
FOI #16376

Olivencia, Mildred

From: jpearson@ap.org
Sent: Monday, October 05, 2015 12:06 PM
To: Olivencia, Mildred
Cc: Torres-Rojas, Genara; Van Duyne, Sheree; Ng, Danny
Subject: Freedom of Information Online Request Form

Information: 
 
First Name: Jake 
Last Name: Pearson 
Company: The Associated Press 
Mailing Address 1: 450 W. 33rd Street - 14th Floor 
Mailing Address 2:  
City: New York 
State: NY 
Zip Code: 10001 
Email Address: jpearson@ap.org 
Phone: 3032500139 
Required copies of the records: No  
 
List of specific record(s): 
I am seeking the following records be provided to me under the FOI Code: Any and all financial analyses 
conducted by the Port Authority in the past fiver 5 years detailing a possible sale of the ground lease at the 
World Trade Center site. I ask that you provide any potentially responsive documents electronically to avoid 
any costly printing fees. If you deny this request in whole or in part, I ask that you detail your reasoning, citing 
specific provisions of FOI Code. If you have any questions, feel free to reach me at the contact information 
above any time. I appreciate your help. Best, Jake 



December 16, 2015 

Mr. Jake Pearson 
The Associated Press 
450 W. 33rd Street l41h Floor 
New York, NY 10001 

Re: Freedom of Information Reference No. 16376 

Dear Mr. Pearson: 

THE PORT AUTHORnY OF NY & NJ 

FOI Administrator 

This is in response to your October 5, 2015 request, which has been processed under the Pmi 
Authority's Freedom oflnformation Code (the "Code", copy enclosed) for copies of any and all 
financial analyses conducted by the Port Authority in the past five 5 years detailing a possible 
sale of the ground lease at the World Trade Center site. 

Material responsive to your request and available under the Code can be found on the Port 
Authority's website at http://www.panynj.gov/corporate-information/foi/16376-0.pdf Paper 
copies of the available records are available upon request. 

Pursuant to the Code, certain pmiions of the material responsive to your request are exempt from 
disclosure as, among other classifications, on-going negotiations and intra-agency deliberative 
process. 

Please refer to the above FOI reference number in any future correspondence relating to your 
request. 

Very truly yours, 

Danny Ng 
FO I Administrator 

Enclosure 

4 World !rode Cente1; 18th Floor 
7 SO Greenwich Wreet 
.New York, NY 1000 7 
r 212 435 3642 F 212 435 7555 

http://www.panynj.gov/corporate-information/foi/16376-O.pdf


The Port Authority of NY and NJ

Real Estate Divestitures - T1

(in $ thousands)

Discount Rate 6.5% Durst Percentage Interest 12%

Capitalization Rate 5.0%

Revenues 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Ob Deck Fixed Rent 8,503 15,014 15,465 15,929 16,407 16,899 17,406 17,928 18,466 19,020 19,590

Ob Deck Variable Rent 15,277 27,960 30,786 32,973 35,294 37,721 39,748 41,223 42,726 44,256 45,584

Tenant Lease Revenue 85,666 117,639 140,743 174,914 199,580 208,569 212,934 219,100 224,371 228,747 235,999

CAM Recoveries 219 390 406 422 439 456 475 494 513 534 555

PILOT Recoveries 785 1,059 1,380 1,778 2,189 2,597 3,009 3,446 3,891 4,340 4,780

Total Revenue 110,450 162,063 188,779 226,015 253,909 266,242 273,571 282,190 289,967 296,896 306,508

Expenses

Operating Expenses 79,946 87,299 92,022 96,986 101,489 105,394 108,585 111,873 115,260 118,751 122,347

CAM Expense 5,407 6,802 8,935 10,775 11,938 12,461 12,958 13,497 14,038 14,593 15,177

PILOT Expense 20,729 21,144 21,567 21,998 22,438 22,887 23,344 23,811 24,288 24,773 25,269

Total Expenses 106,082 115,245 122,524 129,758 135,865 140,742 144,888 149,181 153,586 158,117 162,793

Net Operating Income 4,368 46,819 66,255 96,257 118,044 125,500 128,683 133,009 136,381 138,779 143,715

Capital Expenditures 0 0 0 0 0 0 0 0 0 0 0

Minority Interest 0 0 10,395 40,396 25,685 10,043 10,681 11,286 11,772 12,137 12,828

