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April 19, 2018 
 
 
 
 
Re: M1 Zoning Hotel Market Analysis 
  
 
In fulfillment of our agreement as outlined in the Letter of Engagement, we are pleased to 
transmit our report analyzing hotels located within the M1 zoning districts of New York City. 
 
This report explores the historical and prospective economic trends of the New York City hotel & 
tourism market and the potential unintended economic and social impacts for various New York 
City stakeholders if the proposed special permit to limit new hotel development in M1 zoning 
districts is adopted by the New York City Department of City Planning (DCP). While some of the 
DCP’s arguments presented in the M1 Hotel Text Amendment Draft Scope of Work for an 
Environmental Impact Statement, dated September 27, 2017, may have merit, the report’s 
conclusion(s) largely rely on unsupported assumptions. Overall, the report and analysis fail to 
consider the repercussions from artificially restricting hotel development in M1 zoning districts. 
This report’s purpose is to address and analyze these repercussions. 
 
Introduction 
During the past decade, New York City has significantly benefited from the growth of its tourism 
industry, which has spurred development of new hotels throughout the five boroughs, in effect 
creating multiple new lodging markets outside of the borough of Manhattan. During this time, 
there has been a trend of increased hotel development in M1 zoning districts, particularly outside 
of Manhattan. Reportedly, 20 percent of new hotel rooms built between 2008 and 2017 in 
Manhattan were located in M1 zones, compared to 37 percent outside Manhattan.1 Despite the 
significant supply increases over the past several years, hotel demand has kept pace, and in most 
instances, exceeded new supply, causing occupancy to increase and generating increased 
economic activity, jobs, and tax revenues for New York City annually. 
 
According to the DCP, M1 districts are considered one of the last land reserves for buildable land 

in the City and believes it is necessary to reevaluate the existing M1 zoning district framework to 

                                                       
1 M1 Hotel Text Amendment Draft Scope of Work for an Environmental Impact Statement – Page 39 
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safeguard opportunities to support residential, commercial, industrial, and institutional growth 

for the future. Hotels may directly or indirectly detract from other kinds of development 

opportunities by either occupying sites that could be developed to better achieve neighborhood 

development goals and/or changing neighborhood character. The M1 Hotel Text Amendment 

Draft Scope of Work for an Environmental Impact Statement report states several rationales for 

why new hotel development should require a special permit, which includes: Hotel uses in M1 

zones have a competitive advantage in terms of FAR and parking requirements compared to 

industrial/manufacturing uses; hotels built in industrial neighborhoods may conflict aesthetically; 

and projected excess room supply by 2028. The proposed City Planning Commission (CPC) special 

permit would affect all new hotels, motels, tourist cabins, and boatels in M1 zoning districts, 

excluding MX or paired M1/R districts, citywide and would require a case-by-case, site-specific 

review process by the DCP. Transient hotels operated for a public purpose by the City or 

organizations under contract with the City to provide housing to the homeless will be exempt 

from the special permit requirement, in addition to hotel development on airport property and 

specific areas adjacent to airports. The DCP concluded that the proposed CPC special permit 

would restrict hotel development in M1 zones and shift hotel development to commercial and 

mixed-use districts where hotel development would continue as-of-right, but not significantly 

affect the amount or type of hotel development.  

Literature Review 
LWHA has reviewed the M1 Hotel Text Amendment Draft Scope of Work for an Environmental 
Impact Statement authored by BJH Advisors, BAE Urban Economics, and VHB; and NYC Hotel 
Market Analysis Existing Conditions and 10-Year Outlook authored by VHB Engineering Surveying 
& Landscape Architecture PC prepared for the Department of City Planning and believe the 
reports rely largely on unsupported assumptions and conclusions, which include the following: 
 

• “The Proposed Action is not development-inducing as its principal effect would be to 
affect the location, but not the amount or type, of future hotel development in the City.”1 
 

o Response: The assumption that restricting hotel development in M1 zones would 
not affect the amount or type of future hotel development is not supported by 
any data. Additionally, the report states that lot area available for hotel 
development as-of-right would decrease by 45 percent, while the permitted floor 
area would decrease by 25 percent under the proposed CPC special permit, both 
of which contradict the assumption that the amount or type of future hotel 
development would not be affected if the proposed CPC special permit is adopted. 
Additionally, Commercial and Mixed-Use zones represent only 4.69 percent of the 
total lot area of New York City and are generally densely developed, which would 
limit new development further. Given that this is a major underlying assumption 
of the report, it needs to be analyzed, supported and proven in order for the 
analysis to have validity.  
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• “By introducing a CPC special permit, the Department of City Planning proposes a case-
by-case, site-specific review process to ensure that hotel development occurs only on 
appropriate sites”2 
 

o Response: A case-by-case, site-specific review process for each proposed hotel 
development would be a time consuming and expensive endeavor for both the 
would-be developer and the City that would require specialized knowledge. 
Additionally, the proposed review process would create opportunity for outside 
forces to influence “appropriate” projects. This process is at best unclear and 
undefined and requires significant study to ensure fairness and reasonable 
decision making would be part of this process. Passing such a statute with so many 
undefined parameters will likely deter developers from pursuing new hotel 
projects in the future. 
 

• “Transient hotels operated for a public purpose by the City of New York or organizations 
under contract with City will be exempt from the special permit requirement. Hotels 
operated for public purpose are primarily used to provide temporary housing assistance, 
or shelter, to homeless individuals and families. It is a legal obligation of the City to 
provide shelter to all eligible persons within the five boroughs, and the City must maintain 
the existing flexibility in zoning that permits temporary housing for the homeless in all M1 
districts to ensure it has sufficient capacity to meet census demand for temporary 
accommodations. This is in line with the Administration’s recently-released plan to 
address homelessness in the City, called “Turning the Tide,” which involves a borough-
based approach to shelter siting, as the City seeks to end shelter programs in cluster 
apartments and commercial hotels (NYC Office of the Mayor, 2017b).” 2 
 

o Response: The report titled Turning the Tide on Homeless released by the current 
administration states that the de Blasio administration is committed to ending the 
use of commercial hotels to shelter homeless. The DCP report appears to be 
contradictory to the de Blasio administration report, which brings into question 
why this exemption would be included.  
 

• The M1 Hotel Text Amendment Draft Scope of Work for an Environmental Impact 
Statement report states several rationales for why new hotel development should require 
a special permit, one being that hotel uses in M1 zones have a competitive advantage in 
terms of FAR and parking requirements compared to industrial/manufacturing uses. 
 

o Response: Restricting development of a productive building class because it offers 
development “advantages” over the other property-types in M1 zones lacks sound 
reasoning. Restricting successful property-types does not resolve the underlying 
issue(s) that would allow for natural growth in industrial/manufacturing uses. The 

                                                       
2 M1 Hotel Text Amendment Draft Scope of Work for an Environmental Impact Statement – Page 32 
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DCP should consider the possibility that changing the underlying regulations to 
support industrial/manufacturing growth would achieve better results than 
restricting other successful property uses (hotels) that create significant tax 
revenues and jobs for New York City. The principle of Highest and Best Use (HBU) 
should reign. If land owners, developers, investors and financing institutions 
believe a specific use to be its HBU, that would seem to be the most 
comprehensive market-based approach. 
 

• The M1 Hotel Text Amendment Draft Scope of Work for an Environmental Impact 
Statement report states several rationales for why new hotel development should require 
a special permit, one being that hotels built in industrial neighborhoods may conflict 
aesthetically. 
 

o Response: According to the M1 Hotel Text Amendment Draft Scope of Work for an 
Environmental Impact Statement report approximately a dozen hotels are located 
in areas classified as “active” industrial. Given that the majority of hotels are 
currently located and proposed for more mixed-use M1 zones with limited 
industrial activity, it suggests that hotels would complement new commercial 
development in these neighborhoods. Further, homeless shelters would certainly 
be as or more conflicting to neighborhoods than hotels. 
 

• The M1 Hotel Text Amendment Draft Scope of Work for an Environmental Impact 
Statement report assumes that the current pipeline of approximately 38,000 hotel rooms 
will be built by 2028.  
 

o Response: The use of current pipeline figures and not accounting for fewer or 
additional proposed rooms should be addressed. Hotel projects are already being 
abandoned or repurposed due to financing difficulties, which demonstrates a lack 
of consideration of the current situation and economic feasibility principles. 
Essentially, the market is restricting and governing itself in the natural order of 
HBU. Additionally, new projects may emerge during the period (2018-2028) being 
studied once the current proposed supply is absorbed into the market.  
 

• The methodology utilized to calculate room night demand presented within the NYC Hotel 
Market Analysis Existing Conditions and 10-Year Outlook is flawed. Two of the three data 
points utilized to project leisure demand growth are either not relevant (U.S. national 
person trips – 1.1% growth) or generally supported (New York City Office of Management 
and Budget (OMB) – 0.8% growth). Additionally, the methodology employed to project 
business (commercial) demand is considered weak given the utilization of citywide non-
agricultural employment projections (provided by the Fiscal Year 2018 City of New York 
Mayor’s Office of Management and Budget; and New York Metropolitan Transportation 
Council 2045 Regional Transportation Plan) to forecast future business hotel demand. 
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Resources Utilized 
In analyzing the historical and prospective economic trends of the New York City tourism market, 
and more specifically its hotel market, this report relies on both primary and secondary data 
sources. Primary sources include interviews with tourism industry stakeholders. Secondary data 
sources include information provided by private companies such as Smith Travel Research (STR); 
Moody’s Analytics; PricewaterhouseCoopers (PwC); Tourism Economics; not-for-profit 
organization such as NYC & Company; federal agencies such as the Federal Reserve; 
Congressional Budget Office; Bureau of Economic Analysis; local agencies such as NY NJ Port 
Authority; Mayor’s Office of Management and Budget, NYC Independent Budget Office; City of 
New York Department of Finance; City of New York Department of Planning; City of New York 
Department of Buildings; Javits Center; New York Metropolitan Transportation Council; New York 
State Department of Labor; New York City Comptroller; New York City Economic Development 
Corporation; Department of Homeless Services; in addition to literature reviews. 
 
Findings 

Economic Impact 

Keeping with current trends and no artificial restriction of hotel development imposed by the 

DCP in M1 zones, New York City’s hotel market is anticipated to remain healthy through 2028 

despite the significant amount of proposed supply. Our economic impact findings are 

summarized below and represent the anticipated increase over 2016 figures: 

 
 

• An additional $55.5 billion in economic impact by 2028; 
 

• An additional $37.1 billion in direct visitor spending by 2028; 
 

• An additional $25.6 billion in wages & salaries by 2028; 
 

• An additional 202,409 jobs by 2028;  
 

• An additional $11.7 billion, including $4.24 billion in local taxes generated by tourism by 

2028.  

• An additional household tax savings of $1,290 resulting from the tourism industry in 2028. 
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Occupancy Taxes 

In 2016, Hotel Room Occupancy Tax generated approximately $545 million (excluding N/A and 

remarketers revenue) in tax revenue for the City. We have projected Hotel Room Occupancy Tax 

revenues to exceed $1 billion (excluding N/A and remarketers revenue) in 2028, which represents 

an increase of approximately $534 million or nearly double 2016 figures.  

 

Real Property Taxes 

In 2017, the average real property tax revenue citywide for hotels was $89.77 per lot square foot, 

compared to an average of $11.89 per square foot for all other Class 4 properties, which 

represents a 655% (7.55 times) increase. Specific to M1 zones, average M1 hotel tax revenues 

per lot square foot in 2017 was $42.10, compared to an average of $7.54 for other Class 4 

properties, which represents a 448% (5.48 times) increase. Hotels located in M1 zones generated 

approximately $120 million in real property tax revenues during the 2017 tax year. Overall, hotels 

generate significantly more tax revenue per lot square foot on average than the average Class 4 

property. By restricting future hotel development in M1 zones, the City is inherently reducing the 

potential for future property tax revenue.  

 

Conclusion  

While one of the responsibilities of the DCP is to facilitate physical and socioeconomic growth 

within the City, the current proposed CPC special permit zoning change, restricting new hotel 

development in M1 zones is at best, misguided. The hotel and tourism industries have historically 

been a vital part of the City’s economy, generating hundreds of thousands of jobs, billions of 

dollars in tax revenue, and over $64 billion in economic impact in 2016 (NYC & Company). Despite 

hotel owners experiencing the negative effects of additional competition, New York City is 

anticipated to continue to achieve increased economic and social benefits from hotel and tourism 

growth. Although restricting hotel development in M1 zones is not anticipated to reduce 

historical contributions of the industry, it is projected that restricting M1 hotel development will 

47,714 Teachers 

180,575 Students

497,743 Child Care Vouchers

59,004 Families Housed in Shelters

26,026 Police Officers & Firemen

3,506
Billions Gallons of Wastewater 

Treated

4,900,797
Job Placements through the 

Workforce1 Career Centers
*Budget allocation provided by the NYC Independent Budget Office 

and Department of Homeless Services.

