CITY OF NEWBURGH
Department of Planning & Development
83 Broadway, Newburgh, New York 12550
(845) 569-9400/Fax (845) 569-9700
www.cityofnewburgh-ny.gov

October 2, 2018
RE: RFP 13.18
Request for Proposals for the Purchase and Rehabilitation of a City-Owned Property for a Commercial
Owner-Occupant at 83 Broadway, Newburgh NY
PLEASE NOTE THAT CERTAIN KEY DEADLINES AND DATES HAVE BEEN EXTENDED.
PLEASE USE THE FOLLOWING REVISED DATES:
Release Date: September 14, 2018
Due Date: December 3, 2018
Site inspections:

Friday, October 26, 1:00 pm and 3:00 pm
Monday, October 29, 10:00 am and 1:00 pm.
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Request for Proposals for the Purchase and
Rehabilitation of a City-Owned Property for a
Commercial Owner-Occupant at

83 Broadway
Newburgh, NY

Release Date: Septmeber 14, 2018
Due Date: December 3, 2018
City of Newburgh, Office of Planning and Development		
123 Grand Street, Newburgh, NY 12550
(845) 569-9400
www.cityofnewburgh-ny.gov

The City of Newburgh, New York, requests the submission of proposals for the
purchase, rehabilitation, and reuse of a city-owned property located at
83 Broadway in the City of Newburgh, Orange County, New York.

Introduction & History
The City of Newburgh is located 60 miles north of
New York City on the west side of the Hudson River
in Orange County, New York. Newburgh is a densely
populated urban community of 3.8 square miles
bounded by the Hudson River to the east, the Town of
Newburgh to the north and west, and the Town of New
Windsor to the south. The City has a population of
approximately 30,000.
Newburgh is accessible by bus, zip car, taxi, or ferry
from the Metro North Station at Beacon; has direct bus
service to Port Authority Bus Terminal in New York
City; has interstate highway access to the New York
State Thruway, Rte. 87 and Interstate Rte. 84; is bisected
by NYS 9W and NYS 17K; and is less than 2 miles from
Stewart International Airport (SWF).
Downtown Newburgh encompasses a one quarter
square mile area that includes the heart of the central
business district along Broadway, SUNY Orange’s
Newburgh Campus, multiple municipal facilities that
provide essential services, public parking lots, historical
and cultural centers, centers of faith, and almost one
mile of Hudson River Waterfront. The area is a hub
for redevelopment and has supported the growth of a
performing and visual arts district, a restaurant district,
universities, a hospital, small businesses, and regular
festivals, including the Newburgh Illuminated Festival,
the largest in Orange County.
Today, the downtown is the only urban center in a
region which is home to an increasing population of
roughly 100,000 residents, including the neighboring
communities of Cornwall, New Windsor, and the
Town of Newburgh. The city is also the most densely
populated community in Orange County, which is

