stressed. Deals that are pending may fall apart. Under duress and time constraints, your family might
have to accept far less than the market value of your properties. In a matter of months, estate taxes and sales fees could destroy what you built over
a lifetime of dedication and hard work. Compounding the economic loss is the emotional loss at the death of a parent or spouse. That is likely not
the legacy anyone wants to leave to their family.

Continued on the next page
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If you have partners in your business, the challenges your family will face can be even worse. You have a legitimate business interest, with a value that
the government includes in your estate. Do your partnership agreements adequately protect your family and provide a fair market value for your
ownership interests? If not, will your partners want to, or be able to, buy out your heirs, in cash, at anywhere near fair market value on short notice?
If you don’t have the cash, your partners probably don’t have it either. If they do, how large of a discount to the true value will they extract on the
purchase, with your family under pressure? If these business partners are family members, it can get even messier. Extended families can be torn
apart by conflicting needs and expectations.

Many members of the business community, as well as their advisors, have been lulled into a false sense of confidence because of the recent increase
in the estate tax exemption to over eleven million dollars per person. However, the current law expires on December 31, 2025, at which time it reverts
back to the much lower five million dollar exemption under the Obama administration, with an adjustment for inflation. If the Democrats control
Congress and the White House in 2020, it may be lowered even sooner. Of course, the option of hoping to die before the tax law expires in 2025 is not
a planning tool most people would choose.

Fortunately, there are methods to tackle these problems and help preserve what you have built. Proper planning to devise the best strategy for you,
your business, and your family can help drastically reduce the estate tax bill your children will inherit. Constructing a plan to retain control over your
business, while insuring that your life’s work is not shattered to pieces, can be implemented by a team of capable, caring, advisors. Many legal and tax
commentators would suggest looking at several techniques, including “discounting” techniques, transfers of majority and minority interests, wise use
of gifts, and strategically built asset protection trusts. These tools can help you protect what you have built, maintain control, and, eventually, safely
transfer those assets to the ones you love, while protecting them from financial creditors and predators. Ensuring cash is on hand on the day estate
taxes are due makes things more manageable and protects your family from financial and emotional strain. My team helps our clients plan, far
enough in advance, so that all they have built doesn’t crumble and turn to dust. Failure to plan will inevitably lead to the destruction of much of what
you have worked a lifetime to build. It can lead to unnecessary tax payments to the government and cause tremendous family and business strife.
Will your family be left to scramble to decide who will pay - and how to pay - for the taxes that may be due on what you’ve built? You spent a lifetime
to construct your legacy. Don’t allow it to be destroyed in a matter of months.

For over 30 years, Louis Menaged has helped business owners create and implement strategies to protect their 
families, their companies, and themselves. The Menaged & Bransgrove Team at Wealth Advisory Group 

specializes in comprehensive risk mitigation and wealth planning for business owners. 

Material discussed is meant for general informational purposes only and is not to be construed as tax, legal, or investment advice. Although the
information has been gathered from sources believed to be reliable, please note that individual situations can vary. Therefore, the information should
be relied upon only when coordinated with individual professional advice. Louis Menaged is a Registered Representative of Park Avenue Securities LLC
(PAS). Securities products and advisory services offered through PAS, member FINRA, SIPC. Financial Representative of The Guardian Life Insurance
Company of America® (Guardian), New York, NY. Park Avenue Securities LLC (PAS) is an indirect, wholly-owned subsidiary of The Guardian Life
Insurance Company of America (Guardian). PAS is a registered broker-dealer offering investment products, as well as a registered investment adviser
offering financial planning and investment advisory services. PAS is a member of FINRA and SIPC. Guardian, its subsidiaries, agents, and employees do
not provide tax, legal, or accounting advice. Please consult your tax, legal, or accounting professional regarding your individual circumstances. Wealth
Advisory Group LLC is not a registered investment advisor. Exp 4/2020 201978427