New York City's projected local tax revenue gain 

from tourism between 2016 and 2028 of $4.24 

Billion could support the following*:



M1 Zoning Hotel Market Analysis | Page 8  
 

 

 
 

   

reduce the potential economic and social benefits to the City in the long term. For these reasons, 

we believe that current action plan by the City to adopt the CPC special permit for new hotel 

development in M1 zones to be imprudent, and therefore the CPC special permit should not be 

adopted in the near future.  
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Introduction 
 
This report presents an overview of the hotel industry in New York City in addition to the current 
and projected future conditions. It is intended to provide guidance regarding the potential 
impacts of adopting a CPC special permit restricting hotel development in M1 zoning districts. 
The report analyzes trends related to hotel demand, supply, occupancy, average daily rate (ADR), 
and RevPAR, with a particular focus on future development in M1 zones. 
 
A New York City hotel and tourism market overview is followed by forecasts of hotel supply, 
demand, occupancy, ADR, and RevPAR for each borough assuming the CPC special permit is not 
adopted. The final sections of the report analyze the economic impact of tourism industry, in 
addition to hotel room occupancy and real property taxes relating to hotels. 
 
Data Sources 

In preparing this report, LWHA® relied on both primary and secondary data sources. Primary 

sources include interviews with tourism industry stakeholders. Secondary data sources include 

information provided by private companies such as Smith Travel Research; Moody’s Analytics; 

PricewaterhouseCoopers; Tourism Economics; not-for-profit organization such as NYC & 

Company; federal agencies such as the Federal Reserve; Congressional Budget Office; Bureau of 

Economic Analysis; local agencies such as NY NJ Port Authority; Mayor’s Office of Management 

and Budget, NYC Independent Budget Office; City of New York Department of Finance; City of 

New York Department of Planning; City of New York Department of Buildings; Javits Center; New 

York Metropolitan Transportation Council; New York State Department of Labor; New York City 

Comptroller; New York City Economic Development Corporation; Department of Homeless 

Services; in addition to literature reviews. 

Primary Data 
LWHA® collected primary data through an interview process that extended over several months 
in the winter of 2017/2018. LWHA® conducted 12 interviews with key stakeholders related to 
the hotel industry in New York City. These stakeholders included hotel owners, hotel developers, 
hotel general managers, City economic development representatives, NYC & Company 
representatives, and others who are able to speak knowledgeably about the New York City hotel 
& tourism market. 
 
Secondary Data 
LWHA® reviewed secondary data sources for the purpose of this study. The main secondary 
sources utilized in this report include historical market and hotel pipeline data from Smith Travel 
Research (STR), in addition to the following sources:  
  

• NYC & Company Reports 

• City of New York Department of Planning 

• City of New York Department of Buildings  
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• City of New York Department of Finance 

• New York City Economic Development Corporation 

• NY NJ Port Authority 

• Javits Center 

• Department of Homeless Services 

• New York City Comptroller 

• Congressional Budget Office 

• New York City Independent Budget Office 

• New York City Office of Management and Budget 

• New York Metropolitan Transportation Council 

• Federal Reserve 

• Moody’s Analytics 

• PricewaterhouseCoopers 

• Tourism Economics 
 
Literature Review 
LWHA® reviewed numerous published sources relating to hotel and tourism industries in New 
York City. Sources included third-party outlook reports, academic studies, industry reports, and 
news articles. 
 
Key Definitions 
Key indicators of the hotel industry include Occupancy Rates, Average Daily Rate (ADR) and 
Revenue per Available Room (RevPAR), which are defined below: 
 
Occupancy Rate is the ratio of rooms that are occupied compared to the total amount of 
available rooms over a specific period of time. 
 
Average Daily Rate (ADR) is the average room rate paid per room over a specific period of time. 
 
Revenue per Available Room (RevPAR) is calculated by multiplying a hotel’s average daily room 
rate (ADR) by its occupancy rate.  
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Area Economic Analysis 
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New York City Lodging Market 
 

During the past decade, New York City has benefited from the growth of its tourism industry, 

which has spurred development of new hotels throughout the five boroughs. According to the 

New York City Department of City Planning, there were 115,532 hotel rooms across 632 hotels in 

the five boroughs of New York City as of April 2017, with Manhattan accounting for 

approximately 83 percent of the total rooms in the City. Hotel room inventory in New York City 

has increased by 57 percent since 2007, with the creation of more than 40,000 hotel rooms 

through 275 hotels. The following chart details the growth in New York City hotels and number 

of rooms. 

 

 

Historically, most of the new hotel development occurred in Manhattan, however, the boroughs 

of Brooklyn and Queens have witnessed significant growth in the number of hotel rooms. 

Brooklyn and Queens made up approximately 16 percent of the total number of hotel rooms in 

New York City in 2017, compared to approximately 11 percent in 2007. The chart below details 

the growth in hotel room supply by borough between 2007 and 2017. 

 

Hotels are classified as Use Group 5 and are permitted as-of right in the following zoning districts: 

C1 (except for C1-1, C1-2, C1-3 or C1-4 Districts), C27, C4, C5, C6, C8 and M1. Hotels are also 

permitted in Mixed-Use districts (MX) and paired M1/R districts. Outside of Manhattan, the 

majority of hotel development has occurred in the following submarkets: Long Island City, 

Jamaica, Flushing, North Brooklyn, Downtown Brooklyn, Greenpoint, Williamsburg, and Gowanus. 

Years Hotels Growth Rooms  Growth

2007 357 73,692

2008 381 7% 76,821 4%

2009 412 8% 81,629 6%

2010 453 10% 88,408 8%

2011 472 4% 90,969 3%

2012 494 5% 93,250 3%

2013 526 6% 98,682 6%

2014 556 6% 103,570 5%

2015 594 7% 108,441 5%

2016 623 5% 113,908 5%

2017* 632 1% 115,532 1%

5.9% 4.6%

*Inventory as of April 2017

Source: Department of City Planning - NYC Hotel Market Analysis Existing Conditions and 10-Year Outlook

New York City Hotel and Room Supply 

CAGR

2007 2017* % Change

Manhattan 64,144 95,449 48.8%

Brooklyn 1,911 5,953 211.5%

Queens 6,553 12,264 87.2%

Bronx 597 1,088 82.2%

Staten Island 487 778 59.8%

Total 73,692 115,532 56.8%

* As of April 2017

Source: Department of City Planning - NYC Hotel Market Analysis Existing Conditions and 10-Year Outlook

New York City Hotel Room Supply by Borough
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The aforementioned submarkets represent approximately 82 percent of all hotel rooms outside 

of Manhattan. These neighborhoods offer travelers ease of access to Manhattan, transportation 

hubs, and surrounding major business and leisure demand generators, while at the same time 

generally more affordable hotel rates when compared to Manhattan. 

 

Approximately 40 percent of hotels built outside of Manhattan since 2007 have been located in 

M1 zones. The increasing share of new hotel development in M1 zones is primarily the result of 

the generally lower land costs compared to Commercial and Mixed-Use districts, and locational 

attributes. As exhibited by new development projects (retail, commercial, office, etc.) throughout 

the City, lower land cost typically attracts developers, which has benefitted various 

neighborhoods like Williamsburg and Long Island City. The following chart displays the 

percentage of hotel rooms located in M1 zones for 2017.  

 

 
 

The vast majority of hotels are located outside of M1 zones. It is important to note that given the 

lack of suitable development sites and project feasible land costs in Commercial and Mixed-Use 

zones, there has been a recent increase in new hotels being developed in M1 zones since 2008. 

The following chart details the percentage of hotel rooms built between 2008 and 2017 by zoning 

district.  

 

 
 

Over the ten-year period studied, there has been a growing trend of hotels being developed in 

M1 zones. This trend of increasing hotel development in M1 zones represents a growing shortage 

of feasible development sites outside of M1 zones for new hotels in New York City. According to 

the Department of City Planning, Commercial (excluding commercial overlays) and Mixed-Use 

zones represent only 4.69 percent of total lot area of New York City, while Manufacturing zones 

make up 13.66 percent of total lot area. However, hotel development in Manufacturing zones is 

currently only permitted as-of-right in M1, and not M2 or M3 zones. Approximately a dozen 

hotels are located in areas classified as “active” industrial areas, with the remaining hotels 

located in areas with moderate or no industrial activity where hotels support the existing retail, 

office and residential uses. Given Commercial zones are generally densely developed, there is 

M1 Non-Manufacturing 

Citywide 13.1% 86.9%

Manhattan 9.2% 90.8%

Other Boroughs 31.4% 68.6%

Source: Department of City Planning - NYC Hotel Market Analysis Existing Conditions and 10-Year Outlook

Percentage of Hotel Rooms by Zoning District (2017)

M1 Non-Manufacturing 

Citywide 24.2% 75.8%

Manhattan 20.1% 79.9%

Other Boroughs 36.5% 63.5%

Source: Department of City Planning - NYC Hotel Market Analysis Existing Conditions and 10-Year Outlook

Hotel Rooms built in 2008-2017 by Zoning District 
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less opportunity for new development. As most hotel developers seek the best located 

development site available that is legally permissible, physically possible, and financially feasible 

for hotel development, the current situation suggests that many developers are turning to M1 

zones due to decreasing site availability and project feasibility in other zones. If the CPC special 

permit is adopted, it is likely that many hotel projects will be abandoned or repurposed as a result 

of the longer, and uncertain entitlement process.  

 

Per information provided by the Department of City Planning, the lot area of where hotel 

development is allowed as-of -right is anticipated to decrease by 45 percent, while the permitted 

floor area is anticipated to decrease by 25 percent under the proposed CPC special permit. 

However, the Department of City Planning assumes that the proposed CPC special permit would 

result in a shift of hotels rooms to areas where hotel development could still occur as-of-right 

with no significant change to the amount or type of future hotel development. This information 

is contrary to the data presented and is not considered to be realistic given Commercial and 

Mixed-Use zones represent only 4.69 percent of the total lot area of New York City and are 

generally densely developed. 

 

Hotel Scale & Size 

According to the Department of City Planning, upscale hotel rooms in New York City represent 

the majority of the inventory in 2017 with a 52.4 percent share, followed by the midscale 

segment with a 20.2 percent share. Over the past ten years, more than 40,000 hotel rooms have 

been built across all hotel room classes in New York City. The inventory of midscale hotel rooms 

throughout the five boroughs has experienced the largest increase, almost doubling from 11,857 

rooms in 2007 to 23,301 in 2017. Further, the midscale segment is the only segment that 

experienced its share increase over the past decade from 16.1 percent in 2007 to 20.2 percent in 

2017. It is important to note that the increase of midscale segment hotels has advocated the 

ability of middle-class tourists to visit New York City, whereas historically they were not able to 

afford the high rates. The following chart displays the percentage of hotel rooms by typology. 
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Source: Department of City Planning - NYC Hotel Market Analysis Existing Conditions and 10-Year Outlook 

 

Over the past ten years, the average room count of hotels has decreased from 206 rooms to 183 

rooms, representing a 11 percent decrease. This trend has been driven primarily by development 

of limited and select-service hotels, which typically tend to have fewer rooms than full-service 

hotels. 

 

Hotel Development in New York City 

New York City is the most active hotel investment and development market in the country, but 

also the most expensive construction market. According to the Department of City Planning - NYC 

Hotel Market Analysis Existing Conditions and 10-Year Outlook, construction costs for hotels in 

Manhattan is typically around $1,100 per square foot (including $400 per square foot for land 

price). From reviewing our internal development budget records and speaking with local hotel 

developers, total development cost per gross building area in New York City typically ranges from 

$600 to $1,500 per square foot all-in. As a result of land being generally more available and less 

expensive in M1 zones, developers have found in M1 zones an opportunity to increase the 

feasibility of new development projects. Currently, some lenders have already stopped financing 

hotel projects in development, while other lenders are less likely or not willing to make loans on 

new hotel projects in the City until the new supply is absorbed, prompting investors to rely more 

on EB-5 financing for their projects. The EB-5 program enables a foreign national to receive a 

green card for investing a minimum of $500,000 dollars in a commercial enterprise or project. 

The EB-5 program has been successful with large projects such as Hudson Yards, driving foreign 

investment into the City. As land and construction costs continue to increase, in addition to a 

rapidly decreasing number of suitable development sites and decreasing availability of financing, 

hotel development is anticipated to decelerate and stabilize in line with historical figures.  

 

15.5% 16.1%

52.6%

15.8%
12.5%

20.2%

52.4%

14.9%
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Additionally, it is important to note that if the proposed CPC special permit is adopted, there 

would be an increased risk and cost associated with developing hotels as most developers would 

not acquire a development site for hotel development if it was uncertain that they would receive 

City approval for their intended project. 

