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To Our Fellow Stockholders:

This annual letter was finalized on March 30, 2023.

Your ESRT team has concluded a year of strong performance on multiple fronts. 

We built on our four, diverse drivers of value – office, the Empire State Building 

Observatory, retail, and multifamily – as a pure play New York City landlord. We 

are happy to have put points on the board in leasing, Observatory performance, 

effective recycling of the balance sheet into multifamily, and sustainability. 

We benefit from New York City’s bounce back and progress towards a new 

normal. New York City has more residents today than it did pre-COVID¹, and that 

drives strong leasing demand in our growing multifamily platform – now a true 

“fourth leg” of ESRT’s revenue stream. While negative stories clog the headlines, 

New York City office-use employment now exceeds pre-pandemic levels².  

Our office portfolio is a destination in the flight-to-quality. ESRT’s New York City 

office leased percentage rose by 260 basis points (bps) and occupancy by 210 bps 

year-over-year in 2022. The narrative has changed; we now hear and read about 

the importance for companies to gather in person to plan and execute together 

and move forward through uncertain times. We lease to companies whose 

employees desire fully modernized buildings, which are energy efficient, healthy, 

well-amenitized, and conveniently located near mass transit. 

The performance of our Observatory continues to improve. In 2022, net operating 

income (“NOI”)³  at our Observatory reached 79% of pre-COVID 2019 levels. 

International tourism’s continued restoration brings further improvement in results. 

The Observatory is off to a strong start in 2023.

Economic cycles do not repeat; they rhyme. I have seen disruption before, and 

that is why we built and maintain our balance sheet to be as strong and flexible 

as it is. We proactively manage our debt maturity schedule and rent roll and have 

neither near-term debt maturities nor floating rate debt exposure. We always want 

to be in position to get the best leasing volumes in any cycle. We want to be able 

to acquire new properties when the opportunities present themselves. 

2022 PORTFOLIO RECAP   

2022 marked a year of notable progress towards ESRT’s top priorities to lease 

space, sell tickets to the Observatory, manage our balance sheet, and achieve our 

sustainability goals – all of which enhance shareholder value. 

The narrative 
has changed; 
we now hear 

and read about 
the importance 
for companies 

to gather in 
person to plan 

and execute 
together and 

move forward 
through 

uncertain times. 

¹ Source: United States Census Bureau.

² Source: Department of Labor for New York City Employment Statistics (non-seasonally adjusted).

³  Net Operating Income ("NOI") is not a measurement of financial performance prepared in accordance with GAAP. See 

“Non-GAAP Financial Measures” on page 45 of the Annual Report on Form 10-K included herein for more information and a 

reconciliation to the most directly comparable GAAP financial measure, net income.1



The 2022 260 
bps increase in 
our Manhattan 
office leased 
rate to 89.6% 
stands against 
a backdrop 
where market-
wide office 
availability 
increased, 
as does our 
2022 210 bps 
increase in our 
Manhattan 
office 
occupancy to 
86.0%. 

LEASE SPACE

We had a very solid leasing year. Our achievements prove false the narrative 

that only new space with triple digit rents will lease. The portion of the market 

we serve sees demand from quality tenants, and we are a landlord who has 

the balance sheet to stand behind its commitments and obligations with an 

economically accessible, winning portfolio.

In 2022, ESRT leased over 1 million square feet of space. We had less disruption 

in our annual leasing volumes versus many of our New York City office peers. 

The 2022 260 bps increase in our Manhattan office leased rate to 89.6% 

stands against a backdrop where market-wide office availability increased, as 

does our 2022 210 bps increase in our Manhattan office occupancy to 86.0%. 

We achieved positive mark-to-market lease spreads in our Manhattan office 

portfolio in each of the last four quarters and steady net effective rent growth 

throughout the year. Since our IPO we have completed 258 expansions, which 

total 2.5 million square feet of existing tenant growth. 

The newest building in our Manhattan office portfolio was built in 1954. We 

invested $1 billion in portfolio upgrades from 2002 through 2021 to modernize 

fully our assets. ESRT competes and wins with the differentiated 

experience we offer tenants – high quality assets with character, at a 

compelling price point. ESRT’s modernized portfolio is well-amenitized, 

a leader in healthy buildings, energy efficiency and indoor environmental 

quality, 100% carbon neutral and renewable wind-powered, well-located near 

mass transit, and serves as a desirable place for employees to return. 