Louis Menaged
212.261.1822
lmenaged@wagllc.com
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RECENTLY FINANCED

$6,600,000

Yorkville | NY

$6,700,000

Hell’s Kitchen | NY

$5,000,000

Upper East Side | NY

$2,900,000

Washington Heights | NY

$4,500,000

Kingsbridge | BX

$46,500,000

Brooklyn | NY

Acquisition financing arranged for 

18-building multifamily portfolio

No-cost prepay for release of 

outlier assets

Financing allowed the borrower to 

acquire a vast portfolio with 

tremendous value-add potential 

$6,000,000

Hamilton Heights | NY
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EVENT RECAP
Rent Reform Seminar | March 21, 2019

On March 21, 2019 Dansker Capital Group hosted a lively panel discussion about Rent Regulation Reform. We heard from a variety of
industry perspectives—principally the legal and political spheres—about what was then pending legislation. Although the legislation has
since been passed, the thoughts conveyed at the event continue to resonate.

State Senator Brian Benjamin impressed the crowd with his openness to multilateral dialogue. One of the key points he made was about
optics: when well—heeled landlords plead a case of economic necessity, their arguments pale in urgency when compared to the appeals
from the poor and middle class tenants. Outside the area of optics is pure retail politics: Senator Benjamin made note that of three staff
members in his Harlem office, two are fully dedicated to fielding housing complaints. The sheer volume of pressure is compelling,
especially compared to the dearth of direct landlord/government office contact.

Several panelists noted that not all reform is bad for the real estate industry. Councilman Mark Levine noted that several recent tenant
protection bills have been well received. Susan Baumel-Cornicello, a landlord/tenant litigation attorney specializing in the representation
of landlords, agreed. Specifically, she cited the new law sponsored by Councilman Levine giving tenants a right to counsel in housing
court proceedings. Baumel-Cornicello noted that the presence of a professional counter-party in court and in out-of-court negotiations
significantly speeds up and smooths out the process of dispute resolution.

Several panelists noted with dismay that government intervention is an historically ineffective means for the alleviation of economic
issues. Memorably, Adam Leitman Bailey quoted Ronald Regan’s famous words about the nine most terrifying words in the English
language. Brooklyn-based sales broker Shaun Riney concurred, noting that landlords are economic actors who will not work for free, nor
make economically irrational choices about investment. Both panelists stressed strongly that over-regulation may lead to neglect which
could turn out to be worse than the abuses that the legislation is seeking to curb. Senator Benjamin emphasized his emphatic desire to
avoid that outcome.

While the legislation at issue has since been passed, important lessons can be learned from this panel which continue to apply today and
will continue to apply in the future. The real estate industry in New York has not faced its last political crisis. Better optics; government
outreach; and proactive, industry-led solutions to housing issues are all things that might help the city avoid similar, or worse, outcomes
from Albany. For a full record of the event, please visit https://danskergroup.com/events.

https://danskergroup.com/events
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Louis Menaged

212.261.1822
lmenaged@wagllc.com

menagedbransgrove.com

355 Lexington Avenue, 9th Floor 
New York, NY 10017

Austin Bransgrove

212.261.1856
austin_bransgrove@wagllc.com



Dedicated in -house 

processing team facilitating 

the process and ensuring a 

quick close. 

Wide array of transactional 

experience with encyclopedic 

knowledge of pitfalls and 

opportunities.

Deep pool of capital sources 

from across the country. 

National platform to leverage 

for better access and better 

results.

W H Y  C H O O S E  DANSKER CAPITAL GROUP AT 

M A R C U S  &  M I L L I C H A P ?

Andrew Dansker

Tel: (212) 430-5168

adansker@ipausa.com

Andrew Marcus

Tel: (212)430-5213

andrew.marcus@mmreis.com
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Andy Weiss

Tel: (212) 430-6141

andrew.weiss@mmreis.com

NOTES

Matthew Michelson

Tel: (212) 430-5170

matthew.michelson@mmreis.com


