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2025 Mid-Year
Overview
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Real Estate Timeline  Transaction VolDollar Vol

The Bronx investment sales market experienced a significant recovery in the first 
half of 2025, with increases in dollar and transaction volume on a half-over-half and 
year-over-year basis. 
 
Institutional investors drove this momentum, closing seven sales over $30 million—
the most since H1 2022. Activity in the multifamily sector was generated by owners 
of rent stabilized assets under pressure to sell. The most significant trade was 
Related Companies sale of a rent stabilized portfolio for $195.5M, discounted from 
$253M paid in 2014. Development sales benefited from pro-housing policies like 
the Bronx Metro-North rezonings, “City of Yes,” and 485-x tax abatement. 

The borough’s future growth is underscored by the MTA’s $3 billion Metro-North 
Penn Station Access project.  Metro-North will acquire eight properties in the Bronx 
to build a new rail infrastructure and stations in Co-op City, Morris Park, Parkchester 
and Hunts Point, cementing the borough’s appeal for long-term investment. 

*Ind / Wh / Sto: Industrial / Warehouse / Self Storage

Dollar Volume Comparison

Product Type 1H 2025 1H 2025
VS 2H 2024 2H 2024 1H 2025

VS 1H 2024 1H 2024 

Multifamily $565.22M 106% $274.71M 210% $182.33M

MF-MU 10+ resi units $522.26M 123% $234.27M 234% $156.18M

MF-MU 6-9 resi units $29.62M 83% $16.16M 203% $9.78M

MF-MU Small $13.34M -45% $24.29M -19% $16.38M

Retail $42.63M -38% $68.64M 2% $41.76M

Ind / WH / Sto* $95.07M 17% $81.30M 194% $32.29M

Development $283.70M 69% $168.37M 46% $193.91M

Office $12.62M -59% $30.85M 321% $3.00M

Hotel $11.17M -42% $19.28M N/A $0

Special Purpose $63.40M -19% $78.32M -6% $67.45M

GRAND TOTAL $1,073.81M 49% $721.46M 106% $520.74M

1H2H 2H 1H 2H 1H 1H2H
‘19 ‘20 ‘21 ‘22 ‘23

2H 2H
‘24 ‘25

1H 1H

Volume
vs 2021
Volume  
1H’25 VS 1H’24
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2025 Mid-Year
Outlook
The New York City commercial real estate market is entering the second 
half of 2025 with a complex mix of challenges and opportunities, driven 
by both global economic trends and crucial local policy shifts. While 
geopolitical tensions and elevated, albeit stabilizing, interest rates create a 
cautious environment, a significant surge in foreign investment and strategic 
development initiatives are bolstering confidence. 
 
The “Big Beautiful Bill” brings significant capital investment incentives. Its 
permanent reinstatement of 100% bonus depreciation and the new allowance 
for “Qualified Production Property” will notably boost industrial development 
and redevelopment. This bill also permanently expands the LIHTC program, 
making affordable housing development significantly more feasible across the 
borough, particularly in areas with available land and a community need. 
 
Despite political anxieties, strong market fundamentals persist. Multifamily 
demand remains robust across boroughs, driving growing rents and limited 
supply in the free market sector. Development is stimulated by “City of Yes” 
zoning reforms and the 485-x and 467-m tax abatements, encouraging new 
construction and office-to-residential conversions. The market is shifting from 
defensive to strategic capital deployment, focusing on location, asset quality, 
and adaptability.

*Ind / Wh / Sto: Industrial / Warehouse / Self Storage

Transaction Volume Comparison

Product Type 1H 2025 1H 2025
VS 2H 2024 2H 2024 1H 2025

VS 1H 2024 1H 2024 

Multifamily 60 22% 49 46% 41

MF-MU 10+ resi units 37 32% 28 54% 24

MF-MU 6-9 resi units 13 86% 7 160% 5

MF-MU Small 10 -29% 14 -17% 12

Retail 12 -14% 14 -29% 17

Ind / WH / Sto* 12 -20% 15 33% 9

Development 33 43% 23 -11% 37

Office 3 50% 2 200% 1

Hotel 2 -33% 3 N/A 0

Special Purpose 4 -50% 8 100% 2

GRAND TOTAL 126 11% 114 18% 107
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Multifamily  
Highlights
•	 The Bronx’s multifamily sector dominated the first half of 2025, comprising half of 

the borough’s total transactions, dollar volume, and property sales. This surge was 
largely driven by the sale of rent-stabilized buildings, which constituted 76% of the 
multifamily dollar volume and 74% of its transactions.