 

Hotel Pipeline  

New York City hotel room inventory is expected to continuously increase over the next several 
years throughout the five boroughs. According to the Department of City Planning, there are 
24,151 hotel rooms across 170 hotels under construction and 13,835 hotel rooms across 106 
hotels in pre-construction phase in New York City for a total pipeline of 37,986 hotel rooms and 
276 hotels. If all proposed hotels were to come to fruition, total hotel supply would increase by 
approximately 33 percent, which is in line with supply growth figures between 2007 and 2011. 
Projects under construction are considered relatively certain to be completed, while projects in 
the pre-construction phase are less likely to be completed until the hotel projects currently under 
construction are absorbed by the market and financing becomes more readily available.  

 

 
 

 
 

 

Market

M1 Zones Total  % M1 Hotel M1 Zones Total % M1 Room

Manhattan 14 68 20.6% 3,029 14,095 21.5%

Bronx 4 11 36.4% 267 933 28.6%

Queens 24 52 46.2% 2,336 5,173 45.2%

Brooklyn 18 36 50.0% 1,500 3,652 41.1%

Staten Island 2 3 66.7% 270 298 90.6%

New York City Total 62 170 36.5% 7,402 24,151 30.6%

Source: Department of City Planning - NYC Hotel Market Analysis Existing Conditions and 10-Year Outlook

Total Hotels Under Construction

Number of Hotels Total Room Count

Market

M1 Zones Total  % M1 Hotel M1 Zones Total % M1 Room

Manhattan 9 34 26.5% 1,153 4,862 23.7%

Bronx 0 7 0.0% 0 586 0.0%

Queens 11 37 29.7% 1,351 5,113 26.4%

Brooklyn 10 26 38.5% 1,373 3,055 44.9%

Staten Island 1 2 50.0% 180 219 82.2%

New York City Total 31 106 29.2% 4,057 13,835 29.3%

Source: Department of City Planning - NYC Hotel Market Analysis Existing Conditions and 10-Year Outlook

Total Hotels in Pre-Construction

Number of Hotels Total Room Count

Market

M1 Zones Total  % M1 Hotel M1 Zones Total % M1 Room

Manhattan 23 102 22.5% 4,182 18,957 22.1%

Bronx 4 18 22.2% 267 1,519 17.6%

Queens 35 89 39.3% 3,687 10,286 35.8%

Brooklyn 28 62 45.2% 2,873 6,707 42.8%

Staten Island 3 5 60.0% 450 517 87.0%

New York City Total 93 276 33.7% 11,459 37,986 30.2%

Source: Department of City Planning - NYC Hotel Market Analysis Existing Conditions and 10-Year Outlook

Number of Hotels Total Room Count

Total Pipeline Hotels 
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Manhattan has the largest share of hotel rooms in the pipeline with 18,957 projected rooms, 

followed by Queens with 10,286 rooms and Brooklyn with 6,707 rooms. Approximately 30 

percent of the new hotel development in New York City is planned for M1 zones. However, given 

that many hotel projects under construction or in pre-construction are already being put on hold 

as a result of financing difficulties, we anticipate many of these projects will not be completed as 

hotels or will be delayed until the market absorbs the current supply under construction. 

 

New York City Hotel Room Demand 
New York City is the business and financial capital of the United States and is home to more 

“Fortune 500” firms than any other city in the nation. New York is also a major center of the 

entertainment industry and serves as one of the world's fashion capitals. Additionally, the City is 

one of the nation's premier tourist destinations. The principal attractions for leisure travelers 

include: Times Square, Central Park, Wall Street, the World Trade Center and Freedom Tower, 

Statue of Liberty, Central Park, Jacob K. Javits Convention Center, and the Theater District, to 

name a few. This high concentration of business activity and numerous leisure demand 

generators creates substantial hotel room night demand.  

 

New York City is the one of most visited destinations in the world, with an estimated record-

breaking 62.8 million visitors in 2017, representing a 29 percent increase since 2010. According 

to NYC & Company, New York City is the most popular destination in the U.S. for international 

travelers. Total international travelers represent 13.1 million visitors in 2017, making up 21 

percent of all New York City visitors. The U.K., China, Canada, Brazil and France are the top 5 

international feeder markets, accounting for approximately 36 percent of the total international 

travelers. Presented in the graph below, the number of international travelers has increased by 

35 percent since 2010, compared to 27 percent growth for domestic travelers. Top domestic 

feeder markets include the States of New York (33 percent of total), New Jersey (15 percent of 

total), Pennsylvania (7 percent of total), Florida (5 percent of total), and Massachusetts (5 percent 

of total). Approximately 52 percent of domestic visitors stay overnight, and New York City is the 

largest domestic day-trip market in the country. 
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Source: NYC & Company 

 

Leisure travelers represent approximately 49.6 million visitors in 2017, making up 79 percent of 

total visitors to New York City. Visiting friends and relatives as purpose of visit account for 

approximately 33 percent of the leisure travel. Boroughs outside of Manhattan are increasingly 

attractive towards leisure visitors, offering more affordable hotel rates, and ease of access to 

major leisure demand generators. As exhibited in the supply section of the report, all boroughs 

with the exception of Staten Island have experienced significant growth in terms of room supply 

and it is important to note that demand has kept pace with supply increases, demonstrating the 

strength of the New York City tourism market. Over the past several years, neighborhoods such 

as Williamsburg and Long Island City have experienced tremendous transformation from 

previous industrial areas to growing vibrant communities. 

  

Business travel accounts for 21 percent of visitors to New York City. Nearly half of the business 

travel is driven by delegates and participants in trade shows or conventions. The Javits 

Convention Center in Manhattan is the City’s largest convention center and considered a vital 

economic anchor for New York State, welcoming more than 2.1 million attendees, through 99 

events in 2016. The Javits Convention Center is currently undergoing a major $1.5 billion 

expansion project that will enlarge the facility by 1.2 million square feet, amounting to a fivefold 

increase in meeting room space. Upon completion of the expansion in 2021, the Javits 

Convention Center is expected to attract at least 15 new events, generating an additional 200,000 

hotel room nights per year.3 As the MICE (Meetings, Incentives, Conferencing, Exhibitions) sector 

continues to increase, New York City’s tourism industry is anticipated to benefit from additional 

demand.  

                                                       
3 http://www.javitscenter.com 
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Visitor spending has increased by more than 50 percent since 2009, representing an average 

annual growth rate of 6.3 percent. According to NYC & Company, the majority of tourism spend 

is related to lodging (28 percent of total) and food & beverage (21 percent of total), while 

shopping (20 percent of total), local transportation (18 percent), and art, entertainment & 

recreation (12 percent of total) make up the majority of the remaining visitor spend. The 

following chart exhibits the historical visitor spending between 2010 and 2016. 

 

New York City exhibits less seasonality than most markets with January and February being the 
relatively slowest months of the year, with citywide occupancy levels most recently in the low to 
mid 70’s. For the remainder of the year, occupancy levels exceed 85 percent. The timing of Easter 
and Passover holidays in the spring can change hotel performance in Q1 by as much as three 
points. The summer vacation season typically generates increased domestic and international 
travel in Q3. Q4 is regularly the busiest travel period due to a mix of business and holiday travel.4 
The following chart exhibits monthly New York City hotel occupancy data since 2008. 
  

 
 

Overall, the New York City lodging market has benefited from the City’s strong economic base 
and numerous leisure attractions. While hotel supply has increased on an annual basis since 2000, 
hotel demand has exceeded supply additions with the exception of five of the last 18 years. 
Despite the significant influx of new hotel rooms since 2010, occupancy levels only experienced 
a slight decrease in 2015, exhibiting the strength of the New York City market and its ability to 
absorb new supply. However, it is important to note that increased competition from new supply 

                                                       
4 NYC & Company 

Year

Total Direct Visitor 

Spending (Billions $) % Change

2010 31.5

2011 34.5 10%

2012 36.9 7%

2013 38.8 5%

2014 41.2 6%

2015 42.3 3%

2016 43.0 2%

Source: NYC & Company

Year January February March April May June July August September October November December

2008 74% 80% 85% 86% 89% 89% 88% 91% 85% 84% 78% 79%

2009 61% 66% 72% 83% 82% 84% 83% 86% 88% 87% 79% 83%

2010 67% 73% 84% 86% 90% 88% 85% 86% 87% 86% 82% 80%

2011 65% 69% 80% 86% 88% 87% 87% 87% 89% 89% 85% 83%

2012 69% 74% 83% 88% 88% 89% 88% 90% 88% 90% 88% 89%

2013 76% 78% 86% 87% 89% 88% 88% 90% 89% 90% 85% 86%

2014 73% 75% 83% 89% 92% 91% 88% 91% 90% 90% 85% 87%

2015 69% 76% 84% 88% 90% 91% 90% 88% 90% 90% 84% 86%

2016 70% 76% 85% 87% 89% 90% 90% 89% 91% 89% 88% 88%

2017 72% 76% 85% 89% 89% 91% 91% 90% 91% 91% 88% 89%

New York City Seasonality

Source: Smith Travel Research
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has resulted in downward ADR pressure since 2015, decreasing profits to hotel owners and 
financing of new hotel projects. The following chart exhibits hotel metrics for New York City. 
Please note that we have utilized data provided by Smith Travel Research which may be different 
from data presented by NYC & Company and other sources, but is considered representative of 
the overall hotel market. 
 

 

Right to Shelter  
In 1979, the case Callahan v. Carey, established that all homeless individuals have the right to 
emergency shelter. After the case was settled in 1981, the City and State of New York have been 
obligated to provide emergency shelter for individuals who are homeless by reason of poverty or 
due to mental, physical, or social dysfunction, making New York the only city in the United States 
required to provide shelter to every homeless person. Since then, the homeless population in 
New York City has increased drastically, with a record-level of 60,903 homeless individuals as 
January of 2018, a 95 percent increase since 2002. 5  Homeless individuals and families are 
typically housed in shelters, cluster apartments, and commercial hotels. In Pitts v. Black, the case 
mandated that homeless people in New York should be permitted to register to vote even if they 
reside in shelters or on the streets. As a result, the homeless population has increasingly become 
an important political topic for politicians. 
 

                                                       
5 NYC Department of Homeless Services 

2016

Year Supply % Change Demand % Change Occupancy % Change ADR % Change RevPAR % Change

2000 18,887,525 15,716,905 83.2% $223.44 $185.93

2001 19,741,989 4.52% 14,655,100 -6.76% 74.2% -10.79% $196.48 -12.07% $145.85 -21.56%

2002 20,446,698 3.57% 15,325,940 4.58% 75.0% 0.97% $185.77 -5.45% $139.24 -4.53%

2003 20,978,071 2.60% 15,890,708 3.69% 75.7% 1.06% $181.09 -2.52% $137.17 -1.49%

2004 21,032,853 0.26% 17,284,282 8.77% 82.2% 8.49% $200.83 10.90% $165.03 20.31%

2005 21,084,350 0.24% 17,789,637 2.92% 84.4% 2.67% $233.16 16.10% $196.72 19.20%

2006 21,267,450 0.87% 17,902,758 0.64% 84.2% -0.23% $264.17 13.30% $222.38 13.04%

2007 21,919,494 3.07% 18,694,364 4.42% 85.3% 1.32% $292.79 10.83% $249.71 12.29%

2008 22,668,279 3.42% 19,033,734 1.82% 84.0% -1.55% $297.75 1.69% $250.01 0.12%

2009 24,124,211 6.42% 19,235,139 1.06% 79.7% -5.04% $229.90 -22.79% $183.31 -26.68%

2010 25,568,548 5.99% 21,198,951 10.21% 82.9% 3.98% $247.31 7.57% $205.05 11.86%

2011 27,577,450 7.86% 22,881,215 7.94% 83.0% 0.07% $260.77 5.44% $216.36 5.52%

2012 28,397,405 2.97% 24,254,994 6.00% 85.4% 2.94% $267.77 2.69% $228.71 5.71%

2013 29,491,571 3.85% 25,356,096 4.54% 86.0% 0.66% $275.43 2.86% $236.81 3.54%

2014 31,486,032 6.76% 27,169,940 7.15% 86.3% 0.37% $278.98 1.29% $240.74 1.66%

2015 32,729,527 3.95% 28,035,427 3.19% 85.7% -0.73% $272.82 -2.21% $233.69 -2.93%

2016 34,643,495 5.85% 29,821,960 6.37% 86.1% 0.50% $264.75 -2.96% $227.90 -2.48%

2017 36,752,680 6.09% 31,929,340 7.07% 86.9% 0.92% $260.42 -1.63% $226.24 -0.73%

3.99% 4.26% 0.25% 0.90% 1.16%

New York City

CAGR (2000-2017)

Source: Smith Travel Research
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The following exhibit presents homeless population figures provided by the Department of 

Homeless Services (DHS). 