home to roughly 377,000 people. As a downtown
which already serves the greater region, Newburgh
possesses a large number of governmental, educational,
recreational, cultural and commercial centers of place
all in a closely defined area.
Newburgh’s waterfront, which acts as a lively yearround tourism destination, lies slightly below grade
from a retail district along Broadway. Hudson River
cruises, boat launches, and marina, and kayak tours are
available seasonally. Downtown Newburgh is an easy
15 minute drive from DIA: Beacon and Storm King
Art Center, a 20 minute drive to West Point, and less
than 30 minutes by car from Woodbury Commons
Premium Outlets (the largest single tourist destination
in New York, outside of New York City). Newburgh
is home to several craft beverage manufacturers who
operate tasting rooms in the city, and has easy access to
the many wine trails in the Hudson Valley.
The East End Historic District in the City of Newburgh
was listed on the National Register of Historic Places
in 1985. The district includes over 2,400 contributing
buildings - many designed by some of the most
renowned architects of the 19th century.
“City Hall”, was originally built for Lewis J. Bazzoni,
a fine woodworker, to house his sleigh and carriage
business. Bazzoni, the child of Italian immigrants,
was born in New York City. In 1850, after 13 years of
training and experience, he migrated to Newburgh
where he partnered with D.R. DeForest, a blacksmith,
and A.W. LaTour, a painter and trimmer of carriages in
a firm named DeForest, LaTour, & Bazzoni. Six years
later, Bazzoni purchased the shares of his partners
and developed the business into one of the leading
manufacturers of carriages and sleighs in the country.
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Exhibit A - Location of the Property
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In 1882 he commissioned the building on the corner
of Grand and Broadway which was four stories over
a basement, 84’ by 52’ in dimension. The City of
Newburgh purchased the building on May 8th, 1893
for $32,000 and contracted with the architectural firm
of Frank Estabrook to renovate the building for public
use.
The City allegedly spent $50,000 on the renovations
which included a center entranceway, balcony off the
executive office frontage, and a Council Chamber
with two story height. In 1895 the City government
offices and Council Chambers opened at 83 Broadway.
Extensive renovation, to include ADA access and
an elevator was undertaken in 2003-4 for a cost of
$1.3Million under the direction of architect Marshall
Rosenblum and engineer William Hauser.

Scope of Opportunity
The City of Newburgh is seeking a developer to
rehabilitate the building for a for-profit commercial
use that will create jobs in the community and add tax
revenue to the City. The City believes that the property
would be especially well suited for a small hotel or
similar due to its unique features and double height
“Council Chambers” room.

The City of Newburgh is seeking a purchaser who will
undertake a rehabilitation of the building and maintain
the character of the building both inside and outside.
The building is locally iconic and has been a fixture for
generations.
The City’s progressive zoning code was adopted in
2015; simultaneously, the City streamlined its land use
board review process. The staff of the Planning and
Development Office, the Building Department, and the
Engineer’s Department are available to assist with the
planning of the projects proposed.
Building & Property Description
The building is sited on a mostly-rectangular parcel (tax
map identifier: section 37, block 1, lot 3) containing
0.21 acres of land. The building meets the northern,
eastern, and western lot lines, and there is a small (+/15 foot) rear yard (southern boundary), currently used
as a driveway.
The brick building is four stories high with a double
height (third and fourth floor) front space, used
for Council Chambers. There is a small single story
addition on the west side of the building, and a small
addition on the south side of the building that house
the elevator and fire stairwell. According to assessment
records, the walk-out basement is 5808 sq ft, the first
story is 5870 sq ft, the second floor is 5094 sq ft, the
third is 4468 sq ft, and the fourth floors is 2326 sq ft.
The total combined area of all four floors is 17,758 sq ft.
There is one main entrance at the front of the building
on Broadway that accesses the historic central staircase
of the building. There are also two auxiliary service
entrances on the first floor level, and a recent elevator
and fire stair addition in the rear of the building.
Building systems are located in an unfinished basement
space, including electrical panels, the boiler, and
elevator systems. There is no central air conditioning
system. Many of the existing systems are reaching the
end of their life spans and it is expected that many will
need to be updated, especially the electrical systems.
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The building, in the neoclassical commercial style,
features large amounts of plate glass on the front façade,
especially street-level picture windows, and double
height top floor windows, with decorative stained glass
along the transoms of all top story windows. There is a
large, well preserved decorative cornice, sandstone sills
and lintels, and a flat decorative base story design.

and less than 500 feet from the intersection with one of
the City’s growing commercial arteries: Liberty Street.

Currently associated with this building is a paved, offstreet parking area across Broadway from the building
(AKA 31-1-13 AKA 80 Broadway). Although the lot is
NOT included as part of this RFP, the City may entertain
other options for use of the lot by respondents in order
to support their projects.

The Liberty Street corridor – especially the section
from Broadway south to Renwick Street – has been
attracting renewed attention. New shops, businesses
and restaurants have been leading the way. On the
north end, Liberty Street is anchored by a new park—
Safe Harbors Green— at the intersection of Liberty
Street and Broadway, just down from this building.