•	 Related Companies has sold its 36-building, 2,014-unit Bronx portfolio to PH Realty 
Capital LLC for $189.5 million. The sale, which closed on May 16, 2025, reflects 
a significant discount from the $253 million Related paid in 2014. This pricing 
aligns with a broader trend in the rent-stabilized market, which has seen first-half 
2025 values for 75%+ rent-stabilized assets drop to their lowest points since 2013, 
averaging $108 per square foot and $100,000 per unit. PH Realty plans to invest 
in the portfolio, which spans several northern Bronx neighborhoods, by renovating 
and leasing 264 vacant apartments and clearing thousands of building violations.

•	 The affordable housing sector constituted 21% of the market’s dollar volume and 
15% of transaction volume. Highlighting this activity was Phoenix Realty Group’s 
$54.5 million acquisition of the 314-unit Soundview complex in the Bronx from 
Camber Property Group in May 2025. The sale of the two Mitchell-Lama properties 
and a vacant lot, all located on the same block, recently underwent over $20 million 
in upgrades.

For more insights about the multifamily asset class performance, read our 
latest Multifamily Q2 In Review Report

1H’25 Featured  
Transaction

Norwood

The Related Companies 
BX RS Portfolio

Sale Amount: 
$189,493,360
$/SF:
$90
$/Unit:
$94,182
Buyer: 
PH Realty Capital LLC
Seller:
The Related Companies

Sale Date: 5/16/2025

Property Value Metrics - Multifamily*

Year 2019 2020 2021 2022 2023 2024 1H 2025

$/SF $193 $182 $172 $195 $169 $186 $126

$/Unit $171,855 $161,545 $152,775 $168,314 $142,100 $151,681 $111,380

Cap Rate 5.33% 5.74% 5.97% 5.85% 6.48% 7.49% 8.25%

GRM 11.00 10.28 9.18 9.55 8.38 6.89 6.20

*reflects multifamily transactions of 10+ residential units

Dollar
Volume

Transaction
Volume

Real Estate Timeline  
Transaction VolDollar Vol
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https://arielpa.com/report/report-MFQIR-Q2-2025
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Ind / WH / Sto 
Highlights 
•	 The industrial, warehouse, and self-storage market saw a 194% year-over-year 

increase in dollar volume. However, this follows the sector’s lowest point in 
a decade (H1 2024), and activity remains below the 10-year average for both 
dollar volume (-41%) and transaction volume (-36%). 

•	 The average price per square foot for trades in H1 2025 rose to $472, 
although this figure is skewed. The two largest transactions, 1101 Oak Point 
Avenue and 158-164 Locust Avenue, accounted for 61% of the total dollar 
volume and traded at over $1,000 per square foot. Excluding these deals, 
the average price was $286 psf. The price per lot square foot also increased 
slightly to $312.

•	 The half-year’s largest transaction was Bridge Investment Group’s $37.6 
million purchase of 1101 Oak Point Avenue, a 2.15-acre Frito-Lay distribution 
facility in Hunts Point. This off-market, sale-leaseback marks Bridge’s second 
acquisition of a Frito-Lay facility in NYC in the past year.

•	 Looking forward, the new federal “Big Beautiful Bill” may encourage 
significant industrial development. Its depreciation incentives, which allow 
for the immediate write-off of new facilities and 100% bonus depreciation for 
upgrades, are expected to make investment in the Bronx’s industrial zones 
more desirable.