93% of our retail rents come from national retailers. These assets are located in 

high foot traffic neighborhoods and serve as a built-in amenity for our nearby 

office tenants and the residential neighborhoods in which they are located. 

Foot traffic is back in New York City and for our type of retail, the demand 

has followed – in 2022 retail occupancy increased 470 bps to 86.5%, which 

included the new 23,000 square foot Starbucks Reserve in the Empire 

State Building and Target in Union Square, the second in our portfolio. 

We have many active lease transactions in the pipeline including pre-built 

suites and several full-floor leases throughout our portfolio. Only 5.1% or 

494,000 square feet of office and retail leases expire in 2023, which is partially 

offset by 320,000 square feet of leases on vacant space that are scheduled to 

commence in 2023. We have our additional leasing work cut out for us and we 

are absolutely focused. 
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Our Empire 
State Building 

Observatory 
was named 

Tripadvisor’s 
#1 attraction 
in the United 

States, #3 
in the world 
behind the 
Colosseum 

in Rome and 
Sagrada 

Familia in 
Barcelona.  

The ‘World’s 
Most Famous 

Building,’ 
stands as 

the beacon 
of New 

York City's 
innovative 

and 
pioneering 

spirit.

Now more than ever, tenants seek a value proposition and look to partner with 

a financially stable landlord who will maintain high quality standards in their 

assets and deliver on their commitments to tenants. Our differentiated offering 

and strong balance sheet set us apart as a landlord.

SELL TICKETS TO THE OBSERVATORY

Our Empire State Building Observatory was completely reimagined with a 

$165 million renovation and new exhibits completed just prior to the pandemic 

and the introduction of our timed ticketing reservation system during our 

COVID-19 shutdown. With better paced visitation, we now more tightly control 

our staffing and expenses, have record per capita revenue, and our customer 

experience has greatly improved.  

Our Empire State Building Observatory was named Tripadvisor’s #1 attraction 

in the United States, #3 in the world behind the Colosseum in Rome and 

Sagrada Familia in Barcelona. The ‘World’s Most Famous Building,’ stands 

as the beacon of New York City's innovative and pioneering spirit. She has 

captured the imagination of people from all over the world, and symbolizes the 

risks taken, dreams fulfilled, and potential of New York City. She will continue to  

inspire and captivate people of all ages and remains as cutting edge and relevant 

as the day she first opened. She is authentic New York City, an international 

brand. 

Through our steady recovery, we hit our Observatory NOI expectations in 

2022 – $75 million of NOI, 79% of 2019 levels – with added profitability drivers of  

growth in revenue per capita and prudent expense management. In December 

2022, Observatory NOI reached 99% of pre-COVID 2019 levels. Our exceptional 

brand awareness and shared commitment to excellence by the entire 

leadership team grow each day. Prior to the pandemic, the Observatory 

contributed approximately 25% of total company NOI on a full year basis and    

we are on track to recapture that performance with tourism’s return.

MANAGE OUR BALANCE SHEET

We have long discussed that a component of our capital allocation strategy is 

to recycle our capital. In 2022, we utilized our balance sheet to sell and acquire 

assets in a tax efficient manner. That has included the exit from suburban 

assets and reinvestment of proceeds into Manhattan multifamily. 

In late 2022 and early 2023, we put points on the board with the successful 

dispositions of a suburban office building, 10 Bank Street in White Plains, NY, 

and Main Street retail in Westport, CT. Proceeds went into our third multifamily 

acquisition – the off-market transaction for 298 Mulberry Street in Manhattan.  
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We are pleased that our investment team is able to execute in a market with 

limited investment opportunities. 

298 Mulberry and the two multifamily acquisitions completed at the end of 

2021 – the Victory (561 10th Avenue near Hudson Yards) and 345 East 94th 

Street – create our fourth leg of revenue at ESRT. Multifamily is a natural 

complement to our New York City portfolio – the asset class is a great inflation 

hedge with lighter capex needs than office and the demand environment 

in New York City is supportive of growth. We are happy with the performance 

so far.

In June 2015, the Wall Street Journal quoted me: “We are always going to be 

omnivorous opportunivores,” and I stated that a strong balance sheet and low 

debt levels allow ESRT to “deploy capital when others cannot.” I originally said 

this a decade prior and it will not change. We will go where we see opportunity 

to enhance shareholder value. We remain prudently focused on our sources of 

capital and seek attractive entry points on assets which offer cash flow growth 

after capex. 

