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Adam America Real Estate has scored a
$50 million leasehold construction loan from
Chicago-based BMO Harris Bank for its planned
mixed-use rental building
EXCLUSIVE
near the city center of New
Haven, Conn., Commercial
Observer has learned.
The financing will go toward the build-out of
a six-story, 299-unit multifamily project at 44
Olive Street in New Haven — just a short walk
from Yale University — that will include around
6,100 square feet of retail space at the ground
floor. Adam America has partnered with New
York-based multifamily developer Epimoni to
build the asset, according to the latter’s website.
Drew Fletcher and Matthew Hirsch of
Greystone Capital Advisors, the mortgage
advisory arm of real estate investor and owner
Greystone, sourced and arranged the construction debt on behalf of the borrower.
“[Adam America] is a top owner-developer in
New York City and the tri-state area. The firm’s
dynamic approach to development allows it
to be a first mover in new markets and deliver
high-quality, transformative multifamily projects,” Fletcher, the head of Greystone Capital
Advisors, said in a prepared statement. “The
financing of 44 Olive Street was a highly structured transaction that required creativity, perseverance, and effort from the working group.”
As per Epimoni’s website, the asset will have
206 parking spaces and will include a “full-floor
amenity package.” It will have a pool located
within an internal courtyard that will be surrounded by the building, BBQ stations, a fire pit,
a theater room and a fitness center.
“This new project leads our firm’s expansion
into a new market and represents the firm’s first
step in entering the multifamily student-oriented housing space,” Omri Sachs, the founder
of Adam America Real Estate, said in prepared
remarks. “44 Olive Street provides critical inventory to New Haven which has minimal new
multifamily product, low vacancy, and extraordinarily strong demand drivers.”
Adam America and Epimoni finalized their
purchase of the site for $10 million in July 2018,
according to a report at the time from the New

CIT...continued from page 1
Jordan Roeschlaub led the arrangement of the
transaction, along with Chris Kramer, Nick
Scribani and Shervin Tork.
“The recapitalized properties are

44 Olive Street in New Haven.

Haven Independent. They picked up the property from David Adam Realty and Connecticut
developer Noel Petra of Petra Development,
the previous ownership joint venture that
was planning to build the asset; the pair had
bought the property two years earlier for just
$4.5 million.
The month that Adam America and Epimoni
bought the property, New Haven city commissioners voted unanimously to grant the duo a
five-year extension to develop the project, giving
them until Feb. 18, 2025, to wrap it up. Epimoni’s
website indicates that they expect to deliver it to
market this year. In March last year, New Haven
city officials held a ceremonial groundbreaking
for the development.
The previous developers had gotten approval
from the city in 2015 to build the project, with a

optimally spread across six industrial markets throughout the country and leased to
a diverse array of more than 300 tenants
across various industries,” Stolly said in a
statement.
The portfolio is nearly 90 percent occupied,
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deadline of Feb. 18, 2020, to complete it, according to a January 2018 report by the New Haven
Independent. Petra eventually came to the conclusion that the project was too big for his firm
to handle, according to commentary from Petra
published by the New Haven Independent in
January 2018. So, in June 2017, Petra engaged
Adam America in negotiations for the property
and the development plans.
The development is expected to feature a
mix of town homes, studios and one-, two- and
three-bedroom units, according to the New
Haven Independent’s report.
Epimoni could not be reached. Representatives
for BMO Harris Bank did not immediately
respond to a request for comment. An official at Adam America was not available for
comment.—M.B.

according to Roeschlaub, “with staggered rollover providing downside protection.”
An official at The Arden Group was not
available and representatives for BlackRock
could not be reached by press time.
—Mack Burke