Port Morris

1101 Oakpoint Avenue

Sale Amount: 
$37,600,000
$/SF: 
$1,586
Lot SF: 
$400
Buyer: 
Bridge Investment 
Group Partners
Seller:
Rolling Fritolay Sales Lp

Sale Date: 6/16/2025

Real Estate Timeline  
Dollar Vol
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Property Value Metrics - Ind / WH / Sto*

Year 2019 2020 2021 2022 2023 2024 1H 2025

$/Gross SF	 $286 $262 $332 $421 $334 $471 $472

$/Lot SF**	 $176 $206 $223 $195 $246 $255 $312

*Ind / Wh / Sto: Industrial / Warehouse / Self Storage
**$/Lot SF applies only to properties where the gross building square footage is less than 50% of the lot square footage

Dollar
Volume

Transaction
Volume
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Development
Highlights
•	 The Bronx development market showed remarkable strength in the first half of 

2025, with investment soaring to a 46% increase in dollar volume compared to 
the same period in 2024. This growth, largely triggered by the 485x tax incentive 
and the “City of Yes” zoning changes, also represents a 76% increase in dollar 
volume and a 16% rise in transaction volume when measured against the average 
half-year activity over the past decade.

•	 While the price per buildable square foot saw a minor dip from $110 at the end 
of 2024 to $101 in the first half of 2025, this figure remains robust. At $101 per 
buildable square foot, it stands as the second-highest price recorded in the last 
six years, underscoring the enduring value of land in the Bronx.

•	 In the largest deal of the first half, David Templer purchased the Express Builders 
Soundview Development Portfolio, a multi-lot residential site at 1580 Story 
Avenue, for $60 million. A $140 million construction loan was secured from 
Valley National Bank for the project, which is a vested 421-a development site. 
Plans filed in June 2022 call for a 19-story, 562-unit multifamily building, likely to 
proceed under Option B of the expired tax incentive.

•	 The second-largest transaction was a $55 million joint venture between Stagg 
Group and Madd Equities for a development site at 2740-2768 Webster Avenue. 
The deal, arranged by Ariel Property Advisors, will utilize additional air rights from 
adjacent MTA tracks to construct an 800,000-square-foot project featuring over 
500 dormitory units and 485 affordable housing units. 
 

Soundview

Express Builders Soundview 
Development Portfolio

Sale Amount: 
$60,000,000
$/BSF: 
$67
Buyer: 
J Tepler & Company, Inc.
Seller:
Express Builders JB

Sale Date: 6/20/2025

Real Estate Timeline  
Dollar Vol Transaction Vol
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Property Value Metrics - Development*

Year 2019 2020 2021 2022 2023 2024 1H 2025

$/BSF (Standard) $87 $88 $80 $94 $96 $110 $101

$/BSF (MIH / UAP) $78 $59 $68 $67 $86 $79 $88

*reflects transactions of vacant land or equivalent development sites
As part of the City of Yes initiative, the Universal Affordability Preference (UAP) was introduced, allowing increased buildable square 
footage in exchange for units reserved for households earning at or below 60% of AMI. For transactions with contract dates in 2025, 
pricing is presented in two categories: Standard and UAP. 
 
For sales located in Mandatory Inclusionary Housing (MIH) zones with at least 15,000 buildable square feet, we are including them in the 
$/BSF (MIH / UAP) category, regardless of whether the sale occurred before or after 2025
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Financing  
Overview
Bank Lenders	

•	 Recent lending activity reflects banks’ increased interest in offering fixed-rate 
loans for free-market and new multifamily product.

•	 Banks are increasingly providing back-leverage to alternative lenders, which 
are structured as lines of credit or warehouse facilities rather than direct CRE 
investments, allowing banks to stay active in the market without triggering the 
same capital reserve requirements. 

•	 Banks have maintained a strategic focus on depository relationships in the first 
half of 2025, though that emphasis is starting to ease.

Agency Lenders

•	 Agency lenders have remained active in 2025 with higher FHFA loan caps 
supporting continued financing for market-rate, workforce, and affordable 
housing across New York City. 

•	 Agency programs specifically targeting affordable housing have maintained 
momentum in 2025 due to their ability to navigate various state and city 
housing agency programs, making them a competitive option for borrowers 
working on regulated or subsidized deals.

•	 Rate buy-downs have remained popular in 1H 2025, enabling borrowers to 
secure below-market financing rates, enhance loan proceeds and position 
properties for stronger resale value due to its assumability feature. 

CMBS Lenders

•	 First half of 2025 CMBS issuance reached $59.55 billion, up 35% from the same 
period in 2024 - the highest mid-year level since 2007. 

•	 The 5‑year term remains a dominant negotiated product in conduit CMBS, 
supported by the fact that SASB deals - which are predominately over a 5-year 
term - accounted for nearly 75% of private-label issuance in the first half of 
2025.