 

 
 

According to the New York City Comptroller, the homeless population housed specifically in 

commercial hotels was 7,790 as of February 28, 2017, which represents a 32.5 percent increase 

from October 31, 2016. Most recent figures put the number of homeless being housed in 

commercial hotels significantly greater at approximately 11,000. During the four-month period 

between October 31, 2016 and February 28, 2017 approximately 347,000 hotel rooms were 

booked and the total cost to tax payers was $65.2 million. On an annual basis, the cost of housing 

the homeless in commercial hotels is over $100 million. Additionally, the City has foregone over 

$8 million in taxes and fees from commercial hotels. The highest room rate between October 31, 

2016 and February 28, 2017 was $549 per night at a hotel near Times Square, which the DHS 

booked a block of 10 rooms. During the same time, there was a total of 162 rooms booked for 

$400 per night or higher in five Manhattan hotels. The average daily cost for commercial hotel 

bookings has increased by approximately 600 percent, increasing from $82,214 in November of 

2015 to $576,203 in February of 2017. The average room rate as of February 2017 was 

approximately $185, which equate to a monthly rent of $5,550 (assuming 30 days). The following 

charts exhibit historical figures relating to DHS’s use of commercial hotels.  

 

Date of Census Total Individuals % Change

2013 50,370

2014 57,941 15%

2015 57,338 -1%

2016 59,644 4%

2017 59,933 0%

1/29/2018 60,903 2%

Source: Department of Homeless Services
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Source: New York City Comptroller – DHS Commercial Hotel Update 11/1/16 – 2/28/2017 

 

 
Source: New York City Comptroller – DHS Commercial Hotel Update 11/1/16 – 2/28/2017 
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The following exhibit displays the location and number of homeless facilities in New York City as 

of February 2017. 

 

 
Source: Turning the Tide on Homelessness in New York City 

 

In February of 2017, Mayor Bill de Blasio announced his “Turning the Tide on Homelessness” plan 

which intends to create 90 new shelters over the next five years, and to end the use of cluster 

and commercial hotels as homeless shelters by 2023. It is important to note that the City has 

been contracting with various organizations to convert commercial hotels into homeless shelters. 

The Hotel Chandler, located in Manhattan, was recently converted to a homeless shelter in 2018 

with 170 units housing at least 340 individuals. Additional hotels reported to be currently or will 

be converted to homeless shelter include the Fairfield Inn New York Long Island City, City View 

Inn, Holiday Inn Express Queens Maspeth, and Park Savoy, to name a few. According to several 

market participants, the City plans to acquire additional hotels through city contracts for the 

purpose of converting them to homeless shelters. 

  

Overall, the trend of the City removing hotel room inventory from the current supply is 

anticipated to mitigate possible negative effects of the proposed hotel supply anticipated to 

enter the market. It is important to note that while Mayor Bill de Blasio proclaims to end the use 

of commercial hotels to house the homeless, hotel developers that contract with the City of New 

York or organizations under contract with the City to house the homeless in their hotels will be 

exempt from the CPC special permit restricting new hotel development in M1 zones, which is 

contradictory. It appears that if the proposed CPC special permit is adopted, the number of 

homeless housed in hotels is sure to increase, along with the tax burden to New York City 

residents. 
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Manhattan Hotel Market 
Manhattan is the business and tourism center of New York City, with the largest and most diverse 
lodging market of any of the boroughs. With over 96,000 rooms, the majority of hotels are 
classified as upscale or luxury. The various distinct lodging submarkets within Manhattan benefit 
from their own unique demand generators. Primary submarkets include Harlem, Upper East Side, 
Upper West Side, Midtown, Garment, Flatiron, SoHo, Lower East Side, and Financial District. The 
following chart exhibits hotel metrics for Manhattan. Please note that we have utilized data 
provided by Smith Travel Research which may be different from data presented by NYC & 
Company and other sources, but is considered to be representative of the hotel market. 
 

 
 
Given Manhattan represents the majority of the New York City hotel market, occupancy and ADR 
trends are in line with the overall City with demand increases typically surpassing supply 
additions and ADR exhibiting a negative trend since 2015. It is important to note that between 
2008 and 2017 occupancy has only decreased twice, once during the economic recession in 2009 
and again in 2015 by only one point. 

 
Queens Hotel Market 
Queens is the second largest hotel market of the five boroughs with over 12,000 rooms. The 
majority of the Queens room inventory is classified as midscale. While JFK and LaGuardia Airports 
continue to be the primary demand generator for the borough, the neighborhoods of Long Island 
City, Flushing, and Jamaica have become important commercial centers, creating new hotel 
markets. The following chart exhibits hotel metrics for Queens. Please note that we have utilized 
data provided by Smith Travel Research which may be different from data presented by NYC & 
Company and other sources, but is considered to be representative of the hotel market. 
 

2016

Year Supply % Change Demand % Change Occupancy % Change ADR % Change RevPAR % Change

2008 20,195,456 17,083,791 84.6% $313.79 $265.44

2009 21,403,517 5.98% 17,257,578 1.02% 80.6% -4.68% $241.33 -23.09% $194.58 -26.69%

2010 22,431,682 4.80% 18,789,250 8.88% 83.8% 3.89% $262.00 8.57% $219.46 12.78%

2011 24,125,578 7.55% 20,245,024 7.75% 83.9% 0.18% $276.88 5.68% $232.35 5.87%

2012 24,662,707 2.23% 21,246,571 4.95% 86.1% 2.66% $284.46 2.74% $245.06 5.47%

2013 25,492,896 3.37% 22,088,364 3.96% 86.6% 0.58% $293.20 3.07% $254.04 3.66%

2014 27,151,233 6.51% 23,690,540 7.25% 87.3% 0.70% $297.69 1.53% $259.75 2.25%

2015 28,051,949 3.32% 24,206,242 2.18% 86.3% -1.10% $291.57 -2.06% $251.60 -3.14%

2016 29,473,852 5.07% 25,565,790 5.62% 86.7% 0.52% $282.47 -3.12% $245.01 -2.62%

2017 30,846,159 4.66% 27,004,779 5.63% 87.5% 0.93% $277.67 -1.70% $243.09 -0.79%

4.82% 5.22% 0.38% -1.35% -0.97%

Manhattan

CAGR (2008-2017)

Source: Smith Travel Research
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Despite the significant increases in hotel supply, occupancy levels have continued to break new 
records, achieving approximately 85 percent occupancy in 2017. Unlike the citywide metrics, ADR 
has experienced increases since 2015 given the higher quality hotels being added to the market 
and the impact of DHS contracts.   

 
Brooklyn Hotel Market  
Brooklyn is the third largest hotel market of the five boroughs with over 6,000 rooms. The 
majority of the Brooklyn room inventory is classified as upscale. Downtown Brooklyn has the 
largest central business district outside of Manhattan. Benefitting from its accessibility to 
Manhattan, Brooklyn has experienced tremendous development over the past decade and has 
become a tourist destination of its own with popular neighborhoods of Williamsburg, 
Greenpoint, Red Hook, Gowanus, and Downtown Brooklyn, to name a few.  The following chart 
exhibits hotel metrics for Brooklyn. Please note that we have utilized data provided by Smith 
Travel Research which may be different from data presented by NYC & Company and other 
sources, but is considered to be representative of the hotel market. 

 

 
 
Demand has for the most part kept up with supply increases with the exception of 2015 and 
2016. In 2017, demand surpassed the 25.68 percent increase in supply, the largest percentage 
increase during the period studied, resulting in occupancy growth of 4.25 percent and ending the 

2016

Year Supply % Change Demand % Change Occupancy % Change ADR % Change RevPAR % Change

2008 1,930,057 1,520,176 78.8% $150.17 $118.28

2009 2,140,517 10.90% 1,567,625 3.12% 73.2% -7.02% $122.69 -18.30% $89.85 -24.04%

2010 2,382,482 11.30% 1,881,215 20.00% 79.0% 7.82% $126.90 3.43% $100.20 11.52%

2011 2,420,073 1.58% 1,877,311 -0.21% 77.6% -1.76% $130.78 3.06% $101.45 1.25%

2012 2,562,344 5.88% 2,064,812 9.99% 80.6% 3.88% $141.60 8.28% $114.11 12.48%

2013 2,762,027 7.79% 2,260,416 9.47% 81.8% 1.56% $146.60 3.53% $119.97 5.14%

2014 3,061,044 10.83% 2,474,364 9.46% 80.8% -1.23% $143.47 -2.14% $115.97 -3.34%

2015 3,258,325 6.44% 2,713,275 9.66% 83.3% 3.02% $147.17 2.58% $122.55 5.68%

2016 3,443,474 5.68% 2,916,199 7.48% 84.7% 1.70% $150.68 2.38% $127.61 4.12%

2017 3,724,098 8.15% 3,174,789 8.87% 85.2% 0.66% $157.49 4.52% $134.26 5.21%

7.58% 8.53% 0.88% 0.53% 1.42%CAGR (2008-2017)

Queens

Source: Smith Travel Research

2016

Year Supply % Change Demand % Change Occupancy % Change ADR % Change RevPAR % Change

2011 864,859 - 658,748 - 76.2% - $171.75 - $130.82 -

2012 1,000,464 15.68% 821,910 24.77% 82.2% 7.86% $184.36 7.34% $151.46 15.78%

2013 1,041,710 4.12% 858,934 4.50% 82.5% 0.37% $191.60 3.92% $157.98 4.30%

2014 1,063,085 2.05% 879,076 2.34% 82.7% 0.29% $188.73 -1.49% $156.07 -1.21%

2015 1,157,159 8.85% 937,224 6.61% 81.0% -2.05% $187.86 -0.46% $152.16 -2.50%

2016 1,441,810 24.60% 1,133,494 20.94% 78.6% -2.94% $184.86 -1.60% $145.33 -4.49%

2017 1,812,001 25.68% 1,485,014 31.01% 82.0% 4.25% $189.81 2.68% $155.56 7.04%

13.12% 14.51% 1.23% 1.68% 2.93%CAGR (2011-2017)

Source: Smith Travel Research

Brooklyn
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year at 82.0 percent. ADR has fluctuated between 2011 and 2017, and exhibited growth of 2.68 
percent in 2017 despite the 25.68 percent increase in supply.  
 
Bronx Hotel Market 
The Bronx is the fourth largest hotel market of the five boroughs with approximately 1,000 
rooms. The majority of the Bronx room inventory is classified as economy. Most of the hotel 
demand is generated as a result of its proximity to Manhattan, Yankee Stadium, nearby colleges, 
and business parks located in Westchester County.  
 
The following chart exhibits hotel metrics for the Bronx. Please note that we have utilized data 
provided by Smith Travel Research which may be different from data presented by NYC & 
Company and other sources, but is considered to be representative of the hotel market. 
Additionally, please note that there is limited historical data available as a result of the Smith 
Travel Research report requirements. 
 

 
 

Similar to the aforementioned boroughs, demand surpassed supply growth in 2017. Occupancy 
ended 2017 at approximately 77 percent. Despite a supply increase of over 25 percent, ADR 
exhibited positive growth as well.  
 
Staten Island Hotel Market 
Staten Island has the smallest hotel market within New York City with fewer than 800 rooms. 
Given its distance from Manhattan and lack of public transportation, Staten Island is more of a 
standalone market compared to the other boroughs. The majority of the Staten Island room 
inventory is classified as economy. Hotel demand is generated as a result of its proximity to 
Manhattan, Newark International Airport, and businesses located within the borough and New 
Jersey. Please note that we have utilized data provided by Smith Travel Research which may be 
different from data presented by NYC & Company and other sources, but is considered to be 
representative of the hotel market. 
 

2016

Year Supply % Change Demand % Change Occupancy % Change ADR % Change RevPAR % Change

2016 155,243 118,477 76.3% $170.27 $129.95

2017 194,095 25.03% 149,969 26.58% 77.3% 1.24% $171.62 0.79% $132.60 2.04%

Bronx

Source: Smith Travel Research
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Distinct from the rest of the City, Staten Island has experienced limited supply growth over the 
past several years. Demand has exhibit growth annually with the exception of 2014, when 
demand generated as a result of Hurricane Sandy left the area. ADR growth has been limited 
exhibiting a compound annual growth rate of 1.37 percent. 
 