We were active on share buybacks again this year and repurchased ~$92 

million of common stock in 2022 and through March 24, 2023, which 

brings our cumulative buyback total to $283.7 million or ~11.5% of total shares 

outstanding since the buyback program began in March 2020. We entered 

2023 with liquidity of $1.1 billion, no floating rate debt exposure, no meaningful 

debt maturities until 2025, and low leverage. 

ACHIEVE SUSTAINABILITY GOALS 

Our industry leadership in environmental stewardship and healthy building 

performance matters more and more each year to tenants, lenders, and 

shareholders. We uphold our values and adhere to the highest standards 

in reporting. We deliver long-term value to our shareholders through

continued excellence in ESG. 

Please read our annual sustainability report for full details on our 

accomplishments over the past year, which include:

 Achieved carbon neutrality in 2022

   43% reduction in operational emissions in our entire portfolio 

since 2009 

   Purchased wind renewable energy credits (RECs) for 100% of 

commercial portfolio’s electrical usage

“We are always 
going to be 
omnivorous 
opportunivores,” 
and I stated 
that a strong 
balance sheet 
and low debt 
levels allow 
ESRT to “deploy 
capital when 
others cannot.”
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   Established an ambitious goal of net zero emissions by 2035 for 

the commercial portfolio through 80% operational carbon emissions 

reduction 

   Reduced emissions through important building energy efficiency 

retrofit work and ongoing tenant engagement and collaboration 

 Target validation approval from the Science Based Targets initiative with

  Platinum recognition with the Environmental Protection Agency’s Green  

Lease Leaders

  Maintained the highest possible GRESB ratings and Global Sector Leader 

distinction

 Achieved recertifications for WELL Health-Safety, Fitwel, and ENERGY STAR

   100% of buildings are WELL Health-Safety certified

   89% of New York City portfolio is Fitwel certified including  

multifamily assets

   92% of commercial portfolio is ENERGY STAR certified

  Local Law 97 (LL97) Compliant with no anticipated fines through 2029 for  

our office properties based on current assumptions

  Partnered with the New York State Energy Research Development agency 

to publish the Empire Building Playbook for decarbonization of existing 

buildings – a guide for others on how to achieve sustainability goals

 ESRT represents industry where policy is conceived, made, and implemented

   We were the only New York City commercial landlord on the LL97 

Implementation Advisory Board and are the only New York City 

commercial landlord on the New York City Sustainability Advisory 

Boards

   I continue to chair the Real Estate Roundtable’s Sustainability  

Policy Advisory Committee

   We are an early adopter of the new IWBI WELL Equity Rating,  

signatory of the United Nation’s Women Empowerment Principles, and  

a member of the Bloomberg Global Equality Index 

  Great Place to Work certified in 2023

ESG accomplishments and initiatives are important to tenants and their 

employees, as well as investors, and remain a top priority for ESRT.

Our industry 
leadership in 

environmental 
stewardship 
and healthy 

building 
performance 
matters more 

and more 
each year 

to tenants, 
lenders, and 

shareholders.

⁴  We measure our operational carbon emissions as a combination of Scope 1 and Scope 2 emissions as well as Scope 3 emissions 
from our tenant sub metered usage.

 most advanced 1.5°C target

5

⁴



Anthony E. Malkin 
Chairman, President and Chief Executive Officer

We believe in 
New York City, 
and we offer 
four ways to 
play it – office, 
the Empire 
State Building 
Observatory, 
retail, and 
multifamily. 
New York City 
is resilient and 
ESRT is future-
ready and 
well-positioned 
to drive value 
for ESRT 
shareholders in 
2023. 

BUILD SHAREHOLDER VALUE 

ESRT outperformed in 2022 because of our differentiated portfolio, strong 

balance sheet, and leasing progress. We see disruptions in the market, and we 

will manage through them. The current cycle will pose its challenges. We focus 

on execution for stakeholders to put more points on the board in 2023. Our 

priorities are unchanged – lease space, sell tickets to the Observatory, manage 

the balance sheet, and achieve sustainability goals. These actions together 

enhance shareholder value. 

We believe in New York City, and we offer four ways to play it – office, the 

Empire State Building Observatory, retail, and multifamily. New York City is 

resilient and ESRT is future-ready and well-positioned to drive value for ESRT 

shareholders in 2023. 