Total Capitals 0 0 10,395 40,396 25,685 10,043 10,681 11,286 11,772 12,137 12,828

Net Cash Flow to Owner 4,368 46,819 55,860 55,860 92,359 115,458 118,003 121,723 124,609 126,642 130,887

Residual Value 0 0 0 0 0 0 0 0 0 0 2,693,973

NPV of Net Cash Flow 634,702 Calculation of Residual Value

NPV of Residual 1,347,558 Final Year NOI 143,715

Total NPV 1,982,260 Growth Rate 2%

NOI to Capitalize 146,589      

Gross Sale Value 2,931,788   

Mortgage Repayment 950,000      

Net Sale Value 1,981,788   

Less: Minority Interest 237,815      

Add: Repayment of Notional Debt 950,000      

Proceeds to PA 2,693,973



The Port Authority of NY and NJ

Real Estate Divestitures - T2

(in $ thousands)

Discount Rate 6.5% FMV Reset - Leasable SF 2,800           rsf Est. CAM Expense 3.00 psf in 2011

Capitalization Rate 5.0% FMV Reset - Land Value 250              psf in 2015

FMV Reset - Lease Rate 5.5% of land value

Annual NL Increases 2.0% after FMV reset

FMV Reset

Revenues 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Net Lease Fixed Rent 0 0 15,450 15,450 15,450 15,450 25,717 28,283 45,109 46,011 46,931

Net Lease Percentage Rent 0 0 0 0 0 0 0 0 0 0 0

Tenant Lease Revenue 0 0 0 0 0 0 0 0 0 0 0

CAM Recoveries 0 0 0 0 0 731 2,107 2,636 3,194 3,290 3,388

PILOT Recoveries 0 0 0 0 0 6,239 8,865 10,927 13,048 13,243 13,456

Total Revenue 0 0 15,450 15,450 15,450 22,419 36,689 41,845 61,350 62,544 63,776

Expenses

Operating Expenses 0 0 0 0 0 0 0 0 0 0 0

CAM Expense 0 0 0 0 0 2,740 7,902 9,883 11,976 12,336 12,706

PILOT Expense 0 0 0 0 0 10,855 22,146 22,591 23,045 23,509 23,981

Total Expenses 0 0 0 0 0 13,595 30,048 32,475 35,022 35,844 36,687

Net Operating Income 0 0 15,450 15,450 15,450 8,825 6,641 9,371 26,328 26,700 27,089

Capital Expenditures 0 0 0 0 0 0 0 0 0 0 0

Minority Interest 0 0 0 0 0 0 0 0 0 0 0

Total Capitals 0 0 0 0 0 0 0 0 0 0 0

Net Cash Flow to Owner 0 0 15,450 15,450 15,450 8,825 6,641 9,371 26,328 26,700 27,089

Residual Value 0 0 0 0 0 0 0 0 0 0 552,612

NPV of Net Cash Flow 94,771 Calculation of Residual Value

NPV of Residual 276,423 Final Year NOI 27,089

Total NPV 371,194 Growth Rate 2%

NOI to Capitalize 27,631         

Gross Sale Value 552,612      

Mortgage Repayment

Net Sale Value 552,612      

Less: Minority Interest -               

Add: Repayment of Notional Debt -               

Proceeds to PA 552,612



The Port Authority of NY and NJ

Real Estate Divestitures - T3

(in $ thousands)

Discount Rate 6.5% FMV Reset - Leasable SF 2,500           rsf Est. CAM Expense 3.00 psf in 2011

Capitalization Rate 5.0% FMV Reset - Land Value 250              psf in 2015

FMV Reset - Lease Rate 5.5% of land value

Annual NL Increases 2.0% after FMV reset

FMV Reset

Revenues 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Net Lease Fixed Rent 12,700 12,700 12,700 12,700 12,700 14,179 17,748 39,486 40,276 41,081 41,903

Net Lease Percentage Rent 0 0 0 0 0 0 0 0 0 0 0

Tenant Lease Revenue 0 0 0 0 0 0 0 0 0 0 0

CAM Recoveries 0 0 0 645 1,063 1,456 1,868 2,300 2,669 2,735 2,804

PILOT Recoveries 0 0 0 0 0 5,781 7,346 9,136 10,800 11,654 11,841

Total Revenue 12,700 12,700 12,700 13,345 13,763 21,416 26,963 50,922 53,745 55,471 56,548