2016

Year Supply % Change Demand % Change Occupancy % Change ADR % Change RevPAR % Change

2011 186,285 - 126,389 - 67.8% - $115.46 - $78.34 -

2012 191,235 2.66% 144,474 14.31% 75.5% 11.35% $127.36 10.30% $96.21 22.82%

2013 205,495 7.46% 166,486 15.24% 81.0% 7.24% $139.57 9.59% $113.08 17.53%

2014 205,495 0.00% 136,717 -17.88% 66.5% -17.88% $126.22 -9.57% $83.97 -25.74%

2015 205,495 0.00% 141,805 3.72% 69.0% 3.72% $128.24 1.61% $88.50 5.39%

2016 205,495 0.00% 150,353 6.03% 73.2% 6.03% $128.14 -0.08% $93.76 5.95%

2017 205,495 0.00% 150,994 0.43% 73.5% 0.43% $125.26 -2.25% $92.04 -1.83%

1.65% 3.01% 1.34% 1.37% 2.72%

Source: Smith Travel Research

Staten Island

CAGR



M1 Zoning Hotel Market Analysis | Page 32  
 

 

 
 

   

New York City Hotel Market Projections 
 
The following analyses summarizes our conclusions by borough and citywide assuming the CPC 
special permit is not adopted. We have projected hotel supply based on pipeline data provided 
by Smith Travel Research, as well as historical supply figures for the later projection years. We 
have assumed that following the completion of the current hotel pipeline supply growth would 
return to a more organic rate in line with historical figures/averages. Based on the exhibited 
statistical significance, we have projected Manhattan, Queens, and Brooklyn hotel demand via 
statistical regression analyses utilizing borough GDP data (historical + forecast) provided by 
Moody’s Analytics. Bronx and Staten Island hotel demand were projected in line with Moody’s 
Analytics projected GDP growth by borough. Average daily rate (ADR) was projected by borough 
based on historical trends and CPI.  
 
In these analyses, the dependent variable (hotel demand) is predicted by an independent 
variable (GDP). We have performed multiple regression analyses using several variables and 
concluded that GDP represents a strong predictor for hotel demand.  
 
We have provided below a short description of the key terminology described within the 
regression analyses in order for the reader to better understand the conclusions.  
 
R-squared ranges from 0 to 1 (0% to 100%), and the closer the R-squared is to 1, the more 
“goodness of fit” a model has. Measures of goodness of fit typically summarize the discrepancy 
between observed values and the values anticipated in the model. The R-squared coefficient of 
determination is a statistical measure of how well the regression line approximates the actual 
data points. An R-squared of 1 indicates that the regression line perfectly fits the data. Therefore, 
if the R-squared for “Hotel Demand vs. GDP” were 100%, then it could be deduced that hotel 
demand is completely tied to GDP without any influence from other factors.  
 
When a hypothesis test in statistics is performed, a p-value helps to determine the significance 
of the results. Hypothesis tests are used to test the validity of a claim that is made about a 
population. This claim being tested is called the null hypothesis. The alternative hypothesis is the 
hypothesis believed if the null hypothesis is determined to be untrue. All hypothesis tests 
eventually use a p-value to weigh the strength of the evidence. The p-value is a number between 
0 and 1 and interpreted in the following way: 
 

• A small p-value (typically ≤ 0.05) indicates strong evidence against the null hypothesis, 
so the null hypothesis can be rejected. 
 

• A large p-value (> 0.05) indicates weak evidence against the null hypothesis, so the 
null hypothesis fails to be rejected. 
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The t-stat measures the size of the difference relative to the variation in the sample data. The 
greater the magnitude of t (it can be either positive or negative), the more likely the null 
hypothesis is untrue. The closer t is to 0, the more likely the null hypothesis is true. 
 
Regression analysis is one of the statistical techniques that we have employed in this report. This 
type of analysis attempts to explore and model the relationship between hotel demand and GDP, 
and provide information that is useful to identify significant factors in an experiment and 
examine the relationship between these factors and the response. Additionally, it is important 
to that we have spoken with several professionals knowledgeable about this subject in order to 
confirm our methodology.   
 
The following charts display historical market information and our forecasts citywide and by 
borough. Please note that we have utilized historical data provided by Smith Travel Research 
which may be different from data presented by NYC & Company and other sources, but is 
considered to be representative of each borough. 
 

 
 

 

 

2015* 2016 2017 Proj. 2028

Supply 32,672,928 34,719,874 36,781,848 59,212,283

Demand 27,998,546 29,884,313 31,965,545 51,338,384

Occupancy 86% 86% 87% 87%

ADR $273 $265 $260 $310

RevPAR $234 $228 $226 $269
Notes: 1) Historical figures provided by Smith Travel Research. 

Citywide

2) Supply projections based on aggregate of individual borough analyses.

3) Demand projections based on aggregate of individual borough analyses.

4) ADR projections based on individual borough analyses.

*Does not include Bronx data as a result of limited historical information.

2015 2016 2017 Proj. 2028

Supply 28,051,949 29,473,852 30,846,159 45,115,384

Demand 24,206,242 25,565,790 27,004,779 39,474,058

Occupancy 86% 87% 88% 87%

ADR $292 $282 $278 $341

RevPAR $252 $245 $243 $299
Notes: 1) Historical figures provided by Smith Travel Research. 

4) ADR has been forecasted based on historical trends.

3) Demand projected via a statistical regression analysis based on Manhattan historical and forecasted Gross Domestic Product (GDP) data provided by Moody's Analytics. Adj. R^2 - 

90.8%; P-Value < 1%; T-Stat > 9; Significance F < 1%.

Manhattan

2) Supply projected utilizing Smith Travel Research NYC Pipeline Report and historical figures.  

2015 2016 2017 Proj. 2028

Supply 3,258,325 3,443,474 3,724,098 9,126,678

Demand 2,713,275 2,916,199 3,174,789 7,797,096

Occupancy 83% 85% 85% 85%

ADR $147 $151 $157 $207

RevPAR $123 $128 $134 $177
Notes: 1) Historical figures provided by Smith Travel Research. 

4) ADR has been forecasted based on historical trends.

Queens

2) Supply projected utilizing Smith Travel Research NYC Pipeline Report and historical figures.  

3) Demand projected via a statistical regression analysis based on Queens historical and forecasted Gross Domestic Product (GDP) data provided by Moody's Analytics. Adj. R^2 - 

98.3%; P-Value < 1%; T-Stat > 22; Significance F < 1%.



M1 Zoning Hotel Market Analysis | Page 34  
 

 

 
 

   

 

 

 

Overall, supply is anticipated to increase on an annual basis with demand keeping up with supply 

additions, resulting in the New York City lodging market continuing to remain healthy with 

occupancy levels stabilizing in line with 2017 figures and ADR exhibiting moderate growth. 

Historically, supply increased by a compound annual growth rate of 5.8 percent between 2008 

and 2017. We have projected supply to increase by a compound annual growth rate of 4.0 

percent between 2018 and 2028. Demand historically increased by a compound annual growth 

rate of 6.2 percent between 2008 and 2017 and we projected demand to increase by a compound 

annual growth rate of 4.6 percent between 2018 and 2028. ADR is projected to exhibit moderate 

growth with a compound annual growth rate of 2.0 percent between 2018 and 2028. All things 

considered, we anticipate for New York City occupancy and ADR to achieve 87 percent and $310 

in 2028, respectively.  

The analyses presented above is based upon assumptions and estimates that are subject to 

uncertainty and variation. In addition, we make assumptions as to the future behavior of 

consumers and the general economy, which are highly uncertain. However, it is inevitable that 

some assumptions will not materialize and unanticipated events may occur that will cause actual 

achieved results to differ from the analyses contained above and these differences may be 

2015 2016 2017 Proj. 2028

Supply 1,157,159 1,441,810 1,812,001 3,283,356

Demand 937,224 1,133,494 1,485,014 2,790,395

Occupancy 81% 79% 82% 85%

ADR $188 $185 $190 $217

RevPAR $152 $145 $156 $184
Notes: 1) Historical figures provided by Smith Travel Research. 

4) ADR has been forecasted based on historical trends and CPI.

2) Supply projected utilizing Smith Travel Research NYC Pipeline Report and historical figures.  

3) Demand projected via a statistical regression analysis based on Brooklyn historical and forecasted Gross Domestic Product (GDP) data provided by Moody's Analytics. Adj. R^2 - 

74.7%; P-Value < 1%; T-Stat > 4; Significance F < 1%.

Brooklyn

2016 2017 Proj. 2028

Supply 155,243 194,095 1,289,745

Demand 118,477 149,969 985,184

Occupancy 76% 77% 76%

ADR $170 $172 $197

RevPAR $130 $133 $151
Notes: 1) Historical figures provided by Smith Travel Research. 

4) ADR has been forecasted based on historical trends and CPI.

2) Supply projected utilizing Smith Travel Research NYC Pipeline Report and historical figures.  

3) Demand has been projected in line with forecasted Gross Domestic Product growth provided by Moody's Analytics.

Bronx

2015 2016 2017 Proj. 2028

Supply 205,495 205,495 205,495 397,120

Demand 141,805 150,353 150,994 291,650

Occupancy 69% 73% 73% 73%

ADR $128 $128 $125 $142

RevPAR $88 $94 $92 $105
Notes: 1) Historical figures provided by Smith Travel Research. 

4) ADR has been forecasted based on historical trends and CPI.

3) Demand has been projected in line with forecasted Gross Domestic Product growth provided by Moody's Analytics.

Staten Island

2) Supply projected utilizing Smith Travel Research NYC Pipeline Report and historical figures.  
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material. Therefore, while our analysis was conscientiously prepared based on our experience 

and the best data available, we make no warranty that the conclusions presented will, in fact, be 

achieved.  
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Tourism Economic Impact Analysis 
 
The following study analyzes the economic and social impact of the tourism industry on the New 
York City economy. The historical data presented in this analysis was collected from NYC & 
Company. Additionally, we have utilized data provided by the NYC Independent Budget Office 
(IBO) in order to better understand what government functions local tax revenues typically 
support. The following chart exhibits historical figures relating to the social and economic impact 
generated by tourism. 
 

 
 
According to NYC & Company, the City’s tourism industry generated $64.3 billion in total 
economic impact in 2016, which represents a 2.2 percent increase over 2015 figures. Total direct 
visitor spending increased by $11.5 billion between 2010 and 2016, representing an annual 
growth rate of 5.3 percent. The tourism industry supported 1 in 11 jobs in New York City during 
2016, which equates to 8.8 percent of all payroll employment. In 2016, the tourism industry 
supported a total 383,385 jobs, of which 291,084 were generated directly from the tourism 
industry, making tourism the sixth largest industry in New York City. Tourism has historically been 
one of the fastest growing industries in terms of overall employment for New York City, providing 
jobs to low-skilled workers. Approximately 92,301 jobs are supported indirectly by the tourism 
industry, which include real estate, professional and business services, information, finance, and 
education. The tourism industry gained approximately 73,229 jobs between 2010 and 2016. 
Wages and salaries increased to $24.7 billion in 2016, representing a 4.8 percent increase from 
the previous year and a 43 percent increase from 2010 levels. The New York City tourism industry 
generated approximately $11.5 billion in tax revenue in 2016, consisting of approximately $4.2 
billion in local taxes, $1.8 billion in State taxes, and $5.5 billion in Federal taxes. Total taxes 
increased by 3.8 percent in 2016 from the previous year. An additional $3.4 billion in taxes has 
been generated since 2010. Overall, the tourism industry has consistently provided increasing 
economic and social benefits to the City on an annual basis.   
 

Year

Estimated Economic 

Impact (Billions $)

Total Direct Visitor 

Spending (Billions $)

Total NYC Jobs Supported 

by Visitor Spending

Total Income 

Compensation (Billions $)

Avg. Income 

Compensation

Total Taxes Generated by Travel 

and Tourism (Billions $)

2010 N/A $31.5 310,156 $17.3 $55,778 $8.1

2011 N/A $34.5 324,605 $18.6 $57,300 $8.8

2012 N/A $36.9 339,303 $19.7 $58,060 $9.3

2013 N/A $38.8 348,157 $20.6 $59,169 $9.7

2014 N/A $41.2 362,085 $22.5 $62,140 $10.5

2015 $62.9 $42.3 375,268 $23.6 $62,888 $11.1

2016 $64.3 $43.0 383,385 $24.7 $64,426 $11.5

Total Gain 2010 - 2016 $11.5 73,229 $7.4 $8,648 $3.4

CAGR (2010 - 2016) 2.2% (2015 - 2016) 5.3% 3.6% 6.1% 2.4% 6.0%

Source: NYC & Company
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The following chart exhibits historical and projected social and economic figures. We have 
projected the economic indicators in line with historical growth rates. 

 

 
 
We have utilized the respective compound annual growth rate between 2010 and 2016 for each 
indicator to forecast future figures. Our projections assume that there are no major adverse 
social, economic, governmental, and environmental changes to the New York City tourism 
industry. Tourism-related economic impact is anticipated to exceed $119 billion in 2028, which 
represents a gain of $55.5 billion over 2016 figures. Total direct visitor spending is anticipated to 
increase by $37.1 billion between 2016 and 2028. An additional 202,409 jobs are anticipated to 
be supported by the tourism industry by 2028, with average wages increasing by approximately 
$21,500 from 2016 figures. Total taxes are anticipated to generate $23.2 billion revenues in 2028, 
representing an increase of $11.7 billion from 2016 figures.  
 