COURTESY GREYSTONE

BMO Harris Bank Lends $50M on New
Haven Rental Development

THANK YOU
We would like to thank our clients and partners who placed their
confidence in us in 2019. Thanks to all of you, Pacific Western Bank
achieved a record level of new business. We look forward to providing
creative financing solutions to all those looking to grow in 2020.
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Miami City Self Storage has landed a $44.3
million floating-rate loan for three self-storage
facilities in South Florida, Commercial Observer
has learned.
EXCLUSIVE
Värde Partners provided
the five-year financing, which
refinances previous debt on the assets, in a transaction negotiated by Newmark Knight Frank’s
Dustin Stolly, Jordan Roeschlaub, Chris Kramer
and Nick Scribani.
The facilities — at 490 Northwest 36th Street
and 1100 Northeast 79th Street in Miami and 812
Northwest 1st Street in Fort Lauderdale — comprise 1,836 units and total 237,044 square feet. The
trio opened in 2018 and are progressing through
the stabilization period.
MCSS — a joint venture between Rivergate
Companies and SJM Partners that’s headed by Jay
Massirman, Steve Garchik & Steve McBride —
was formed with the purpose of developing urban
infill self-storage facilities nationwide. The JV has
2 million square feet of facilities in South Florida,
New York, Boston, L.A. and Northern California.
“Given the operating expertise, location and quality of these assets, we are confident that providing
accretive sources of capital prior to stabilization will
help enhance execution of the sponsor’s business
plan,” Stolly said in prepared remarks.
“With extensive experience and a profound
knowledge in the development of self-storage
facilities, we share MCSS’s vision as they cater to
the demands of these ever-growing submarkets,”
Roeschlaub added.
Last June, Värde provided a $31 million loan
on one of Brickman’s Downtown Miami office
buildings, in a deal also negotiated by the NKF
team.—C.C.

COURTESY NEWMARK KNIGHT FRANK

Värde Lends $44M on Florida Self-Storage Facilities

490 Northwest 36th Street in Miami.

pricing-efficient execution via a credit
enhancement of the existing bonds,
ultimately allowing our client a more
favorable rate while optimizing proceeds,” Hernandez added.
In December, the German lender —
also known as Landesbank HessenThüringen — provided $86 million
financing for another rental tower
with a retail component — Stellar
Management’s 70 West 93rd Street
on the Upper West Side.
Officials at Helaba could not be
reached for comment. Officials
at Mack and Benenson did not
return requests for comment.
—Cathy Cunningham

A rendering of 433 East 13th Street.
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COURTESY MACK REAL ESTATE GROUP
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Morgan Stanley has continued its early-year
spree of financing Bronx multifamily properties.
The lender just provided a $53.9 million loan
to Eastchester, N.Y.-based
EXCLUSIVE
Finkelstein Timberger
East Real Estate (FTERE) to
finance a six-property bundle of multifamily
assets in the borough, Commercial Observer has
learned.
The 10-year financing pays interest at a fixed
rate of 3.58 percent and includes interest-only
payments for the life of the loan, sources said.
The properties sport a combined 386 units, four
of which are for commercial use. They are located
at 75 West 190th Street, 610 Trinity Avenue, 1791
Walton Avenue, 2770-80 Kingsbridge Terrace
and 3031 and 3041 Holland Avenue. Five of the
buildings are pre-war assets, except for 1791
Walton Avenue, which was built in 2003.
Black Bear Capital Partners (BBCP), the
real estate debt and equity advisory arm of
Black Bear Asset Management, sourced and
arranged the portfolio mortgage on behalf of
the borrower. BBCP’s Bryan Manz, Rob Serra,
Phil Bowman, Emil DePasquale, and Brandon
Harris led the deal.
Since the start of the year, Morgan Stanley has
originated a series of CMBS loans on FTERE rental
assets in the Bronx, including a $77.7 million loan
last month on eight buildings in the borough as
well as two loans, totaling $94.2 million on 11
buildings, in January, as CO previously reported.
A representative for Morgan Stanley was
not able to comment or provide additional
info prior to publication. FTERE could not be
reached.—M.B.

Merchants Capital Leads $66M Risk-Share
Loan for UWS Affordable Housing Property

COURTESY: COSTAR

1791 Walton Avenue.

Phelps House.

