Contents

Opposition Exhibit KK - Freeman Documents

KK-1 Form BZ Instructions

KK-11 2008-02-12 Freeman Testimony from BSA Transcript
Shearith Israel

KK-23 2007-02-28 Freeman Frazier Feasibility Economic
Analysis

KK-52 2007-09-06 Freeman Frazier Letter to BSA

KK-77 2007-10-24 Freeman Frazier Letter to BSA

KK-98 2007-12-21 Freeman Frazier Letter to BSA

KK-138 2008-01-30 Freeman Frazier Letter to BSA

KK-141 2008-03-11 Freeman Frazier Letter to BSA

KK-172 2008-04-01 Freeman Frazier Letter to BSA

KK-180 2007-10-24 AOR Scheme C Drawings

Opposition
Exhibit KK

20— A4 —un0O wwvwo

4 — W I Xm

)
o)

Opposition
Exhibit JJ



Opp. Ex. KK -1 of 196
BSA Instructions For Form BZ Page 1 of 10

CITY OF NEW YORK

BOARD OF STANDARDS AND APPEALS

40 Rector Street, 9" Floor

New York, New York 10006-1705

Phone: (212) 788-8500 Fax: (212) 788-8769
http: //mww.nyc.gov/html/bsa/

DETAILED INSTRUCTIONS FOR COMPLETING BZ APPLICATION

All requests for zoning variances and special permits must be made on the Board's“BZ”
application form. Information regarding the filing of a BZ application may be obtained by
contacting the Application Desk at (212) 788-8500.

The BZ Application Form must be signed by the property owner or authorized representative of
the owner, affirming that all statements contained within the Application Form and attached
materials are true. The Application Form must also be notarized by a notary public, pursuant to
all applicable notary laws.

Submit one (1) original and eight (8) copies of the completed BZ Application Form, typewritten
and legible, with all required attachments, to the Board. Also, submit one (1) set to the Board's
New York City Fire Department liaison. Each packet, original and copies, should contain the
required attachments. One application is required for each separate property.

BZ Checklist
Application Form (Items A-E)

ItemF.  Objection(s) from Administrative Agency
ltemG:  Statement of Facts

ltemH:  Statement of Findings

ltem|: BSA Zoning Calculations

Item J: Pans

ltemK: Radius Diagram

ltemL:  Photographs

ItemM:  Financia Feasibility Study, if applicable.

Item N:  Certificate of Occupancy

ltemO:  Letter to Administrative Officia

IltemP.  Notification of Filing

ltem Q:  List of Affected Property Owners and Tenants
ltemR:  Affidavit of Applicant/Affidavit of Ownership
ltemS:  CEQR Application
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BZ Application Form

Section A:  Indicate the applicant’s name and address, the name and address of the owner of
record and the lessee / contract vendee of the property, if applicable. List the
telephone number where an examiner may reach the applicant during business
hours should questions arise concerning the application. If the BZ application
form is being submitted by a contract vendee, the contract vendee's name should
be entered in place of owner of record.

Section B:  The exact location of the subject premises must be specified in this section. This
section should be completed as indicated in the following example:

“Premises is situated on the west side of Fifth Avenue, 100 feet north of the
corner formed by the intersection of X Street and Fifth Avenue.”

Include the block number and lot number(s), the street and house number, the
borough, and the community board district within which the premises are located.
If the property in question is located in the borough of Queens, the name of the
neighborhood should be included as follows:. “Borough: Woodside, Queens’. If
the site is located within the boundaries of two Community Boards, both should
be listed. In addition, the applicant should note if the premises are identified by
another address.

If a Certificate of Occupancy has been issued for theses premises, provide the
number, and attach a copy to this application (as item “N”). Give the Zoning
Didtrict that the premises is located within and provide the number of the map
section as it appears in the New York City Zoning Resolution. Also, please
indicate the City Councilmember whose district the premisesis|ocated within.

Section C:  Specify the particular section of the Zoning Resolution sought to be varied (eg.
Z.R. 822-11) and check off the whether the application is being made for a zoning
variance or specia permit.

In zoning cases, the Board can only act upon an application accompanied by a
negative determination from the Department of Buildings or the Department of
Small Business Services. In most cases, the BZ application is based on an
“objection” issued by the Department of Buildings.

To obtain such a determination, before filing a BZ application with the Board, the
applicant must first file a complete ateration application or new building
application, including plans, with the Department of Buildings. The Buildings
Department will examine the case and issue an “objection” based upon nor
compliance with a specific provision(s) of the Zoning Resolution. The applicant
must then apply to the Borough Commissioner for a reconsideration, which must
also be denied before any Board action can be commenced. (Questions regarding
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this process may be addressed to the appropriate Borough office of the
Department of Buildings.)

Fill in the date of the denial upon which this application is being made and
indicate the application number under which the plans were originaly filed at the
Department of Buildings or Department of Small Business Services.

Section D:  Provide a brief description of the application, and check off whether the proposal
isalegalization.

Section E:  This section requires the applicant to list any previous Board cases, other pending
applications before any other government agency or any court action regarding
the premises. Copies of all previous Board Resolutions should be attached, and
the decisions therein explained in the statement of facts. Any other pending
governmental agency applications and court actions should also be explained in
the statement of facts.

ATTACHMENTSTO BZ APPLICATION FORM

All of the items listed below must be submitted at the time of filing or the entire application will
not be accepted.

Item F:  Objections (referenced in Section C)

A copy of the Buildings Department objection, stamped with the Borough
Commissioner’s denial and the date, must be attached to the application. The date of
the denial must be no more than 30 days prior to the date the application is filed with
the Board. If the application is an appeal from the Department of Business Services, a
similar submissionis required.

IF THE DATE OF THE OBJECTION STAMPED “DENIED” IS MORE THAN 30
DAYS OLD, YOU MUST RETURN TO THE BUILDINGS DEPARTMENT OR THE
DEPARTMENT OF SMALL BUSNESS SERVICES TO OBTAIN AN UPDATED
OBJECTION AND DENIAL.

Statement of Facts

§
9)

A typewritten Statement of Fact must be included with the application outlining the
principal points upon which the application is made. This statement should include,
but is not limited to, the following items:

A history of the occupancy of the premises.
Descriptions of the existing and legal conditions.
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A description of the proposal including the proposed use and surrounding land use
and building context. If this is an application for residential use, please indicate
the number of dwelling units.

Description of underlying zoning requirements, including parking, and special
reasons or outstanding circumstances leading to the request for a variance or
specia permit.

Descriptions of any prior BSA applications.

Descriptions of all pending violations and summonses.

Descriptions of all pending court actions.

§
T

Statement of Findings

A typewritten Statement of Findings must be attached to the BZ Application Form.
The Statement of Findings must provide explain how the required findings are met,
and reference any supporting evidence submitted with the application. (For example,
if a variance is sought, the findings set forth at Section 72-21 of the Zoning
Resolution must be addressed in the Statement of Findings.)

For special permits, the statement must address both the specific findings of the
authorizing special permit section, and the applicable genera findings for special
permits set forth at Section 73-03 of the Zoning Resolution separately.

BSA Zoning Calculations

A complete set of applicable zoning computations should be submitted which detail
the existing, proposed and legal conditions. Depending on the nature of each
application, a Quality Housing Analysis or Signage Analysis may also be required.

All Zoning Analyses must be signed and sealed by a registered architect or a
professional engineer.

Plans

A set of plans must be filed with this application for each of the following conditions:

Proposed conditions;

Existing conditions;

Permitted or legal conditions (if different from the existing conditions); and
Adjoining conditions

If any of the above conditions are exactly the same, one set of plans showing those
conditions is acceptable if labeled properly. For example, if the application is a
legalization and the proposed conditions are identical to the existing conditions, you
may provide one set of plans labeled “existing/proposed conditions”. If the existing
and proposed conditions differ in any way, two full sets of plans are required.
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All plans shall be properly titled, numbered, dimensioned, dated, drawn to scale and
conform with directions set forth herein. No drawing shall be accepted unlessiit bears
a legible seal and the signature of a registered architect or licensed professional
engineer. No drawing shall be accepted if it isillegible or unreadable due to poor
drafting quality or excessive reduction or reproduction. All drawings and other
exhibits, unless otherwise accepted by the Executive Director, shall be on sheets
8211 inches; sheets 8%2x14 inches or 11x17 inches are acceptable if folded to
8%2x11 inches.

The Board will only accept plans that conform to the following parameters:
1. Plot Plan/Site Plan

Fully dimensioned and to scale (with a graphic scale).

Detail landscaping, including street trees.

Indicate size and location of al curb cuts.

Show the dimension of sidewalks.

Show the location, height, and type of al fences.

Indicate all outstanding topographical features.

Indicate legal, existing and finished grades.

Show any parking layouts, including the number of spaces and al loading areas.
Show locations and direction of outdoor lighting.

Indicate the location of any trash dumpster or trash enclosure.
Indicate compass points.

Indicate address and |ot numbers.

2. Floor Plans

Floor plansfor all floors, including cellar and roof.

Show all exterior dimensions.

Show approximate size of al interior spaces, including room sizes. (For
[llustrative purposes).

Highlight new and proposed construction.

Indicate compass points.

Indicate on the floor plans where the sections are taken from.

3. Sections
Must indicate floor to ceiling heights and building heights.
Indicate compass points.
Identify each section.

4. Elevations
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Must indicate facing materials and show all signs.
Indicate what side of the building is being shown.
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An Adjoining Condition plan, if required to be submitted, must include the height and
use of all adjacent buildings and must show all yards, courts and curb cuts fully
dimensioned.

Radius Diagram

A radius diagram, drawn to a scale of 100 feet to 1 inch on sheets not to exceed 11"
by 17" in size, must be attached to this application. The radius diagram nust clearly
show the following:

1. The use and height, in stories, and type of construction of all properties within a

radius of 400 feet from the center of the plot which is the subject of the

application. (If the siteis greater than 40,000 square feet or has greater than a 300
foot frontage, a 200 foot radius from each corner of the site must be used). On all
applications for lots containing separately owned one, two or three family
dwellings, and on applications for special permits with lot area less than 40,000
square feet, the area of notification is 200 feet from the center of the lot.

2. All block numbers must be blocked (i.e. printed) within arectangle; for example: [ 4624

3. All lot numbers must be circled, for example: @

4. The frontage and the depth of all lots, rounded to the nearest foot, must be marked

within the building line.
5. All house numbers must be marked outside of the building line.
6. Street names must be indicated.

7. Street widths must be indicated (property line to property line).

Compass points must be indicated.

9. The point at which each photograph submitted as part of this application was
taken by should be indicated with a circle with an arrow showing the direction in

which the camerafaced (see legend below).

10. Explanatory Legend, with the following minimum of information:

1 Story Height

MD Multiple Dwelling
D Dwelling

R Retail
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Garage
Commercial
Industrial
Manufacturing
Warehouse

Camera Position

dgz—oo

Radius diagrams must show the zoning district boundaries, dimensioned, labeled and
distinctly color coded as follows:

Orange for Residential Districts
Red for Commercial Districts
Light Green for Manufacturing Districts

If aland use survey is required (applications for change in use), it should be distinctly
color coded as follows:

Yellow for Residential Uses

Red for Commercial Districts

Purple for Manufacturing/I ndustrial Uses
Blue for Community Facility Uses

Grey for Vacant Land

Green for Open Space

§

Photographs

A set of unmounted, 8" by 10", glossy photographs must be submitted with the
application. The photographs must show the actual conditions on the lot from all
sides of the street within the area of notification, the rear of the lot, the side of the lot
and the frontage of lots within 100 feet of the rear of the lot in question.

The front of each photograph must be properly labeled to include the street, the
address, the outline of the actual site in question and compass points. The back of the
photograph must indicate the name and address of the photographer and the date the
photograph was taken. In addition, the address of the site should be included.

Item M: Financial Feasbility Study

Financial information is not required for special permit applications. For not-for-
profit organizations and individual one, two and three family residential bulk variance
applications, financial information is generally not required at the time of filing.
However, in certain instances the examiner or the Board may, after reviewing the
issues raised in the application, request that financial data be provided.
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For all other variance applications, a financial analysis must be submitted at the time
of filing or the application will not be accepted.

The financial submission should illustrate the hardship caused by the claimed unique
physical conditions present at the site. Financial data is requested by the Board to
explain why areasonable return on the property is not possible and to demonstrate, in
part, why the variance proposed is the minimum variance necessary to provide relief
to the property owner.

Questions regarding the submission of financial information may be addressed to the
Board' s Deputy Director, Roy Starrin, by calling (212) 788-8797.

The following guidelines apply to the submission of financial data:

1. Submissions must be prepared by a Certified Public Accountant and/or qualified
real estate professional, other than the owner or applicant. The qualifications of
the person who prepared the financia submission must be included with the
submission.

2. For an application for a use variance, separate financial analyses must be
performed for the existing use, conforming or legal use, alternative conforming
use(s) and proposed use. For a bulk variance application, separate financial
analyses must be performed for the existing, complying and proposed conditions.

3. The economic hardship that arises from the unique physical conditions must be
guantified and the cost to remedy such hardship should be given in dollar figures.

4. Generaly, for renta development proposas, the following information is
required: market value of the property, acquisition costs and date of acquisition;
hard and soft costs (if applicable); total development costs;
construction/rehabilitation financing (if applicable); equity (total cost less
financing); breakdown of renta income by floor and sguare footage,
vacancy/collection loss percentage and estimate; effective income; operating
expenses, rea estate taxes; water and sewer charges, net operating income; debt
service; cash flow estimate and percentage return on equity (cash flow divided by

equity).

5. Generdly, for cooperative or condominium development proposals, the following
information is required: market value of the property, acquisition costs and date of
acquisition; hard and soft costs (if applicable); total development costs;
construction/rehabilitation financing (if applicable); equity; breakdown of
projected sellout by square footage, floor and unit mix; salesmarketing expenses;
net sellout value; net profit (net sellout value less total development costs); and
percentage return on equity (net profit divided by equity).
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6. All construction cost estimates must be submitted by an architect, engineer,
builder or contractor, other than the owner or applicant and must be signed and
sealed. A published cost reference source may be supplied by the applicant’s real
estate analyst instead.

7. All dsite valuations, rental and/or sellout estimates must be substantiated with
comparables, with narrative adjustments for time, location, age, zoning and
physical characteristics. Other types of adjustments must be justified.

§

Certificate of Occupancy

A copy of the current Certificate of Occupancy, if the property has one, must be
attached to the application.

Letter to Administrative Official

§
O

The Board's Rules of Procedure require that a copy of each BZ application form be
forwarded by the applicant to the administrative agency from whose order or
determination the appeal is made “immediately upon filing with the Board”.

The Buildings Department is the administrative agency whose decision is being
appedled in most of the most of the Board's zoning variance and special permit
applications. One copy of the notice letter sent to the Department of Buildings by the
applicant must be submitted to the Board with the application within 10 days of the
filing with the Board. The same procedure applies to applications involving a
Department of Small Business Services objection.

§

Notification of Filing

The Board's Rules of Procedure require the applicant to forward a copy of each BZ
application, with all supporting documentation to:

* The affected Community Board(s) or Borough Board,;
* The affected City Councilmember;

* The affected Borough President; and

* The City Planning Commission.

(Service to the affected Community Board or Borough Board and the City Planning
Commission shall be served on the respective Chairperson. For the City Planning
Commission, notify the Chairperson through Mr. Allan Geiger, 22 Reade Street, New
York, N.Y. 10007.)

The applicant may forward the application to the above listed entities prior to filing at
the Board or within three business days after filing the application. If, at the time of
filing, the applicant has already forwarded the application to the above listed entities,
a copy of the required proof may be submi tted to the Board with the BZ application.
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If the applicant notified the above listed entities after filing, the required proof must
be forwarded to the Board within ten days of the filing with the Board. The required
proof must be accompanied by a transmittal letter listing all documents submitted.
Service of all materia required shall be by regular mail, certified mail or persondl
service upon the individuals or entities required to be notified. Such individuals or
entities shall either sign a receipt for such materia or the applicant may submit an
Affidavit of Service to the Board attesting to proper service. If such service is by
regular mail, the applicant shall submit an official Post Office Certificate of Mailing
together with the Affidavit of Service. If such service is by Certified Mail, the
applicant shall submit the official Post Office Certificate of Mailing or the signed
return receipt. If such service is by personal service, the applicant shall submit an
affidavit attesting to the individuals or entities served.

ltem Q: List of Affected Property Ownersand Tenants

The applicant must submit with the BZ application the names and addresses of the
owners of record of all property shown on the radius diagram, listing each owner by
block and lot. The list must include al residential, commercial and industrial tenants
of record of the property which is the subject of this application. Names and
addresses of owners may be obtained from the City Collector’s Office or from the
City Register. The list of affected property owners (and tenants, if applicable) must
include the source and date of the list and be notarized. In all cases, the list provided
must show the names of the actual property owners with legal title, rather than

mortgagees.

ltem R:  Affidavit of Applicant/Affidavit of Owner ship
The applicant is required to sign the application and have his or her signature
notarized. The Affidavit of Ownership must be completed by the fee owner and be
notarized. This section is where the owner authorizes the applicant to file the
application on his or her behalf. If the application is filed by a contract vendee, the
contract vendee may complete the Affidavit of Ownership.
THE APPLICANT IS ADVISED TO REVIEW THE BOARD’'S RULES OF
PROCEDURE REGARDING OWNER AUTHORIZATION AND CONSENT.

Item S: CEQR Application

All BZ applications must be accompanied by the appropriate Gty Environmental
Quality Review submission at the time of filing. The CEQR filing has a separate fee
schedule and instructions. Questions regarding the CEQR process should be directed
to the Board' s CEQR examiner, Rory Levy, at (212) 788-8747.
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New York City Board of Standards & Appeals

TRANSCRIPTION OF TAPE
Case # 74-07-BZ.
6 through 10 West 70" Street, Borough of Manhattan.

2-12-08.
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339 CHAIR SRINIVASAN: That’s fine. But, it will predate
340  the 84 zoning.

341 MR. FRIEDMAN: Yes.

342 CHAIR SRINIVASAN: That would be a reasonable

343  analysis.

344 MR. FRIEDMAN: Okay.
345 CHAIR SRINIVASAN: Okay.
346 MR. FRIEDMAN: We can provide that. Thank you for

347  the clarification.