Many thanks to our Board of Directors, to my partners in leadership Christina 

Chiu and Tom Durels, and the great team leaders and members we have at 

ESRT. We work hard towards our company goals, and I have every confidence 

we will continue to do a great job on behalf of stakeholders. We thank Leslie 

Biddle for her contributions to our Board for the last six years, wish her well in 

her new position of Special Assistant to the Undersecretary of Infrastructure 

at the U.S. Department of Energy, and thank her for her service to our country. 

Lastly, thank you to our investors and stakeholders for your continued support. 

ONWARD AND UPWARD.
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This Annual Report contains forward-looking statements within the meaning of Section 27A of the Securities Act, and Section 21E of the Exchange Act. We intend these forward-looking
statements to be covered by the safe harbor provisions for forward-looking statements contained in the Private Securities Litigation Reform Act of 1995 and are including this statement
for purposes of complying with those safe harbor provisions. You can identify forward-looking statements by the use of forward-looking terminology such as “believes,” “expects,” “may,”
“will,” “should,” “seeks,” “approximately,” “intends,” “plans,” “estimates,” “contemplates,” “aims,” “continues,” “would” or “anticipates” or the negative of these words and phrases or
similar words or phrases. In particular, statements pertaining to our capital resources, portfolio performance, dividend policy and results of operations contain forward-looking statements.
Likewise, all of our statements regarding anticipated growth in our commercial portfolio from operations, acquisitions and anticipated market conditions, demographics and results of
operations are forward-looking statements.

Forward-looking statements are subject to substantial risks and uncertainties, many of which are difficult to predict and are generally beyond our control, and you should not rely on them
as predictions of future events. Forward-looking statements depend on assumptions, data or methods which may be incorrect or imprecise, and we may not be able to realize them. We do
not guarantee that the transactions and events described will happen as described (or that they will happen at all).

The following factors, among others, could cause actual results and future events to differ materially from those set forth or contemplated in the forward-looking statements: (i) economic,
market, political and social impact of, and uncertainty relating to, any pandemic; (ii) a failure of conditions or performance regarding any event or transaction described herein, (iii)
resolution of legal proceedings involving the Company; (iv) reduced demand for office, multifamily or retail space, including as a result of the changes in the use of office space and remote
work; (v) changes in our business strategy; (vi) changes in technology and market competition that affect utilization of our office, retail, observatory, broadcast or other facilities; (vii)
changes in domestic or international tourism, including due to health crises and pandemics, geopolitical events, including global hostilities, currency exchange rates, and/or competition
from recently opened observatories in New York City, any or all of which may cause a decline in Observatory visitors; (viii) defaults on, early terminations of, or non-renewal of, leases
by tenants; (ix) increases in the Company’s borrowing costs as a result of changes in interest rates and other factors, including the current phasing out of LIBOR; (x) declining real estate
valuations and impairment charges; (xi) termination of our ground leases; (xii) changes in our ability to pay down, refinance, restructure or extend our indebtedness as it becomes due
and potential limitations on our ability to borrow additional funds in compliance with drawdown conditions and financial covenants; (xiii) decreased rental rates or increased vacancy
rates; (xiv) our failure to execute any newly planned capital project successfully or on the anticipated timeline or budget; (xv) difficulties in identifying and completing acquisitions; (xvi)
risks related to any development project (including our Metro Tower potential development site); (xvii) impact of changes in governmental regulations, tax laws and rates and similar
matters; (xviii) our failure to qualify as a REIT; (xix) environmental uncertainties and risks related to climate change, adverse weather conditions, rising sea levels and natural disasters;
(xx) incurrence of taxable capital gain on disposition of an asset due to failure of use or compliance with a 1031 exchange program; and (xxi) accuracy of our methodologies and estimates
regarding ESG metrics and goals, tenant willingness and ability to collaborate in reporting ESG metrics and meeting ESG goals, and impact of governmental regulation on our ESG
efforts. For a further discussion of these and other factors that could impact the company's future results, performance or transactions, see the section entitled “Risk Factors” of this
Annual Report.

While forward-looking statements reflect the company's good faith beliefs, they are not guarantees of future performance. The company disclaims any obligation to update or revise
publicly any forward-looking statement to reflect changes in underlying assumptions or factors, new information, data or methods, future events, or other changes after the date of this
Annual Report on Form 10-K, except as required by applicable law. Prospective investors should not place undue reliance on any forward-looking statements, which are based only on
information currently available to the company.

FORM 10 -K
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