Merchants Capital, working with Freddie
Mac and the New York City Housing
Development Corporation (HDC), has provided a $66 million permanent, risk-share loan
EXCLUSIVE
on Goddard Riverside
Community Center’s affordable housing
property in the Upper West Side, Commercial
Observer can first report.
The financing will support a 20-year
extension and preservation of the Section-8
housing affordability at Phelps House, a 169unit multifamily building that provides an
affordable option for seniors and people who
have mobility impairments and disabilities,
according to Goddard’s website. The proceeds
will also go toward capital improvements
such as plumbing renovation and accessibility upgrades.
“The Phelps House transaction exemplifies the type of mission-driven preservation of affordable housing that we love to
be a part of,” Merchants Capital vice chairman Mathew Wambua said in a prepared
statement. “We are grateful to Goddard
for their vision and commitment to community, and we are deeply appreciative to
HDC, Housing Preservation & Development,
Freddie Mac, and Rockabill Consulting for
their partnership.”
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Acting as somewhat of an extension to the
community center’s offices and senior center at 595 Columbus Avenue — between West
88th and West 89th Streets — the 12-story,
140,000-square-foot property is set up as
independent living residence with a variety
of supportive services, and includes one- and
two-bedroom apartments. The property’s
on-site staff provides management, administrative and supportive work, including referrals for health and legal services as well as
for financial management, according to the
property’s website. The building also offers
recreational programs for residents.
“Goddard Riverside’s goal is to invest in
people and strengthen the community, and
older adults are a key part of that picture,”
Goddard executive director, Roderick Jones
said in prepared remarks. “Goddard will
be able to continue providing high-quality housing at an affordable price for them
... The new resources will allow Goddard to
enhance efforts to ensure those most in need
are helped.”
Goddard offers a suite of programs such as
early childhood education and after-school
programs and outreach to assist those living
with mental illness and homelessness. It provides more 540 units of housing in the city
with on-site supportive services.—M.B.

COURTESY PHELPS HOUSE

Finkelstein
Timberger Nabs
$54M Loan for
Bronx Multifamily
Assets

For a no obligation loan quote, or valuation of your property, please feel free to call:
Paradigm Commercial Real Estate
Cedarhurst, New York 11516
T 516.569.3454 • F 516.569.3831
www.paradigmcre.com
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The affordability and homelessness crisis in
California continues to exacerbate and compound resources, as construction costs, regulatory hurdles, and corresponding rent increases
and availability and production decrease.
According to the homeless count last year, the
city of Los Angeles saw the homeless population
jump 16 percent to an estimated 36,165 individuals.
Developers, investors and real estate experts convened at a ULI conference in Downtown L.A. last
week to discuss their roles in addressing the issue.
Dora Leong Gallo is president and CEO of the
nonprofit developer A Community of Friends,
which specifically houses people with mental
health issues. She explained that the financing,
the people served, and the opposition to supportive housing developments are different from
what market-rate developers typically deal with.
Most of those issues stem from the very reason
people are homeless in the first place: They don’t
have a steady income to pay rent. Developers of
supportive housing then need to find a way to
make up for that lost revenue to keep a building
operational, especially when it includes on-site
services.
“We need three funding sources — for construction, the operations and the services,” Leong
Gallo said while speaking on a panel regarding
the land use and financing challenges of creating supply. “We have to secure all of that before
we start construction. We can’t start without all
the other parts in place. And all these funding
sources have different application cycles.”
Even when developers can corral appropriate
funding for supportive housing projects, they
almost always run into neighborhood opposition. In the past few years, proposed projects for
homeless people in neighborhoods like Venice,
Koreatown, Sherman Oaks and throughout the
city were either stalled or stopped due to rampant
protests from local community members.
“We get opposition because of who we serve,”
Leong Gallo said. “Of the three biggest challenges
we have in developing permanent supportive
housing, community opposition is number one
— can’t get away from that.”
After 17 years with A Community of Friends,
Leong Gallo has personally been involved in
almost 50 supportive housing projects.
“Of all those sites, only three have I ever not
received community opposition,” she said.
“Certainly, I’ve learned strategies and tactics and
best practices that help get through the community opposition, but the reality is it never ever
goes away.”
That opposition translates into more time for
the developer to work with communities and
elected officials, which means the project will

Panelists at the conference discuss issues related to the homeless crisis.

