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Hudson Yards was supposed to be the next Park Avenue. Instead, luxury homes
are a tough sell at Related’s massive development in New York City.

W
hen the Related
Companies set out
to build Hudson
Yards, a roughly
28-acre mega-
project on Man-

hattan’s far west side, its goal was lofty:
The developer wanted to turn a wind-
swept railyard into the next hot desti-
nation for the global elite. That meant
building and marketing a brand new
neighborhood with office towers, luxury
stores, restaurants and high-end ame-
nities.

The project’s condominium tow-
ers—15 and 35 Hudson Yards—were de-
signed to lure moneyed buyers further
west than ever before, and set a new
benchmark for pricing outside of tradi-
tional high-end enclaves, with execu-
tives at Related promoting the neigh-
borhood as “the new Park Avenue.”

Now, roughly a decade after Related
broke ground on Hudson Yards, it has
struggled to make that vision a reality.
At the luxury glass-and-limestone tower
35 Hudson Yards, approximately 50% of
the units were still unsold as of the last
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MANSION Jenny Han
The ‘To All the
Boys’ author

found inspiration
from Barbie. M14

Their Home is
A Castle

A couple spent
decades

renovating. M4
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SALES
LAUNCHED
IN 2016

88
STORIES

285
UNITS

INITIAL
PRICING

$1.92
MILLION

one-bedroom unit

$32
MILLION
penthouse

ROUGHLY

90%
SOLD

SALES
LAUNCHED
IN 2019

92
STORIES

143
UNITS

INITIAL
PRICING

$5
MILLION

two-bedroom unit

$59
MILLION
penthouse

ROUGHLY

50%
SOLD

“When we first opened the job, we
thought we’d be able to get a higher
price,” she said. “The message [from
the market] was that we were over-
reaching a little bit.”

While many developers across the
city are cutting prices amid higher inter-

est rates, the discounts being of-
fered at 35 Hudson Yards are
bigger than developer con-
cessions in other areas of
Manhattan, according to
appraiser Jonathan Miller
of Miller Samuel.

“The actual housing
market is not seeing any-

where near that kind of
discount,” Miller said. Re-

lated disputed that characteriza-
tion, saying the building is performing

in line with “its competitive set.”
Priced slightly lower than 35 Hudson,

15 Hudson Yards originally fared better,
and is about 90% sold after almost
seven years of marketing. Still, some 15
Hudson homeowners are listing their
units for less than they paid as they
look to resell in a shifting market.

In all, Related still has more than a
PleaseturntopageM8

week of June, more than four years after
sales launched, according to an analysis
by The Wall Street Journal based on
sales recorded with the city’s Depart-
ment of Finance. Related is slashing
prices and offering incentives at the con-
dominium, such as covering buyers’
taxes and closing costs, local
agents said.

Recorded sales at 35
Hudson as of late June had
closed for an average of
30% less than the original
prices filed with the New
York state Attorney Gen-
eral’s office, and active
listings were discounted by
up to 50%, the analysis shows.
At least four large units at the
building have sold for more than 40%
off, records show. A four-bedroom apart-
ment recently traded for $8.5 million,
about 46% less than its projected asking
price of $15.725 million, records show.

Related’s Sherry Tobak, who heads
sales for the two condominiums along-
side new development marketing firm
Corcoran Sunshine, said the developer
had been forced to reassess its expecta-
tions at 35 Hudson Yards.

30%
discount on

recorded sales at
35 Hudson Yards
as of late June

All Quiet
On the
West Side

35
HUDSON
YARDS

15
HUDSON
YARDS
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Designed by Skidmore Owings & Merrill, 35 Hudson Yards is 92 stories with 143 units. The glass-and-limestone

building, which launched sales in 2019, was designed for an uptown audience with interiors by Tony Ingrao.Struggles at
Hudson Yards

Condos at the far west side
mega-project have fetched
significantly less than their
initial projected prices.

