
This newsletter has been prepared by Tri-Star Equities solely for information purposes. Every 

effort is made to provide accurate and up-to-date information. However, Tri-Star Equities 

does NOT render legal, accounting, or other professional advice.

Since the pandemic started in 

March 2020, we have counted our 

blessings when it comes to the first 

responders in our buildings – our 

superintendents.

During the worst of the pan-

demic in NYC, March - June 2020, 

they showed up to work every 

day:checking on the properties, wip-

ing down surfaces with disinfectant, 

and accessing tenants’ apartments for 

repairs where needed. The impor-

tance of having a person perform 

janitorial duties is something the 

lawmakers in Albany appreciated. 

Early in the pandemic, they were 

deemed “essential”.

When masks and gloves were in 

short supply, they found them so that 

they could keep themselves safe along 

with the tenants of their buildings. 

Most superintendents are part-time 

and had to travel by train, foot, or 

bicycle to get to their buildings. Not 

one super complained, asked for a 

raise, or quit. Since tenants mostly 

worked from home, they produced 

more garbage and recycling than ever 

before. Again, the supers performed 

their duties without complaint.

As one super told us, “I have 

found that the best approach during 

the pandemic was to proceed, wher-

ever possible, as if there was no pan-

demic. Our tenants are exhausted by 

the strict enforcement of ever-chang-

ing rules around every aspect of their 

lives. They want to know that there 

is at least one place (their homes) 

where they won’t be accosted by 

some over-caffeinated social worker 

pushing them to do better. I’m not 

that social worker, and I never will 

be. I’m a building superintendent: I 

sort the trash, I clean the hallways, 

and I perform minor repairs.”

We want to salute and thank 

these essential workers who have 

helped keep NYC operating efficient-

ly and feeling safe during 2020-21.

ESSENTIAL WORKERS

LOCAL LAW 152
The first gas piping inspections, as part 

of New York City Local Law 152 of 

2016, were completed in 2020. This 

law requires NYC Building owners to 

have their gas piping systems inspected 

by a Licensed Master Plumber (LMP) 

every four years. The inspection certi-

fication must be submitted to the New 

York City Department of Buildings 

(DOB) during that year, or the build-

ing risks a Class 2 violation that carries 

a $10,000 civil penalty.

Unfortunately, if a gas leak is 

detected, the plumber needs to call 

Con Edison, leading to a possible gas 

shutdown. When the gas is shut down, 

the old gas lines need to pass a pressure 

test, which they routinely fail. Also, 

if devices like boilers or commercial 

stoves were not properly filed to begin 

with, this will further complicate and 

delay the resumption of service.

At Tri-Star Equities, we pre-

pare owners for this possibility by 

discussing the potential costs and 

benefits of electrifying their build-

ings. This means running new 

electric lines for hot water, cook-

ing, laundry, and heat. The silver 

lining is once you have electrified 

your building, you will not have the 

expense of the gas piping inspection, 

which occurs in four-year cycles.

We have completed dozens of 

inspections in Tri-Star managed 

buildings as of mid-2021, and most 

have passed inspection, with some 

minor maintenance required after-

wards. However, in a Tribeca mixed-

use building, the gas inspection failed, 

and Con Ed shut off the gas to the 

building. Here, given the condition 

of the individual boilers, the owner 

decided not to repair the gas lines. 

The alternative approach was to elec-

trify the heat, hot water, and dryers 

for the residential apartments. This 

required requesting additional electric 

load from Con Ed for the building 

and upgrading the electric load in each 

apartment. Also, Con Ed required 

the removal of all visible gas piping 

throughout the building, adding to 

the cost of the work.

Since each building is unique, 

the solution to a gas turnoff by Con 

Ed will sometime vary, depending 

on the characteristics of the building. 

Since this can be a major expense for 

a building, your property manager 

should prepare the building owners or 

Board of Directors in advance of the 

inspection for any possible outcome.
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FISP- 
9th 
Cycle
Since 1980, façade inspection cycles 

for buildings more than 6 stories tall 

must be completed every 5 years. 

We have started the 9th cycle of 

façade inspections for several build-

ings that we manage. 

The inspection of the exterior 

walls is performed by a Qualified 

Exterior Wall Inspector (QEWI), 

who must be a licensed architect or 

professional engineer with at least 

seven (7) years of relevant experience.

We now appreciate NYC’s 

strict façade inspection laws, despite 

the hassle and cost, as it makes our 

densely populated city safer for 

everyone. 