be more expensive and take longer to complete.
David Waite, a partner at Cox, Castle and
Nicholson LLP, told Commercial Observer
how complex it can be addressing the different
needs of the crisis, and how the unique challenges vary between short-term shelters and
longer-term supportive housing. Temporary
shelters address the immediacy of the issue, and
are typically larger and designed to accommodate more people.
“They produce their own land-use challenges
from the standpoint of neighborhood opposition to those kinds of facilities,” he said. “There
is strident opposition to them because the neighborhood is concerned that they will become a
magnet for more people coming into their geographic region.”
More long-term supportive housing developments create different challenges in regards to
available land and available buildings, land use
and entitlements — “the very complicated capital stack associated with tax credit-driven financing,” and on-site services, he said.
“They still have the transaction impediment
that they are extremely expensive to build,” Waite
said. “They have a very complicated capital stack,
and those projects typically have a two- to threeyear timeline to actually bring product to the
market ... It probably is a more certain path on
entitlement, but it has a more complicated path
in terms of construction cost and capital stack
and financing and all the transaction issues associated with getting everything to line up.”
Opposition from neighborhood groups frequently includes the weaponization of the
California Environmental Quality Act (CEQA),
which was enacted 50 years ago. The law requires
developers to complete environmental impact
9 | MARCH 6, 2020

reports for any project that requires height or
zoning variances or includes high density. That
report often takes two years to complete, and
afterward, any individual is allowed to challenge
and appeal the development via CEQA, which can
delay projects by years at a time.
“Many of the people in the communities who
do not support supportive housing development
are using CEQA as a tool to stop projects,” Leong
Gallo said.
Angie Brooks, managing principal for architecture firm Brooks + Scarpa, discussed other
innate challenges in L.A., including unique zoning limitations. She pointed to Proposition U,
which was approved by voters in 1986 and downzoned allowable height and size in more than 70
percent of the city, further restricting the ability
to build affordable multifamily projects.
“We cannot build multifamily housing
by-right in most places where it needs to go currently,” she said, on the panel with Leong Gallo.
“So, that means it needs to go through entitlements and approvals, which takes years. And
basically, a lot of times, what happens is we
end up down-zoning and reducing the project
because of community opposition.”
Waite said even if the city can produce the
needed supportive housing units and temporary
shelters, it won’t stop the flow of people becoming homeless in the first place, which stems from
the lack of available affordable housing.
At the ULI conference, Michael Parks, president and CEO of Flyaway Homes, said the issue
is not that they don’t know how to address the
crisis.
“We do know how to do it,” he said. “The
question will be, do we have the will to do it?”
—Greg Cornfield
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The Takeaway
WeWork’s Growing Presence in New Issue Securitizations
“Given the amount of scrutiny surrounding
WeWork after its highly publicized IPO pull
and renewed concerns over the Silicon Valley
cash-burning business mentality, Trepp has
updated its CMBS exposure overview for the
coworking giant,” wrote Catherine Liu, an
analyst at Trepp.
“Though we initially believed investor
pushback would result in loans with WeWork
tenant roll exposure being squeezed out from
the collateral pools altogether, especially
following news that it had abandoned leasing
talks for several high-profile Manhattan office
spaces, servicer data shows that the firm has a
growing presence in new issue securitizations.
The total CMBS footprint of loans for which
the firm appears as a top-five tenant has risen
to more than $5.58 billion across 73 deals
based on deals that closed in February from a
tally of $3.8 billion across 55 deals in October.
“From a credit perspective, these loans have
a weighted-average loan-to-value and weighted-average debt service coverage ratio of 57.30
and 2.11x, respectively – while roughly 13
percent have been placed on servicer watchlist.
Just in 2019 alone, approximately $2.5 billion
across 25 deals were issued with WeWork’s
footprint representing a top-five tenant at an
office or mixed-used collateral. If you only look
at the office component of this total – WeWork’s
CMBS issuance overlap constitutes about 8
percent of the $30 billion in office loans issued
for the year.
“For the five month period ending in February, there was an additional $1.76 billion in
CMBS debt spanning 15 deals with WeWork
listed as a top-five tenant. The most noteworthy
among CMBS new issues include the $408.2
million loan behind the Wilshire Courtyard in
in Los Angeles, the $525 million backed by the
Midtown Center in Washington DC, the $150
million secured by the Sunset North in Bellevue, Wash. In all three cases, WeWork is a top
three tenant occupying more than 10 percent of
the collateral’s space.”
Source:

WeWork CMBS Exposure - City/State Concentration
State, City

CMBS Note Count

Total Exposure ($)

Ariz.

1

61,800,000

Phoenix

1

61,800,000

Calif.

22

1,540,622,490

Burbank

3

195,000,000

Hollywood

1

21,700,000

Los Angeles

7

810,565,894

Mill Valley

1

32,750,000

San Francisco

8

400,606,596

West Hollywood

2

80,000,000

Colo.