348 CHAIR SRINIVASAN: All right. Why don’t we have Mr.
349  Freeman come up and speak.

350 MR. FREEMAN: Good afternoon, again, Commissioners.
351 CHAIR SRINIVASAN: All right. We had some

352  questions, I think.

353 The thrust of our questions had to do with the site value. Commissioner Ottley-
354  Brown, | know you had some - -

355 COMM. OTTLEY-BROWN: Yes. I was wondering if
356  you could explain for me your three methodologies, I believe, that you introduced in

357  order to reconcile your land value average per square foot?

358 MR. FREEMAN: Sure.

359 COMM. OTTLEY-BROWN: You talk about the sales and

360 then you talk about the assessed value, the relative assessed value.

16
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361 MR. FREEMAN: Well, we’re dealing with a premise

362  because we want to both extract out the community facility use, as was requested, and
363  then look at what an as-of-right development on the site would be.

364 So, in order to do that, we come to the conclusion that, as we said, since the

365 community facility is below, a developer purchasing this would be essentially purchasing
366  the theoretically most valuable upper floors because that generally has more value for
367  residential use, plus given the configuration and zoning, a good portion of it would be up
368  above the synagogue building and have direct views of Central Park similar to what

369  would be in a Central Park West building.

370 So, the first approach we used, Commissioner, was to look at sales of buildings in
371  R-10 districts which is pretty straight forward.

372 We looked at vacant land sales. We adjusted them for comparability and we

373  found them to average $823 and change, and we used $825. That’s a fairly direct - -

374 COMM. OTTLEY-BROWN: Right.

375 CHAIR SRINIVASAN: All right. Mr. Freeman, can you

376  just make one comment on that?

377 MR. FREEMAN: Sure.

378 CHAIR SRINIVASAN: And, you can just clarify to us
379  that the development potential you're talking about, which is approximately 19,000

380  square feet, I believe, is that all located in or is that all derived from the R-10 portion of

381  the site?
382 MR. FREEMAN: We looked at a specific building

383  configuration which the architect created which is essentially a full build-out of the

17
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384  potential on the R-10 portion and a full build-out permitted on the R-8 (b), most of which

385  onthe R-8 (b) is taken up by the community facility space - -

386 CHAIR SRINIVASAN: But, not all?

387 MR. FREEMAN: Not all.

388 CHAIR SRINIVASAN: All right.

389 MR. FREEMAN: So, this is - - I think that we have to look

390 and I don’t have it in front of me but you have to look at the configuration that the

391  architect provided but I think this may be one floor of residence in the R-8 (b) once you
392  get above the community facility space.

303 CHAIR SRINIVASAN: Also, I think, fifty feet to seventy-

394  five feet.

395 MR. FREEMAN: Again, it relates to - -

396 CHAIR SRINIVASAN: All right. But, [ think the point

397  I’'m making is that | just question whether all the air rights or development potential

398  should be based on the R-10 value high up in the air?

399 And, I think the second thing is that you’ve looked at comps which are not R-10
400  (a) comps but they’re zoning districts that have no height limit, and I'm just wondering if
401  youcan give us a better comparable?

402 MR. FREEMAN: We’ll take a look at it.

403 CHAIR SRINIVASAN: All right. [ think this relates to
404  the fact that we feel that the price is somewhat - - it’s high and I think we just want to

405  make sure that is a reasonable assumption.

18
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406 MR. FREEMAN: Well, what we looked at,
407  Commissioner, was what the architect said could be built.

- 408 In other words, this takes into account the height limits of the site, the build-out
409  into the zoning envelope, there’s a particular configuration and that’s what we’re valuing.
410 So, there are buildings that don’t have height limits that may or may not be able to
411  build out their zoning envelops. We don’t do a zoning calculation of every piece of
412 vacant land in an R-10 equivalent district.

413 So, we’d have to go back and take a look and see what and how above the height

414 of this building the value would change significantly.

415 So, I’d like to just continue on.
416 CHAIR SRINIVASAN: Yes, please.
417 MR. FREEMAN: So, that was one of the three approaches

418  that we took.

419 The second approach we took was one more based on logic which is to say that
420  we don’t know the relationship between the Finance Department’s assessed value and the
421  actual value of the property.

422 However, we could make the assumption that their assessment practice is

423 reasonably consistent and that sites that have prime frontage are valued higher than sites
424 that don’t.

425 And, we looked at what the differential 1s? And, I think we found that in that case
426  there was - - buildings with a view of Central Park had an assessed value that was about
427 48 percent higher than buildings that did not have a view of Central Park.

428 COMM. OTTLEY-BROWN: So, these arc developed lots?

19



~ Opp. Ex. KK - 16 of 196
Freeman Testimony BSA Hearing 2-12-08 Page 6 of 12

429 MR. FREEMAN: These are developed lots.

430 COMM. OTTLEY-BROWN: But, the second one you’re
431  in developed lots?

432 MR. FREEMAN: But, we didn’t look at the actual values.
433 We looked at the percentage, the differential between those with Central Park frontage
434 and those without Central Park frontage because we made the presumption that Central
435  Park frontage was valuable or more valuable than mid-block frontage.

436 And, the relationship that the Department of Finance has in their assessed values
437  shows that t11ere’s basically a 48 percent premium value added to having that Central
438  Park West frontage.

439 And, we didn’t look at the dollar value. We said what’s the percentage because
440  we want to provide that percentage to the average that we had originally used.

441 And, we said, now, if we’re taking the community facility building out of the
442 picture, we're dealing with, essentially, the Central Park West frontage building so the
443 $450 that we had used as an average square foot in our previous analysis, we bumped up
444 by forty-eight percent to reflect the fact that the residential is there with Central Park

445  frontage. It’s the equivalent of Central Park frontage.

446 So, that’s the second methodology that we use.

447 COMM. OTTLEY-BROWN: But, yes, just a question.
448 So, your first one is just - - gives us a price for vacant land?

449 MR, FREEMAN: Traditional.

450 COMM. OTTLEY-BROWN: An average price.

451 This one is giving us a price for vacant land plus building?

20
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452 MR. FREEMAN: That’s right.
453 COMM. OTTLEY-BROWN: Plans plus building?
454 MR. FREEMAN: Plan plus building but it’s not being

455  used to give us a price, per se, but to look at the difference in valuation of a building with
456  frontage on Central Park and without so that we could apply that to what we had arrived
457  at as the average square foot in our previous analysis taking away the community facility

458  building.

459 So, we had an average value for building area from the ground floor to the top of
460  $450 which was the average and we said now, what would the difference be in the

461  average if we had just the reéidential portion fronting on Central Park? And, we said that
462  if we multiply this by that 48 percent factor, we would wind up with $450 a square foot
463  becoming $666 a square foot. That takes out the community facility.

464 It says that the average value for the whole building is $450 but the residential

465  portion, because of its location within the building and its relationship to Central Park has
466  a higher value.
467 And, we used, essentially, a differential in valuation that the Department of

468 Finance uses.

469 We didn’t use their values per square foot. We just used - -

470 CHAIR SRINIVASAN: You just used the differential?
471 MR. FREEMAN: Differential.

472 The last method that we used is another appraisal method which is known as the

473 residential land value methodology.

21
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474 And, we said if the property at $450 a foot is worth “x” and in our previous

475  analysis, we had demonstrated that the community facility had no economic value using
476  capitalization of income.

477 Then, therefore - - and, again, it’s a step in the direction of logic. All of the value
478  would need to be supported by the residential c‘omponent.

479 So we then took a look at what the value is. We had the average of $450 and we
480  said now if we had a residential building of $19,755 a square foot that had to carry all of
481  the land value at $450 a foot, what would that require and that was $863.

482 We then looked at all of these things together and we found that the land

483  comparables were $825. The adjustment by facto was $666 and that the residual value of
484  the residential, assuming the community facility had no value, was $863, we said, well,
485  what would be an appropriate value?

486 We felt that the $800 plus dollars a square foot was too high and we felt that

487  somewhere in the midpoint would be more appropriate at the lower value of $666 will
488  then reflect the premium values of the upper floors.

489 So, we used $750 a foot which was sort of the midpoint between the $666 and the
490  $863 to come up with how we would value the residential portion of the site?

491 So, we said if you want to look at it simpler way, if we had an overall average of
492 $750, what would the residential portion in and of itself be worth? We said $750 a foot,
493 which was not at the high end and it was not at the lower range of the adjustment range
494  and that’s the way we approached it.

495 COMM. OTTLEY-BROWN: Right. So, then that brings

496  my second question which is why would you choose something that’s more along the
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497  lines of an average when it seems to me that this development, if as-of-right, would be
498  quite inefficient because you have efficiency ratios of sixty percent, which leads me to
499  think that a developer would spend much less on a site of this, not the average, but maybe
500  something towards the low end of your range.

501 MR. FREEMAN: Yes. I heard that question asked

502  yesterday. And, the answer to that puts aside the question of valuation.

503 [f this were not this site, if we were able to remove all of the factors of

504  uniqueness, then I would say we can make some adjustments. However, all of the

505  differential that you’re talking about, all of the constraint which restricts and makes that
506  inefficient is a result of things that relate to the site’s uniqueness.

507 And, as soon as you adjust for uniqueness and this question has come up before,
508  you remove the underpinnings on which a variance is based.

509 ~ So, we will redo the valuation for the Board. I know that you’re familiar with
510  this. This comes up often and we can make adjustments for location. We can make

511  adjustments for time. We can make adjustments for size.

512 But, when you start to make adjustments for the unique characteristics of the site,
513 you, essentially, are moving in a direction of not dealing with the issue of uniqueness,
514 which is a principal issue for condoning a variance.

515 So, I would agree with Commissioner Brown. If we had a general and uniform

516 site--ifwehada- -

517 CHAIR SRINIVASAN: All right. So, maybe if you can
518  show us a general, uniform site, 1t will - - it should show - -

519 MR. FREEMAN: We have more if - - we could do that.
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520 CHAIR SRINIVASAN: Right. Because, then it should
521  actually - - it should be able to show you a reasonable rate-of-return versus, I think, what
522 you’re getting here.

523 MR. FREEMAN: Well, perhaps. But, again, what - - |
524  don’t mind doing that but the question I have is that when we left the last hearing and
525  came back here and then we had follow-up meeting and discussion with staff, it seemed
526 that the question the Board wanted to ask is show us that a building on this site cannot
527  make a feasible return without the waivers being requested.

528 The building that we’re looking at in terms of the analysis here is fhat a very small
529  portion on the R-10 section if the synagogue were not there, the R-10 section extends all
530  the way over to Central Park West.

531 So, all of the factors of uniqueness create a building that requires two cores. In
532 other words, you have a coré that has to bring you up on the R-8 (b) side, bring you over
533 to the R-10 (a) side and then come up, so we can get the architect to, perhaps, do that in a
534  (Unintelligible) way.

535 CHAIR SRINIVASAN: [ think that’s the only way for us
536  to feel comfortable with what you’ve established as your site value so - -

537 MR. FREEMAN: Again, one of the factors. There’s costs
538 involved. There’s efficiency involved and as soon as we begin adjust in that position for

539  all of those things well, then, of course if there’s no premium cost, if there’s no loss of

540  income as a result of inefficiency, then you might have a feasible development.

541 It’s hard to, as you know, because we discussed that earlier today, take out the

542 fact of building construction from that. When you go for a variance, you’re asking
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543  sometimes for a larger or a different building which brings with it added costs, but we’ll

544  do the best we can.

545 CHAIR SRINIVASAN: All right.
546 MR. FREEMAN: And, I guess I asked - -
547 CHAIR SRINIVASAN: Any other questions on the

548  financials for now?

549 COMM. OTTLEY-BROWN: You just said that what we
550  asked for was a situation where we did not look at the hardship and we wanted to see - -
551  you said we wanted to see that it would not make it?

552 MR. FREEMAN: No.

553 COMM. OTTLEY-BROWN: Because it seems to me that
554  we want to see that an unencumbered building will make it.

555 MR. FREEMAN: You wanted us to demonstrate - - now,

556 - you want to see that unencumbered building could make it.

557 We’ll do our best to make that.

558 At the last hearing, the focus was on show us that the (Unintelligible) of the
559  site--

560 CHAIR SRINIVASAN: You mean the envelop of a

561  sixteen story - -
562 MR. FREEMAN: And, the envelope, etc., if you don’t
563  have the community facility, would not be a feasible building so I’m assuming we’ve

564  done that and now we’ll go back and take a look and try to outline each of the
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565  uniquenesses, take them out of the picture and see what we can do to answer that
566  question.
567 CHAIR SRINIVASAN: Okay. Any other questions for

568  Mr. Freeman?

569 All right, any questions for Mr. Friedman right now?
570 MR. FREEMAN: No? Thank you.
571 CHAIR SRINIVASAN: All right. So, why don’t we take

572  testimony from Mr. Lebow and his team.

573 MR. LEBOW: Thank you.

574 Members of the Board, ’'m Mark Lebow, and I represent, as you know, what we
575  have been called as the objectants, and we are, as you remember, the three surrounding
576  cooperative buildings, 101 Central Park West, 90 Central Park West, 18 West 70" Street
577  as well as the various people along West 70™ Street between Central Park West and

578  Columbus Avenue.

579 And, if I gave you all 120 names, [ wouldn’t have any time left, so I’'m not going
580  to do that, again.

581 What we have done here is we have, obviously, not seen this notch building, this
582  “L” building.

583 We have not seen any of these drawings. We would like to see them because
584  maybe we can help you with the count.

585 Some of the count may make us happy. Some of it may make us very unhappy.
586 But, if it comes back again, we would like some opportunity so that we can study

587  itand then present you with our findings if we can, also.
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1.06 Scope of Report

The purpose of this Report is to analyze the feasibility of two alternatives for the development of
a site located at 6-10 West 70™ Street, New York, New York. The alternatives considered
include: 1) As of Right Residential/Community Facility (“As of Right Development™) and 2) The
Proposed Residential/Community Facility Development (“Proposed Development™). The
Proposed Development requires a variance from the Board of Standards and Appeals.

The report includes detailed financial Schedules that compare the ability of the As of Right and
Proposed Development alternatives to provide an acceptable return on the investment required to
facilitate development. A summary of the economic characteristics of the As of Right and

Proposed alternatives, including projected cash flows and development costs may be found on
Schedules A and B.

Recent, verifiable comparable vacant land sales were reviewed to establish the market in the
vicinity of the subject property. A schedule of this review may be found as Schedule C.

Recent, verifiable residential condominium sales were reviewed to establish the potential space
market in the vicinity of the subject property. A schedule of this review may be found as
Schedules D. A schedule of projected sales values for the Proposed residential schemes is
attached as Schedule D1 and D2.

Financial feasibility, the ability to provide the developer and investor, with the return of and a
reasenable return on capital invested, was analyzed for each alternative using actual and
estimated costs, for Acquisition, Hard and Soft Construction Costs and building operating
expenses. These assumptions are detailed in subsequent sections of this Report.

1.10  Description of Property and Project Area

The subject property is located at 6-10 West 70™ Street (Block 1122 Lot 37) at the southwest
comner of Central Park West and 70" Street on Manhattan’s Upper Westside, and is part of
Central Park West Historic District. Adjacent to the subject property is 99-100 Central Park West
(lot 36) which has a synagogue designated a historic landmark in 1974 by New York City’s
Landmark Commission. Currently, 6-10 West 70 Street has a four story community house with
community facilities that is not included as part of the historic landmark designation. The
community house has 64 feet of frontage on West 70™ Street.

The building is located in Manhattan Community Board #7. Central Park West and the Park
Blocks are composed of a mix of architecturally distinctive buildings including row houses,
apartment houses, apartment hotels and institutional buildings including: museums, churches and
synagogues, many of which have been designated as landmarks. The immediate vicinity of the
site is mixed residential and commercial to the north and to the south.

The subject lot area is approximately 6,432 sq.fi. The site has a four-story community facility on
the site.
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120 Zoning Regulations

The present zoning for the property is R8B and R10A and the property is located in the Central
Park West Historic District. The split lot zoning divides 73% of the property into the R8B zone,
approximately 4,723.5 sq.ft., and 27% of the property into R10A, approximately 1,708.5 sq.fi.

The current Floor Area Ratio (F.A.R.) permitted by Zoning for the district R8B is 4.0 F.A.R., and
the permitted F.A.R. for an R10A district is 10.0. The total adjusted maximum developable
square footage, for Lot 37 only, is 37,889 sq.ft.

Under the Proposed Development, the residential floor area would be 23,067 sq.ft. and the
community facility floor area would be 19,922 sq.ft. The combined total floor would be a zoning
floor area of 42,989 sq.ft. The Proposed Development requires approval by the Board of
Standards and Appeals.

1.30  Property Ownership

The Trustees of the Congregation Shearith Israel owns the subject property.

The propérty is currently assessed in the 2007/2008-tax year as follows:

Land Total
Target $2,002,500 $2,322.000
Transitional ~ $1,744,200 $2,022.300

The property has an exempt value of $2,322,000 because of its standing as a non-profit
institution. However, without the exemption status, and at a Class 4 tax rate of 10.997%, taxes
on the property are estimated at $222,392/year as per the NYC Department of Finance website.

The applicant in this BSA case is Shelly Friedman of Friedman & Gottbaum on behalf of The
Trustees of the Congregation Shearith Israel.

1.40  Development Alternatives
1.41  As of Right Residential/Community Facility Development

The As of Right Development would consist of new construction of six-story building on lot 37.
The new development would consist of a new synagogue lobby on the ground floor, and
community facilities on the second through fourth floors, with a gross floor area of 20,178 sq.fi.
On the fifth and sixth floors there would be two condominium units for sale with a gross
residential area of 7,596 sq.ft.
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The gross built area of this alternative would be 27,774 sq.ft. not including the cellar. The
zoning floor area for this alternative would be 27,774, The residential sellable area is 5,022 sq.ft.

