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2020 New York Upstate 
apartment market

The upstate New York apartment 
market was at all-time record levels 
through February before the pandem-
ic. Among the upstate cities Redfin 
ranks Buffalo and Rochester as the 
first and fourth of the 49 largest U.S. 
metropolitan areas with the lowest 
economic risk in the 2020 recession 
based on reported coronavirus cases, 
rate of hospitality employment, home 
price volatility, and debt-to-income 
ratios as compared other cities. There 
should be little material impact to the 
multifamily market as the shutdown 
restrictions are lifted over the coming 
weeks, the market here responds to 
the needs of a large tenant base that 
has few other options. Bank mortgage 
financing is coming back quickly with 
tighter underwriting standards.

Morgan Properties of King of Prus-
sia, PA agreed to acquire a portfolio 
of 95 apartment complexes totaling 
18,000 apartments, valued at $2 bil-
lion, from Robert Morgan’s Morgan 
Communities (no relation) in a joint 
venture for a reported consideration 
near $100 million at the end of 2019. 
The portfolio is primarily in the upstate 
markets of Buffalo, Rochester, Syra-
cuse, and Albany. The total represents 
about half of the apartments Robert 

Morgan had been planning to sell in re-
sponse to federal charges of mortgage 
fraud. Morgan Properties acquires 
class B suburban garden apartments 
across the eastern U.S. Apartments 
rented to working tenants can be more 
stable, producing better risk-adjusted 
returns as compared to higher priced 
class A properties. A tenancy catering 
to working tenants with a more stable 
occupancy over time may produce only 
a slightly lower return than class A 
tenancies with higher rent tenants but 
who have more housing options avail-
able to them, and consequently a more 
volatile return. The ability to sell such 
a large portfolio in a relatively short 
time frame is evidence of the strength 
of the upstate New York apartment 
market and the quality of the portfolio 
assembled by Robert Morgan. There 
will be demand for well-located and 
managed investment grade existing 
suburban garden apartments going 
forward.  

Cities in the upstate New York 
apartment market benefit from an 
inherent advantage over other similar 
sized smaller markets around the 
country as to their location in the same 
state as New York City. The Rocke-
feller Institute at the University of 
Albany published a study a few years 
ago of the statewide distribution of 
the revenue and spending in the New 
York State budget. The conclusions 
are still relevant today. Upstate New 
York provides 24% of the tax revenues 
and receives 35% of the expenditures. 

The difference, well over $1,000 per 
capita, is an enormous subsidy pro-
vided by the taxpayers of the NYC 
metro area and helps bolster upstate 
New York economies. Any long-term 
damage to the metropolitan NYC 
economy from the pandemic will be 
immediately felt upstate.

The multifamily industry does best 
in regions with employment growth. 
The apartment market here has done 
well over the past 20 years even with 
the region’s economic challenges aid-
ed by; a small multifamily inventory 
as compared total housing units, lim-
ited new construction, and changing 
demographics with new household 
formations that favor renter house-
holds. Rent growth has exceeded 
wage growth for a number of years 
among markets nationally pushing 
some tenants to rent-to-income levels 
exceeding 30%, a ratio indicative of 
financial stress, and unable to absorb 
further increases. The upstate markets 
of Buffalo, Rochester, and Syracuse 
had experienced enough job growth 
through 2019 to bring nonfarm pay-
roll levels back to all time high year 
2000 levels. If this trend continues 
and the effects of the pandemic are 
short term and employment growth 
eventually resumes from these levels 
as the economy regains its previous 
strength the upstate apartment market 
should recover easily.  

Brian Heine is a licensed real estate 
broker in New York State.

Brian Heine
Licensed Real 
Estate Broker

CBRE-Albany sells Albany  
office/warehouse for $2.15m

ALBANY, NY CBRE-Albany completed 
the sale of 17 Corporate Cir., a flex fa-
cility on four acres containing 44,188 
s/f. Tom MacClarence and Kyle Ruec-
kert of CBRE-Albany represented the 

17 Corporate Circle - Albany, NY

Largo secures financing for three properties; 
includes $83.25 million by Heiss for retail portfolio
PITTSFORD, NY According to the Lar-
go Group of Companies, they have 
completed the following:

Kevin Heiss, managing director 
at the Largo, secured $83.25 million 
in permanent financing for an eight 
property grocery-anchored retail 
portfolio. The cross collateralized  
pool features a total of  945,000 s/f and 
includes anchors such as Walmart, 
Publix, and Giant Food. States 
within the portfolio include Penn-
sylvania, Florida, North Carolina, 
Georgia, Tennessee, and Michigan. 
Heiss arranged a ten year loan at a 
competitive interest rate on behalf 
of the borrower with one of Largo’s 
correspondent lenders.

Kevin Ross, VP of originations 

at Largo, secured a permanent first 
mortgage to refinance the existing 
debt on a 140,000 s/f grocery-an-
chored retail centre in Montreal, QC. 
Ross arranged a long-term, fixed-rate 
loan with a competitive interest rate 
on behalf of the borrower.

Ben Blanton of Largo’s Orlando 
office secured permanent financing 
for a multifamily community in 
Tampa, Fla. The property recently 
underwent minor renovations. Amidst 
the Coronavirus market disruption, 
Blanton was able to provide low, 10-
year fixed-rate financing with a 30-
year amortization on a non-recourse 
basis. The loan allowed the owners to 
refinance existing debt plus provide 
additional cash-out proceeds.

buyer, 17 Corporate Circle, LLC, and 
NAI Platform represented the seller, 
NPI Realty, LLC. 

The property transferred for $2.15 
million. 
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FOR SALE
Village Center Student Housing Apartment Complex, Alfred, NY

69 beds in 33 apartments; fully leased for Fall 2020 semester
Alfred is home to Alfred University and Alfred State College

$4,700,000
Brian Heine (877) 884-4437
Exclusive Broker (716) 884-4437
www.brianheine.com b.heine@verizon.net