The table below exhibits the possible economic loss scenarios associated with an adverse change 
to the current trend. 

 

 
 
While the extent of the possible negative impact of the proposed CPC special permit restricting 
new hotel development in M1 zones was not explicitly forecasted, we have presented possible 
economic loss scenarios from the current trend based on percentage decreases in overall 

Year
Estimated Economic 

Impact (Billions $)

Total Direct Visitor 

Spending (Billions $)

Total NYC Jobs Supported 

by Visitor Spending

Total Income 

Compensation (Billions $)

Avg. Income 

Compensation

Total Taxes Generated by Travel 

and Tourism (Billions $)

2010 N/A $31.5 310,156 $17.3 $55,778 $8.1

2011 N/A $34.5 324,605 $18.6 $57,300 $8.8

2012 N/A $36.9 339,303 $19.7 $58,060 $9.3

2013 N/A $38.8 348,157 $20.6 $59,169 $9.7

2014 N/A $41.2 362,085 $22.5 $62,140 $10.5

2015 $62.9 $42.3 375,268 $23.6 $62,888 $11.1

2016 $64.3 $43.0 383,385 $24.7 $64,426 $11.5

2017 $67.7 $45.3 397,171 $26.2 $65,992 $12.2

2018 $71.3 $47.7 411,453 $27.8 $67,597 $12.9

2019 $75.1 $50.2 426,248 $29.5 $69,240 $13.7

2020 $79.1 $52.9 441,576 $31.3 $70,924 $14.5

2021 $83.3 $55.7 457,454 $33.2 $72,648 $15.4

2022 $87.8 $58.7 473,904 $35.3 $74,415 $16.3

2023 $92.4 $61.8 490,945 $37.4 $76,224 $17.3

2024 $97.4 $65.1 508,598 $39.7 $78,077 $18.4

2025 $102.6 $68.6 526,887 $42.1 $79,975 $19.5

2026 $108.0 $72.2 545,833 $44.7 $81,920 $20.6

2027 $113.8 $76.1 565,461 $47.4 $83,911 $21.9

2028 $119.8 $80.1 585,794 $50.3 $85,952 $23.2

Total Gain 2016 - 2028 $55.5 $37.1 202,409 $25.6 $21,525 $11.7

CAGR (2016 - 2028) 5.3% 5.3% 3.6% 6.1% 2.4% 6.0%

Source: NYC & Company

% Loss of 2016 - 2028 

Gain

Estimated Economic 

Impact (Billions $)

Change 

(Billions $)

Total Direct Visitor Spending 

(Billions $)

Change 

(Billions $)

Total Income 

Compensation (Billions $)

Change 

(Billions $)

Total Taxes Generated by 

Travel and Tourism 

(Billions $)

Change 

(Billions $)

0% $55.5 $37.1 $25.6 $11.7

5% $52.7 -$2.8 $35.3 -$1.9 $24.4 -$1.3 $11.1 -$0.6

10% $50.0 -$5.6 $33.4 -$3.7 $23.1 -$2.6 $10.5 -$1.2

15% $47.2 -$8.3 $31.6 -$5.6 $21.8 -$3.8 $9.9 -$1.8

20% $44.4 -$11.1 $29.7 -$7.4 $20.5 -$5.1 $9.3 -$2.3

25% $41.6 -$13.9 $27.8 -$9.3 $19.2 -$6.4 $8.8 -$2.9

30% $38.9 -$16.7 $26.0 -$11.1 $18.0 -$7.7 $8.2 -$3.5

35% $36.1 -$19.4 $24.1 -$13.0 $16.7 -$9.0 $7.6 -$4.1

40% $33.3 -$22.2 $22.3 -$14.9 $15.4 -$10.3 $7.0 -$4.7

45% $30.5 -$25.0 $20.4 -$16.7 $14.1 -$11.5 $6.4 -$5.3

50% $27.8 -$27.8 $18.6 -$18.6 $12.8 -$12.8 $5.8 -$5.8

Potential Economic Loss
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economic impact. While there are many factors that could negatively impact the tourism industry, 
we believe that restricting future hotel development is one major factor that would contribute 
to economic loss for New York City and its residents. 

 
Employment Impact 
The chart presented below exhibits possible job loss scenarios from the current trend based on 
percentage decreases.  

 

 
 

As exhibited above, a 10 percent decrease would result in the loss of approximately 20,000 jobs. 
Overall, New York City tourism industry jobs are anticipated to be adversely impacted if less 
hotels are built as a result of the proposed zoning change.  
 

Visitor Expenditure Impact 
Utilizing data provided by NYC & Company, the following chart exhibits historical direct visitor 
spending figures. 

 

 
 
As presented above, the majority of visitor expenditure relates to lodging, food & beverage, 
shopping, local transportation, and art, entertainment & recreation. Visitor spending has 
increased by $11.5 billion between 2010 and 2016.  

% Loss
Total NYC Jobs Supported 

by Visitor Spending

Change 

(Jobs)

0% 202,409

5% 192,289 -10,120

10% 182,168 -20,241

15% 172,048 -30,361

20% 161,927 -40,482

25% 151,807 -50,602

30% 141,686 -60,723

35% 131,566 -70,843

40% 121,445 -80,964

45% 111,325 -91,084

50% 101,205 -101,205

Potential Employment Loss

Year Lodging Food & Beverage Shopping

Local 

Transportation

Arts, Entertainment 

& Recreation Misc. Change 

2010 $8,820,000 $6,615,000 $6,300,000 $5,670,000 $3,780,000 $315,000

2011 $9,660,000 $7,245,000 $6,900,000 $6,210,000 $4,140,000 $345,000 $3,000,000

2012 $10,332,000 $7,749,000 $7,380,000 $6,642,000 $4,428,000 $369,000 $2,400,000

2013 $10,864,000 $8,148,000 $7,760,000 $6,984,000 $4,656,000 $388,000 $1,900,000

2014 $11,536,000 $8,652,000 $8,240,000 $7,416,000 $4,944,000 $412,000 $2,400,000

2015 $11,844,000 $8,883,000 $8,460,000 $7,614,000 $5,076,000 $423,000 $1,100,000

2016 $12,040,000 $9,030,000 $8,600,000 $7,740,000 $5,160,000 $430,000 $700,000

Total Gain 2010 - 2016 $3,220,000 $2,415,000 $2,300,000 $2,070,000 $1,380,000 $115,000 $11,500,000

Source: NYC & Company

Total Direct Visitor Spending (Thousands $)
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The table below exhibits the possible visitor expenditure loss scenarios associated with an 
adverse change to the current trend. The figures are based on the projected gain between 2016 
and 2028. 

 

 
 
As presented above, a decrease of 10 percent in visitor spending would result in approximately 
$3.7 billion less expenditures, in addition to the loss of the associated sales tax and other tax 
revenues. 

 
Government Tax Impact 
The following exhibit details what local taxes generated by the tourism industry generate for 
various city services and departments. The following government allocations were provided by 
the NYC Independent Budget Office. 

 

 
 
Local taxes generated by the tourism industry support key functions of the City’s government. 
Between 2010 and 2016, the tourism industry generated an additional $345 million for education, 
$222 million for social services, $222 million in government employee benefits, and $123 million 
for police, fire & corrections, as well as millions for other departments. Annual increases between 
2010 and 2016 ranged from $145 million to $290 million. The tourism industry generated an 
additional $1.234 billion in local tax revenue between 2010 and 2016 to support vital functions 
of the City’s government, which advocate economic and social well-being. The following exhibit 
describes the impact of increased tourism-related taxes on various New York City departments 
between 2010 and 2016. For example, the difference of $345.46 million between 2010 and 2016 
in education-allocated funds supports 4,560 teachers. 

% Loss Lodging Food & Beverage Shopping

Local 

Transportation

Arts, Entertainment 

& Recreation Misc. Change ($)

0% $10,395,838 $7,796,878 $7,425,598 $6,683,039 $4,455,359 $371,280

5% $9,876,046 $7,407,034 $7,054,318 $6,348,887 $4,232,591 $352,716 -$1,856,400

10% $9,356,254 $7,017,190 $6,683,039 $6,014,735 $4,009,823 $334,152 -$3,712,799

15% $8,836,462 $6,627,347 $6,311,759 $5,680,583 $3,787,055 $315,588 -$5,569,199

20% $8,316,670 $6,237,503 $5,940,479 $5,346,431 $3,564,287 $297,024 -$7,425,598

25% $7,796,878 $5,847,659 $5,569,199 $5,012,279 $3,341,519 $278,460 -$9,281,998

30% $7,277,086 $5,457,815 $5,197,919 $4,678,127 $3,118,751 $259,896 -$11,138,398

35% $6,757,295 $5,067,971 $4,826,639 $4,343,975 $2,895,983 $241,332 -$12,994,797

40% $6,237,503 $4,678,127 $4,455,359 $4,009,823 $2,673,215 $222,768 -$14,851,197

45% $5,717,711 $4,288,283 $4,084,079 $3,675,671 $2,450,447 $204,204 -$16,707,596

50% $5,197,919 $3,898,439 $3,712,799 $3,341,519 $2,227,680 $185,640 -$18,563,996

Potential Direct Vistor Spend Loss (Thousands $)

Year Education Social Services

Pension & 

Fridge Benefits

Police, Fire & 

Corrections

General 

Government Debt Service

Health, 

Sanitation & 

Environmental 

Transportation 

& Housing

Recreation & 

Cultural Change 

2010 $823,015 $529,081 $529,081 $293,934 $264,540 $205,754 $176,360 $88,180 $29,393

2011 $894,139 $574,804 $574,804 $319,335 $287,402 $223,535 $191,601 $95,801 $31,934 $254,017

2012 $944,943 $607,463 $607,463 $337,480 $303,732 $236,236 $202,488 $101,244 $33,748 $181,441

2013 $985,585 $633,591 $633,591 $351,995 $316,795 $246,396 $211,197 $105,598 $35,199 $145,152

2014 $1,066,871 $685,845 $685,845 $381,025 $342,923 $266,718 $228,615 $114,308 $38,103 $290,305

2015 $1,127,835 $725,037 $725,037 $402,798 $362,518 $281,959 $241,679 $120,839 $40,280 $217,729

2016 $1,168,477 $751,164 $751,164 $417,313 $375,582 $292,119 $250,388 $125,194 $41,731 $145,152

Total Gain 2010 - 2016 $345,463 $222,083 $222,083 $123,380 $111,042 $86,366 $74,028 $37,014 $12,338 $1,233,796

Local Tax Revenues (Thousands $)
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Overall, the increased tax revenue between 2010 and 2016 supported 4,560 teachers, 30,581 
child care vouchers, approximately $222 million in benefits to City workers, 888 police officers, 
150,550 job placements, and 72 billion gallons of treated wastewater.  

 
The table below exhibits the possible government tax impact scenarios associated with an 
adverse change to the current trend. 

 

 
 
As detailed above, a 10 percent decrease results in a loss of approximately $424 million in tax 
revenue to the City government. Percent decreases more than 25 percent result in a loss of over 
$1 billion in tax revenue between 2016 and 2028. The following exhibit depicts the outcome of a 
10 percent decrease in tourism-related tax revenues to the City. 
 