This development program is referred to as the “As of Right Development".
142 Proposed Residential/Community Facility Development

The Proposed Development alternative would consist of new construction of an eight-story plus
penthouse mixed use building on lot 37 with the synagogue remaining untouched on the ground
floor. The new development consists of a new synagogue lobby on the ground floor, and
community facility space on floors two through four with approximately 19,922 sq.ft. of gross
area. Floors five through eight plus the penthouse would be five condominiums,

The residential portion of the development would be sold as condominium units, with one
condominium per floor. There would be a total of 16,242 sellable square feet. The fifth, sixth,
seventh, and eighth floors would have an average size of 3,565 sq.ft and would have four
bedrooms and three and a half bathrooms. The penthouse apartment would have 1,984 sq.ft. of
sellable area, and would have two bedrooms and two and a half bathrooms. The penthouse
apartment would also bave a 1,555 sq.ft. terrace with views to the north, south, and west.

The gross built area of this alternative would be 42,989 sq.ft. not including the cellar. The zoning
floor area for this alternative would be 42,989 sq.ft.

This development program would require a variance from the Board of Standards and Appeals
and is referred to as the "Proposed Development”,

20  Methodology
2.10  Value of the Property As Is

In order to estimate the value of the land under consideration, recent sales prices for comparable
vacant properties in similar R8B zones and in geographic proximity within Manhattan were
reviewed. Four appropriate sales were identified. A site visit to each property was made and
location, condition and sales price data were compared. A schedule of the comparable sales is
attached as Schedule C.

Vacant land sale prices, adjusted for comparability ranged from $453.09/sq.ft. of F.A.R.
development area to $565.62/5q.ft. with an average of $500.31/sq.ft. For purposes of this
analysis, a value of $500/sq.ft., 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.ft.,
therefore, the acquisition cost for Lot 37 for residential use is estimated at $18,944,000.
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3.0 Economic Assumptions

An economic analysis of the two development alternatives was undertaken. Schedule A of this
Report identify and compare the ability of each alternative to provide acceptable income to
justify the capital investments required.

3.10  Development Cost Assumptions

Development Costs consist of Acquisition Costs, as described in Section 2.00 above; Holding
and Preparation Costs; Hard Construction Costs for specific improvements; and Soft Costs
including construction loan interest, professional and other fees, property and other taxes and
miscellaneous development related expenses incurred during the construction period.

Development related soft costs for the alternatives were estimated based on typical expenses
ncurred for similar types of development.

The architectural firms of Platt Byard Dovell White Architects LLP have provided plans. For
cach development alternative, a construction cost estimate has been provided by McQuilkin and
Associates. Each estimate can be found in Exhibit A to this Report.

The estimated hard construction cost for the total development of the As of Right Development is
$3,603,000. The work includes residential core and shell, electrical, mechanical and elevator
systems. Apartment interiors include kitchen appliances, bathrooms and high end finishes. No_

construction costs related to development of the community facilities have been included.

The estimated hard construction cost for the total development of Proposed Development is
87,488,000. This work includes residential core and shell, electrical, mechanical and elevator
systems. Apartment mteriors include kitchen appliances, bathrooms and high-end finishes. No_
construction costs related to development of the community facilities have been included.

The cost estimates for each Development alternative were compared with costs for similar
development projects and can be considered within the reasonable range for comparable
construction and finishes for this type of project. Development related soft costs for the
alternatives were estimated based on typical expenses incurred for similar types of development.
Schedule B identifies the specific Hard and Soft Cost estimates utilized in this analysis for the
each of the alternatives.

3.20 Financing Assumptions

Typically, construction loan interest rates may be assumed to be 1.0-2.0 percentage points above
the Prime Rate. As of the Report’s date, the Prime Rate was 8.25%, which cannot be reasonably
assumed to remain in effect during the development’s projected timeframe. Therefore, 9.50%
was used as the construction loan rate for the analysis.
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The As of Right and Proposed Development alternatives will be developed as for-sale
Condominiums. Therefore, any long term financing will be the responsibility of individual
Condominium Unit purchasers and no assumptions were made for this analysis.

3.30  Real Estate Tax Assumptions

Current taxes were assumed as a base for the construction and rent up periods for the as of right
use alternative.

It is assumed that the As of Right and Proposed Developments would not be eligible for the 421-
a Real Estate Tax Abatement Programs.

The As of Right and Proposed Developments under consideration will be developed as for-sale
Condominiums. Therefore, any real estate taxes will be the responsibility of individual
Condominium Unit purchasers and no assumptions were made for this analysis.

3.40  Expense Assumptions
As a residential condominium it is assumed that the tenant will pay all expenses.
3.60  Residential Condominium Sales

The upper Westside and residences along side Central Park are popular areas for historic homes
as well as new condominium apartment development. Comparable condominium sales from the
Upper Westside and Central Park West areas have been used, and appropriate adjustments made
to account for their location and other pertinent factors. In estimating the potential sales prices for
the As of Right and Proposed Developments, adjustments to observed sales prices were made for
time of sale, building location and location of unit within the building, size and level of
improvement. This information is provided in the attached Schedule D.

Based on a review of recent verifiable sales of comparable apartments in recently renovated or
constructed buildings, apartments are selling in the range of $2,456.90 to $2,800.48/sq.1i.,
adjusting for location, size, floor and amenities. Pricing for each unit in the As of Right and
Proposed Developments were estimated based on the adjusted comparable sales contained in
Schedule D. The attached Schedule D1 and D2 identify these estimated sales prices.

4.00  Consideration

410  Property Acquisition

Based on our market review, the estimated price is within the observed market range, taking into
account the special features and conditions regarding the subject property as noted in

Section 2.10.  Economic feasibility issues regarding the project are not, therefore, a result of the
estimated value of the property.
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4.20  Unique Site Conditions

Although the potential residential floor area is 37,417 sq.ft., the undersized site; the presence of
the existing zoning district boundary and requirements to-align its street wall and east elevation
with the existing Synagogue; need to replace and enlarge the existing functions in the
Community House; and need to address the Synagogue's circulation problems create practicable
difficulties in being able to feasibly develop the New Building in a manner that would further
CSI's religious, educational and cultural mission. These restrictions also prevent development of
a valuable tower component of the building on the R10A portion of the site and limit the overall
residential floor area possibilities.

430 As of Right Residential/Community Facility Development

As shown in the attached Schedule Al, the Feasibility Analysis estimated the project value to be
the sum of residential condominium unit sales, less sales commissions. Consideration of the
economic feasibility of condominium projects is typically based on the potential profit generated
from the sale of apartment units and other sources, on a an annualized basis. Profit is the amount
available for distribution to investors after all project expenses incurred in the development and
sale of units are deducted from gross revenues. “Annualized Return on Total Investment” is
measured by dividing the estimated annualized project profit by the total investment in the
project.

As shown in the attached Schedule A, the total investment, including estimated Property Value,
base construction costs, soft costs and carrying costs during the sales period for the As of Right
Development is estimated to be $27,970,000.

The Feasibility Analysis estimated the net project value to be $1 1,574,000. This amount is the
sum of residential condominium unit sales, less sales commissions. As shown in Schedule A, the
development of the as of right alternative would result in an annualized capital loss of
$8.,672,000.

440  Proposed Residential/Community Facility Development
As shown in the attached Schedule A, the total investment, including estimated Property Value,
base construction costs, soft costs and carrying costs during the sales period for the Proposed

Development is estimated to be $33,688,000.

The Feasibility Analysis estimated the net project value to be $39,606,000. This amount is the
sum of residential condominium unit sales, less sales commissions.

As shown in Schedule A, the annualized return on total investment for the Proposed
Development is estimated to be 6.55% with a 28-month development and sales period.
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5.00 Conclusion

The Proposed Development provides a 6.55% Annualized Return on Total Tnvestment. This
return 1s at the low end of the range that typical Investors would consider as an investment
opportunity, taking into account the potential risks inherent in this type of development project,
and few, if any, investment options. The returns provided by the Proposed Development
alternative, in this case would, therefore, be considered acceptable for this project.

There is no Return on Investment provided by the As of Right Development,

6.00  Professional Qualifications

A statement of my professional qualifications is attached. Please note that I am independent of
the subject property's owner and have no legal or financial interest in the subject property.



March 28, 2007 Economic Analysis Report Freeman Page 9 of 29

ECBNIC ANAKSS
10 WESTOBREET
NEW YRKNY
MARCHS, 2007
PAGS

SCHEDULE A1: ANALYSIS SUMMARY - CONDOMINIUM USE

Opp. Ex. KK - 31 of 196

AS OF RIGHT PRCOPOSED

DEVELOPMENT DEVELOPMENT
BUILDING AREA (SQ.FT.)
BUILT RESIDENTIAL AREA 7,596 23,067
SELLABLE AREA 5022 16,242
CAPITAL INVESTMENT SUMMARY
ACQUISITION COST $18,944,000 $18,944,000
HOLDING & PREP. COSTS $0 $0
BASE CONSTRUCTION COSTS $3,603,000 $7,488,000
SCFT CONSTRUCTICN COSTS $4,873,000 $6,592,000

$27,420,000 $33,024,000

PROJECT VALUE
SALE OF UNITS $12,313,000 $42,134,000
(less) SALES COMMISSIONS 6% ($739,000) ($2,528,000)
CAPITALIZED VALUE OF COMMERCIAL SPACE $0 $0
EST. NET PROJECT VALUE $11,574,000 $39,606,000
PROJECT INVESTMENT
ACQUISITION COST $18,944,000 $18,944,000
HOLDING & PREP. COSTS $0 $0
BASE CONSTRUCTION COSTS $3,603,000 $7,488,000
SOFT CONSTRUCTION COSTS $4,873,000 $6,592,000
CARRYING COSTS DURING SALES PERIOD $550,000 $664,000
EST. TOTAL INVESTMENT $27,970,000 $33,688,000
RETURN ON INVESTMENT
ESTIMATED PROJECT VALUE $11,574,000 $39,606,000
(less)EST.TOTAL INVESTMENT ($27,970,000) ($33,688,000)
(less) EST.TRANSACTION TAXES {$225,000) ($769,000)
EST.PROFIT (ioss) ($16,621,000) $5,149,000
DEVELOPMENT/SALES PERIOD (MONTHS) 23 28
ANNUALIZED PROFIT (loss) ($8,672,000) $2,207,000
RETURN ON TOTAL INVESTMENT 0.00% 15.28%
ANNUALIZED RETURN ON TOTAL INVESTMENT 0.00% 6.55%

NOTE : ALL $ FIGURES ROUNDED TO NEAREST THOUSAND
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SCHEDULE B : DEVELLOPMENT COSTS

AS OF RIGHT PROPOSED
DEVELOPMENT DEVELOPMENT
DEVELOPMENT COST SUMMARY
ACQUISITION COSTS $18,944,000 $18,844,000
HOLDING & PREP. COSTS: $0 $0
BASE CONSTRUCTION COSTS $3.603.000 $7.488,000
TENANT FIT-OUT COSTS $0 0
EST.SOFT COSTS $4,873,000 $6,592,000
£ST. TOTAL DEV.COSTS $27.420,000 $33,024,000
ACQUISITION COSTS :
Land Purchase Price $18,944.000 $18.944,000
TOTAL LAND VALUE $18,944,000 $18.944,000
HOLDING & PREP. COSTS: $0 $0
BASE CONSTRUCTION COSTS : $3,603,000 $7,488,000
TENANT FIT-OUT COSTS $0
EST.CONST.LOAN AMOUNT : $20,565,000 $24,768,000
EST.CONST.PERIOD(MOS) : 20 24
EST. SOFT COSTS :
Builder's Fee/Developer's Profit 3.00% $823,000 $991,000
Archit.& Engin. Fees 8.00% $288,000 $508,000
Bank Inspect.Engin. $12,000 $34,000
Conslruction Management 5.00% $180,060 $300,000
Inspections, Borings & Surveys
Laboratory Fees LS $5,000 $5,000
Soil Investigation Ls $10,000 $10,000
Preliminary Surveys Ls $5.000 $5,000
Ongoing Surveys LS $10,000 $10,000
Environmental Surveys/Reports LS $2,000 $2,000
Confrolled Inspection Fees LS $45,000 $45,000
Legal Fees
Dev.Legal Fees $150,000 $150,000
Con.Lender Legal $62,000 $62,000
End Loan Legal $0 $0
Permits & Approvals
D.OB. Fees 25.53% $117,000 $145,000
Cond/Co-op QOffering Plan $30,000 $30,000
Other $40,000 $40,000
Accounting Fees $5,000 $5,000
Consultant Fees $0 $0
Appraisal Fees $8,000 $8,000
421-a Tax Exemption Fee 0.00% $0 $0
421a Tax Cerlificates NA NA
Marketing/Pre-Opening Expenses
Rental Commissions 25.00% $0 $0
Sales Expenses & Advertising $198,000 $198,000
Capitalized Start-up Costs NA $0
Financing and Other Charges
Con.Loan int. @ Loan Rate = 9.50% $1,628.000 $2,353,600
Rent-up Loan Int. @ Loan Rate = 7.00% $0 $0
Con.Lender Fees 1.00% $206.,600 $248,000
End Loan Fee 1.00% $0 $0
Construction Real Estate Tax $334,000 $445,000
Rent-up Real Fstate Tax $0 $0
Title Insurance 0.33% $90,000 $108,000
Mtge.Rec.Tax 2.75% $566,006 $681,000
Construction Insurance 1.00% $54,000 $112,000
Water and Sewer $5,000 $5,000
Other $0 $0
TOTAL EST.SOFT COSTS $4,873,000 $6,582,0600

NOTE : ALL $ FIGURES ROUNDED TO NEAREST THOUSAND
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Economic Analysis Report
6-10 West 70™ Street

New York, NY

March 28, 2007

Page 11

Schedule C: Comparable Vacant Property Sales
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Economic Analysis Report
6-10 West 70 Street

New York, New York
March 28, 2007

Page 12

Schedule C: Comparable Vacant Property Sales

1. 543-547 West 59" Street

This 7,550 sq.ft. vacant lot is located between Tenth and Eleventh Avenues.
The property resides in a C6-2 zoning district with an F.A R. of 6.02, and has
a buildable area of approximately 45,451. It is located one mile south of the
subject property. A +20% adjustment was made for time, and +25%
adjustment for the property’s inferior location relative to the subject property.
A +10% adjustment was made for the inferior zoning. No adjustments were
made for size or other factors.

2. 429 East 74" Street

This is a 6,554 sq.ft. under-utilized iot on Manhattan’s Upper East Side. It is
approximately 2.5 miles east of the subject property, and is located on East
74™ Street between York and First Avenues, A +10% adjustment was made
for time, and a +10% adjustment was made for the inferior location. A +10%
adjustment was made for the inferior zoning. No adjustments were made for
size or other factors.

3. 439 East 77" Street

This is a 2,236 sq.fi. under utilized lot on Manhattan’s Upper West Side. It is
located on East 77™ Street between York and First Avenues. Itis
approximately 2.5 miles east of the subject property. A +10% adjustment was
made for time, and a +10% adjustment was made for the inferior location. A
+10% adjustment was also made for the inferior zoning. No adjustments were
made for size or other locations.

4. 212 East 95" Street

This is a 5,650 sq.ft. vacant lot located on East 95% Street between Second and
Third Avenues on Manhattan’s Upper East Side. It is located approximately
2.5 miles northeast of the subject property. A +8% adjustment was made for
time, and a +25% adjustment was made for inferior location. An additional
+10% adjustment was made for the inferior zoning. No adjustments were
made for size or other factors.
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Economic Analysis Report
6-10 West 70™ Street

New York, New York
March 28, 2007

Page 13

Schedule C: Comparable Vacant Property Sales

1. 543-547 West 59" Street

2. 429 East 74" Street

3. 439 East 77" Street
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Economic Analysis Report
6-10 West 70™ Street

New York, New York
March 28, 2007

Page 14

Schedule C: Comparable Vacant Property Sales Continued

4, 212 East 95% Street

B
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Freeman/Frazier & Associates, Inc.

Date

Property

Block, Lot
Total Land Area
Zone

Page 16

: March 28, 2007

: 10 West 70th Street
:Blk 1122, Lot 37
16,472 sq.fi.

:R8B & R10A

Schedule D1: As of Right Residential Condominium Pricing

Outdoor
Floor  Area Price Price/SF Space
Five 2,815  $6,333,750 $2,250 0
Six 2,207  $5,979,319 $2,325 1459
Total 5,022 $12,313,069 $2,452

Schedule D2: Proposed Residential Condominium Pricing

Outdoor

Floor Area Price Price/SF Space
Five 3,418 $7,861,400  $2,300 0"

Six 3,522 $8,364,750  $2,375 0
Seven 3,632 $8,989,200  $2475 0
Eight 3,686 $9,860,050  $2,675 0

PH 1,984 $7,058,931 $2,975 1555
Total 16,242 $42,134,331  $2,594

Opp. Ex. KK - 39 of 196



March 28, 2007 Economic Analysis Report Freeman Page 18 of 29

Economic Analysis Report
6-10 West 70™ Street

New York, NY

March 28, 2007

Page 17

Schedule D: Comparable Condominium Sales
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Economic Analysis Report
6-10 West 70% Street

New York, New York
March 28, 2007

Page 18

Schedule D: Comparable Condominium Sales

1. One Central Park West #51A

This is a 5,046 sq.ft. condominium with views of Central Park located on the
north side of Columbus circle. It is located approximately nine blocks south
of the subject property. A ~5% adjustment was made for the superior
location. No adjustments were made for time, size, zoning or other factors.

2. 15 Central Park West #9G

This is a 2,237 sq.ft. condominium designed by Robert Stern. It is located on
Central Park West between West 61% and West 62™ Street in Manhattan’s
Upper West Side. It is located approximately eight blocks south of the subject
property. A ~5% adjustment was made for the superior location. No
adjustments were made for time, size, zoning or other factors.

3. 111 West 677 Street #45D

This is a 2,948 sq.ft. condominium located on 67 Street between Columbus
Avenue and Broadway on Manhattan’s Upper West Side. It is located
approximately four blocks away from the subject property. A -5% adjustment
was made for the superior location. No adjustments were made for time, size,
zoning or other factors.

4. 15 Central Park West #29C

This is a 2,876 sq.ft. condominium designed by Robert Stern with views of
Central Park. It is located on Central Park West between West 61% and West
62™ Street in Manhattan’s Upper West Side. It is located approximately eight
blocks south of the subject property. A —5% adjustment was made for the
supetior location. No adjustments were made for time, size, zoning or other
factors.