The building has known issues including structural
deficiencies resulting in temporary bracing throughout
the building, and known concerns regarding lead,
asbestos, and mold, as well as mechanical systems.
Location
83 Broadway is located in the centrally in the City of
Newburgh’s East End Historic District. The property is
one block north of Washington’s Headquarters, within
walking distance to the Newburgh waterfront and ferry,

The building features Hudson River views from its east
side upper floors, including from the double height
“Council Chambers” room that spans the third and
fourth floors.

83 Broadway is located in the Broadway Corridor
zoning district. Interested developers are urged to
consult the City of Newburgh’s Zoning Ordinance
(https://ecode360.com/30538919) for information on
the uses permitted within the Broadway Corridor zone.

Potential Tax Credits &
Exemptions
Historic Tax Credits: 83 Broadway is within the City of
Newburgh’s East End Historic District. Therefore, the
building is eligible for the New York State Rehabilitation
Tax Credit Program which is used in conjunction with
the Federal Historic Preservation Tax Incentive. The tax
credits are intended to provide owners with a financial
incentive to rehabilitate a building in a manner that
retains its historic characteristics. Owners can take
advantage of credits on both state and federal income
taxes, each providing 20% tax credits for Qualified
Rehabilitation Expenditures (QRE). A developer can
opt to syndicate these credits. The project must meet the
guidelines as established in Secretary of the Interior’s
Standards for the Rehabilitation of Historic Buildings,
with oversight from the State Historic Preservation
Office (SHPO).
Historic Tax Abatement 444A: The project could
also qualify for the Alteration or Rehabilitation of
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Historic Real Property Tax Exemption (RP-444a):
9-year exemption applied to the increase in assessed
value for the portion attributable to the alteration
or rehabilitation of an historic property for historic
preservation. For the first five years of the exemption,
the increase in value attributable to the rehab work
is 100% exempt from city and school taxes. For the
remaining four years of the exemption, the exemption
decreases by 20% each year.
Commercial Property Improvement Exemption
485B: The project may qualify for an exemption
for the Construction, Alteration or Improvement
of Commercial Property (RP-485-b): a 10-year tax
exemption given for the increase in assessed value (the
portion attributable to the construction, alteration or
improvement of a commercial property but not for
ordinary maintenance and repairs). In the first year,
50% of the increase (attributable to the construction,
alteration, etc.) in the assessment is exempt from city,
county and school taxes. The exemption continues
for an additional nine years with the amount of the
exemption declining by 5% each year (i.e., 45% in year
2, 40% in year 3, etc.).

STARTUP-NY: New businesses, businesses that
relocate to New York, or expand their operations may
qualify for the STARTUP-NY program. Eligibility
requires that a participant be a new business in
New York State, or an existing New York business
relocating to or expanding within the state; partner
with a New York State college or university; and create
new jobs and contribute to the economic development
of the local community. Eligible business received an
elimination of New York State Taxes for 10 years for
the business and its employees.
Sales Tax Exemption: Businesses may be eligible for
sales tax exemptions on durable goods from the City
of Newburgh Industrial Development Agency (IDA).
Creative Neighborhood Loan Program: The property
is within Pattern for Progress/ Rhinebeck Bank’s
Newburgh Creative Neighborhood boundary making
projects eligible for access to a loan portfolio to fund
secured term loans including commercial express
loans, equipment and vehicle purchases, leasehold
improvements and real estate transactions under
favorable pricing, advance rates and terms to the
prospective borrowers in the Newburgh Creative
Neighborhood.
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Evaluation Criteria
Proposals will be evaluated based on the following criteria, weighted accordingly:
1. Benefit to the City. A proposed use that would have a positive impact on the tax revenue of the City of Newburgh,
result in a net gain in jobs for the City of Newburgh and provide jobs which pay living wages. An applicant
should list the existing number of staff and their approximate salary (by employment type) and any anticipated
expansion of staff, including anticipated salaries. If the proposed use is for an existing business in the City of
Newburgh, the use should result in a net gain in overall jobs for that business. (30%)
2. Experience. The principal or developer should possess at least 10 years of experience in their field of expertise,
and at least 5 years in managing and/or supervising a like business. (10%)
3. Financial Capacity. Demonstrated financial capacity and experience to complete a rehabilitation that preserves
the historic character of the property, is compatible with the immediate neighborhood and can be accomplished
in a timely manner. (30%)
4. Offer price. The offer price will be assigned points based on a rough percentage of the assessed value ($1,321,500):
Offer price: $0–$200,000, 0 points; $200,000–$299,999, 3 points; $300,000–$399,999, 5 points; $400,000–
$499,999, 7 points; $500,000–$599,999, 10 points; $600,000–$699,999, 12 points; $700,000–$799,999, 15
points; $800,000–$899,999, 17 points; $900,000–$999,999, 20 points; $1M–$1.3M, 22 points; $1.3M and above
25 points. (30%)
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Submission Requirements
All responses must be received by Monday, December 3, 2018 by 3:00 pm. Responses which do not meet this
deadline will not be considered. Faxed or electronic submission will not be considered. All proposals must be
submitted either by mail or in person:
City of Newburgh
Office of the Comptroller
City Hall
83 Broadway
Newburgh, NY 12550
Any response to this RFP should include one original and four copies of the following:
•