Topfive discounts at
35HudsonYards

Source: Department of Finance,
New York Attorney General's Office
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Designed to

have a

downtown feel,

15 Hudson

Yards

resembles four

interconnecting

arcs of glass.

The property

has about

40,000 square

feet of

amenities and

launched sales

in 2016.

The Hudson Yards development was built between 10th Avenue and the

West Side Highway on the site of a railyard, shown in 2013.

billion dollars worth of condos
left to sell at Hudson Yards, based
on the initial pricing, the Journal
analysis shows.

The Hudson Yards condos were
always going to be a tough sell
for Related, which secured the
rights to develop the massive rail-
yard site through a roughly $1 bil-
lion lease deal with the Metropol-
itan Transportation Authority in
2010. The far-west location—be-
tween 10th Avenue and the West
Side Highway—was untested for
luxury housing, and required cre-
ating an entirely new neighbor-
hood out of whole cloth. Retail at
Hudson Yards now includes high-
end stores such as Cartier, Coach
and Dior and restaurants includ-
ing chef José Andrés’ Mercado
Little Spain. The project’s more
than 10 million square feet of of-
fice space is home to tenants such
as L’Oréal and Facebook parent
company Meta.

To help sell the new neighbor-
hood it created, Related promised
safety—the developer works with
a private security firm to
police Hudson Yards.

The reception to
the new Hudson
Yards neighbor-
hood has been
mixed. While some
flock there for the
shopping, restau-
rants and tourist
destinations like the
Edge observatory, others
have described the glass sky-
scrapers as soulless, with little
authentic personality.

“It’s a very dramatic area
that’s sprung out of nothing,”
said Manhattan real-estate agent
Donna Olshan. “It’s high-rise
buildings, commercial real estate
and a mall. It has less of a resi-
dential feeling.”

A number of suicides at the
Vessel, a tourist attraction that
sits at the center of Hudson
Yards, have generated negative
press coverage and resulted in the
closure of the walkable sculpture.
A spokeswoman for Related said
the company is evaluating solu-
tions that would allow it to re-
open the Vessel.

The first Hudson Yards condo
tower, 15 Hudson Yards, was de-
signed to have a downtown feel,
said Tobak. Designed by Diller
Scofidio + Renfro and Rockwell
Group, the 88-story, 285-unit
building resembles four intercon-
necting arcs of glass. The prop-
erty has about 40,000 square feet

ContinuedfrompageM1

of amenities, including a fitness
center, a pool and an open-air ter-
race wrapped in a 60-foot glass
screen wall. Sales launched at the
project in September 2016. Initial
pricing filed with the attorney
general’s office started at $1.92
million for a one-bedroom unit
and rose to $32 million for a four-
bedroom penthouse.

By contrast, 35 Hudson Yards
was designed for a more uptown
audience, and is “a little more

classic,” Tobak said. In-
deed, Related’s own
founder and chair-
man, Stephen Ross,
relocated there
from another of
the company’s
projects, the for-
mer Time Warner
Center at Columbus

Circle. Designed by
Skidmore Owings &

Merrill, 35 Hudson Yards is
92 stories with 143 units. The
building has interiors by Tony In-
grao, who also designed Ross’s
Time Warner Center penthouse,
and comes with amenities such as
a private gym and access to the
offerings of the Equinox Hotel,
which is also in the building. Ini-
tial pricing filed with the attorney
general started at $5 million for a
two-bedroom unit and rose to $59
million apiece for a pair of pent-
houses.

When 15 Hudson Yards

$1
BILLION

approximate cost of the

lease deal Related

secured with

the MTA in 2010.

15 Hudson Yards

launched sales, it benefited from
an upswing in the New York
condo market. By the end of the
first year of sales, Related had
signed contracts for more than
$500 million worth of apart-
ments, nearly a third of its pro-
jected sellout for the whole tower,
property records show. Foreign
buyers, particularly from Asia,
were a strong component of the
buyer pool, thanks to marketing
and trade shows Related did
there, Tobak said. A large number
of those buyers have since rented
their units out, according to
StreetEasy.