5. One Central Park West #37B

This is a 1,599 sq.ft. condominium with views of Central Park located on the
north side of Columbus circle. It is located approximately nine blocks south
of the subject property. A ~5% adjustment was made for the superior
location, and a +10% adjustment was made for the small size of the unit. No
adjustments were made for time, zoning or other factors.
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Economic Analysis Report
6-10 West 70® Street

New York, New York
March 28, 2007

Page 19

Schedule D: Comparable Condominium Sales Continued

6. 15 West 63 Street #39A

This is a 2,800 sq.ft. condominium located on West 63™ Street between
Central Park West and Columbus Avenue. Located on Manhattan’s Upper
West Side, 1t is approximately seven blocks south of the subject property. A
+5% adjustment was made for time, and a -5% adjustment was made for the
superior location relative to the subject property. No adjustments were made
for size, zoning or other factors.
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Economic Analysis Report
6-10 West 70" Street

New York, New York
March 28, 2007

Page 20

Schedule D: Comparable Condominiums

1. One Central Park West

2. 15 Central Park West




Opp. Ex. KK - 44 of 196
March 28, 2007 Economic Analysis Report Freeman Page 22 of 29

Economic Analysis Report
6-10 West 70" Street

New York, New York
March 28, 2007

Page 21

Schedule D: Comparable Condominiums Continued

3. 111 West 677 Street

4. 15 West 63 Street
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EXHIBIT A : CONSTRUCTION COST ESTIMATE
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CONGREGATION SHEARITH ISRAEL

NEWYORK, N.Y.
AS OF RIGHT CONSTRUCTION COST ESTIMATE

Maxrch 7, 2007

McQuilkin Associates, Inc.
Congtruction Consultants 500 Morris Avenue
Springfield, NJ O'7081
Tel 973-21S8-1600
Fax 9'73-218-1"700
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MC QUILKIN ASSOCIATES INC. DATE: 317107
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LOCATION: NEW YORK, NY
1
CSl # TRADE SUMMARY SCHOOL RESIDENTIAL TOTAL
AMOUNT
AS OF RIGHT
02050 [BUILDING DEMOLITION 103,500 - 103,500
02060 |SELECTIVE DEMOLITION 25,000 25,000
02080 |ASBESTOS ABATEMENT NIC NIC NIC
02500 |PAVING & SURFACING 24,786 - 24,786
02900 |EXCAVATION/FOUNDATION 1,967,652 24,000 1,991,652
03010 |CONCRETE AND CEMENT WORK 2,325,900 1,023,040 3,348,940
04200 [MASONRY 193,140 - 193,140
05500 |MISCELLANEQUS METALS 95,950 36,500 132,450
06100 |ROUGH CARPENTRY 43,500 16,200 59,700
06400 |FINISH CARPENTRY 21,720 21,452 43,172
07530 |ROCFING & FLASHING - 152,880 152,880
| 07900 |JOINT SEALERS 15,000 5,000 20,000
08100 |HOLLOW METAL DOORS 19,930 5,890 25,820
08200 {WOOD DOORS 13,500 7,250 20,750
08700 |HARDWARE 32,800 5,700 38,500
08900 |[EXTERIOR FACADE 636,176 293,004 929,180
09250 |GYPSUM WALLBOARD 295,356 139,228 434,584
09300 |[TILEWORK 136,946 12,492 149,438
09500 |ACOUSTIC CEILING 120,876 1,316 122,192
09600 |WOOD FLOORING 8,376 32,736 41,112
09680 |CARPET & RESILIENT 38,392 764 39,156
09700 |[TERRAZZO 181,840 22,920 204,760
09900 [PAINTING 81,224 21,260 102,483
10100 |VISUAL DISPLAY BOARDS 9,750 - 9,750
10150 |COMPARTMENTS & CUBICLES 21,200 - 21,200
10520 |FIRE PROTECTION SPECIALTIES 7,200 - 7,200
10800 |TOILET ACCCESSCRIES 21,800 2,600 24,400
11130 |PROJECTION SCREENS 18,000 - 18,000
11400 |APPLIANCES 5,000 10,000 15,000
14000 |CONVEYING SYSTEM 150,000 260,000 410,000
15300 |FIRE PROTECTION 175,164 67,584 242,748
15400 |PLUMBING 365,940 167,238 533,177
15500 |HVAC | 1,592,400 430,080 2,022,480
16050 |ELECTRICAL WORK 926,092 363,852 1,289,944
SUBTOTAL 9,674,109 3,122,985 12,797,095
GENERAL CONDITIONS|  12% 1,160,893 374,758 1,535,651
SUBTOTAL 10,835,002 3,497,743 14,332,746
LIABILITY INSURANCE 3% 325,050 104,932 429,982
TOTAL 11,160,052 3,602,676 14,762,728

Page 1 of 1
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CONGREGATION SHEARITH ISRAEL

NEW YORK, N.Y.
PROPOSED CONSTRUCTION COST ESTIMATE

March 7, 200’7

McQuilkin Associates, Inc.
Construction Consaltants 500 Morrias Avenuae
Springfield, NJ O70S1
Tel 973-218- 1600
Fax 9'73-218-1"700




March 28, 2007 Economic Analysis Report Freeman Page 27 of 29

Opp. Ex. KK - 49 of 196

MC QUILKIN ASSOCIATES INC. DATE: 377
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LOCATION: NEW YORK, NY
!
CSI # TRADE SUMMARY SCHOOL RESIDENTIAL TOTAL
AMOUNT
PlROPOSED
02050 |BUILDING DEMOLITION 103,500 - 103,500
02060 |SELECTIVE DEMOLITION 25,000 25,000
02080 |/ASBESTOS ABATEMENT NIC NIC NIC
02500 |PAVING & SURFACING 24,786 - 24,786
02900 |EXCAVATION/FOUNDATION 1,967,652 56,000 2,023,652
03010 |CONCRETE AND CEMENT WORK 2,458,700 2,184,560 4,643,260
04200 |IMASONRY 193,140 - 193,140
05500 MISCELLANEQOUS METALS 95,850 61,300 157,250
06100 |ROUGH CARPENTRY 43,500 47,200 90,700
06400 |FINISH CARPENTRY 21,720 33,400 55,120
07530 |ROOFING & FLASHING - 166,680 166,680
07900 |JOINT SEALERS 15,000 10,000 25,000
08100 |HOLLOW METAL DOORS 19,930 17,680 37,610
08200 |WOOD DOORS 13,500 26,000 39,500
08700 |HARDWARE 32,800 17,600 50,400
08900 |[EXTERIOR FACADE 654,326 737,084 1,391,410
09250 |GYPSUM WALLBOARD 303,236 359,208 662,444
09300 |TILEWORK 136,946 30,960 167,906
09500 JACOUSTIC CEILING 134,316 4,004 138,320
09600 'WOOD FLOORING 8,376 97,258 105,634
09680 |CARPET & RESILIENT 42,352 2,102 44,454
09700 |TERRAZZO 181,840 22,820 204,760
09900 |PAINTING 82,169 56,934 139,103
10100 |VISUAL DISPLAY BOARDS 9,750 - 9,750
10150 |COMPARTMENTS & CUBICLES 21,200 - 21,200
10520 |FIRE PROTECTION SPECIALTIES 7,200 - 7,200
10800 |TOILET ACCCESSORIES 21,800 6,500 28,300
11130 |PROJECTION SCREENS 18,000 - 18,000
11400 [APPLIANCES 5,000 25,000 30,000
14000 |CONVEYING SYSTEM 150,000 360,000 510,000
15300 |FIRE PROTECTION 185,724 144,551 330,275
15400 |PLUMBING 365,940 331,657 697,597
15500 |HVAC 1,688,400 919,870 2,608,270
16050 |ELECTRICAL WORK 981,772 772,178 1,753,950
SUBTOTAL 10,013,525 6,490,645 16,504,170
GENERAL CONDITIONS 12% 1,201,623 778,877 1,980,500
SUBTOTAL 11,215,147 7,269,523 18,484,670
LIABILITY {INSURANCE 3% 336,454 218,086 554,540
TOTAL 11,551,602 7,487,608 18,039,210

Page 1 of 1
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RESUME

JACK FREEMAN

Jack Freeman is principal of Freeman/Frazier & Associates, Inc. Mr. Freeman’s professional
background combines real estate finance, development planning, project management and public
sector experience to provide comprehensive real estate advisory services to the benefits of his

- clients.

His development financing background includes severat years experience as a Mottgage Officer
for The New York City Community Preservation Corporation, responsible for construction and
permanent loan origination. The Corporation is a consortium of the New York City Commercial
Banks and Savings Institutions, established to provide mortgage financing for multifamily housing

rehabilitation and economic development.

Public Sector experience inchudes the position of Director, New York City Department of City
Planning, Zoning Study Group and Senior Staff positions in the Mayor’s Office of Development,
responsible for management of major commercial and residential projects in Lower Manhattan,

As developer, Mr. Freeman has been a principal and General Partner in the development of
multifamily market rate and affordable housing projects, with a value in excess of $17 million.

In 1993 Mz. Freeman was appeinted, and served until 1996, as a Commissioner of the New York

City Landmarks Preservation Commission. For three years, Mr. Freeman was a member of the

New York State Council of Arts Capital Program Review Panel. He has been a recipient of a

National Endowment for the Arts Grant for Architecture and a Progressive Architecture Award for
. Urban Design.

Mr. Freeman is a Licensed Real Estate Broker, a member of the Real Estate Board of New York,
the Urban Land Institute and the American Planning Association. He teaches Real Estate

* Development as a member of Graduate Faculty of the City University of New York and has been a
regular lecturer in Real Estate Finance at Princeton University.

Mr. Freeman holds a Masters Degree in City Planning from the City University of New York and
a Bachelor of Architecture Degree from Cooper Union.

FREEMAN
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FREEMAN

REAL ESTATE SERYVICES w

& ASSOCIATES, INC.

132 NASSAU STREET
NEW YORK, NY 10038
TEL: 212.732.4056
FAX: 212.732.1442

September 6, 2007

Hon. Meenakshi Srinivasan, Chairperson

New York City Board of Standards and Appeals
40 Rector Street

New York, New York 10007

Re:  6-10 West 70" Street
New York, NY
74-07-BZ,

Dear Chairperson Srinivasan:

The Notice of Objections of June 15, 2007 for the above referenced Zonmg Variance
Application requested response to several specific guestions regarding the Feasibility Study,
dated March 28, 2007, which was submitted as part of the application for a variance for the
above referenced property.

We provide the following response to these questions:

Notice of Objections #30: 'Please provide a full plan set of lesser-variance
drawings that show compliant height and setback (objections for ZR 23-633 are
removed) that seeks to accommodate CSI's programmatic needs and excludes the
proposed tenant school space,; the remaining floor area shall be used for
residential use.

This Alternative Community Facility/Residential schemne (Plans set titled: AOR Scheme
B Synagogue use & residential scheme, dated 8-27-2007) would consist of a new
synagogue lobby on the ground floor, and community facilities on the second, third and a
portion of the fourth floors, with a gross floor area of 14,123 sq.ft. The fourth, fifth and
sixth floors would be three condominium units for sale with a gross residential area on
the fourth and fifth floors of 8,854 sq.ft., and the sixth floor penthouse would have a
gross residential area of 3,082 sq.ft. The total gross residential area, not including the
cellar would be 13,648 sq.ft., which includes residential lobby and core.

The gross built area of this alternative would be 27,772 sq.ft., not including the cellar.
The zoning floor area for this alternative would be 27,772. The residential sellable area
is 8,593 sq.ft. '
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Notice of Objections Response
6-10 West 70™ Street

New York, NY

September 6, 2007

Page 2

As described in Objection #35 below, the BSA has request that, for purposes of this
study, market rate rents be assumed for community facility spaces. The analysis of this
alternative, therefore, assumes market-rate rents for community facility space based on
comparable rents in the vicinity of the subject property. Market rate community facility
rents in the northern edge of Midtown, Upper West Side and Central Park West area were
reviewed. Community Facilities that function as shared space, and individual units were
used. As identified in Exhibit B, adjusted rents are in the $29.93 to $49.48/sq.ft. range
for comparable community facilities, with an average of $39.61/sq.ft.

For purposes of this analysis $40/sq.ft. has been used for market rate community facility
rentals.

This development program is referred to as the “Alternative As of Right Community
Facility/Residential Development”.

Notice of Objections #35: Although it is recognized that Congregation Shearith
Israel has not-for-profit status, for the purpose of this study, please ascribe
standard market-rate rents for community facility space based on comparable
rents in the vicinity of the subject site for both the as-of-right and proposed
scenarios.

Notice of Objection #33 requires analysis of a revised as of right development alternative,
as well as, analysis of a revised proposed development alternative.

a) Revised As of Right‘ Community Facility/Residential Development

As requested by the Board, we have provided an analysis of the Revised As of Right
Development (Plans set titled: AOR - Scheme A (Original), dated 8-28-2007), which
would consist of a new synagogue lobby on the ground floor, and community
facilities on the second through fourth floors, with a gross floor area of 18,134 sq.ft.
On the fifth and sixth floors there would be two condominium units for sale with a
gross residential area on the fifth and sixth floors of 7,594 sq.ft. The total gross
residential area, not including the cellar would be 9,638 sq.ft., and includes the lobby
and core areas of the residential portion of the development.

The gross built area of this alternative would be 27,772 sq.ft. not including the cellar.
The zoning floor area for this alternative would be 27,772. The residential sellable
area is 5,316 sq.ft.

Market rate community facilities rentals, as was described above, were assumed for
this development. For purposes of this analysis $40/sq.ft. has been used for market

rate community facility rentals.

This development program is referred to as the “Revised As of Right Community
Facility/Residential Development™.

i - - W . e . N
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Notice of Objections Response
6-10 West 70™ Street

New York, NY

September 6, 2007

Page 3

b) Revised Proposed Development

The Revised Proposed Development alternative (Plans set titled Proposed Scheme,
dated 8-28-2007) would consist of new construction of an eight-story plus penthouse
mixed use building on lot 37 with the synagogue remaining untouched on the ground
floor. The new deveiopment consists of a new synagogue lobby on the ground floor,
and community facility space on floors two through four. Floors five through eight
and the penthouse would be for sale condominium units. There would be a total of
five residential units.

The gross built area of this alternative would be 42,962 sq.ft., not including the
cellar. The zoning floor area for this alternative would be 42,962 sq.ft. The total
gross residential area, which includes residential lobby and core but does not include
the cellar, would be 22,907 sq.ft. The residential sellable area is 14,980 sq.ft.

Market rate community facilities rentals, as was described above, were assumed for
this development. For purposes of this analysis $40/sq.ft. has been used for market
rate community facility rentals.

This development program is referred to as the “Revised Proposed Development”.

Notice of Objections #37: Provided that the alleged hardship claim for the
development site (Lot 36) is an inability to accommodate CSI’s programmatic needs
on Lot 37 please analvze a complying, fully residential development on Lot 36 as
requested with Objection #31. This analysis is requested for the purposes of gauging
what the economic potential of the development site would be without the alleged
hardship.

The As of Right Residential F.A.R. 4.0 Development alternative (Plans set titled:
AOR - Scheme C Residential Scheme, dated 8-28-2007) consists of new
construction of a six-story residential building on lot 37 with the synagogue
remaining untouched. The new development consists of a ground floor residential
and synagogue iobby and core, and floors 2-6 would be for sale condominium units.
There will be a total of five residential units. The total gross residential area, not
including the cellar would be 25,642 sq.ft., which includes residential lobby and core.

The gross built area of this alternative would be 25,642 sq.ft., not including the
cellar. The zoning floor area for this alternative would be 25,642 sq.ft. The
residential sellable area is 15,883 sq.ft. This development program is referred to as
the “As of Right Residential F.A.R. 4.0

S - 1] : . ) I
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Notice of Objections Response
6-10 West 70™ Street

New York, NY

September 6, 2007

Page 4

Economic Analysis

In order to analyze and compare the economic characteristics of the four alternatives in
response to objection #30, #35, and #37, as described above, we have prepared the
attached Schedule Al: Analysis Summary; Schedule A2: Analysis Summary —
Capitalized Value of Market Rate Classroom Space; Schedule B: Projected Development
Costs; and Schedule C1-C4: Pricing Schedules.

The analyses incorporate the revised construction cost estimates provided by McQuilkin
and Associates. The estimates are attached as Exhibit A to this letter. No construction
costs related to development of the community facilities have been included.

All other assumptions are the same as those described in the Economic Analysis Report,
dated March 28, 2007.

a) Alternative As of Right Community Facility/Residential Development
{Objection #30)

The Feasibility Analysis estimated the net project value to be $20,624,000. This
amount 1s the sum of residential condominium unit sales, less sales commissions,
plus the capitalized value of the market rate community facility space, which as
shown in the attached Schedule A2, is $2,133,000. The total required investment,
including estimated Property Value, base construction costs, soft costs and carrying
costs during the sales period for the Alternative As of Right Residential is estimated
to be 528,847,000. As shown in Schedule A, the development of the Alternative As
of Right Residential Alternative would result in an annualized capital less of

$4.478.000.

b) Revised As of Right Community Facility/Residential Development (Objection
#33)

As shown in the attached Schedule A, the Feasibility Analysis estimated the project
value to be the sum of residential condominium unit sales, less sales
commissions. Consideration of the economic feasibility of condominium projects
is typically based on the potential profit generated from the sale of apartment
units and other sources, on a an annualized basis. Profit is the amount available
for distribution to investors after all project expenses incurred in the development
and sale of units are deducted from gross revenues. “Annualized Return on Total
Investment” is measured by dividing the estimated annualized project profit by
the total investment in the project.

Schedule AZ identifies the projected income and expenses for the market rate
community facility space. A capitalization rate of 9%, which would be required to
provide a minimum reasonable return on and return of capital was assumed. The
Capitalized Value determined by the analysis for community facility space in the
Revised As of Right Alterative is $3,433,000.
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The Feasibility Analysis estimated the net project value to be $14,820,000. This
amount is the sum of residential condominium unit sales, less sales commissions,
plus the capitalized value of the community facility space. The total investment
required, including estimated Property Value, base construction costs, soft costs and
carrying costs during the sales period for the Revised As of Right Development is
estimated to be $28,139,000. As shown in Schedule A, the development of the
Revised As of Right Development would result in an annualized capital loss of

$7.064.000.