•	 Despite initial widening in Q2 2025, CMBS spreads ultimately tightened by 
the end of the first half, demonstrating a rebound in the market’s volatility. 
Throughout this period, premier multifamily and essential retail properties were 
consistently favored, securing the best pricing.

Alternative Lenders

•	 Alternative lending surged in the first half of 2025, fueled by an influx of capital 
and rising demand from sponsors needing short-term, flexible financing. 

•	 The narrowing gap between bridge and permanent loan pricing that was 
prevalent in late 2024 has lingered into 2025, as heightened competition 
among alternative lenders continues to compress spreads. 

•	 Bridge loans remain a key source of capital, especially in the small-to-midsized 
segment,($10MM - $75MM) offering higher proceeds, faster execution, and 
flexible prepayment terms.

Construction Lenders

•	 Construction lending in the first half of 2025 was selective yet steady, with 
capital concentrated on well-planned multifamily and mixed-use projects. Q1 
saw 6,871 multifamily units permitted - a 65% increase quarter-over-quarter and 
58% above the long-term average since 2008 - while Q2 filings rose 28% year-

over-year, nearly doubling Q2 2024. This surge in permitting reflects strong 
housing demand and sets the stage for increased construction financing in the 
coming quarters.

•	 New tax incentives are also facilitating momentum. As of May, developers have 
filed permits for more than 2,600 new units under the 485‑x program, while 
467‑m has opened the door for office-to-residential conversions. Together, 
these initiatives are slated to continue driving financing activity in 2H 2025 and 
beyond as more projects move from entitlement to execution.

•	 Banks are pricing construction loans in the SOFR + 250–300 range, prioritizing 
projects with fixed-price GMP contracts and fully funded interest reserves. 
Select non-bank lenders are stepping in where banks pull back - typically on 
projects with higher leverage requirements or complexity. 

Pref Equity / Mezz

•	 Preferred equity and mezzanine providers remain active in NYC, though 
deployment has been more selective, with a focus on distressed or transitional 
situations backed by strong sponsors with institutional-quality balance sheets.

•	 Mezzanine and preferred equity continue to fill capital gaps and shortfalls as 
loans mature, offering flexible solutions amid tighter senior lending.

9.00%

8.00%

7.00%

6.00%

5.00%

4.00%

3.00%

2.00%

1.00%

0.00%

450

400

350

300

250

200

150

100

50

0

5-Year Treasury Investment Sales ActivityNYC Monthly Transaction Activity vs. 5-Year Treasury

Ja
n-

24

Ja
n-

25

Ja
n-

21

Ja
n-

22

Ja
n-

23

M
ar

-2
0

Ja
n-

20

M
ar

-2
4

M
ar

-2
5

M
ar

-2
1

M
ar

-2
2

M
ay

-2
0

M
ay

-2
4

M
ay

-2
5

M
ay

-2
1

M
ay

-2
2

M
ay

-2
3

Ju
l-2

0

Ju
l-2

1

Ju
l-2

2

Ju
l-2

3

Ju
l-2

4

Se
p-

24

Se
p-

20

Se
p-

21

Se
p-

22

Se
p-

23

N
ov

-2
3

N
ov

-2
4

N
ov

-2
0

N
ov

-2
1

N
ov

-2
2

M
ar

-2
3

MORTGAGE CALCULATOR

https://arielpa.nyc/mortgage-calculator


212.544.9500 I arielpa.nycTable of ContentsBronx 2025 Mid-Year Commercial Real Estate Trends

Ariel Property Advisors, GREA Partner | July 2025Page 16

Macro Economic
Charts

A number of macro-economic indicators affect the bottom line of 
commercial real estate investments in New York City and, in turn, the 
pricing and demand for these assets during any given period. Ariel 
Property Advisors’ Research Division tracks national and local metrics to 
identify key market drivers influencing the real estate industry.

Macro Economic
Charts

A number of macro-economic indicators affect the bottom line of 
commercial real estate investments in New York City and, in turn, the 
pricing and demand for these assets during any given period. Ariel 
Property Advisors’ Research Division tracks national and local metrics to 
identify key market drivers influencing the real estate industry.
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First Half 2025 
Feature Research Overview

When seeking information about 
New York City commercial real 
estate, our Research Group is your 
trusted resource. We are committed 
to ensuring our clients have the 
right set of facts when making 
important real estate decisions.

