
NYCIDA PROJECT COST/BENEFIT ANALYSIS 
September 19, 2019 

 
APPLICANT 
45-18 Court Square Owner LLC 
1001 Pennsylvania Avenue NW, Suite 220 South 
Washington, D.C., 20004 
 
 

 PROJECT LOCATION 
45-18 Court Square  
Long Island City, NY 11101 

 A.  Project Description: 
45-18 Court Square Owner LLC, a Delaware limited liability company (the “Company”), a 
joint venture between GFP/KS Court Square LLC and CRP 45-18 Court Square Member, 
L.L.C., owners and managers of commercial real estate, is seeking financial assistance in 
connection with the construction, furnishing  and equipping of a 263,000 rentable square foot 
office building on a 36,875 square foot parcel of land located at 45-18 Court Square, Long 
Island City, New York (the “Facility”).  The Facility is leased by the Company and is owned by 
45-18 LLC and 45-18 Riverside LLC. The Facility is leased by the Company and is owned by 
45-18 LLC and 45-18 Riverside LLC. The Company intends to sublease the Facility to various 
tenants for lab, lab support, office space and other uses applicable to the life sciences industries.  
 
Total project costs are estimated to be $240,000,000 with $70,500,000 for land and building 
acquisition, $67,900,000 in construction hard and soft costs, and $101,600,000 for financing 
fees and costs related to the transaction.  
 
The Company expects to create 503 full-time equivalent employees over the next three years as 
a result of the project.  
  

 
B. Costs to City (New York City taxes to be exempted):   

Land Tax Abatement (NPV, 22 years):                    $8,483,069 
Building Tax Exemption (NPV, 22 years):               $41,030,027 
Sales Tax Exemption:                  $3,777,646  
Mortgage Recording Tax  $2,399,762 
Total Cost to NYC   $55,690,505 

      
C. Benefit to City from Operations and 
Renovation (Estimated NYC direct and indirect 
taxes to be generated by Company) (estimated 
NPV 22 years @ 6.25%):  

  

$52,758,832 

   
D. Benefit to City from Jobs to be Created 
(Estimated NYC direct and indirect taxes to be 
generated by Company) (estimated NPV 22 years 
@ 6.25%):  

  

$35,968,792  

 























STRICTLY CONFIDENTIAL

King Street Properties – Life Science Partner
 Founded in 2002 
 Long history as landlord, operator, developer of high quality lab space in 

Greater Boston
 KSP is the largest private life science owner/operator in Boston.  The firm 

oversees a portfolio of 13 properties comprising, 1.5 million SF with value 
over $1 billion

 Core submarkets in Boston: Cambridge, Lexington and Waltham

King Street will lead all matters 
related to Life Science 

 Relationships with life science tenants, both established and growing:



STRICTLY CONFIDENTIAL

GFP Real Estate – Local Partner
 GFP Real Estate is a vertically integrated owner, operator, property 

manager and developer of commercial real estate based in New York City.  
The firm has been lead by the Gural family for over 65 years

 GFP Real Estate is one of the largest private operators of commercial real 
estate in New York City.  The firm oversees a portfolio of 72 properties 
comprising 16 million SF

 GFP Real Estate has demonstrated track record of working with local non-
profit, business and policy leaders to help advance the interests of the city 
of New York

GFP Real Estate will supplement the King Street team’s effort by serving as 
the local partner for the project



45-18 Court Square - Proposed Project Activities 
 

 
1. Please provide a brief overview of the entire proposed Project, including the type, purpose 

and proposed location. If necessary, break down by tax lot to describe activities at each 
Project location 
 

45-18 Court Square is a 6 story, 161,266 square foot building located in the Long Island City Queens 
Plaza subdistrict.  The proposed project would involve making significant upgrades to the site, 
including the addition of approximately 65,000 square feet and upgrading the base building systems 
to be suitable to lease available space to life science/office tenants.   
 
 

2. Please provide a brief description of how the proposed Project will affect current operations. 
 
The property will be  renovated to a specification suitable for lab and/or office uses.   
 
 

3. Please provide a brief description of renovations/construction of the proposed Project. 
 
Renovations will include: new HVAC, plumbing, electrical, and life safety systems, new windows, 
elevator upgrades, and an addition with new structure. 
 
 

4. Please provide a brief timeline for the entire proposed Project. 
 

- 4Q 2018 – Execute lease with the building owner 
- 4Q 2017 – 2Q 2019 – Design/Permitting 
- 2Q 2019 – 3Q 2019 – Lab-ready MEP system upgrades would be installed 
- 4Q 2018 – 3Q 2019 – Addition on building 
- 3Q 2019 – Commence leasing available space to lab tenants 
- 3Q 2022 – Stabilization  

 
 

5. Please provide a statement indicating the likelihood that the project would not be undertaken 
but for the financial assistance requested from the Agency or, if the project could be 
undertaken without such financial assistance, why the project should be undertaken by the 
Agency. 

 
Life science buildings require significant investment by landlords, including tenant improvement 
allowances and base building requirements, which has made it less attractive financially to investors. 
Additionally, this increased cost has pushed required rents higher for perspective tenants thus 
stunting growth of the life science industry in New York City. The incentives requested will make this 
project financially viable for both the investors and tenants. 

 












