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THE COUNCIL OF THE CITY OF NEW YORK

June 11, 2026
TO:		Hon. Linda Lee, Finance Committee
Members of the Finance Committee

FROM:	Brian Sarfo, Committee Counsel
		
RE:	Resolution approving a tax exemption for The Pearl (Council District 9)

HPD provided the following information to the Council in relation to their request to approve a real property tax exemption for this project:

The Pearl
Type of Exemption Requested: Article XI Exemption

The Pearl (the “Project”) is a 20-unit affordable project located in Hamiliton Heights, Manhattan. The Project includes 14 studios, 3 one-bedrooms, and 3 two-bedrooms with rents ranging from 57-100% AMI. The Project originally closed under HPD’s NCP term sheet with O.W.J.E. Realty Co. Inc. as the sponsor in January 2021.

After the first loan closing in 2021, the Project almost immediately experienced significant cost overruns and a nearly year-long construction delay. It was forced to go through several redesigns due to circumstances beyond the control of the development team such as contaminated soil, adjacent property requirements, and a stop work order. There were delays in securing the necessary amended access agreement from the neighboring property owner as well. In addition to the design-related delays and cost overruns, the Project experienced COVID-19 related impacts, further distressing the Project. Due to this initial underbid of costs, the Project closed on a first loan increase in January 2024.

After the first loan increase, construction delays continued. The construction lender’s (Community Preservation Corporation) construction monitoring team investigated and discovered there was a breakdown in communication and flow of information between the architect and the General Contractor (“GC”). The Project closed without 100% construction drawings, and the GC did not have the necessary drawings to proceed with construction. When the GC submitted change orders, the architect was unable to review and process the change orders expeditiously. As construction proceeded slowly, it was discovered additional updates to the building design were needed and hired a forensic architect determine both the scope of work needed to achieve a TCO for the building and the cost to complete construction. 

The Project is now pursuing a second loan increase from HPD and anticipates a June 2026 closing. With the forensic architect on board, design deficiencies identified, and design revisions in progress, the Project is targeting construction completion in February 2027. The developer has agreed to make all units permanently affordable at the second loan increase closing. The developer has also agreed to revise the AMI mix to preserve deeper affordability, while balancing additional subsidy need. These changes will be in the second amendment to the January 26, 2021 Regulatory Agreement, which will be amended at closing to update the current regulatory term from 35 years to be in perpetuity.  

Summary: 
· Boroughs – Manhattan
· Block 2051, Lot 6 
· Council Member – Salaam
· Council Members' approval –Yes
· Number of buildings – 1
· Number of units – 20 residential
· Type of exemption – Article XI, partial, 40* years
*The Article XI exemption will have a term of 40 years, but the term of the Regulatory Agreement will be amended from 35 years to be in in perpetuity..)
· Population – rental
· Sponsor – HP 349 West 141st Street HDFC (O.W.J.E. Realty)
· Purpose – new construction 
· Cost to the city – $6,663,022
· Housing Code Violations 
· Class A – 0
· Class B – 0
· Class C – 0
· Anticipated AMI Rent Limit Targets: 57, 90, 100% AMI
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