¢) Rewised Proposed Development (Objection #35)

The Feasibility Analysis estimated the net project value to be $39,556,000. This
amount is the sum of residential condominium unit sales, less sales commissions,
plus the capitalized value of the community facility space, which as shown in the
attached Schedule A2, space is $4,056,000. The total investment, including
estimated Property Value, base construction costs, soft costs and carrying costs
during the sales period for the Revised Proposed Development is estimated to be
$33,689,000.

As shown in Schedule A, the development of the Revised Proposed Development
would provide an Annualized Return on Total Investment of 6.59%. We note that
this return is not significantly higher than the previous return of 6.55%. This results
from the assumption that the community facility areas will be rented at market rate.
In fact, were the project to be undertaken today, as the proforma analysis assumes,
the value of the project would be constrained by the fact that the community facility
would produce no income and the lower return of 6.55% would be a more accurate
reflection of the actual conditions.

d) As of Right Residential F.A.R. 4.0 Development (Objection #37)

The Feasibility Analysis estimated the net project value to be $33,018,000. This
amount is the sum of total estimated gross sales proceeds, less sales commissions.
The total investment, including estimated Property Value, base construction costs,
soft costs and carrying cosis during the sales period for the As of Right Residential
F.AR 4.0 Development is estimated to be $37,388,000. As shown in Schedule A,
the development of the As of Right Residential F.A.R 4.0 Development would result

in an annualized capital loss of $2.313.000.

The Revised As of Right Residential Development, Alternative As of Right Residential
Develepment and As of Right Residential F.A.R. 4.0 Development would each result in an
annualized loss. The return provided by the Revised Proposed Development would provide
6.59% return on investment. The return provided by the Revised Proposed Development, in
this case, therefore, would be considered acceptable.
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Notice of Objection #36: It is noted that all comparable properties analyzed to
defermine the subject site’s value (Schedule C, Pagel(-12) are all downward
adjusted for “inferior zoning” (the subject site has split zoning — R8B and R104 —
and the comparable are all located in R8 or R8 equivalent districts). Please note
that for developments in contextual districts, each portion of the zoning lot shall be
regulated by the height and setback applicable to the district in which such portion of
the zoning Iot is located. Further, it is noted that the subject site is located within a
historic district which applies further regulation on the height of any development of
this site. Given this information regarding height and setback controls, it does not
appear that additional floor area above 4.0 FAR could be utilized on this site (please
note that the as-of-right plans show an FAR of 3.23 or 5,513.60 sq.ft. on the R104
zoned portion of Lot 36). Therefore, it does not appear that the subject site s partial
location within a 10.0 FAR district (R104) should warrant any downward adjusiment
Jfor comparable properties zoned R8, REB, or C6-2A. Please revise this analysis.

Consideration of the comparable vacant properties submitted in Schedule C of the
original report adjusted the properties upward, not downward for zoning as stated in
the Notice of Objections. These adjustments were made in order to provide an equal
comparison of the properties to the subject. In the valuation of the subject property,
we examined the entire lot, which includes the synagogue. Since the application is
based on the merging of two lots, and the majority of the merged lot is in the R10A
zoning district, in order to provide the most accurate acquisition cost, it is necessary
to assign value to the full potential developable area of the subject property.
Therefore, the acquisition based on $500 per sq.ft. is appropriate.

Please feel free to call me if you have any further questions.

Sincerely,

Z

Jack Freeman
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SCHEDULE A: ANALYSIS SUMMARY - CONDOMINIUM USE

Opp. Ex. KK - 58 of 196

ALTERNATIVE REVISED
AS OF RIGHT AS OF RIGHT REVISED ALL
CF/RESIDENTIAL CF/RESIDENTIAL PROPOSED RESIDENTIAL
DEVELOFPMENT DEVELOPMENT DEVELOPMENT FAR. 4.0
BUILDING AREA (SQ.FT.)
BUILT RESIDENTIAL AREA 11,936 7,504 20,863 25,642
SELLABLE AREA 8,593 5316 14,980 15,883
CAPITAL INVESTMENT SUMMARY
ACQUISITION COST $18,944,000 $18,944,000 $18,944,000 $18,944,000
HOLDING & PREP. COSTS $0 $0 $0 $0
BASE CONSTRUCTION COSTS $4,249,000 $3,722,000 $7,488,000 $10,831,000
SOFT CONSTRUCTION COSTS $5,080,000 $4,919,000 $6,594,000 $6,873,000
$28,273,000 $27,585,000 $33,026,000 $36,648,000
PROJECT VALUE
SALE OF UNITS $19,671,000 $12,114,000 $37,766,000 35,126,000
(less) SALES COMMISSIONS 6%  ($1,180,000) ($727.000) ($2,266,000) {32,108,000)
CAPITALIZED VALUE OF COMMUNITY FACILITIES $2,133,000 $3,433,000 $4,056,000 NA
EST. NET PROJECT VALUE $20,624,000 $14,820,000 $39,556,000 $33,018,000
PROJECT INVESTMENT
ACQUISITION COST $18,944,000 $18,944,000 18,944,000 $18,944,000
HOLDING & PREP. COSTS ‘ 50 50 50 $0
BASE CONSTRUCTION COSTS $4,249,000 $3,722,000 $7,488,000 $10,831,000
SOFT CONSTRUCTION COSTS $5,080,000 $4,919,000 $6,594,000 $6,873,000
CARRYING COSTS DURING SALES PERIOD $574,000 $554,000 $663,000 $740,000
EST. TOTAL INVESTMENT $28,847,000 $28,139,000 $33.689,000 $37,388,000
RETURN ON INVESTMENT
ESTIMATED PROJECT VALUE $20.624,000 $14,820,000 $39,558,000 $33,018,000
(lesS)EST.TOTAL INVESTMENT ($28,847,000) ($28,139,000) ($33,689,000) {§37,388,000)
{less) EST.TRANSACTION TAXES (3359,000) ($221,000) ($689,000) ($641,000)
EST.PROFIT {loss) ($8.582,000) ($13,540,000) $5,178,000 (55.011,000)
DEVELOPMENT/SALES PERIOD {MONTHS) 23 23 28 26
ANNUALIZED PROFIT (loss) (§4.478,000) (57,064,000} $2,219,000 {$2,313,000)
RETURN ON TOTAL INVESTMENT 0.00% 0.00% 15.37% 0.00%
ANNUALIZED RETURN ON TOTAL INVESTMENT 0.00% 0.00% 6.59% 0.00%

NOTE : ALL § FIGURES ROUNDED TO NEAREST THOUSAND
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SCHEDULE A2 : CAPITALIZED VALUE OF MARKET RATE COMMUNITY FACILITY

Opp. Ex. KK - 59 of 196

ALTERNATIVE REVISED
AS OF RIGHT AS OF RIGHT REVISED

CF/RESIDENTIAL CF/RESIDENTIAL PROPOSED

DEVELOPMENT DEVELOPMENT DEVELOPMENT
BUILDING AREA (SQ.FT)
RENTABLE COMMUNITY FACILITY AREA 8,500 12,510 14,430
CAPITAL INVESTMENT SUMMARY
ACQUISITION COST $18,944,000 $18,944,000 $18,944,300
HOLDING & PREP. COSTS $0 $0 $0
BASE CONSTRUCTION COSTS $4,249,000 $3,722,000 $7,488,000
SOFT CONSTRUCTION COSTS $5,080,000 $4,919,000 $6,594,000

$28,273,000 $27,585,000 $33,026,300

INCOME AND EXPENSES
CLASSROOM AREA INCOME $340,000 $500,000 $577,000
GROSS INCOME $340,000 $500,000 $577,000
(less)VACANCY (@ 10%) ($34,000) ($50,000) ($58,000)
EFFECTIVE INCOME $306,000 $450,000 $519,000
{less)M&O EXPENSES ($58,000) {$85,000) {$98,000)
(less)WATER & SEWER $0 $0 $0
(less)R.E. TAXES ($56,000) ($56,000) ($56,000)
NET OPERATING INCOME $192,000 $309,000 $365,000
CAPITALIZED VALUE OF NOI @ 9% $2,133,000 $3,433,000 $4,056,000

NOTE : ALL $ FIGURES ROUNDED TO NEAREST THOUSAND
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SCHEDULE B : DEVELOPMENT COSTS

ALTERNATIVE REVISED
AS OF RIGHT AS OF RIGHT REVISED ALL
CF/RESIDENTIAL CF/RESIDENTIAL PROPOSED RESIDENTIAL
DEVELOPMENT DEVELOPMENT DEVELOPMENT FAR. 4.0
DEVELOPMENT COST SUMMARY
ACQUISITION COSTS $18,944,000 $18,944,000 $18,944,000 $18,944,000
HOLDING & PREP. COSTS: $0 $0 $0 $0
BASE CONSTRUCTION COSTS $4,249,000 $3,722,000 $7.488,000 $10,831,000
TENANT FIT-OUT COSTS $0 $0 0 $0
EST.SOFT COSTS $5,080,000 $4,919,000 $6,594,000 $6,873,000
EST. TOTAL DEV.COSTS $28,273,000 $27,585,000 $33,026,000 $36,648,000
ACQUISITION COSTS :
Land Purchase Price $18,944,000 $18,944,000 $18,944,000 $18,844,000
TOTAL LAND VALUE $18,944,000 $18,944,000 $18,944,000 $18,944,000
HOLDING & PREP. COSTS: $0 $0 $0 $0
BASE CONSTRUCTION COSTS : $4,249,000 $3,722,000 $7,488,000 $10,831,000
EST.CONST.LOAN AMOUNT : $21,205,000 $20,689,000 $24,770,000 $27,486,000
EST.CONST.PERIOD{MOS) : 20 20 24 18
EST. SOFT COSTS :
Builder's Fee/Developer's Profit 3.00% $848,000 $828,000 $991,000 $1,099,000
Archit.& Engin. Fees 8.00% $340,000 $298,000 $599,000 $666,000
Bank Inspect.Engin. $12,000 $12,000 $34,000 $12,000
Construction Management 5.00% $212,000 $186,000 $300,000 $542 000
Inspections, Borings & Surveys
Laboratory Fees LS $5,000 $5,000 $5,000 $5,000
Soil Investigation LS $10,000 $10,000 $10.000 $10,000
Preliminary Surveys LS $5,000 $5,000 $5,000 $5,000
Ongoing Surveys LS $10,000 $10,000 $10,000 $10,000
Environmental Surveys/Reparts LS $2,000 $2,000 $2,000 $2,000
Controlled Inspection Fees LS $45,000 $45,000 $45,000 $45.000
Legal Feas
Dev.Legal Fees $150,000 $150,000 $150,000 $150,000
Con.Lender Legai $64,000 $62,000 $62,000 $82,000
End Loan Legal $0 $0 $0 $0
Permits & Approvals
D.OB.Fees 25.53% $126,000 $125,000 $147,000 $153,000
Cond/Co-op Offering Plan $30,000 $30,000 $30,000 $30,000
Other $40,000 $40,000 $40,000 $40,000
Accounting Fees $5,000 $5,000 $5,000 $5,000
Consultant Fees 30 $0 $0 $0
Appraisal Fees $8,000 $8,000 $8,000 $8,000
Marketing/Pre-Opening Expenses
Rental Commissions 25.00% $0 $0 $0 $0
Sales Expenses & Advertising $198,000 $198,000 $198,000 $108,000
Financing and Other Charges
Con.Loan Int. @ Loan Rate = 9.50% $1,672,000 $1,638,000 $2,353,000 $1,958,000
Rent-up Loan Int. @ Loan Rate = 7.00% $0 $0 $0 $0
Con.Lender Fees 1.00% $212,000 $207,000 $248,000 $275,000
End Loan Fee 1.00% $0 $0 $0 $0
Construction Real Estate Tax $334,000 $334,000 $445,000 $334,000
Rent-up Real Estate Tax $0 $0 $0 $0
Tille Insurance 0.33% $93,000 $91,000 $109.000 $121,000
Mige.Rec.Tax 2.75% $583,000 $569,000 $681,000 $756,000
Construction Insurance 1.00% $64,000 $56.,000 $112,000 $162,000
Water and Sewer $5,000 $5,000 $5,000 $5,000
Other $0 $0 $0 $0
TOTAL EST.SOFT COSTS $5,080,000 $4,915,000 $6,594,000 $6,873,000

NOTE : ALL $ FIGURES ROUNDED TQ NEAREST THOUSAND
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Freeman/Frazier & Associates, Inc.

Date

Property

Block, Lot
Total Land Area
Zone

Page 10

: September 6, 2007

: 10 West 70th Street
: Blk 1122, Lot 37
16,472 sq.ft.

:R8B & R10A

Opp. Ex. KK - 61 of 196

Schedule Cl: Altemative As of Right - Residential Condominjum Pricing

Outdoor
Floor Area Price Price/SF Space
Four 3277 $7,291,325 $2,225 0
Five 3277 $7,537,100 $2,300 0
Six 2,039 $4,842,625 $2,375 0
Total 8,593  $19,671,050 $2.289

Schedule C2: Revised As of Right - Residential Condominium Pricing

Outdoor
Floor  Area Price Price/SF Space
Five 3277 $7,373,250 $2,250 0
Six 2,039  $4,740,675 $2,325 0
Total 5316  $12,113,925 $2,279
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Freeman/Frazier & Associates, Inc.

Date : September 6, 2007
Property : 10 West 70th Street
Biock, Lot :BIk 1122, Lot 37
Total Land Area : 6,472 sq.ft.

Zone :R8B & R10A

Page 11

Schedule C3: Proposed Residential Condominium Pricing

Outdoor

Floor  Area Price Price/SF Space
Five 3277 $7,537,100 $2,300 0

Six 3277 $7,782,875 $2,375 0
Seven 3777  $8,110,575 $2,475 0
Bight 3277  $8765,975 $2,675 0

PH 1,872 $5,569,200 $2,975 0
Total 14980  $37,765,725 $2,521

Opp. Ex. KK - 62 of 196

QOutdoor

Floor Area Price Price/SF Space
Two 3,461 $7,181,575 $2,075 0
Three 3461  $7.441,150 $2,150 0
Four 3461  $7,700,725 $2,225 0
Five 3461 $7,960,300 $2,300 0

Six 2,039  $4,842,625 $2,375 0
Total 15883  $35,126,375 $2,212
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CONGREGATION SHEARITH ISRAEL

NEW YORKX, N.Y.
AS OF RIGHT CONSTRUCTION COST ESTIMATE
SCHENME A

Auvgust G, 2007

Mcguilkin Associates, Inc.
Construction Conasultants 500 Morxris Awvwenune
Springfield, NJ O'7081
Tel 973-218- 1800
Fax PT3-218-1"700
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MC QUILKIN ASSOCIATES INC. | DATE: 8/6/07
PROJECT: CONGREGATION SHEARITH ISRAEL | L _ REV:|
LOCATION: NEW YORK, NY ~
S | R e
csi¥ || TRADE SUMMARY - SCHOOL | RESIDENTIAL TOTAL
| AMOUNT
_|ASOFRIGHT-SCHEMEA o Y
| 02050 |BUILDING DEMOLITION , 103,500 - 1 103,500
02060 |SELECTIVE DEMOLITION B T 25,000 25,000
02080 |[ASBESTOS ABATEMENT B NIC NIC | NIC
02500 |PAVING & SURFACING | |~ 24786 | - 1. 24,786 |
02900 |EXCAVATION/FOUNDATION o 1,967,652 24,000 | 1,991,652
03070 {CONCRETE AND CEMENT WORK 12,325,900 1,075,600 3,401,500
04200 |MASONRY - 193,140 - 193,140
05500 |MISCELLANEOUS METALS o 95,950 36,500 132,450
06100 |ROUGH CARPENTRY 3 43,500 16,200 | 59,700
| 0640C |FINISH CARPENTRY - ] 21,720 21,812 43532
07530 |ROOFING & FLASHING - 152,625 | 152,625
07900 |JOINT SEALERS 15000 | 5,000 20,000
08100 [HOLLOW METAL DOORS - N 19,930 5890 | 25,820
08200 |WOOD DOORS ] b 13,500 7,250 20,750
08700 |HARDWARE L R 32,800 5,700 38,500
08900 {EXTERIOR FAGCADE B 636,176 | 293,004 929,180
09250 |GYPSUM WALLBOARD i I 295,356 139,228 434,584
09300 |TILEWORK ] 136,946 12,492 149,438
09500 |ACOUSTIC CEILING 120,876 | 1,316 122,192
| 09600 |WOOD FLOORING 8,376 37,992 46,368
| 09680 |CARPET & RESILIENT __ 38,392 764 39,156
09700 [TERRAZZO - 181,840 22,920 204,760
09900 [PAINTING ' 81,224 21,260 102,483
10100_|VISUAL DISPLAY BOARDS : ] 9,750 - 9,750
10150 |COMPARTMENTS & CUBICLES B 21,200 - 21,200
10520 |FIRE PROTECTION SPECIALTIES 7,200 - 7,200
10800 |TOILET ACCCESSORIES 21,800 2,600 24,400
11130 |PROJECTION SCREENS 18,000 - 18,000
11400 |APPLIANCES ] 5,000 10,000 15,000
14000 |{CONVEYING SYSTEM - 150,000 260,000 410,000
15300 [FIRE PROTECTION 175,164 71,198 246,362
15400 |PLUMBING 365,940 167,238 | 533,177
5500~ HVAC | = T 4,602,400 453,075 — 2,045,475
16050 [ELECTRICALWORK 926,092 382,905 1,308,997
IR SUBTOTAL 0,674,109 | 3,226,568 12,900,677
F " GENERAL CONDITIONS|  12% 1,160,893 387,188 1,548,081
B I SUBTOTAL 10,835,002 3,613,756 14,448,758
B LIABILITY INSURANCE 3% 325,050 108,413 433,463
TOTAL 11,160,052 3,722,169 14,882,221
Page 2 of 15
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CONGREGATION SHEARITH ISRAEL

NEW YORKX, N.¥Y.
AS OF RIGHT CONSTRUCIION COST ESTIMNTE
SCHEME B

Auagast 6, 2007

Mcgu.ilk:ln Associates, Inc.
Construction Consultants S00 Morris Avenue
Springfield, NJ O7081
Tel P7T3-216-1600
Fax 973-2168-1"T00
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MC QUILKIN ASSOGIATES INC. T DATE: 8/6/07
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LOCATION: NEW YORK, NY ] -
| _ ]
csi# ||  TRADE SUMMARY I SCHOOL RESIDENTIAL TOTAL
AMOUNT