Today, about 30 units remain
unsold, recorded sales show, with
the building’s higher-priced
apartments making up the major-
ity of the leftover inventory. To-
bak said that number is closer to
25 if signed contracts are fac-
tored in.

Some buyers who purchased
early on are now struggling to
unload their units in the current
market. Ann Cutbill Lenane, a
Douglas Elliman real-estate agent
who has sold multiple units at
Hudson Yards, signed a contract
in 2017 to buy a $4.84 million
condo for herself at 15 Hudson

Yards. Now, with her children out
of the house and a need to down-
size, she has accepted that she’s
unlikely to find a buyer willing to
match that price on a resale. She
has the unit listed for $4.495 mil-
lion and said she expects to sell
for a loss, especially since Related
is currently listing units at a dis-
count, undercutting the price she
paid.

She said she feels embarrassed
to be a real-estate agent losing
money on a piece of property.
Still, “I can’t beat myself up,” she
said. “You always take a risk
when you step into a new prod-
uct. That’s just the nature of the
beast.”

Tobak said that buyers who
purchased at the height of the
market at 15 Hudson Yards are
now facing inevitable market real-
ities, but recommended that they
try to wait out the current cycle.
“If you hold on for a little while,
you’re going to make money,” she
said.

When 35 Hudson Yards
launched sales in March 2019, it
debuted at a higher price point
than 15 Hudson in a much less fa-
vorable market. “By the time 35
came up, the bloom was off the
rose,” said Olshan.

Related signed contracts on
about 15 of the 143 units at 35
Hudson Yards in the first year, re-
cords show. Then, its efforts were
further hampered by the pan-
demic, which temporarily shut
down sales offices across the city.
To generate activity, Related tem-
porarily rented units at the build-
ing with an option to buy, Tobak
said.

Still, Related has struggled to
build the momentum needed to
meet sales targets at 35 Hudson
Yards. Agents said one factor is
Related’s proposal to bring a ca-
sino to Hudson Yards, which po-
tential buyers worry could draw
large crowds and make the area
feel tacky. “I’m sure whatever
gets built is going to be very
tasteful,” said Dan Gotlieb of Digs
Realty Group, who has done busi-
ness at 35 Hudson. “But it’s just
an uncertainty right now that’s
probably also contributing to the CO
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‘The actual housing
market is not seeing
anywhere near that kind
of discount.’
—appraiser JonathanMiller on the

price cuts at 35 Hudson Yards

35 Hudson Yards
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Ann Cutbill Lenane bought a $4.84 million condo at 15 Hudson Yards. Now, with her children out of the house,
she needs to downsize and has listed the unit for $4.495 million. She said she expects to sell for a loss.

sluggish sales.”
In response to criticism of the

casino plan, Related said in a
statement: “If we are fortunate
enough to be one of the successful
bidders for a gaming license, we
will deliver a world-class resort
with amenities, restaurants, retail
and entertainment that will even
further elevate the offerings
at Hudson Yards and
make the experience
for the neighbor-
hood, residents and
office tenants even
greater than it is
today.”

Of the 35 Hud-
son Yards units cur-
rently listed on
StreetEasy, many are
asking significantly less
than the initial pricing.

A five-bedroom, roughly 4,600-
square-foot unit is asking $13.85
million, 49% less than its original
$27 million offering-plan price,
records show. A four-bedroom,
roughly 3,800-square-foot unit is
asking $9.995 million, 43% less
than its original projected price.

Olshan likened 35 Hudson
Yards to “a big Broadway show
that just never took off.”

Real-estate agents with recent
deals at 35 Hudson Yards said
they have been pleasantly sur-
prised by Related’s level of nego-
tiability.