 
 
As presented above, a decrease of 10 percent in local taxes generated by the tourism industry 
would result in approximately 1,336 less teachers, 8,959 less child care vouchers, $76.3 million 
less benefits to City workers, 260 less police officers, and 44,107 less job placements through the 
City. Additionally, state and local tax proceeds from the tourism industry saved New York City 

Category Budget Excess Allocation

Education $345,462,902 4,560         Teachers

Social Services $222,083,294 30,581       Child Care Vouchers

Pension & Fridge Benefits $222,083,294 Benefits to City Workers

Police, Fire & Corrections $123,379,608 888             Police Officers

General Government $111,041,647 150,550     Job Placements through the Workforce1 Career Centers

Debt Service $86,365,726 City Loan Principal and Interest reimbursed 

Health, Sanitation & Environmental Protection $74,027,765 72               Billions gallons of wastewater treated

Transportation & Housing $37,013,882 248             Lane miles resurfaced

Recreation & Cultural $12,337,961 1,175         Summer Pool and Beach Season Lifeguards

Local Tax 2010-2016 Increase Impact

% Loss of 2016 - 

2028 Gain
Education Social Services

Pension & 

Fridge Benefits

Police, Fire & 

Corrections

General 

Government
Debt Service

Health, Sanitation 

& Environmental 

Protection

Transportation 

& Housing

Recreation & 

Cultural
Change ($)

0% $1,186,821 $762,956 $762,956 $423,865 $381,478 $296,705 $254,319 $127,159 $42,386

5% $1,127,480 $724,809 $724,809 $402,671 $362,404 $281,870 $241,603 $120,801 $40,267 -$211,932

10% $1,068,139 $686,661 $686,661 $381,478 $343,330 $267,035 $228,887 $114,443 $38,148 -$423,865

20% $949,457 $610,365 $610,365 $339,092 $305,183 $237,364 $203,455 $101,728 $33,909 -$847,729

25% $890,116 $572,217 $572,217 $317,899 $286,109 $222,529 $190,739 $95,370 $31,790 -$1,059,662

30% $830,775 $534,070 $534,070 $296,705 $267,035 $207,694 $178,023 $89,012 $29,671 -$1,271,594

35% $771,434 $495,922 $495,922 $275,512 $247,961 $192,858 $165,307 $82,654 $27,551 -$1,483,526

40% $712,093 $457,774 $457,774 $254,319 $228,887 $178,023 $152,591 $76,296 $25,432 -$1,695,459

45% $652,752 $419,626 $419,626 $233,126 $209,813 $163,188 $139,875 $69,938 $23,313 -$1,907,391

50% $593,411 $381,478 $381,478 $211,932 $190,739 $148,353 $127,159 $63,580 $21,193 -$2,119,324

Potential Local Tax Loss (Thousands $)

Category Budget Decrease

Education $118,682,119 1,336         less Teachers

Social Services $76,295,648 8,959         less Child Care Vouchers

Pension & Fridge Benefits $76,295,648

Police, Fire & Corrections $42,386,471 260             less Police Officers

General Government $38,147,824 44,107       less Job Placements through the Workforce1 Career Centers

Debt Service $29,670,530 less City Loan Principal and Interest Reimbursed 

Health, Sanitation & Environmental Protection $25,431,883 21               Billion Less Gallons of Wastewater Treated

Transportation & Housing $12,715,941 73               less Lane miles resurfaced

Recreation & Cultural $4,238,647 344             less Summer Pool and Beach Season Lifeguards

less Benefits to City Workers

10% Budget Decrease Impact - 2028

Allocation



M1 Zoning Hotel Market Analysis | Page 41  
 

 

 
 

   

households approximately $1,925 in 2016. Based on the current trend, New York City households 
are anticipated to save $3,215 in 2028 as a result of taxes generated by the tourism industry. If 
all the proposed hotels were not developed, the savings to households would be less. 
 

 

Conclusion 
The City has historically benefited from the tourism industry in terms of economic impact, job 
creation, and tax revenues. Although there are many factors that could negatively impact the 
tourism industry, we believe that restricting future hotel development is one major factor that 
would contribute to economic growth opportunities being lost. Therefore, we believe the 
proposed CPC special permit restricting new hotel development in M1 zones would only lessen 
the economic and social benefits generated by the tourism industry to the City in the future. 
 

Household Tax Savings Analysis 2016 2028

Total State and Local Taxes (Billions) $6.0 $12.1

Avg. Household Savings $1,925 $3,880

Deflated Avg. Household Savings $1,925 $3,215

Difference $1,290
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New York City Real Property Tax Analysis 
 
The following study analyzes real property tax revenues generated by Class 4 properties in all 

zones and specifically M1 zones during tax years 2016 and 2017. Tax Class 4 properties includes 

“All commercial and industrial properties, such as office, retail, factory buildings and all other 

properties not included in tax classes 1, 2 or 3”. 6  Tax revenues were calculated using data 

provided by the City of New York Department of Finance Division of Tax Policy and Department 

of City Planning (PLUTO), then compared on a per lot area (square foot) basis, which is presented 

below. For purposes of this analysis, hotel, utility, vacant land, and tax-exempt parcels were 

excluded from the Class 4 calculation. Hotel building use codes H6, H7, H8, and HR were excluded 

from the hotel calculation given those building codes represent apartment hotels, dormitories, 

and single room occupancy (SRO), which are not considered transient hotels. 

 

Citywide 
 

 
 

On a citywide level, hotel properties generated on average approximately $84.37 per lot square 

foot in real property tax revenues in 2016 for New York City, approximately 6.8 times greater 

than the average of other Class 4 properties in all zoning districts. While less pronounced, hotels 

in M1 zones generated approximately 4.6 times greater real property tax revenues per lot square 

foot than the average M1 zone Class 4 property in 2016. 

  

In 2017, hotel properties generated an average $89.77 per lot square foot in real property tax 

revenues, approximately 6.6 times greater than the average of other Class 4 properties. Like 2016, 

hotel properties in M1 zones generated tax revenues per lot square foot approximately 4.6 times 

greater than the average M1 zone Class 4 property.  

 

 

                                                       
6 City of New York Department of Finance 

Tax Year

Avg. Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

Avg. M1 Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. M1 Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

2016 $84.37 $10.83 779% $38.60 $6.89 560%

2017 $89.77 $11.89 755% $42.10 $7.54 558%

Citywide

Sources: City of New York Department of Finance Division of Tax Policy; Department of City Planning PLUTO data.

Notes: *Class 4 Tax Revenues exclude Hotel, Utility, and Vacant Land Tax Revenues
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Manhattan  
 

 
 

In 2016, hotel properties on average generated $186.83 per lot square foot in real property tax 
revenues, approximately 1.5 times greater than the average of other Class 4 properties in 
Manhattan. Specific to M1 zones in Manhattan, hotels generated approximately 1.8 times 
greater real property tax revenues per lot square foot than the average Class 4 property. 
 
In 2017, hotel properties on average generated $193.45 per lot square foot in real property tax 
revenues, approximately 1.4 times greater than the average Class 4 property. The same trend 
can be observed in M1 zones where hotel real property tax revenues per lot square foot 
generated approximately 1.6 times greater revenues than other Class 4 properties. 
 
It is important to note that hotels located in M1 zones exhibit a higher contributory tax revenue 
per lot square foot compared to Class 4 properties in all zones.  

 
Queens  
 

 
 

In 2016, hotel properties in Queens generated on average $12.04 per lot square foot in real 
property tax revenues, approximately two times greater than the average of other Class 4 
properties. In M1 zones, hotels generated 1.7 times greater real property tax revenues per lot 
square foot than the average of other Class 4 properties. 

Tax Year

Avg. Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

Avg. M1 Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. M1 Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

2016 $186.83 $73.52 254% $200.39 $71.90 279%

2017 $193.45 $80.61 240% $206.55 $80.37 257%

Manhattan

Sources: City of New York Department of Finance Division of Tax Policy; Department of City Planning PLUTO data.

Notes: *Class 4 Tax Revenues exclude Hotel, Utility, and Vacant Land Tax Revenues

Tax Year

Avg. Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

Avg. M1 Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. M1 Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

2016 $12.04 $3.97 304% $8.47 $3.12 272%

2017 $14.13 $4.51 313% $11.69 $3.45 339%

Notes: *Class 4 Tax Revenues exclude Hotel, Utility, and Vacant Land Tax Revenues

Queens

Sources: City of New York Department of Finance Division of Tax Policy; Department of City Planning PLUTO data.
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In 2017, hotel properties generated $14.13 per lot square foot in real property tax revenues, 
approximately 2.1 times greater than the average of other Class 4 properties. In M1 zones, hotels 
generated approximately 2.4 times greater real property tax revenues per lot square foot than 
the average Class 4 property. 
 
It is important note that hotel tax revenues per lot square foot in M1 zones increased by 
approximately 38 percent between 2016 and 2017. 
 

Brooklyn  
 

 
 

In Brooklyn, hotel properties generated on average $14.94 per lot square foot in real property 
tax revenues for New York City in 2016, approximately three times greater than the average of 
other Class 4 properties. Similarly, hotels in M1 zones generated approximately 1.8 times greater 
real property tax revenues per lot square foot than the average of the other Class 4 properties. 
 
In 2017, hotel properties generated on average $26.05 per lot square foot in real property tax 
revenues, approximately seven times greater than the average of other Class 4 properties. 
Additionally, hotels in M1 zones generated approximately two times greater real property tax 
revenues per lot square foot than the average Class 4 property. 
 
Please note that the average hotel real property tax revenue per lot square foot in all zones 
increased by approximately 74 percent in 2017 from the previous year, while the average Class 
4 property decreased by approximately 13 percent. Additionally, M1 hotels increased tax 
revenue per lot square foot by approximately 18 percent, while other M1 Class 4 properties 
increased by approximately 10 percent. 

 
 
 
 
 

Tax Year

Avg. Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

Avg. M1 Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. M1 Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

2016 $14.94 $3.73 401% $9.12 $3.25 280%

2017 $26.05 $3.26 800% $10.73 $3.59 299%

Notes: *Class 4 Tax Revenues exclude Hotel, Utility, and Vacant Land Tax Revenues

Brooklyn

Sources: City of New York Department of Finance Division of Tax Policy; Department of City Planning PLUTO data.
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Bronx  
 

 
 

In 2016, hotel properties generated on average $8.49 per lot square foot in real property tax 
revenues, approximately 1.8 times greater than the average Class 4 property. Within M1 zones, 
hotels generated approximately 1.4 times greater real property tax revenues per lot square foot 
than the average Class 4 property. 
 
In 2017, hotel properties generated on average $9.34 per lot square foot in real property tax 
revenues, approximately 1.8 times greater than the average of other Class 4 properties. In M1 
zones, hotels generated on average approximately one times greater real property tax revenues 
per lot square foot than the average Class 4 property. 
 
Please note that the average hotel real property tax revenue per lot square foot in all zones 
increased by approximately 10 percent in 2017 from the previous year compared to a 7 percent 
increase for all other Class 4 properties. Additionally, M1 hotels decreased tax revenue per lot 
square foot by approximately 6 percent, while other M1 Class 4 uses increased by approximately 
12 percent. 

 

Staten Island 
 

 
 

Tax Year

Avg. Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

Avg. M1 Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. M1 Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

2016 $8.49 $3.08 276% $6.69 $2.77 241%

2017 $9.34 $3.30 283% $6.30 $3.09 204%

Notes: *Class 4 Tax Revenues exclude Hotel, Utility, and Vacant Land Tax Revenues

Bronx

Sources: City of New York Department of Finance Division of Tax Policy; Department of City Planning PLUTO data.

Tax Year

Avg. Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

Avg. M1 Hotel Real 

Property Tax 

Revenues Per Lot 

Area (Sq. Ft.)

Avg. M1 Class 4 Real 

Property Tax Revenues 

Per Lot Area (Sq. Ft.)*

Index

2016 $2.75 $0.82 337% $1.34 $1.06 126%

2017 $1.93 $1.16 166% $1.36 $1.12 122%

Staten Island 

Sources: City of New York Department of Finance Division of Tax Policy; Department of City Planning PLUTO data.

Notes: *Class 4 Tax Revenues exclude Hotel, Utility, and Vacant Land Tax Revenues
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In 2016, hotel properties generated on average $2.75 per lot square foot in real property tax 
revenues, approximately 2.4 times greater than the average of other Class 4 properties. Similarly, 
hotels in M1 zones generated approximately 26 percent greater real property tax revenues per 
lot square foot than the average Class 4 property. 
 
In 2017, hotel properties generated on average $1.93 per lot square foot in real property tax 
revenues, approximately 66 percent greater than the average of other Class 4 properties. Hotels 
in M1 zones generated approximately 22 percent greater real property tax revenues per lot 
square foot than the average of other Class 4 properties. Hotels in M1 zones exhibit a nominal 
increase in tax revenue between 2016 and 2017, while hotels in all zones experienced a decrease.  
 

Conclusion 
Per information provided by the Department of City Planning and City of New York Department 
of Finance Division of Tax Policy, hotels on average generate significantly higher tax revenue for 
New York City on a lot area basis compared to the average Class 4 property. While the data 
utilized in the above analyses includes exemptions, we anticipate the share of tax revenues 
generated by hotels to increase in the future as exemptions are phased-out. Despite the 
significant amount of new hotel supply that entered the City over the past several years, hotels 
continue to generate on average significantly more tax revenue for the City compared to other 
Class 4 uses. Therefore, if the CPC special permit is adopted, New York City will forego potential 
tax revenues of a property type (hotel) that generates on a citywide average 6.6 times greater 
revenue than the average Class 4 property. The potential tax revenue forgone by New York City 
because of restricting hotel development in M1 zones is anticipated to impede the ability of the 
City to fund its growing budget in the future. 
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New York City Hotel Room Occupancy Tax Analysis 
 

According to the New York City Department of Finance, “Hotel Room Occupancy Tax must be 
paid on the occupancy, or the right of occupancy, of a room or rooms in a hotel. A "hotel" includes 
an apartment, hotel, motel, boardinghouse, bed-and-breakfast, bungalow, or club, whether or 
not meals are served. The occupant of any room or rooms in a hotel must pay the tax. 
 