R I ~ I R e o
____________ AS OF RIGHT - SCHEMEB__ _ -

02050 |BUILDING DEMOLITION - 103,500 o - 103,500
' 02060 {SELECTIVE DEMOLITION .,.._ 725,000 25,000
02080 |ASBESTOS ABATEMENT E NIC B NIC NIC

02500 |PAVING & SURFACING - 24,786 - 24,786
02900 |EXCAVATION/FOUNDATION A 1,967 652 24,000 1,991,652

03010 |CONCRETE AND CEMENT WORK - 2,342,300 1,059,200 3,401,500

04200 {MASONRY - 193,140 . 193,140
| 05500 |MISCELLANEOUS METALS - o ) 89,350 43100 132,450
06100 [ROUGH CARPENTRY - 38,900 18,700 57,600

06400 |FINISH CARPENTRY 18,570 30,052 48 622
' 07530 |ROOFING & FLASHING _m T - 152,625 152,625

07900 !JOINT SEALERS 3 15,000 5,000 20,000

08100 |HOLLOW METAL DOORS ‘ 16,280 8,760 25040

08200 |(WOOD DOORS 8,750 10,750 19,500

08700 |HARDWARE ) 28,150 8,300 36,450

08900 |EXTERIOR FACADE 636,176 | 293,004 929,180

09250 |GYPSUM WALLBOARD T 234,373 176,722 411,095

09300 |[TILEWORK B 108,022 18,728 126,750
09500 |ACOUSTIC CEILING 107,821 2,212 110,033 |

09600 {WOOD FLOORING ) . 51,296 51,206

09680 |CARPET & RESILIENT 34,558 | 1,210 35,768

09700 |TERRAZZO ) 181,840 22,920 204,760

09900 |PAINTING e 72,347 27,864 100,270

10100 {VISUAL DISPLAY BOARDS ) 5,850 | - 5,850

10150 |COMPARTMENTS & CUBICLES T 16,400 - 16,400

10520 |FIRE PROTECTION SPECIALTIES - 6,000 - 6,000

10800 |TOILET ACCCESSORIES 16,200 3900 20,100
11130 |PROJECTION SCREENS - ~ 10,800 - 10,800
11400 |APPLIANCES , 5,000 15,000 20,000
14000 |CONVEYING SYSTEM 150,000 280,000 430,000

15300 |FIRE PROTECTION 150,645 95717 246,362
| 15400 [PLUMBING . , 319,352 213,026 532,577

15500 THVAC—] R ————4.369,500- ————609,105-—— 1,978,605 | —— ——
16050 |ELECTRICAL WORK 796,810 512,187 1,308,997

T SUBTOTAL 9,093,071 3683577 12,776,648
_ GENERAL CONDITIONS| 12% 1,091,169 442,029 1,633,198
B SUBTOTAL| 10,184,240 4,125,606 14,309,846
LIABILITY INSURANCE 3% 305,527 123,768 429,295
T TOTAL 10,489,767 4,249,374 14,739,141
Page 2 of 15



Opp. Ex. KK - 68 of 196
September 6, 2007 Freeman Letter to BSA Page 17 of 25

CONGREGATION SHEARITH ISRAEL

NEW YORK, N.Y.

PROPOSED CONSTRUCTION COST ESTIMATE

Angust €, 2007

Mcguilkin Ammociates, Inc.
Constraction Consualtants 8500 Morryis Awvenae

Springfield, NJ O'7081
Tel 973-2168-1600

Fax 9713-218-1700
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MC QUILKIN ASSOCIATES INC. DATE: 8/6/07
PROJECT: CONGREGATION SHEARITH ISRAEL REV: -
LOCATION: NEW YORK, NY
|
CcSi# TRADE SUMMARY o SCHOOL RESIDENTIAL TOTAL
AMOUNT
PROPOSED ] o
02050 |BUILDING DEMOLITION “"““”“" 103,500 103,500
02060 |SELECTIVE DEMOLITION B 25,000 25,000
02080 {ASBESTOS ABATEMENT o NIC NIC NIC
02500 {PAVING & SURFACING 24,786 - 24,786
02900 |[EXCAVATION/FOUNDATION 1,867,652 56,000 2,023,652
03010 {CONCRETE AND CEMENT WORK ) 2,458,700 2,184,560 4,643,260
04200 'MASONRY 193,140 - 193,140
05500 |MISCELLANEQOUS METALS 95,950 61,300 | 157,250
06100 |[ROUGH CARPENTRY 43,500 47,200 90,700
06400 IFINISH CARPENTRY 21,720 33,400 55,120
07530 |ROOFING & FLASHING - 166,680 166,680
07500 ;JOINT SEALERS 15,000 10,000 25,000
08100 |HOLLOW METAL DOORS 19,930 17,680 37,610
08200 {WOOD DOORS 13,500 26,000 39,500
08700 [HARDWARE 32,800 17,600 50,400
08900 |EXTERIOR FACADE 654,326 737,084 1,391,410
09250 {GYPSUM WALLBOARD 303,236 359,208 662,444
09300 [TILEWORK 136,946 30,960 167,906
09500 |ACOUSTIC CEILING - 1 134,316 4,004 138,320
09600 IWOOD FLOORING - 8,376 97,258 105,634
09680 {CARPET & RESILIENT 42,352 2,102 44,454
09700 ITERRAZZO 181,840 22,920 204,760
09900 |PAINTING 82,169 | 56,934 139,103
10100 [VISUAL DISPLAY BOARDS 9,750 9,750
10150 [COMPARTMENTS & CUBICLES 21,200 21,200
10520 [FIRE PROTECTION SPECIALTIES 7,200 - 7,200
10800 ITOILET ACCCESSORIES ‘ 21,800 6,500 28,300
11130 |PROJECTION SCREENS N 18,000 ) - 18,000
11400 |APPLIANCES 5,000 25,000 30,000
14000 |CONVEYING SYSTEM 150,000 360,000 510,000
15300 |FIRE PROTECTION 185,724 144,551 330,275
15400 |PLUMBING 365,940 331,657 697,597
{15500 HVAC — e ——4-688;400———— 19:870 2.608;270 o
16050 |[ELECTRICAL WORK 981,772 772,178 1,753,950 |
_ ~ SUBTOTAL 10,013,525 6,490,645 16,504,170
- GENERAL CONDITIONS 12% 1,201,623 778,877 1,980,500
" SUBTOTAL 11,215,147 7,269,523 18,484,670
LIABILITY INSURANCE 3% 336,454 218,086 554,540
TOTAL 11,551,602 7 487,608 19,039,210
Page 2 of 15
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CONGREGATION SHEARITH ISRAEL

NEW YORK, A N.¥Y.
AS OF RIGHT CONSTRUCTION COST ESTIMATE
SCHEME C

Auvgust 6, 2007

Mg?_ruj.lkin Associaten, Inc.
Construction Consultants S00 Morris Avenue
Springfield, NJ O7081
Tel P73-21S8S-1600
Fax 973-218-1"T00
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MC QUILKIN ASSOCIATES INC. ] DATE: 8/6/07
PROJECT: CONGREGATION SHEARITH ISRAEL “’ REV:
LOCATION: NEW YORK, NY i . o
. ' f ‘ _
CSi¥# TRADE SUMMARY  TOTAL
]ASOFRIGHT - SCHEMEC ﬁ; o B -
' 02050 |BUILDING DEMOLITION T - 103,500 |
02080 |[ASBESTOS ABATEMENT B ~__NIC
| 02500 [PAVING & SURFACING B 24,786
02900 |EXCAVATION/FOUNDATION b 1277005
03010 |CONCRETE AND CEMENT WORK 2,850,680
04200 |MASONRY - - 83,358
05500 |MISCELLANEOUS METALS ’ B 66,200
06100 |ROUGH CARPENTRY - i 38,500
06400 |FINISH CARPENTRY L _ 62,128
07530 [ROOFING & FLASHING - 180,080
67900 |JOINT SEALERS 5000
| 08100 |HOLLOW METAL DOORS B 31,120
08200 |[WOOD DOORS 24,000
08700 [HARDWARE B 27,200
08900 [EXTERIOR FACADE ] 889,180
09250 |GYPSUM WALLBOARD r 329,067
09300 |TILEWORK - 36,956
09500 |ACOUSTIC CEILING B 9,513
09600 |WOOD FLOCRING 106,976
09680 |CARPET & RESILIENT 4,604
09700 |TERRAZZO - 22,920
09900 |PAINTING Rl 69,569
10800 |TOILET ACCCESSORIES 6,600
11400 |APPLIANCES ] H 30,000
14000 |CONVEYING SYSTEM B 365,000
15300 |FIRE PROTECTION i 188,903
15400 |PLUMBING R 350,161
15500 [HVAC | A 1,202,110
16050 |ELECTRICAL WORK N 1,003,534
SUBTOTAL 9,388,630
GENERAL CONDITIONS 12% } 1,126,636
1 SUBTOTAL [ 10,515,265
..... —LIABILITY INSURANCE — —3% e < L L7 -7 I
- i TOTAL 10,830,723
Page 2 ¢f 10
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Exhibit B
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Economic Analysis Report
6-10 West 70® Street

New York, NY

September 6, 2007

Exhibit B: Comparable Market Rate Community Facilities
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Economic Analysis Report
6-10 West 70™ Street

New York, New York
September 6, 2007

Exhibit B: Comparable Community Facility Rents
1. 161 West 86 Street

This is a 500 sq.ft. shared community facility office for rent. It is located on
Manhattan’s upper west side between Amsterdam and Columbus Avenues,
and is approximately one mile south of the subject property. A -5%
adjustment was made for superior location, and a —5% adjustment was made
for the current “asking” status, as well as, a —5% adjustment for sharing. No
adjustments were made for time, size or zoning.

2. 125 West 72" Street

This is a 550 sq.ft. recently renovated shared community facility office for
rent. Itis located on Manhattan’s Upper West side between Amsterdam and
Columbus Avenues, and is approximately three blocks away from the subject
property. A -10% adjustment was made for superior location, and a —5%
adjustment was made for the current “asking” status, as well as, a —5%
adjustment for sharing. No adjustments were made for time, size or zoning.

3. 1700 Broadway

This is a 3,000 sq.ft. community facility for rent. It is located between West
53" and West 54" Streets and is approximately one mile south of the subject
property. A —10% adjustment was made for the superior location, and a -10%
adjustment was made for the large size. An additional —5% adjustment was
made for the current “asking” status of this community facility. No
adjustments were made for time or zoning.

4, 175 West 79th Street

This is a 1,000 sq.ft. shared community facility office for rent. It is located on
Manhattan’s Upper West Side between Columbus and Amsterdam Avenues,
and is approximately nine blocks north of the subject property. A —5%
adjustment was made for superior location, and a -5% adjustment was made
for the large size. An additional —5% adjustment was made for the current
“asking” status, as well as, a —5% adjustment for sharing. No adjustments
were made for time or zoning.
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Economic Analysis Report
6-10 West 70™ Street

New York, New York
September 6, 2007

Exhibit B: Comparable Community Facility Rents

5. 163 West 74th Street

This is a 1,200 sq.ft. community facility for rent. It is located on Manhattan’s
Upper West Side between Columbus and Amsterdam Avenue, and is
approximately half a mile north of the subject property. A —5% adjustment
was made for superior location, and a —5% adjustment was made for the large
size. An additional —5% adjustment was made for the current “asking” status.
No adjustments were made for location or zoning.

6. 27 West 96th Street

This is a 450 sq.ft. community facility for rent. It is located on Manhattan’s
Upper West Side between Amsterdam Avenue and Central Park West, and is
approximately 1.7 miles north of the subject property. A +5% adjustment was
made for the inferior location relative to the subject property, and a —5%
adjustment was made for the current “asking” status of this site. No
adjustments were made for time, size or zoning.
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FREEMAN

REAL ESTATE SERVICES

132 NASSAU STREET
NEW YORK, NY 10038
TEL: 212.732-405¢
FAX: 212,732, 1442

FRAZIER

& ASSOCIATES, INC.

October 24, 2007

Hon. Meenakshi Srinivasan, Chairperson

New York City Board of Standards and Appeals
40 Rector Street

New York, New York 10007

Re:  6-10 West 70™ Street
New York, NY
74-07-BZ,

Dear Chairperson Srinivasan:

The Notice of Objections of October 12, 2007 for the above referenced Zoning Variance
Application requested response to several specific questions regarding the Feasibility Study,
dated March 28, 2007, and the first Notice of Objections, dated June 15, 2007. In addition,
we are providing further consideration of Notice of Objection #35, dated June 15, 2007 based
on review of our September 6, 2007 response to this question.

We provide the following in response to these questions:;

Further Consideration: Notice of Objections #35(First Notice): Although it is

recognized that Congregation Shearith Israel has not-for-profit status, for the
purpose of this study, please ascribe standard market-rate rents for community
Jacility space based on comparable rents in the vicinity of the subject site for both
the as-of-right and proposed scenarios.

Upon further consideration of Objection #35 from the Notice of Objections, dated
June 15, 2007, we noted that the feasibility analysis which incorporated the
community facility rent did not assume any costs related to construction of the
community facility space as part of the analysis. This was an incorrect assumption.
If the community facility space were to be developed and operated by the for profit
entity which developed the condominium portion, construction costs and
development related soft costs would have to be considered in the feasibility analysis.

In order to account for these costs, we have undertaken a capitalization of income
analysis of the community facility portion of the project, assuming the income from
market rate rental which we identified in the September 6, 2007 response to the
Natice of Objections. The income and expense assumptions for the capitalization of
income analysis are identified in Schedule A2, attached as an exhibit to this letter.
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Notice of Objections Response #2
6-10 West 70™ Street

New York, NY

October 24, 2007

Page 2

The development related soft costs are identified in Schedule B2 are also attached as
an exhibit to this letter.

In a capitalization income analysis, when the value created by capitalizing the net
operating income is approximately equal to the project cost, then the project is
considered feasible, as both the lender and investor would receive reasonable rates of
return. However, when the project value is significantly less than the project cost, it
would not be a feasible project, as a lender would not finance the project or would it
attract private investment.

Exhibit 1, below, compares the project costs and value for the Proposed Scenario
with market rate community facility rents. As shown in the exhibit, the market rents
would not result in a feasible project. A negative project value of $8,443,000 would
result and the refurn as a percentage of cost would be a negative 58.1%.

In order to have a feasible for profit project, a rent in excess of $87/sq.ft. would have
to be imputed as the community facility rent. Rents at this level are not achievable in
the marketpiace.

Exhibit 1
l]’roject Value [Project Value [Returnasa
Scenario Project Cost  |@ 7% {Loss) % of Cost
Market Rate $14,429,000 $5,986,000 ($8,443,000) -58.51%
CF Rent $40/sq.1t.)
Feasible Rent $14,429,000 $14,429,000 10 0.00%
F Rent (487/sq.ft.)

The capitalization of income analysis indicates that a private, for profit developer
would not undertake the community facility portion of the project because it would
not be feasible. in fact, without the ability to underwrite the costs of the community
facility space with the proceeds of sale from the development rights, Shearith Israel
would not be able to pay the rent required of a feasible for profit project and support
its mission and program objectives.

As aresult of the lack of feasibility demonstrated by the capitalization of income
analysis, we have removed the market rate community facility space from the analysis of
schemes in the following response to the Notice of Objections, dated October 12, 2007.
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NOTICE OF OBJECTION #19: Please analyze the revised as-of-right scenarios
(“Scheme A" and “Scheme B”) as described by Objection #13.

Notice of Objection #13: As-of-Right schemes ‘A’ and ‘B’ both appear to violate
the rear yard and thus are not “as-of-right.” The rear portion of the building
with the required rear yard appears to exceed one story and thus does not qualify
as a permitted obstruction. Please revise these drawing sels to show a compliant
rear yard

A) As of Right Scheme A - Revised As of Right Community Facility/Residential
Development

As requested by the Board, we have provided an analysis of the Revised As of Right
Development (Plans set titled: As of Right - Scheme A (Original), dated 10-22-
2007), which would consist of a new synagogue lobby on the ground floor, and
community facilities on the second through fourth floors, with a gross floor area of
18,134 sq.ft. On the fifth and sixth floors there would be two condominium units for
sale with a gross residential area on the fifth and sixth floors of 7,594 sq.ft. The total
gross residential area, not including the cellar would be 9,638 sq.ft., and includes the
lobby and core areas of the residential portion of the development.

The gross built area of this alternative would be 27,772 sq.ft. not including the cellar.
The zoning floor area for this alternative would be 27,772, The residential sellable
area is 5,316 sq.ft.

This development program is referred to as the “Revised As of Right Community
Facility/Residential Development”.

B) As of Right Scheme B — Lesser Variance Alternative As of Right Community
Facility/Residential Development

This Lesser Variance Community Facility/Residential scheme (Plans set titled:
Lesser Variance — BSA Objection #30 Synagogue Use and Residential Scheme,
dated 10-10-2007) would consist of a new synagogue lobby on the ground floor, and
community facilities on the second, third and a portion of the fourth floors, with a
gross floor area of 15,404 sq.ft. The fourth, fifth and sixth floors would be three
condominium units for sale with a gross residential area on the fourth and fifth floors
of 8,593 sq.ft. The total gross residential area, not including the cellar would be
14,288 sq.ft., which includes residential lobby and core.

The gross built area of this alternative would be 29,692 sq.ft., not including the
cellar. The zoning floor area for this alternative would be 29,692, The residential
sellable area is 8,593 sq.ft.

This development program is referred to as the “Alternative As of Right Community
Facility/Residential Development”.
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NOTICE OF OBJECTION #20: Please analvze the revised “Scheme C"' (as-of-right
residential scenario} as described by Objection #15 of the Second Notice.

Notice of Objection #15: This as-of-right scenario does not maximize floor area
that can be accommodated within the RSB zoning envelope. Instead of showing a
six-story building with five stories below the 60’ maximum base height, please
reduce the floor-to-ceiling heights and show a seven-story building with five
stories up to the 55° minimum base height and two floors above.