Expenses

Operating Expenses 0 0 0 0 0 0 0 0 0 0 0

CAM Expense 0 0 0 2,767 4,275 6,361 8,567 10,382 10,693 11,014 11,344

PILOT Expense 0 0 0 18,359 18,728 19,105 19,489 19,880 20,280 20,688 21,103

Total Expenses 0 0 0 21,126 23,004 25,465 28,056 30,262 30,973 31,702 32,448

Net Operating Income 12,700 12,700 12,700 (7,781.80)    (9,240.55)    (4,049.21)    (1,093.19)    20,659.48   22,772 23,769 24,100

Capital Expenditures 0 0 0 0 0 0 0 0 0 0 0

Minority Interest 0 0 0 0 0 0 0 0 0 0 0

Total Capitals 0 0 0 0 0 0 0 0 0 0 0

Net Cash Flow to Owner 12,700 12,700 12,700 (7,781.80)    (9,240.55)    (4,049.21)    (1,093.19)    20,659 22,772 23,769 24,100

Residual Value 0 0 0 0 0 0 0 0 0 0 491,645

NPV of Net Cash Flow 67,484 Calculation of Residual Value

NPV of Residual 245,927 Final Year NOI 24,100

Total NPV 313,411 Growth Rate 2%

NOI to Capitalize 24,582         

Gross Sale Value 491,645      

Mortgage Repayment

Net Sale Value 491,645      

Less: Minority Interest -               

Add: Repayment of Notional Debt -               

Proceeds to PA 491,645



The Port Authority of NY and NJ

Real Estate Divestitures - T4

(in $ thousands)

Discount Rate 6.5% Est. CAM Expense 3.00 psf in 2011

Capitalization Rate 5.0%

Revenues 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Net Lease Fixed Rent 22,860 22,860 22,860 22,860 29,138 29,836 30,555 31,295 32,057 34,076 34,885

Net Lease Percentage Rent 1,096 1,353 1,631 1,945 3,909 4,093 4,172 4,258 4,378 4,583 4,641

Tenant Lease Revenue 0 0 0 0 0 0 0 0 0 0 0

CAM Recoveries 1,102 1,338 1,615 1,904 2,150 2,276 2,333 2,391 2,451 2,512 2,575

PILOT Recoveries 0 0 0 0 0 4,226 4,651 4,726 4,803 4,881 4,959

Total Revenue 25,058 25,551 26,106 26,709 35,197 40,431 41,711 42,671 43,689 46,052 47,060

Expenses

Operating Expenses 0 0 0 0 0 0 0 0 0 0 0

CAM Expense 4,680 5,356 6,305 7,305 8,361 8,612 8,870 9,136 9,410 9,692 9,983

PILOT Expense 14,151 14,435 14,725 15,021 15,323 15,631 15,945 16,266 16,593 16,926 17,266

Total Expenses 18,830 19,791 21,030 22,327 23,684 24,243 24,815 25,402 26,003 26,619 27,250

Net Operating Income 6,228 5,760 5,076 4,383 11,513 16,189 16,895 17,269 17,687 19,434 19,811

Capital Expenditures 0 0 0 0 0 0 0 0 0 0 0

Minority Interest 0 0 0 0 0 0 0 0 0 0 0

Total Capitals 0 0 0 0 0 0 0 0 0 0 0

Net Cash Flow to Owner 6,228 5,760 5,076 4,383 11,513 16,189 16,895 17,269 17,687 19,434 19,811

Residual Value 0 0 0 0 0 0 0 0 0 0 404,142

NPV of Net Cash Flow 89,637 Calculation of Residual Value

NPV of Residual 202,157 Final Year NOI 19,811

Total NPV 291,793 Growth Rate 2%

NOI to Capitalize 20,207         

Gross Sale Value 404,142      

Mortgage Repayment

Net Sale Value 404,142      

Less: Minority Interest -               

Add: Repayment of Notional Debt -               

Proceeds to PA 404,142



The Port Authority of NY and NJ

Real Estate Divestitures - T5

(in $ thousands)