Alex Carini of the Carini Group
said his firm recently
helped a Brazilian fam-
ily purchase a $9.95
million condo at the
tower, a 37.5% dis-
count from the of-
fering-plan pric-
ing.

Related also cov-
ered the client’s
closing costs, he said.
In this market, he said,
sellers often give a discount
or cover closing costs, but rarely
both.

Gotlieb said his clients, onetime
renters at 15 Hudson Yards, sat on
the sidelines for years as they
waited for prices to fall at 35
Hudson.

“They wanted a certain kind of
product and they weren’t willing
to pay $10 million for it,” he said.

Ultimately, they secured a four-
bedroom, roughly 3,400-square-
foot unit for $8.5 million, nearly
46% off the offering plan price,
records show.

Retired corporate attorney
Grace Kim, 50, said she felt she
had “room to negotiate” when she
purchased a three-bedroom apart-

ment for her family at 35
Hudson Yards last year.

“Mortgage rates
were so high,” Kim
said. “Everyone
was kind of afraid
to jump into the
buyer’s market.”
Kim declined to

comment on what
she paid, but a Re-

lated spokesperson said
her unit type typically

ranges in price from $6 million to
$7.5 million. It is not clear what
the apartment was originally
priced at.

Kim said she feels comfortable
with the investment, given that
she plans on living in the building
for the long term.

“I feel like the market is going
to come back eventually,” she
said.

In the luxury segment of the
Manhattan market—the top 10%
of deals—the number of closed
sales fell 39.6% in the second
quarter from the same period of
last year, according to a recent re-
port prepared by Miller for Doug-

las Elliman.
The Manhattan me-
dian sales price held
relatively steady,
ticking up by 3.9%
to $6.7 million,
during that same
period.
Tobak remains

optimistic. She said
she sees foot traffic

picking up at 35 Hudson
Yards and has sent contracts

out on multiple units in the past
few weeks. Factoring in contracts
signed, the building is closer to
60% sold, she said.

Still, the developer has “less
wiggle room than before” in
terms of profitability.

“We’re at a decent point,” she
said. “Are we making a ton of
money? I don’t know.”

more than

$1
BILLION

worth of condos left to
sell at Hudson Yards,
based on the initial

pricing

4
number of sales at
35 Hudson Yards that
have recorded for

more than

40%
OFF
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21 Captain’s Cove Lane
5 BD | 7F 1H BA | 5,519 SF
$8,995,000

Kimberly Howard
774.722.0511
Kinlin Grover Compass
Chatham Office

G
u
ilf
or
d
,C
T

413 Vineyard Point Road
5 BD | 3F 1H BA | 3,573 SF
$5,000,000

Laurie Trulock
860.575.0372
Page Taft Compass
Guilford Office
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96 Shore Drive
4 BD | 4F 1H BA | 3,239 SF
$4,995,000

Amanda Kundel
508.360.7364
Kinlin Grover Compass
Barnstable Office
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2550 Vineyard Road
4 BD | 7F 1H BA | 9,494 SF
$2,750,000

Ann McCrory
401.413.6075
Randall, Realtors Compass
North Kingstown Office
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11 South West Drive
5 BD | 4 BA | 3,100 SF
$1,750,000

Jim and Regina Augat
508.776.3450
Kinlin Grover Compass
South Yarmouth Office
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362 Horse Pond Road
6 BD | 4 BA | 3,579 SF
$1,150,000

John Campbell
203.415.5439
Page Taft Compass
Madison Office
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14 McElway Road
3 BD | 3 BA | 2,671 SF
$1,000,000

Betsy Trethewey
781.608.4781
Kinlin Grover Compass
Orleans Office
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61 Lathrop Road
3 BD | 2 BA | 2,805 SF
$849,900

Cindy Schneider
860.917.9635
Randall, Realtors Compass
Norwich Office
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