A few words of advice on this 

topic: It’s important to work with 

an excellent QEWI to help guide 

your building through the changes 

in cycle 9 to ensure your inspec-

tion is done on time and if work is 

needed, that it’s done properly and 

safely. A useful guide for condo and 

co-op boards to understand façade 

conditions and demystify the engi-

neer’s investigation can be found in 

the Glossary of Visual Symptoms, 

https://www1.nyc.gov/assets/

buildings/images/content/misc/

FacadePresentation.pdf.

The inspection will yield several 

possible outcomes, with your build-

ing classified as Safe, Unsafe or 

SWARMP. Safe with a Repair 

and Maintenance Program (aka 

SWARMP) conditions are by defi-

nition considered safe at the time 

of inspection, but require repair or 

maintenance during the next five 

years in order to prevent deteriora-

tion into an unsafe condition. Before 

you commence the inspection for 

the 9th cycle, make sure that the 

conditions listed in your building’s 

report for the 8th cycle that were 

identified as “SWARMP” are cor-

rected. If not, the DOB is issuing 

ECB violations and fines.

Tri-Star manages retail stores in mixed use build-

ings in several Manhattan neighborhoods. Retail 

real estate was already slumping under the weight 

of e-commerce when Covid-19 arrived. All stores 

suffered in the pandemic, but due to government 

restrictions, restaurants were especially hard hit.

Negotiations with some commerical tenants 

for reduced rent started in March 2020 after the 

government shutdown mandate and have continued 

throughout this period to adjust to changing condi-

tions, including the opening of outdoor dining, per-

mission to have limited indoor seating, and vaccina-

tion requirements for restaurant patrons. It’s been a 

long, hard road, but from the very beginning our 

focus was to keep tenants from vacating their leases. 

Most of our owners agreed with this philosophy.

This was guided by an early discussion with 

other owners, managers, and brokers. The pain that 

tenants felt would have to be shared by owners if 

they didn’t want a ground floor of empty storefronts

This meant that we worked with owners to 

draft lease amendments that have deferred rents to 

the future, applied security deposits as rents and also 

reduced rents to a percentage of revenues. 

As occupancy restrictions for restaurants were 

gradually reduced and eventually eliminated, we 

were able to work out new agreements based on the 

strong relationships with the tenants that managed 

to survive the pandemic.

At the time of this newsletter, we have signed 

several new restaurant leases, at below – pandemic 

rents, but often with percentage increase clauses, to 

provide some upside for the building owners. The 

ones to rent fastest required the least amount of work, 

which indicates that the entrepreneurs opening new 

restaurants predict a quick recovery and want to be 

able to open soon to be able to reap the benefits.

Unfortunately, there’s so much inventory when 

it comes to vacant stores that we expect it to take 

several years for the market to absorb this space, 

even as rents fall to attract bona fide tenants.

Insurance Price Hikes
Property Managers wear many hats, including that of risk manag-

er. Advising you on insurance trends is an important role we play.

In the past year, the cost of excess or “umbrella” liability 

insurance has skyrocketed. We recently had a discussion with a 

Co-op Board whose renewal policies this year increased by 12% 

year-over-year for the Package Policy (property and general liabil-

ity) and 80% year-over-yearfor umbrella liability coverage.

It used to be that umbrella coverage was very inexpensive, but 

this line of business has seen the steepest increases in the market. 

As one of the many insurance brokers we work with explained, 

various factors that contributed to this steep increase including 

severe litigation trends, NY labor law increases, and macroeco-

nomic drivers like low interest rates and poor financial perfor-

mance by the insurance companies.

Inevitably this leads to a discussion of how much umbrella 

coverage you need. There is no right amount of coverage for a 

building owner, except that you need to feel that in the event of a 

catastrophic accident at the property, you will be adequately pro-

tected. Then you must decide what that’s worth.

Since Tri-Star works with many different brokers, we’re able 

to compare coverage and costs, to advise our clients on this line 

item of the budget that is increasing more than any other, and to 

help guide our clients to make the right decisions for their insur-

ance coverage. 



Technology 
Trends
The pandemic accelerated trends already in place. NYC 

started to see a recovery in the residential rental market 

in Spring 2021 and we signed over 20 new apartment 

leases per month. Being able to sign leases electronically 

through DocuSign or Adobe allowed quick and contact-

less execution of leases with new residents. In addition, 

having electronic rent payments through Clickpay saved 

time and resources for our staff, who for months worked 

mostly from home in 2020-1. Clickpay also facilitated 

the rent payments for our tenant base who were scattered 

geographically during Covid.

Board meetings for cooperatives and condominiums 

also didn’t skip a beat as Zoom meetings replaced in-

person meetings. As more people become accustomed to 

them, they will likely become the norm in the future.

These are just a few of the technology trends in real 

estate management, which have accelerated over the past 

year. We expect more disruptive technology to be intro-

duced with greater frequency in short order.