The Revised As of Right Residential F.A R. 4.0 Development alternative (Plans set titled:
As of Right — Scheme C Residential Scheme, dated 10-22-2007) consists of new
construction of a seven-story residential building on lot 37 with the synagogue remaining
untouched. The new development consists of a ground floor residential and synagogue
lobby and core, and floors 2-7 would be for sale condominium units. There will be a
total of six residential units. The tofal gross residential area, not including the cellar
would be 28,724 sq.ft., which includes residential lobby and core.

The gross built area of this alternative would be 28,724 sq.ft., not including the cellar.
The zoning floor area for this alternative would be 28,724 sq.ft. The residential sellable
area is 17,780 sq.ft. This development program is referred to as the “Revised As of Right
Residential F.A.R. 4.0”.

NOTICE OF OBJECTION #21: Please analyze the “lesser-variance” scheme as
described within Objection #30 of the First Notice.

Please see Lesser Variance, Scheme B (Response to Objection #19B, herein)
previously As of Right Scheme B.

NOTICE OF OBJECTION #22: The response given to Objection #36 of the firsi
notice is not satisfactory. It does not directly respond to the overall point that
because the development site, although partially located within an R104 district,
is primarily zoned R8B and located entirely within a historic district, and thus
cannot reasonably wtilize additional floor area from thee R10A district.

Therefore, it is not appropriate to adjust upward, the vacant land sales
comparables for zoning; and

Notice of Objection #36(First Notice): It is noted that all comparable properties
analyzed to determine the subject site’s value (Schedule C, Pagel0-12) are all
downward adjusted for “inferior zoning” (the subject site has split zoning — RSB
and R104 — and the comparable are all located in R8 or R8 equivalent districts).
Please note that for developments in contextual districts, each portion of the
zoning lot shall be regulated by the height and setback applicable to the district
in which such portion of the zoning lot is located.
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Further, it is noted that the subject site is located within a historic districi which
applies further regulation on the height of any development of this site. Given
this information regarding height and setback controls, it does not appear that
additional floor area above 4.0 FAR could be utilized on this site (please note
that the as-of-right plans show an FAR of 3.23 or 5,513.60 sq.fi. on the R10A
zoned portion of Lot 36). Therefore, it does not appear that the subject site’s
partial location within a 10.0 FAR district (R104) should warrant any downward
adjustment for comparable properties zoned RS, R8B, or C6-24. Please revise
this analysis.

As requested by the Board, in response to Objections #22 and #36, we have revised the
vacant land comps to eliminate consideration of R10A (10.0 F.A.R.) and the
previous downward adjustment in value. We have conducted additional research
in similar R8B zones which provided several more recent sales and revised the
comparables accordingly. Five appropriate sales were identified. A site visit to
each property was made and location, condition and sales price data were compared.
A schedule of the comparable sales is attached as Schedule C.

Vacant land sale prices, adjusted for comparability ranged from $370.87/sq.ft. of
F.AR. development area to $514.20/sq.ft. with an average of $457.43/sq.ft. For
purposes of this analysis, a revised value of $450/sq.ft., or slightly below average was
used. Inthe previous analysis the value of the $500/sq.ft. was used. The site area is
approximately 6,427 sq.ft. with a potential residential zoning floor area of 37,889
sq.ft., therefore, the acquisition cost for Lot 37 for residential use is estimated at
$17,050,000, instead of $18,944,000 in the previous analysis.

Economic Analysis

In order to analyze and compare the economic characteristics of the four alternatives in
response to objection #19, #20, and #22, as described above, we have prepared the
attached Schedule Al: Analysis Summary; Schedule A2: Analysis Summary —
Capitalized Value of Market Rate Classroom Space; Schedule B1: Projected
Development Costs —- Without Classroom Expenses; Schedule B2: Projected
Development Costs - With Classroom Cost; and Schedule D1-D4: Pricing Schedules.

The analyses incorporates the revised acquisition cost, as described above, and revised
construction cost estimates provided by McQuilkin and Associates. The estimates are
attached as Exhibit A to this letter. No construction costs related to development of the
community facilities have been included in our analyses. In addition, the sellable area for
the Proposed Alternative has been increased slightly as a result of adjusted sellable area
calculations provided by the project architect.

All other assumptions are the same as those described in the Economic Analysis Report,
dated March 28, 2007.
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a) As of Right Scheme A - Revised Alternative As of Right Community
Facility/Residential Development (Objection #19 and #134)

As shown in the attached Schedule A, the Feasibility Analysis estimated the project
value to be the sum of residential condominium unit sales, less sales
commissions. Consideration of the economic feasibility of condominium projects
is typically based on the potential profit generated from the sale of apartment
units and other sources, on a an annualized basis. Profit is the amount available
for distribution to investors after all project expenses incurred in the development
and sale of units are deducted from gross revenues.

“Annualized Return on Total Investment” is measured by dividing the estimated
annualized project profit by the total investment in the project.

The Feasibility Analysis estimated the net project value to be $11,866,000.
This amount is the sum of residential condominium unit sales, less sales
commissions. The total investment required, including estimated Property
Value, base construction costs, soft costs and carrying costs during the sales
period for the Revised As of Right Development is estimated to be
$25,950,000. As shown in Schedule Al, the development of the Revised
Alternative As of Right Development would result in an annualized capital
loss of $7,468.000.

b} Lesser Variance Scheme B — Lesser Variance Community
Facility/Residential Development (Objection #19 and #13B)

The Feasibility Analysis estimated the net project value to be $18,980,000,
This amount is the sum of residential condominium unit sales, less sales
commissions.

The total required investment, including estimated Property Value, base
construction costs, soft costs and carrying costs during the sales period for the
Alternative As of Right Residential is estimated to be $26,779,000. As shown
in Schedule A, the development of the Lesser Variance CF/Residential
Alternative would result in an annualized capital loss of $4,261.,000.

c) Revised Proposed Development

The Feasibility Analysis estimated the net project value to be $38,510,000.
This amount is the sum of residential condominium unit sales, less sales
commissions. The total investment, including estimated Property Value, base
construction costs, soft costs and carrying costs during the sales period for the
Revised Proposed Development is estimated to be $31,722,000.
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As shown in Schedule A, the development of the Revised Proposed
Development wouild provide an Annualized Return on Total Investment of
8.16%. We note that this return is slightly higher than the original return of
6.55%. This results from the assumption of the reduced acquisition cost.

d) As of Right Scheme C — Revised As of Right All Residential F.A.R. 4.0
(Objection #20 and #15)

The Feasibility Analysis estimated the net project value to be $37,437,000.
This amount is the sum of total estimated gross sales proceeds, less sales
commissions. The total investment, including estimated Property Value, base
construction costs, soft costs and carrying costs during the sales period for the
As of Right Residentiai F.A.R 4.0 Development is estimated to be
$36,764,000. As shown in Schedule A, the development of the As of Right
Residential F.A.R 4.0 Development would result in an annualized capital loss
of $23,000.

Please feel free to call me if you have any further questions.

Sincerely,

Jack Freeman
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SCHEDULE A1: ANALYSIS SUMMARY - CONDOMINIUM USE

REVISED LESSER
AS OF RIGHT VARIANCE REVISED ALL
CF/RESIDENTIAL CF/RESIDENTIAL PROPOSED RESIDENTIAL
DEVELOPMENT DEVELOPMENT DEVELOPMENT FAR. 4.0
BUILDING AREA (SQ.FT.)
BUILT RESIDENTIAL AREA 7,594 12,575 20,863 28,724
SELLABLE AREA 5,316 8,593 15,799 17,780
CAPITAL INVESTMENT SUMMARY
ACQUISITION COST $17,050,000 $17,050,000 $17,050,000 $17,050,000
HOLDING & PREP. COSTS $0 $0 $0 30
BASE CONSTRUCTION COSTS $3,722,000 $4,339,000 $7,488,000 $11,808,000
SOFT CONSTRUCTION COSTS $4,663,000 $4.851,000 $6,520,000 $7,173,000
$25,435,000 $26,240,000 $31,058,000 $36,031,000

PROJECT VALUE <
SALE OF UNITS $12,623,000 320,191,000 $40,968,000 $39,827,000
(less) SALES COMMISSIONS 6% ($757,000) ($1.211.000) ($2,458,000) ($2,390,000)
CAPITALIZED VALUE OF COMMUNITY FACILITIES $0 $0 $0 NA
EST. NET PROJECT VALUE $11,866,000 $18,980,000 $38,510,000 $37.437,000
PROJECT INVESTMENT
ACQUISITION COST $17,050,000 $17,050,000 $17,050,000 $17,050,000
HOLDING & PREP. COSTS %0 $0 $0 30
BASE CONSTRUCTION COSTS $3,722,000 $4,339,000 $7,488,000 $11,808,000
SOFT CONSTRUCTION COSTS $4,663,000 $4,851,000 $6,520,000 $7,173,000
CARRYING COSTS DURING SALES PERIOD $515,000 $539,000 $664,000 $733,000
EST. TOTAL INVESTMENT $25,950,000 $26,779,000 $31,722,000 $36,764,000
RETURN ON INVESTMENT
ESTIMATED PROJECT VALUE $11,866,000 $18,980,000 $38,510,000 $37,437,000
(less)EST.TOTAL INVESTMENT ($25,950,000) ($26,779,000) ($31,722,000) ($36,764,000)
(less) EST. TRANSACTION TAXES ($230,000) ($368,000) ($748,000) ($727,000)
EST.PROFIT (loss) ($14,314,000) ($8,167,000) $6,040,000 (554,000}
DEVELOPMENT/SALES PERIOD (MONTHS) 23 23 28 28
ANNUALIZED PROFIT (loss) ($7,468,000) ($4.261.000) $2,589,000 ($23.000
RETURN ON TOTAL INVESTMENT 0.00% 0.00% 19.04% 0.00%
ANNUALIZED RETURN ON TOTAL INVESTMENT 0.00% 0.00% 8.16% 0.00%

NOTE : ALL $ FIGURES ROUNDED TO NEAREST THOUSAND
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SCHEDULE A2: CAPITALIZED VALUE OF MARKET RATE COMMUNITY FACILITY

BUILDING AREA (SQ.FT.}

RENTABLE CLASSROOM AREA 14,430
TOTAL COMMUNITY FACILITY AREA 14,430

CAPITAL INVESTMENT SUMMARY

ACQUISITION COST NA
HOLDING & PREP. COSTS 30
BASE CONSTRUCTION COSTS $11,552,000
SOFT CONSTRUCTION COSTS $2,959,000
$14,511,000
INCOME AND EXPENSES
CLASSROOM AREA INCOME $1,261,000
GROSS INCOME $1,261,000
(less)VACANCY (@ 10%) ($126,000)
EFFECTIVE INCOME = $1,135000
(less)M&O EXPENSES ($63,000)
(less)WATER & SEWER $0
(less)R.E. TAXES (556,000)
NET OPERATING INCCME $1.016,000
CAPITALIZED VALUE OF NOI @ 7% $14,514,000
CAPITALIZED VALUE OF NOI @ 8% $12,700,000
CAPITALIZED VALUE OF NO! @ 9% $11,289,000
FEASIBILITY ANALYSIS
PROJECT VALUE @ CAP RATE = 7% $14,514,000
PROJECT DEVELOPMENT COST (SCHEDULE B2) $14,511,000
PROJECT VALUE (less) PROJECT DEVELOPMENT COST $3,000

NOTE : ALL $ FIGURES ROUNDED TO NEAREST THOUSAND
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SCHEDULE B : DEVELOPMENT COSTS

REVISED ALTERNATIVE
AS OF RIGHT AS OF RIGHT REVISED ALL
CE/RESIDENTIAL CF/RESIDENTIAL PROPOSED RESIDENTIAL
DEVELOPMENT DEVELOPMENT DEVELOPMENT F.AR. 40
DEVELOPMENT COST SUMMARY
ACQUISITION COSTS $17,050,000 $17,050,000 17,050,000 $17.050,000
HOLDING & PREP. COSTS: 30 $0 $0 $0
BASE CONSTRUCTION COSTS $3,722,000 $4,339,000 $7,488,000 $11,808,000
TENANT FIT-OUT COSTS $0 $0 0 $0
EST.SOFT COSTS $4 663,000 $4,851,000 $6,520,000 $7,173,000
EST. TOTAL DEV.COSTS $25,435,000 $26,240,000 $31,058,000 $36,031,000
ACQUISITION COSTS :
Land Purchase Price $17,050,000 $17,050,000 $17,050,000 $17,080,000
TOTAL LAND VALUE $17,050,000 $17,050,000 $17,050,000 $17,050,000
HOLDING & PREP. COSTS: $0 $0 $0 $0
BASE CONSTRUCTION COSTS : $3,722,000 $4,339,000 $7.488,000 $11,808,000
EST.CONST.LOAN AMOUNT : $19,076,000 $19,680,000 $24, 770,000 $27,023,000
EST.CONST PERIOD{MOS) : 20 20 24 20
EST. SOFT COSTS :
Builder's Fee/Developer's Profit 3.00% $763,000 $787,000 $932,000 $1.081,000
Archit.& Engin. Fees 8.00% $298,000 $347,000 $599,000 $945 002
Bank Inspect. Engin. $30,000 $30,000 $34,000 $30,000
Construction Management 5.00% $186,00Q £217.000 4300 000 $590,000
Inspections, Borings & Surveys
Laboratory Fees LS $5,000 $5,000 $5,000 $5,000
Soil Investigation LS $10,000 $10,000 $10,000 $10,000
Preliminary Surveys LS $5,000 $5,000 $5.000 $5,000
Ongoing Surveys LS $10,000 $10,000 $10,000 $10,000
Environmenta! Surveys/Reports LS $2,000 $2,000 $2,000 $2.000
Controlled Inspection Fees LS $45,000 $45.000 $45,000 $45,000
Legal Fees
Dev.Legal Fees $150,000 $150,000 $150,000 $150,000
Con.lender Legal $57,000 $59,000 $62,000 $81,000
End Loan Lega! $0 $0 $0 $0
Permits & Approvals
D.0.B.Fees 25.53% $116,000 $118,000 $138,000 $151,000
Cond/Co-op Offering Plan $30,000 $30,000 $30.000 $30,000
Other $40,000 $40,000 $40,000 $40,000
Accounting Fees $5,000 $5,000 $5,000 $5,000
Consultant Fees 30 $0 30 $0
Appraisal Fees $8,000 $8,000 $8,000 $8,000
Marketing/Pre-Opening Expenses
Rental Commissions 25.00% $0 $0 $0 $0
Sales Expenses & Advertising $198,000 $198,000 $198,000 $198,000
Financing and Other Charges
Con.Loan int. @ Loan Rate = 9.50% $1,510,000 $1,558,000 $2,353,000 $2,139,600
Rent-up Loan int. @ Loan Rate = 7.00% $0 $0 $0 $0
Con.Lender Fees 1.00% $191,000 $197,000 $248,000 $270,000
End Loan Fee 1.00% $0 $0 $0 $0
Construction Real Estate Tax $334,000 $334 000 $445,000 $334,000
Rent-up Real Estate Tax $0 $0 $0 $0
Title Insurance 0.33% $84,000 $87,000 $102,000 $119,000
Mige.Rec.Tax 2.75% $525,000 $541,000 $661,000 $743,000
Construction Insurance 1.00% $56,000 $65,000 $112,000 $177.000
Water and Sewer $5,000 $5,000 $5,000 $5,000
Other $0 $0 $0 $0
TOTAL EST.SOFT COSTS $4,663,000 $4,851,000 $6,520,000 $7,173,000

NOTE : ALL § FIGURES ROUNDED TO NEAREST THOUSAND
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SCHEDULE B2 : PROJECTED DEVELOPMENT COSTS - COMMUNITY FACILITY

DEVELOPMENT COST SUMMARY
ACQUISITION COSTS $0
HOLDING & PREP. COSTS:
BASE CONSTRUCTION COSTS $11,552,000
EST.SOFT COSTS $2,958,000
EST. TOTAL DEV.COSTS $14,511,000
ACQUISITION COSTS :
Land Purchase Prica 30
TOTAL ACQUISITION COSTS $0
HOLDING & PREP, COSTS: $0
BASE CONSTRUCTION COSTS $11,552,000
EST.CONST.LOAN AMOUNT : $10,883,000
EST.CONST.PERIOD(MOS) ; 20.00
EST. SOFT COSTS :
Builder's Fee/Developer’s Profit 3.00% $435,000 '
Archit.& Engin. Fees 8.00% $924,000
Bank Inspect, Engin. $30,000
Construction Management 5.00% $578.000
Inspections, Borngs & Surveys
Laboratory Fees LS $5,000
Soll Investigation LS $0
Preliminary Surveys LS &0
Ongoing Surveys LS $10,000
Environmental Surveys/Reports LS $0
Controlled Inspection Fees LS $45.000
Legal Fees
Dev.Legal Fees $35.000
Con.Lender Legal 0.30% $33.000
End Loar Legal 3.30% $30,000
Permiis & Approvals
D.0.B. Fees 25.53% 54,000
Cond/Co-op Offering Plan NA 30
Other $0
Accounting Fees $5,000
Consuitant Fees NA $0
Appraisal Fees $8,000
421-a Tax Exemption Fee 0.00% $0
421-a Tax Certificates
Marketing/Pre-Opening Expenses
Rental Commissions 0.25 30
Sales Expenses & Adverlising NA $0
Hotel Pre-opening NA
Financing and Other Charges
Con Lozn int. @ Loan Rate = 9.50% $0
Rent-up Loarn int. @ Loan Rate = 0.00% 50
Con.Lender Fees 1.00% $108,000
End Loan Fee 1.00% $100.000
Construction Real Estate Tax $83,000
Rent-up Real Estate Tax 80
Title Insurance 0.33% $48,000
Mtge.Rec. Tax 2.75% $299,000
Construction Insurance 1.00% $173.000
Water and Sewer $5,000
Other 30

$2,859.000

NOTE : ALL $ FIGURES ROUNPED TO NEAREST THOUSAND
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Schedule C: Comparable Vacant Property Sales
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Notice of Objections Response #2 .
6-10 West 70™ Street ‘
New York, New York

October 24, 2007
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Schedule C: Comparable Vacant Property Sales

1. 429 East 74™ Street

This is a 6,554 sq.ft. under utilized lot on Manhattan’s Upper East Side. It is
approximately 2.5 miles east of the subject property, and is located on East
74" Street between York and First Avenues. A +10% adjustment was made
for time, and a +10% adjustment was made for the inferior location. No
adjustments were made for size, zoning or other factors.

