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The End of Mid-Block Zoning
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Freeman Frazier Feasibility Study

» Even so, Congregation did submit an
analysis claiming economic hardship,
illogical at the first go.

 But, the study does not clearly disclose
that the land costs are purely hypothetical,
in that Congregation already owns land.

« If land costs are deducted from project
costs used in study, all scenarios show a
cash inflow to the Congregation.
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A Threat to Mid-Block Zoning

» CSI's New Rule: Non-profits may exceed
mid-block zoning height limitations by
claiming the need for income from
commercially developing property.

 This would mean the end of mid-block
zoning height limitations on the West Side.

» Non-profits can tweak numbers to show
negative return on investment — especially
since there is retained property value.
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BSA Objections to Feasibility Study

* New October BSA Objections raise 6
objections relating to study:

* Questions land valuation.

» Questions base numbers used for
community space and school.

« Asks for information for entire site, which
would include rental income from
Parsonage.

Economics: Zoning Resolution
72-21(a) and (b)

o 72-21(b) requires that owner prove site
cannot earn a reasonable return — not a
requirement for non-profits.

 (b) Applies only if 72-21(a) is satisfied —
i.e. unique physical conditions.

» 72-21 (a) not satisfied: site is a rectangular
60’ x 104’ lot, which the Congregation
claims is worth $18.9 million.
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Financial Cookery

» Congregation claims that the value of
contributed land value should be used to
prove project loss, but, value retained by
the Congregation should be ignored.

* Wants to have cake and eat it too.

* Want to include land as cost, but conceal
the related cash value retained.
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Hidden Assumptions

¢ Analysis assumes that a developer purchases
land for $18.9 million from the Congregation.

« Congregation keeps $18.9 million and also
receives banquet hall, new lobby and elevator,
offices, school, archives, synagogue extension
etc.

« Because of cost of land and facilities kept for
Congregation, developer suffers a “loss.”
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I. Land: Why Study Claims Losses
of $2.3 to $7 million.

« Total Investment includes $18.9 million of land
“costs” [next slide] — so all scenarios mean the
“developer” “pays” $18.9 million to the
Congregation. Plus, $18.9 million is
overstatement
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Unrealistic Expectations

« In As Of Right Scenarios, $12 million to
$18 million of apt. sales income is
generated.

* This exceeds construction costs.

» Congregation unrealistically desires new
Community facilities at no cost and at the
same time wants to cash out its land
ownership value of $18.9 million — at break
even.
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37,899 |Sq.Ft. Used for Land Cost
of $18,944,000]

SCHEDULE A: AMAL YSE5 SUMMARY - CHHDOMINIUM USE

ALTERMATIVE REVISED

A5 OF RIGHT AS OF RIGHT REVISED AL
CIRESDENTAL  CRRESIDENTIAL PROPCSED RESIDENTIAL
GEVELCPENT EVELCPMENT EEVELCPUENT FAR 4G
BUILDNG AREA (S2.F1)
BUILT RESIDENTIAL ASIER 74555 7 50 M mpaa
SELLABLE AREA e 5318 1408 18
CAPITAL BEVESTMENT SLMUARY
N CoST [ 18544000 $18.044 500 s mia00]
HOLDING & PREP. C0STS ¥ = 3T o
BASE CONSTRLCTION COSTS 4,248,000 $1.122.000 $7.4000 $10.831.000
S0FT CONSTRUCTION COSTS $5.080.000 $4.999.000 260000 4873000
S2n27.000 $27.58 000 $33.020,000 36,848,000
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Cost of Land $18.9 Million
Based on 37,899 sq feet
Lot is 60 x 104 feet

Economic Analysis Report

6-10 West 70™ Street

New York, New York

March 28, 2007
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2,10 Value of the Property As Is

Vacant land sale prices, adjusted for comparability ranged from $453.09/sq.ft. of F.AR.
development area to $565.62/5q.ft. with an average of $500.31/sq.f. For purposes of this
analysis, a value of $500/sq.fL., or slightly above the average, was used. The site area is
approximately 6,427 sq.ft. with a potential residential zoning floor area of 37,889 sq.fi.,
therefore, the acquisition cost for Lot 37 for residential use is estimated at $18,944,000,
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Value (Cost of Land)
Related to Value to Payer
e An arm’s length developer would pay the
Congregation no more than $8 million for

the development rights for 3 floors, not
$18.9 million.