 

Overall, the experience managing rental properties dur-

ing the worst months of the pandemic was as 

challenging as any other time in 

recent memory for our firm, 

which has operated since 1988.

COVID-19 forced owners 

of small brownstones to recon-

sider their entire approach as they 

faced mounting vacancies. Simple 

kitchens, light fixtures, and appli-

ances would not cut it anymore as 

tenants looked for units that offered 

all the amenities. Tenants need more if 

we expect them to pay the same amount 

they paid before COVID-19. In addi-

tion, tenants are increasingly working 

from home, and they want all the amenities 

offered to high-end units within their $2,000 

to $3,000 one-bedroom apartments. 

Tri-Star Equities started working with small building owners, primarily 

brownstone buildings, to renovate the one-to-two bedroom units. Through 

feedback from brokers attempting to rent unrenovated units, we gathered 

that tenants in New York City wanted a built-in washer and dryer, or at the 

very minimum, a washer/dryer in the building’s common areas. The issue 

with installing washer/dryers in the common areas, often the basement, was 

that Brownstone buildings were never meant to provide access to the base-

ment unless they were converted back to single-family homes. As a result, it 

becomes virtually impossible to comply with NYC code and install a laundry 

room.

One improvement that became essential for our plans is the ventless 

washer and dryer combo, which can easily be installed under the kitchen 

counter or in a closet. The ventless combos have evolved 

significantly from 

An unsafe condition is defined 

as “a condition of a building wall, 

any appurtenances thereto, or any 

part thereof, that is hazardous to 

persons or property and requires 

prompt repair.” Additionally, any 

condition that was reported as 

SWARMP in the previous cycle 

(8) that has not been corrected at 

the time of the inspection must be 

reported by the QEWI as an unsafe 

condition in the 9th Cycle Report. 

Unsafe conditions will usually 

require a sidewalk shed be erected 

and for repairs to commence imme-

diately. Any unsafe condition must 

be corrected within 90 days.

Also, enacted in cycle 9, build-

ing owners are required to post and 

maintain the building’s Exterior Wall 

Conditions Certificate in the lobby.

All this information and more 

should be provided to you by a 

good QEWI who will take you 

from the initial inspection to the 

final report of the 9th cycle façade 

inspection.  At Tri-Star we can help 

you find the right engineer (QEWI) 

to get started.

Continuous 
Improvement

[continued on backpage]
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where they started. The ventless 

washer and dryer combo needs 110v 

electricity, a drain, and a water 

source to function. Being able to 

wash your clothes in your own 

apartment during  Covid was a lux-

ury that cannot be measured. Even 

as COVID recedes, the investment 

to these apartments will continue to 

pay off.

Another simple addition to the 

walk–up apartments was to install 

window air conditioners in buildings 

that do not have central AC systems-

-which is most brownstones.

Many of our residents can recall 

hunting down ACs at P.C. Richard, 

and then hauling them up 4–5 

flights to install into their windows 

before the heat kicks in. Window 

units are not easy to install your-

self and they have to be adequately 

secured with brackets to comply 

with insurance and safety regula-

tions. This is not something we 

advise owners leave to their tenants.

Some property owners have fol-

lowed this advice and started install-

ing window units on the upper level 

of the window, meant to stay per-

manently installed. The installation 

involved ensuring the windows stay 

operational by installing a support 

bar under the AC instead of secur-

ing the AC to the window. This 

approach give the occupant use of 

their windows when the AC is off, 

allowing tenants to clean the win-

dows and enjoy the natural light of 

their units.

A building wide improvement 

that has had great success is a digital 

intercom that provides tenants video 

intercom systems on their phones, 

enabling remote access for deliveries, 

and keyless entry for guests.

These and other improvements 

to the brownstones that we man-

age have had great results for our 

clients who have adopted them. The 

combination of upgrades mentioned 

above to attract new tenants, along 

with responsive and compassionate 

management to retain existing ten-

ants, has helped Tri-Star-managed 

building recover quicker than we 

expected from dark days of 2020-21.

On January 15th of each year, the 

City Department of Finance (DOF) 

releases tentative property tax assess-

ments for the Fiscal Year.

At Tri-Star, we work with several 

veteran law firms that have success-

fully challenged tax assessments on 

the properties we manage. They work 

on a contingency basis, so you’re only 

charged if they lower your taxes. In 

this economic climate, as revenues 

have declined(in some cases by a lot) 

your case to challenge your assessment 

and lower your taxes is strengthened.

If you believe your building’s tax 

assessment is overvalued (and who 

doesn’t?) then you should challenge 

your assessment in the coming year. 

The deadline for filing in March 1st.

TAX
 Certiorari

[continued from page 3]
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