Below, you will find a consolidated 
list of all the research that Ariel 
Property Advisors recently released. 
Our goal is to provide you with the 
most comprehensive and up to date 
research covering NYC commercial 
real estate market:
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About Ariel
Property Advisors
About Ariel
Property Advisors

Ariel’s unique company structure, with separate groups for Investment 
Sales, Capital Services and Research, ensures outstanding service for 
our clients. Whether it’s implementing a strategic marketing process, 
compiling a comprehensive Asset Evaluation, securing financing or 
providing timely market information, every assignment is served by a 
team of specialized professionals.

Geographic Coverage System

Partners

Shimon Shkury
President & Founder

Ivan Petrovic
Founding Partner
/ Operations

Victor Sozio
Founding Partner

Paul McCormick
Partner / Sales 
Management

Michael A. Tortorici
Founding Partner

Sean R. Kelly, Esq.
Partner

Northern Manhattan Team
Bronx Team

Queens Team 

Manhattan Team

Brooklyn Team

•	Sean R. Kelly, Esq. - Downtown Brooklyn, Fort Greene, Clinton 
Hill, Cobble Hill, Carroll Gardens, Boerum Hill, Gowanus, 
Brooklyn Heights, DUMBO, Red Hook

•	Stephen Vorvolakos - Park Slope, South Slope, Windsor Terrace

•	Nicole Daniggelis - Carroll Gardens, Boerum Hill, Cobble Hill, 
Columbia Street Waterfront District

•	Benjamin Vago, Esq. - Greenpoint, Williamsburg

•	Lawrence Sarn - Flatbush, East Flatbush, Borough Park, South 
Brooklyn, Bath Beach

•	Matthew Dzbanek - Capital Services

•	Nicholas Campoli - Capital Services

•	Sam Schertz - Inwood, Hamilton Heights,  
Washington Heights, Central Harlem

•	Alexander Taic - East Harlem

•	Drew McWilliams - Central Harlem, West Harlem

•	Matthew Swerdlow - Capital Services

•	Anthony Priest - Capital Services

•	Jason M. Gold - South Bronx, Melrose, Mott 
Haven, Morrisania

•	Daniel Mahfar - Belmont, Hunts Point, 
Fordham, Kingsbridge

•	Gabriel Elyaszadeh - Longwood

•	Matthew Swerdlow - Capital Services

•	Alexander Taic - Long Island City, Sunnyside

•	Steven Trow - Capital Services

•	Michael A. Tortorici - Downtown East

•	Christoffer Brodhead - Midtown West

•	Howard Raber, Esq. - Midtown East

•	Ben Schlegel - Capital Services
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Dusan Panic
dpanic@arielpa.com

Daniel Mahfar x99
dmahfar@arielpa.com

Remi Mandell 
rmandell@arielpa.com

Erik Moloney x 24
emoloney@arielpa.com

Jason M. Gold x 22
jgold@arielpa.com

Gabriel Elyaszadeh x55
gelyaszadeh@arielpa.com

Nicholas Campoli x416
ncampoli@arielpa.com

Investment Sales & Capital Services

Research

If you would like to use or quote this report, we ask that you quote the source as  
“Bronx 2025 Mid- Year Commercial Real Estate Trends by Ariel Property Advisors”  
and link report from our website page arielpa.nyc/investor-relations/research-reports.
and link report from our website page arielpa.nyc/investor-relations/research-reports.

The information contained herein has either been given to us by the owner of the property or obtained from sources that we deem reliable. We have no reason to doubt its accuracy but we do not guarantee the accuracy of any information provided herein. August 5, 2025 4:50 PM

Adam Pollack 
apollack@arielpa.com

Victor Sozio x12
vsozio@arielpa.com

Michael A. Tortorici x13
mtortorici@arielpa.com

Shimon Shkury x11
sshkury@arielpa.com

See Our
Other Reports

More Info

Subscribe To APA Content

Complimentary  
Asset Evaluation

More Info

Learn About  
Our Methodology 

Investment
Opportunities

More Info

Anthony Priest x 16
apriest@arielpa.com

Investment Sales
Capital Services
Research

http://arielpa.nyc/investor-relations/research-reports.
http://arielpa.nyc/investor-relations/research-reports.