Hotel operators and remarketers (when a room has been purchased through a re-seller) collect 

the tax from the occupant. Rooms, apartments or units rented to occupants on fewer than three 

occasions per year will not be subject to the tax. Rooms, apartments or units rented to occupants 

for not more than 14 days total during a year will not be subject to the tax.  

Permanent residents (who occupy a room for at least 180 consecutive days) are exempt from the 

tax.    

Occupancies by certain individuals and organizations are exempt from Hotel Tax imposed on rent 

for hotel occupancy. These exempt individuals and organizations include, but are not limited to; 

• A permanent resident (one who occupies a room for at least 180 consecutive days); 

• New York State, a political subdivision of the State, or a public benefit corporation; 

• The United States; 

• The United Nations; 

• A not-for-profit organization that was formed and operated exclusively for religious, 

charitable or educational purposes, or for the prevention of cruelty to children or animals.”7. 

Hotel Room Occupancy Tax is based on the rate being charged for a room. The following chart 
details how the City calculates Hotel Room Occupancy Tax.  
 

 
Source: New York City Department of Finance 

 
For hotel suites, the tax is the fixed amount shown above for each room in the suite plus 5.875 
percent of the rent for the suite. 
 
In 2015, the City Council extended the 5.875 percent rate through November 30, 2019. Unless 
the current rate is once again extended, the rate will revert to 5.0 percent. Given that the rate of 

                                                       
7 City of New York Department of Finance 
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5.875 percent has been utilized since 2013, it is assumed that the rate of 5.875 percent will 
continue to be extended through 2028. 
 
This study analyzes historical figures and forecasts Hotel Room Occupancy Tax figures by borough. 
We have utilized the historical data provided by the City of New York Department of Finance 
Division of Tax Policy as the base of our analysis and applied the forecasted growth rates by 
borough previously presented within this report to project room nights sold and gross rooms 
revenues through 2028. 
 
Citywide, Hotel Room Occupancy Tax revenues increased by $13.5 million (excluding N/A and 
Remarketers) between 2014 and 2016, reflecting the continuous growth in the number of visitors 
to the City. 
 
The following tables detail the historical and projected revenues on a citywide and borough level 
assuming the CPC special permit is not adopted.   

 

 
 
On a citywide level, Hotel Room Occupancy Tax generated approximately $545 million (excluding 

N/A and remarketers revenue) in tax revenue in 2016. We have projected Hotel Room Occupancy 

Tax revenues to exceed $1 billion (excluding N/A and remarketers revenue) in 2028, which 

represents an increase of approximately $534 million from 2016 figures.  

 

 
 

In Manhattan, Hotel Room Occupancy Tax generated approximately $497 million (excluding N/A 

and remarketers revenue) in tax revenue in 2016. We have projected Hotel Occupancy Tax 

revenues to reach approximately $906 million (excluding N/A and remarketers revenue) in 2028, 

which represents an increase of approximately $410 million over 2016 figures.  

Tax Year

Room Nights Sold 

(Thousands)

Daily Room Sales 

Tax (Thousands $)

Gross Room 

Revenues 

(Thousands $)

Occupancy Tax @ 

5.875% (Thousands $)

Total Hotel Room 

Occupancy Tax 

(Thousands $)

2014 34,231 $68,333 $7,880,426 $462,975 $531,308

2015 35,524 $70,952 $8,014,077 $470,827 $541,779

2016 36,455 $72,820 $8,034,485 $472,026 $544,846

Proj. 2028 63,721 $127,441 $16,195,946 $951,512 $1,078,953

Citywide

Source: City of New York Department of Finance

Tax Year

Room Nights Sold 

(Thousands)

Daily Room Sales 

Tax (Thousands $)

Gross Room 

Revenues 

(Thousands $)

Occupancy Tax @ 

5.875% (Thousands $)

Total Hotel Room 

Occupancy Tax 

(Thousands $)

2014 30,000 $59,933 $7,316,749 $429,859 $489,792

2015 30,861 $61,690 $7,383,353 $433,772 $495,462

2016 31,678 $63,329 $7,375,013 $433,282 $496,611

Proj. 2028 48,911 $97,823 $13,763,660 $808,615 $906,438

Manhattan 

Source: City of New York Department of Finance
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In Queens, Hotel Room Occupancy Tax generated approximately $28 million (excluding N/A and 

remarketers revenue) in tax revenue in 2016. We have projected Hotel Occupancy Tax revenues 

to reach approximately $96 million (excluding N/A and remarketers revenue) in 2028, which 

represents an increase of approximately $68 million over 2016 figures.  

 

 
 

In Brooklyn, Hotel Room Occupancy Tax generated approximately $16 million (excluding N/A and 

remarketers revenue) in tax revenue in 2016. We have projected Hotel Occupancy Tax revenues 

to reach approximately $45 million (excluding N/A and remarketers revenue) in 2028, which 

represents an increase of approximately $29 million over 2016 figures.  

 

 
 

In Bronx, Hotel Room Occupancy Tax generated approximately $3 million (excluding N/A and 

remarketers revenue) in tax revenue in 2016. We have projected Hotel Occupancy Tax revenues 

to reach approximately $28 million (excluding N/A and remarketers revenue) in 2028, which 

represents an increase of approximately $24 million over 2016 figures.  

 

Tax Year

Room Nights Sold 

(Thousands)

Daily Room Sales 

Tax (Thousands $)

Gross Room 

Revenues 

(Thousands $)

Occupancy Tax @ 

5.875% (Thousands $)

Total Hotel Room 

Occupancy Tax 

(Thousands $)

2014 2,399 $4,797 $313,532 $18,420 $23,217

2015 2,713 $5,425 $361,991 $21,267 $26,692

2016 2,757 $5,512 $376,953 $22,146 $27,658

Proj. 2028 7,371 $14,743 $1,385,530 $81,400 $96,143

Queens

Source: City of New York Department of Finance

Tax Year

Room Nights Sold 

(Thousands)

Daily Room Sales 

Tax (Thousands $)

Gross Room 

Revenues 

(Thousands $)

Occupancy Tax @ 

5.875% (Thousands $)

Total Hotel Room 

Occupancy Tax 

(Thousands $)

2014 1,295 $2,589 $206,043 $12,105 $14,694

2015 1,335 $2,665 $213,804 $12,561 $15,226

2016 1,417 $2,827 $225,617 $13,255 $16,082

Proj. 2028 3,488 $6,977 $650,978 $38,245 $45,222

Brooklyn 

Source: City of New York Department of Finance

Tax Year

Room Nights Sold 

(Thousands)

Daily Room Sales 

Tax (Thousands $)

Gross Room 

Revenues 

(Thousands $)

Occupancy Tax @ 

5.875% (Thousands $)

Total Hotel Room 

Occupancy Tax 

(Thousands $)

2014 401 $747 $27,762 $1,631 $2,378

2015 466 $877 $36,340 $2,135 $3,012

2016 436 $819 $36,579 $2,149 $2,968

Proj. 2028 3,626 $7,251 $351,986 $20,679 $27,930

Bronx

Source: City of New York Department of Finance
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In Staten Island, Hotel Room Occupancy Tax generated approximately $1.5 million (excluding N/A 

and remarketers revenue) in tax revenue in 2016. We have projected Hotel Occupancy Tax 

revenues to reach approximately $3.2 million (excluding N/A and remarketers revenue) in 2028, 

which represents an increase of approximately $1.7 million over 2016 figures.  

 

Conclusion 
The Hotel Room Occupancy Tax is anticipated to continue generating significant tax revenue for 
New York City. Hotel Room Occupancy Tax figures are anticipated to exceed $1 billion (excluding 
N/A and remarketers revenue) in 2028, which represents an increase of approximately $534 
million over 2016 figures. It is important to note that Hotel Room Occupancy Tax has been 
declining on a per property basis annually between 2014 and 2016 as a result of ADR decreasing 
primarily in Manhattan. However, total Hotel Room Occupancy Tax revenues generated has 
continued to increase annually. Assuming the occupancy tax rate remains constant, we anticipate 
for overall occupancy tax revenues to continue to increase and occupancy tax revenues per 
property to begin exhibiting a positive trend following the absorption of the hotel supply 
currently under construction. The following chart depicts the possible Hotel Room Occupancy 
Tax loss if there is a deviation from the current trend. For example, a 10 percent decrease would 
result in a loss of approximately $53.4 million in tax revenue for the City. 
 

 

Tax Year

Room Nights Sold 

(Thousands)

Daily Room Sales 

Tax (Thousands $)

Gross Room 

Revenues 

(Thousands $)

Occupancy Tax @ 

5.875% (Thousands $)

Total Hotel Room 

Occupancy Tax 

(Thousands $)

2014 136 $267 $16,340 $960 $1,227

2015 149 $295 $18,587 $1,092 $1,387

2016 167 $333 $20,323 $1,194 $1,527

Proj. 2028 324 $648 $43,793 $2,573 $3,221

Source: City of New York Department of Finance

Staten Island

% Loss from 2016 - 

2028 Gain

Total Occupancy 

Tax (Thousands $)

Change 

(Thousands $)

0% $534,107

5% $507,402 -$26,705

10% $480,696 -$53,411

15% $453,991 -$80,116

20% $427,286 -$106,821

25% $400,580 -$133,527

30% $373,875 -$160,232

35% $347,170 -$186,937

40% $320,464 -$213,643

45% $293,759 -$240,348

50% $267,054 -$267,054

Occupancy Tax Loss
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Assumptions & Limiting Conditions 
 

1. It is assumed that all data provided by all third-parties is accurate and correct unless otherwise specifically noted in 
the report.  Unless otherwise specifically noted in the report, LWHA has no reason to believe that any of the data 
furnished contain any material error.  Any material error in any of the above data could have a substantial impact on 
the conclusions reported.  Thus, LWHA reserves the right to amend conclusions reported if made aware of any such 
error.  Accordingly, the client-addressee should carefully review all assumptions, data, relevant calculations, and 
conclusions within 30 days after the date of delivery of this report and should immediately notify LWHA of any 
questions or errors. 

2. Any projections included in the analysis are forecasts of estimated future operating characteristics that are predicated 
on the information and assumptions contained within the report.  Any projections of income, expenses and economic 
conditions utilized in this report are not predictions of the future.  Rather, they are estimates of current market 
expectations of the future. The achievement of the financial projections will be affected by fluctuating economic 
conditions and is dependent upon other future occurrences that cannot be assured.  Actual results may vary from the 
projections considered herein. LWHA does not warrant these forecasts will occur. Projections may be affected by 
circumstances beyond the current realm of knowledge or control of LWHA. 

3. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any 
direct or indirect recommendation of LWHA to buy, sell, or hold any property. Such decisions involve substantial 
investment strategy questions and must be specifically addressed in consultation form. 

4. This study may not be duplicated in whole or in part without the specific written consent of LWHA nor may this report 
or copies hereof be transmitted to third parties without said consent, which consent LWHA reserves the right to deny.  
Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to 
attorneys, accountants, or advisors of the client-addressee.  Also exempt from this restriction is transmission of the 
report to any court, governmental authority, or regulatory agency having jurisdiction over the party/parties for whom 
this study was prepared, provided that this report and/or its contents shall not be published, in whole or in part, in 
any public document without the express written consent of LWHA which consent LWHA reserves the right to deny.  
Finally, this report shall not be advertised to the public or otherwise used to induce a third party to purchase the 
property or to make a “sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securities 
Act of 1933, as amended.  Any third party, not covered by the exemptions herein, which may possess this report, is 
advised that they should rely on their own independently secured advice for any decision in connection with this study.  
LWHA shall have no accountability or responsibility to any such third party. 

5. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes only 
and are to be utilized only to assist in visualizing matters discussed within this report.  Except as specifically stated, 
data relative to this study have been obtained from sources deemed accurate and reliable.  None of the exhibits are 
to be removed, reproduced, or used apart from this report. 

6. No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or 
knowledge beyond that customarily employed by real estate consultants. Opinions expressed presume that 
environmental and other governmental restrictions/conditions by applicable agencies have been met, including but 
not limited to seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, density, 
allowable uses, building codes, permits, licenses, etc.   

7. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special 
assumptions set forth in this report. It is the responsibility of the Client, or client’s designees, to read in full, 
comprehend and thus become aware of the aforementioned contingencies and limiting conditions. Neither the 
consultant nor LWHA assumes responsibility for any situation arising out of the Client’s failure to become familiar with 
and understand the same.  The Client is advised to retain experts in areas that fall outside the scope of the real estate 
consulting profession if so desired. 

8. The report is for the sole use of the client. Please note that our consent to allow the market study report prepared by 
LWHA or portions of such report, to become part of or be referenced in any public offering, will be subject to the 
granting of such consent which will be at LWHA’s sole discretion and, if given, will be on condition that LWHA will be 
provided with an Indemnification Agreement and/or Non-Reliance letter, in a form and content satisfactory to us, by 
a party satisfactory to us.  

 