A completed Private Owner Development Application (PODA). The principal or developer may also be
asked, at the discretion of the Department of Planning and Development, to also submit a PathStone Credit
Report Application.

•

A letter of interest in the project which includes detailed information about the identified use. Preliminary
plans or drawings are expected.

•

A business plan for the business or business proposed for the building including the aforementioned
employment information.

•

A resume outlining the experience of the principal or supervisor of the occupant business.

•

A list of any previously completed projects comparable in size and scope.

•

The demonstrated capacity of the developer to finance the purchase, develop the property and manage its
final use. A projected budget, list of potential funding sources and time schedule for completion of the
project is also requested.
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Site Inspections

Review Process

Site inspections will occur on Friday, October 26,
between 1:00 pm and 3:00 pm, and on Monday,
October 29, between 10:00 am and 1:00 pm. Applicants
must pre-register with the Department of Planning &
Development. Applicants can pre-register by sending
an e-mail to planning@cityofnewburgh-ny.gov
stating the name of the applicant and the applicant’s
corporate affiliation (if any), any other individuals to
be included in the inspection, and the date requested
for an inspection. All requests must include a signed
“Waiver of Liability” for each person entering the
building as an attachment to the e-mail. (The “Waiver
of Liability” form is included as an attachment to this
RFP, and is also included in the PODA.) Once the
request has been received and reviewed, the applicant
will receive an e-mail confirming the date and time.

An evaluation of the responses contained in the
previous section will serve as a basis of selection of
the Developer best suited to meet the City’s goals for
the site. Those deemed “best-suited” then may be
asked to submit a more detailed proposal. The City of
Newburgh reserves the right to amend its evaluation
criteria at its sole discretion.

We recommend that a design professional and/or
contractor attend the walk-through as well. A camera
and powerful flashlight are also recommended.

The issuance of the RFP does not obligate the City
of Newburgh to select a proposal and/or enter into
any agreement. Any submission does not constitute
business terms under any eventual agreement.

The City may, at its option, interview Developers as
part of this selection process. However, selection
may take place without such interviews. Therefore,
applicants are urged to submit proposals as complete
as possible on their initial submission.
The City of Newburgh may terminate the RFP process
at any time for any reason. The City of Newburgh also
reserves the right to reject any and/or all proposals.

This RFP does not in any way commit the City of
Newburgh to reimburse respondents for any costs
associated with the preparation and submission of this
this proposal.
The proposal chosen will be one that represents the
best value to the City of Newburgh. This may or may
not be the highest offer.

Please direct all questions regarding this request for proposal in writing to the City of Newburgh’s Department of
Planning and Development at planning@cityofnewburgh-ny.gov
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