Discount Rate 6.5% SF to Lease 1,300           rsf

Capitalization Rate 5.0% Land Value 250              psf in 2015

Net Lease Rate 5.5% of land value

Annual NL Increases 2.0% after FMV reset

Revenues 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Net Lease Fixed Rent 0 0 9,674 14,511 19,348 19,735 20,130 20,533 20,943 21,362 21,790

Net Lease Percentage Rent 0 0 0 0 0 0 0 0 0 0 0

Tenant Lease Revenue 0 0 0 0 0 0 0 0 0 0 0

CAM Recoveries 0 0 0 0 0 0 0 0 0 0 0

PILOT Recoveries 0 0 0 0 0 0 0 0 0 0 0

Total Revenue 0 0 9,674 14,511 19,348 19,735 20,130 20,533 20,943 21,362 21,790

Expenses

Operating Expenses 0 0 0 0 0 0 0 0 0 0 0

CAM Expense 0 0 0 0 0 0 0 0 0 0 0

PILOT Expense 0 0 0 0 0 0 0 0 0 0 0

Total Expenses 0 0 0 0 0 0 0 0 0 0 0

Net Operating Income 0 0 9,674 14,511 19,348 19,735 20,130 20,533 20,943 21,362 21,790

Capital Expenditures 0 0 0 0 0 0 0 0 0 0 0

Minority Interest 0 0 0 0 0 0 0 0 0 0 0

Total Capitals 0 0 0 0 0 0 0 0 0 0 0

Net Cash Flow to Owner 0 0 9,674 14,511 19,348 19,735 20,130 20,533 20,943 21,362 21,790

Residual Value 0 0 0 0 0 0 0 0 0 0 444,506

NPV of Net Cash Flow 106,459 Calculation of Residual Value

NPV of Residual 222,347 Final Year NOI 21,790

Total NPV 328,806 Growth Rate 2%

NOI to Capitalize 22,225         

Gross Sale Value 444,506      

Mortgage Repayment

Net Sale Value 444,506      

Less: Minority Interest -               

Add: Repayment of Notional Debt -               

Proceeds to PA 444,506



The Port Authority of NY and NJ

Real Estate Divestitures - T7

(in $ thousands)

Discount Rate 6.5%

Capitalization Rate 5.0%

Revenues 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025note: fmv reset in 2026

Net Lease Fixed Rent 8,371 8,252 8,353 7,919 8,202 8,336 8,329 8,323 7,604 8,311 8,305

Net Lease Percentage Rent 827 571 1,478 3,632 10,515 12,768 12,459 13,716 18,745 18,389 18,207

Tenant Lease Revenue 0 0 0 0 0 0 0 0 0 0 0

CAM Recoveries 0 0 0 0 0 0 0 0 0 0 0

PILOT Recoveries 5,010 5,014 5,117 4,952 5,149 5,272 5,325 5,378 5,052 5,487 5,541

Total Revenue 14,208 13,837 14,948 16,503 23,866 26,376 26,113 27,417 31,401 32,186 32,053

Expenses

Operating Expenses 0 0 0 0 0 0 0 0 0 0 0

CAM Expense 0 0 0 0 0 0 0 0 0 0 0

PILOT Expense 13,364 13,633 13,907 14,187 14,472 14,763 15,059 15,362 15,671 15,986 16,307

Total Expenses 13,364 13,633 13,907 14,187 14,472 14,763 15,059 15,362 15,671 15,986 16,307

Net Operating Income 844 204 1,041 2,316 9,395 11,614 11,054 12,055 15,730 16,200 15,746

Capital Expenditures 0 0 0 0 0 0 0 0 0 0 0

Minority Interest 0 0 0 0 0 0 0 0 0 0 0

Total Capitals 0 0 0 0 0 0 0 0 0 0 0

Net Cash Flow to Owner 844 204 1,041 2,316 9,395 11,614 11,054 12,055 15,730 16,200 15,746

Residual Value 0 0 0 0 0 0 0 0 0 0 321,210

NPV of Net Cash Flow 58,279 Calculation of Residual Value

NPV of Residual 160,673 Final Year NOI 15,746

Total NPV 218,952 Growth Rate 2%

NOI to Capitalize 16,061         

Gross Sale Value 321,210      

Mortgage Repayment

Net Sale Value 321,210      

Less: Minority Interest -               

Add: Repayment of Notional Debt -               

Proceeds to PA 321,210