1

277,100,000

Denver

1

277,100,000

D.C.

7

618,011,822

Washington

7

618,011,822

Ga.

3

251,243,015

Atlanta

3

251,243,015

Ill.

1

32,369,217

Chicago

1

32,369,217

Kan.

1

183,657,275

Overland Park

1

183,657,275

Mass.

3

230,000,000

Boston

3

230,000,000

Mo.

1

28,389,828

Kansas City

1

28,389,828

N.Y.

34

1,837,231,443

Brooklyn

3

180,000,000

New York

31

1,657,231,443

Ore.

1

19,500,000

Portland

1

19,500,000

Texas

1

115,620,578

Houston

1

115,620,578

Various

1

50,000,000

Various

1

50,000,000

Wash.

6

251,000,000

Bellevue

4

150,000,000

Seattle

2

101,000,000

Grand Total

83

5,496,545,668
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Co-Founder of JCR Capital

How do you feel the market’s faring, overall?
Credit standards are holding up very well. You
have a situation where property values are continuing to increase, but lenders haven’t chased
the market up — traditionally, [they’ve] chased
it up. What’s happened is it has created a wider
equity gap. Real estate values are increasing, or
staying high, and first trust lenders are not going
up that high. And so the amount of equity you
need to get a transaction done is much more
[than usual]. If you look back over time, the last
two big real estate recessions, both of them were
led by the first trust lenders. This time around,
they’re very constrained. I think the probability of an economic recession — and I wouldn’t
say a real estate recession — now is much, much
higher than [two weeks] ago, but the first trust
lenders will not have a big problem, because
they have underwritten deals conservatively.
Everybody had a pretty decent year last year in
the debt business, and it has been rocking for a
number of years. We’ll see what happens over
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212.755.2400

Cathy Cunningham
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Robyn Reiss

Executive Director

Jay Rollins.

COURTESY JRC CAPITAL

Commercial Observer: Tell us about your
equity business.
Jay Rollins: Our opportunistic fund, right
now, is not investing. Its investment period is
over and it’s focused on harvesting. Our value-add fund has closed and is currently investing; that’s a net 12 [percent return] fund. And
then we’re in the market with our income fund.
It’s a net-10 percent return, and we started it
because people were nervous and scared. The
income fund is based around our view that we
were at the top of the cycle (or late cycle), people
don’t want to take on as much risk. What we’re
doing is providing preferred equity. We’re going
from the detachment point of the senior loan
to about 85 percent of the capital stack. When
you do that unleveraged, we feel like you have
less risk than if you were taking on a leveraged
line. And as pref equity, it has a tax advantage to
it because it’s long-term capital gain, and then
we’re amortizing it down through the sweep of
the cash flow because we’re doing these light value-add deals. So we may start out at 85 percent,
but we end up at 75 percent by the time the deal
is over. We feel that risk profile is appropriate for
today’s marketplace. We carve out niches of the
capital structure, and we’ll do either heavy rehab,
medium rehab or light rehab. And then where
we put our money in the capital structure is the
thing that really controls the triggering mechanism on our return.

the next six months or so. I wouldn’t want to be
a hotel lender right now, I’ll put it that way.
How do you see the next several months
playing out for the market, given the fear of
uncertainty created by factors like the election
and the coronavirus?
It looked like Bernie Sanders was running
unchecked and was running away with this, and
I think that spooked a ton of people. And Biden,
for all his [problems], he’s a rational man who’s
going to surround himself with rational people.
I think the industry — and I certainly don’t want
to make this too political — would, as a whole,
prefer a Trump presidency, because of its friendliness to the business, but I think it would certainly accept a Biden presidency.
My view of this virus is the current reaction may or may not be overblown. We just
don’t know. But it has created this panic, and
the impact on the economy is going to be real,
whether the virus is real or not. Certainly what’s
going on in China is real, and China is sort of the
world’s manufacturing plant. And supply chains
are going to change, and people are trying to get
out of China if they have a manufacturing relationship there. You could certainly see GDP go
to zero. That doesn’t mean Armageddon for the
real estate industry. It just means that things
are going to slow down. We’ve been waiting for
a shoe to drop and this looks like the shoe. We
certainly could have a recession in front of us.
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