¢ This overpayment is the reason there is
one reason there is a “loss”.
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II. Fails to Properly Allocate Value
to Community and School

PROECT VALE

AOR AOR Proposed AOR
SKECFINTS $13E71 00 $tziM §30768,00 it 1]
1 SAES (NSNS # 1o e s
CAPTIALED VRLLE OF COMMLNTY FACLITES ST A0 W
E5T. NETPROIECT VALE S0 §Ha8 00 §355 00 fult
PROVECT INVESTMENT
wosmonesst | Land “cost” | fusum $asel FEET s
HOLDING 4 PREP. CO8TS ] 2 5 i
BASE CONSTRACTION COSTS 420 o fnasme P
SOFT CONSTRUCTION DOSTS 5080 e FIEED s p e
CARRING COSTS DLRMG SALES PERGD ST 5800 S fam
EST, TOTAL WVESTMENT M 1m0 ot pk b

Important Expense Items

 Construction Costs — hard and soft.
Requires source of cash to pay
contractors and consultants.

» Land Cost — this is purely conjecture and
based on assumptions. Congregation
already owns land. Hypothetical Payment.

» As Land Cost is estimated upward, profit
decrease/loss increases.
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100,
SOFT CONSTRUCTION CDS1S. 35,080 000 S4519.000 4504000 waTL0n
ARG GOB TS DUMIV SALES PERICO #5Ta000 3564000 [ wren000

ST, TOTAL INVESTMENT 2887 000 28138.000 0 537,288,000
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Important Income Items

* Sale of Condominium Units. This is
received in the form of cash.

* Value retained by Congregation — banquet
hall, lobby, elevator, classroom, archives,
small synagogue, offices, kitchens etc.

* As the subjective estimate of retained
value increases, the profit increases/loss
decreases.
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6000 Sg. Ft Banquet Hall

» Banquet Hall e :_..-_i--
* 64 feet x 105 feet ‘F =
« 3 full rowhouse lots Al =
+ Two kosher kitchens Fl
and extensive ' et
restrooms.
 Larger than
Roseland’s Dance ;
Floor. (1 b
e Larger than 47 St. . . |
Supper Club Floor. e J
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As Community Space Valuation
Increases, “Loss” Decreases

PROKECT VWLE

AOR AOR Proposed AOR

SNECFINTS LEART 100 ol
A

Tl SALES COMMSSIONS 1 o o SRR L0
CAPTIALED VRLLE OF COMMLNTY FACLITES L s W
EST. NETPROJECT VWALLE Sa0EM 00 HLET N0 i
PROECT MYESTMENT

wousTovest | Land “cost” g S0 FHAS00 $Hbsn
HOLDNG & FRER (0875 el ] L #
BASE CONSTRACTION COSTS s o in4 000 T
SOFT CONSTRUCTION DOSTS 0000 FIEED s S
CARRING COSTS DLRMG SALES PERGD ST 5800 S om0
EST, TOTAL WVESTMENT M 1m0 ot pk b
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Feasibility Study Ignores
Parsonage

» Parsonage on CPW - part of zoning lot.

» Recently renovated to rent as private
residence at over $17,000 a month.

 Offices, custodian apartment, archives,
library and other alleged programmatic
requirements could be located in the
Parsonage.

 Value of Parsonage should be included as
part of project.
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Undervalues Community Facility
Property Retained by Congregation
 Study ascribes only $2-$4 million of value

to all of the following:

» 12 Classrooms with offices, restrooms,
recreation and assembly space, related
mechanical space, etc.

e 6000 Sq. Ft. Banquet Hall and Kitchens
and restrooms

e Synagogue Extension, New Lobby,
Archives, elevator, offices, apartment etc.
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CPW Parsonage: 6 br, terrace,
living room, dining room

==
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Conclusion Feasibility Study

« Based upon its incomplete and flawed nature,
the feasibility study should be disregarded.

¢ Absence meaningful financial disclosure and
unbiased analysis, the BSA and CB7 should
disregard all financial hardship claims, especially
since financial hardship alone cannot justify a
zoning variance when there is no factual basis
for the other 72-21 findings.
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CPW Parsonage: 6 br, terrace,
living room, dining room

.6 Bedrooms
—
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Third Floor Access

[] Elevators

10/18/2007 Existing 3" floor Proposed 3rd floor 40

First Floor Access

[] Elevators

10/18/2007 EXisting 1st floor Proposed 1st floor 38

Fourth Floor Access

[] Elevators

10/18/2007 Existing 4t floor Proposed 4th floor 41

Second Floor

[ Elevators

10/18/2007 Existing 2" floor Proposed 2nd floor 39