2. 439 East 77" Street

This is a 2,236 sq.ft. under utilized lot on Manhattan’s Upper West Side. It is
located on East 77" Street between York and First Avenues. It is
approximately 2.5 miles east of:the subject property. A +10% adjustment was
made for time, and a +10% adjustment was made for the inferior location.

No adjustments were made for size, zoning or other locations.

3. 212 East 95th Street

This is a 5,650 sq.ft. vacant lot located on East 95" Street between Second and
Third Avenues on Manhattan’s Upper East Side. It is located approximately
2.5 miles northeast of the subject property. A +10% adjustment was made for
time, and a +25% adjustment was made for inferior location. No adjustments
were made for size, zoning or other factors.

4, 200/208 Amsterdam Avenue

This is a recent sale of an existing school building and synagogue in two
separate transactions that have been combined. Both properties sold for
$15,276,000 on May 1, 2007, and both are C2-5/R8 zoning districts. The lot
size at 200 Amsterdam Avenue is 7,042 sq.ft., and the lot at 208 Amsterdam
Avenue is 5,000 sq.ft. They are located approximately 0.4 mile west of the
subject property. A +10% adjustment was made for the inferior location, and
a —20% adjustment was made for superior zoning. No adjustments were made
for time, size or other factors.

5. 307 West 46th Street

This is a 6,036 sq.ft. licensed parking lot located on the corner of West 46"
Street and 8" Avenue. It is located approximately 1.6 miles south of the
subject property. A +15% adjustment was made for the inferior location, No
adjustments were made for time, size, zoning, or other factors.
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Freeman/Frazier & Associates, Inc.

Date : October 24, 2007
Property : 10 West 70th Street
Block, Lot :Blk 1122, Lot 37
Total Land Area : 6,472 sq.ft.

Zone :R8B & R10A

Page 15

Schedule D1: Revised As of Right - Residential Condominium Pricing

Outdoor
Fioor Area Price Price/SF Space
Five 3,277 $7.373,250 $2.250 0
Six 2,039 $5,249,501 $2.325 1,459
Total 5316  $12,622,751 $2,374

Schedule D2: [ esser Vanance - Residential Condominium Pricing

QOutdoor
Floor Area Price Price/SF Space
Four 3277 $7,291,325 $2,225 0
Five 3,277 $7,537,100 $2,300 0
Six 2,039 $5,362,394 $2,375 1,459
Total 8,593  $20,190819 $2,350
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Freeman/Frazier & Associates, Inc.

Date : Ociober 24, 2007
Property : 10 West 70th Street
Block, Lot :Bik 1122, Lot 37
Total Land Area : 6,472 sq.ft.

Zone :R8B & RI10A

Page 16

Schedule D3: Proposed Residential Condominium Pricing

Qutdoor

Floor Area Price Price/SF Space
Five 3,337 $7,675,100 $2,300 0

Six 3457  $8210375 $2,375 0
Seven 3,583 $8,867,925 $2,475 0
Eight 3,573 $9,557,775 $2,675 0

PH 1,849 $6,657,306 $2,975 1,555
Total 15,799  $40,968.481 $2,593

Schedule D4: As of Right - Residential F.A.R 4.0 Condominium Pricing

Outdoor

Floor Area Price Price/SF Space
Two 3,495  $7,252,125 $2,075 0
Three 3,465  $7,449,750 $2,150 0
Four 3,465  $7,709,625 $2,225 0
Five 3277 $7,537,100 $2,300 0

Six 2,039 $4,689,700 $2,300 0
Seven 2,039 $5,189,138 $2,375 1,459
Total 17,780  $39,827,438 $2,240
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CONGREGATION SHEARITH ISRAEL

NEW YORK, N. Y.

AS OF RIGHT CONSTRUCTION COST ESTINIATE
LESSEHER WVARIANCE
SCHEME B

October 10, 2007

McocQuilkin Associates, Tnc.
Construction Consultents S500C Morxis Avenue
Springfield, NJ¥ O7081
Tel D7T3-218-1600
Fax 973-218-1"7T00
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MC QUILKIN ASSOCIATES INC. - DATE: 10110107
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LOCATION: NEW YORK, NY
l
cS1# TRADE SUMMARY SCHOOL | RESIDENTIAL TOTAL |
] AMOUNT
02050 [BUILDING DEMOLITION 103,500 | - 103,500
02060 {SELECTIVE DEMOLITION 25,000 25,000
02080 |ASBESTOS ABATEMENT NIC NIC NIC
02500 {PAVING & SURFACING 24,786 - 24,786
02900 |EXCAVATION/FOUNDATION 1,967,662 24,000 1,991,652
03010 |CONCRETE AND CEMENT WORK 2,342,300 1,059,200 3,401,500
04200 [MASONRY 193,140 - 193,140 |
05500 |MISCELLANEQUS METALS 89,350 43,100 132,450
06100 jROUGH CARPENTRY 38,900 18,700 57,660
06400 |FINISH CARPENTRY 18,570 30,532 49,102
07530 jROOFING & FLASHING - 162,225 162,225
07900 JOINT SEALERS 15,000 5,000 20,000
08100 HOLLOW METAL DOORS 16,280 8,760 25,040
08200 |WOOD DOORS 8,750 10,750 19,500
08700 |HARDWARE 28,150 8.300 36,450
08900 |EXTERIOR FACADE 658,786 302,754 959,540
09250 |GYPSUM WALLBOARD 237,673 184,542 422,115
09300 |TILEWORK 108,022 18,728 126,750
09500 |ACCUSTIC CEILING 116,781 2,212 118,993
09800 jWOOD FLOORING - 56,416 56,416
09680 |{CARPET & RESILIENT 37,358 1,210 38,568
09700 {TERRAZZO 181,840 22,920 204,760
09900 |PAINTING 72,947 28,464 101,410
10100 |{VISUAL DISPLAY BOARDS 5,850 - 5,850
10150 {COMPARTMENTS & CUBICLES 16,400 - 16,400
10520 |FIRE PROTECTION SPECIALTIES 6,000 - 6,000
10800 |TOILET ACCCESSORIES 16,200 3,900 20,100
11130 |PRCJECTION SCREENS 10,800 - 10,800
11400 JAPPLIANCES , 5,000 15,000 20,000
14000 JCONVEYING SYSTEM 150,000 280,000 430,000
15300 |FIRE PROTECTION 157,686 99,237 266,922
15400 |PLUMBING 319,352 213,226 532,577
15500 [HVAC | 1,433,500 631,505 2,085,005
16050 [ELECTRICAL WORK 833,930 530,747 1,364,677
SUBTOTAL 9,237,401 3,761,427 12,998,828
GENERAL CONDITIONS 12% 1,108,488 451,371 1,559,859
SUBTOTAL 10,345,889 4,212,798 14,558,687
LIABILITY INSURANCE 3% 310,377 126,384 436,761
TOTAL 10,656,266 4,339,182 14,995,448

Page 2 of 15
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CONGREGATION SHEARITH ISRAEL

NEW YORXK, N.¥.
AS OF RIGHT CONSTRUCTION COST ESTIMATE
SCHEME C -7 STORY

October 22, S00°7

MGGg-_uﬂk:ln Amasocintes, Inc.
Construaction Consultamnts 8500 Moxrxis Avwenue
Springfield, NJ O'TOS1
Teal 913-2X8- 1600
ax 973-218-1700
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MC QUILKIN ASSOGIATES INC. o DATE: | 10/22/07
PROJECT: CONGREGATION SHEARITH ISRAEL. REV:
LOCATION: NEW YORIK, NY
csi# TRADESUMMARY |~ ~— o b TOTAL
02050 |BUILDING DEMOLITION ~ B 103,500
02080 |ASBESTOS ABATEMENT NIC
02500 |PAVING & SURFACING . 24,786
02900 |EXCAVATION/FOUNDATION ] - 1,283,808
03010 ICONCRETE AND CEMENT WORK - 3,111,240
04200 |MASONRY } 83,358
05500 |MISCELLANEOUS METALS . 1 - 72,800
06100 |ROUGH CARPENTRY 45,700
06400 |{FINISH CARPENTRY 72,734
07530 |ROOFING & FLASHING 180,060
07900 [JOINT SEALERS 5,000
08100 |[HOLLOW METAL DOORS _ 37,200
08200 |WOOD DOORS j 27,500
08700 |HARDWARE . 31,000
08200 {EXTERIOR FACADE - 1,018,010
09250 {GYPSUMWALLBOARD {4 ] 399,210
09300 [TILEWORK 43,292
09500 [ACOUSTIC CEILING 9,513
09600 |WOOD FLOORING 121,152
09880 |CARPET & RESILIENT - 4,654
09700 |TERRAZZO 22,920
09900 |PAINTING 102,326
10800 |TOILET ACCCESSORIES 7,900
11400 |APPLIANCES 35,000
14000 |CONVEYING SYSTEM 385,000 -
15300 |FIRE PROTECTION 205,854
15400 'PLUMBING 399,786
16500 |HVAC | 1,309,910
16050 |ELECTRICAL WORK 1,092,854
‘ SUBTOTAL 10,236,063
GENERAL CONDITIONS 12% 1,228 328
SUBTOTAL 11,464,391
LIABILITY INSURANCE 3% 343,032
TOTAL i 11,808,323

Page 2 of 10
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FREEMAN

REAL ESTATE SERVYICES w

& ASSOCIATES, INC.

132 NASSAU STREET

NEW YORK, NY 10038
’ TEL: 212, 732.4056

FAX: 212.732. 1442

December 21, 2007

Hon. Meenakshi Srinivasan, Chairperson

New York City Board of Standards and Appeals
40 Recior Street

New York, New York 10007

Re:  6-10 West 70" Street
New York, NY
74-07-BZ

Dear Chairperson Srinivasan:

At the Board of Standards and Appeals Public Hearing of November 26, 2007 for the above
referenced Zoning Variance Application, the BSA asked for a revised consolidated staterent
to respond to questions raised by the Board. In response, we provide the following:

Development Alternatives

A) As of Right Scheme A — Revised As of Right Community Facility/Residential
Development

This “As of Right Residential/Comimunity Facility” alternative was originally
submitted in the March 28, 2007 Economic Analysis Report, and revised based on
Notice of Objection of June 15, 2007, Objection #35. Additional analysis was
performed in the October 24, 2007 submission in respense to the Second Notice of
Objections of September 6, 2007.

The details of this alternative are discussed in Exhibit A.

B) As of Right Scheme B — Lesser Variance Alternative As of Right Community
Facility/Residential Development

This “As of Right Scheme B — Lesser Variance” alternative was submitted at the

request of the Board based on Notice of Objections of June 15, 2007, Objection #30.

A revised analysis at the request of the Board was performed in the October 24, 2007

submission in response to the second Notice of Objecticns dated September 6, 2007.

The details of this alternative are discussed in Exhibit B.
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C) As of Right with Tower Development

The As of Right with Tower Development would occupy the full zoning envelope,
and would consist of a new synagogue lobby on the ground floor, and community
facility space on floors two through four. Floors five through sixteen would be for
sale condominium units. There would be a total of thirteen residential units.

The gross built area of this alternative would be 37,888 sq.ft., not including the
cellar. The zoning floor area for this alternative would be 37,888 sq.ft. The total
gross residential area, which includes residential lobby and core but does not include
the cellar, would be 19,755 sq ft. The residential sellable area is 10,795 sq_ft.

D) Proposed Development

The Proposed Development alternative would consist of new construction of an
eight-story plus penthouse. The new development consists of a new synagogue lobby
on the ground floor, and community facility space on floors two through four. Floors
five through eight and the penthouse would be for sale condominium units. There
would be a total of five residential units.

The gross built area of this alternative would be 42,962 sq.ft., not including the
cellar. The zoning floor area for this alternative would be 42,962 sq.ft. The total
gross residential area, which includes residential lobby and core but does not include
the cellar, would be 22,907 sq.ft. The residential sellable area is 14,980 sq.fi.

This development program is referred to as the “Proposed Development”.

E) As of Right Residential F.A.R. 4.0 — Scheme C

The “As of Right Residential F.A.R. 4.0” alternative was submitted at the request of
the Board based on Notice of Objections of June 15, 2007, Objection #37. A revised
analysis at the request of the Board was performed in the October 24, 2007

submission.

The specifics of this alternative are discussed in Exhibit C.

Value of the Property

Estimating the acquisition cost is part of every Economic Analysis Report submitted
as part of the BSA procedure. For this mixed institutional and residential
development, property valuation was estimated assuming complying development
after review and analysis of comparable land sales, based on an average $/square foot
of buildable floor area.
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BSA Hearing Response

6-10 West 70® Street

New York, NY

December 21, 2007

Page 3

In our March 28, 2007 submissicn, based on an average $/square foot of buildable
floor area including the total adjusted maximum developable floor area to be utilized
for both residential and community facility use (as had been the case for previously
analyzed mixed institutional and residential BSA projects), we estimated the value of
the property to be $18,944,000. Then at the request of the Board, we revised our
valuation of the property downward, and in our October 24, 2007 submission, based
on an average $/square foot of buildable floor area including the floor arca to be
utilized for community facility use, we estimated the value of the property to be
$17,050,000.

The Board has now requested that the economic feasibility analysis only consider the
value of the residential portion of the site. To determine the economic feasibility of
the residential portion of a development on the site, a revised valuation of the portion
of the site being used has to be estimated using the total adjusted maximuin
developable square footage in the As of Right with Tower Development.

The floor area being used for the residential portion of a development would occur at
and above the fifth floor of a complying building. In effect, and for purposes of
determining an appropriate estimated value, this residential area benefits from two
significant premiums. All of this area occurs on the more valuable upper floors and a
significant portion of this floor area, approximately 13,192 sq.ft., has direct,
unobstructed views of Central Park, similar to Central Park West building frontage.
Since a developer purchasing the development rights would obtain the benefits of
increased potential income from both of these premiums, the value added would be
reflected in the estimated acquisition cost of residential floor area.

To determine the revised value of the property not including the community facility,
we have considered and utilized three methods to determine the estimated acquisition
cost, as described below:

a) Sales Comparison

The majority of the residential area in a full build out scenario would consist
of a tower rising up on the R-10 portion of the site to sixteen stories in the As
of Right with Tower Development, To estimate the value of the portion of
the property under consideration, recent sales prices for comparable vacant
and under utilized properties in R-10 zones or the commercial equivalent
were reviewed. Five appropriate sales were identified. A site visit to each
property was made and location, condition and sales price data were
compared. A schedule of the comparable sales is attached as Schedule C.

Vacant land sale prices, adjusted for comparability ranged from
$714.30/sq.ft. of F.A.R. development area to $1,028.73/sq.ft. with an average
of $823.32/sq.ft. For purposes of this comparative analysis, a value of
$825/sq.1t., or slightly above average, was used.

mr
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b) Proportional/Tax Assessed Value

Not including the community facility portion of the site, the remaining
majority of the site would have direct or oblique views of Central Park, and
are more valuable than the remaining community facility area without any
view at all. In this method the remaining residential floor area is valued at a
premium. To determine the premium of a building with Central Park views,
we utilized the New York City’s Department of Finance Tax Assessments for
2007.

To estimate the value of the portion of the property under consideration,
recent tax assessments for comparable cooperative apartment buildings with
Central Park views and non-Central Park views were reviewed. Five
appropriate assessments were identified for buildings without views, and a
schedule of the comparable assessments is attached as Schedule D.  Five
assessments for building with park views were identified, and a schedule of
the comparable assessments is attached as Schedule E.

Assessment of taxes owed per square foot for Non-Central Park views,
adjusted for comparability, ranged from $197.87/sq.ft. to $206.93/sq.ft. with
an average of $223.93/sq.ft. Assessment of taxes owed per square foot for
cooperative apartment buildings with Central Park views, adjusted for
comparability, ranged from $298.47/sq.ft. to $362.68/sq.ft. with an average
of $331.20/sq.ft. From this we can conclude buildings with a view of Central
Park have a 48% assessed value premium over the buildings that do not.

Taking our previous analysis of comparable market sale, all of which were
mid block buildings without central park views, the comparable value for
such properties was identified as $450/sq.ft. Utilizing an adjustment factor
of 148%, as identified above, to account for the premium for central park
views, the value of the building would be $666/sq.ft

c¢) Land Residual Value for the Community Facility

The residual value of land is determined by subtracting the cost to develop
the property, not including land cost, from the property value after
development. The value remaining, the residual value is the amount
available to pay for the land.

Project Value (Afier - Costto Develop —= Residual Land
Development) (NIC Land) Value

The value of the community facility portion of the property is determined
with the capitalization of income approach used in the October 24®
submission, in which the Net Operating Income was divided by the
capitalization rate.
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As shown on the table below, the capitalized market rate community facility
rents are significantly less than the project cost. Therefore, there is no
residual value available to pay for land.

Exhibit 1
Project Value |Project Value |Returnasa
Scenario Project Cost @ 7% {Loss) % of Cost
Market Rate $14,429,000f $5,986,000 {$8,443,000) -58.51%
CTF Rent $40/sq.ft.)

The estimated cost per square foot for the overall building in the October 24,
2007 submission was estimated at an average of $450/sq.ft. for the whole
building including the community facility space (37,889 sq.ft.). Therefore,
the value necessary to support the land must be obtained from the residential
portion of the building.

If the value at an average of $450/sq.ft. for all of the building is $17,050,000,
with an as of right residential floor area of 19,755 sq.ft., the average dotlar
per sq.ft. for the remaining portion would be $863/sq.ft. Since, the
community facility portion of the site has zero value, the acquisition cost can
be described using $863/sq.ft. times the residential floor area.

Reconciliation of Land Values

The estimated land value determined in the sales comparison approach is
$825/sq.ft. The estimated land value determined in the proportional/Tax
Assessed Value approach is $666/sq.ft.. The estimated land value in the
residual land value approach is $863/sq.ft. The majority of the residential
floor area exists in the R-10 zone, and a small portion of the residential floor
area is within the R8B zone.

The reconciliation of these different values would not be at the higher levels
of $825 - $863/sq.ft., since a portion of the building is in the mid block R8-B
zone, without central park views. However, the lower value of $666/sq.ft.
does not reflect the premium values of the upper floors with Central Park
views. Therefore, an appropriate reconciliation, for purposes of this analysis
it is assumed to be $750/sq.ft, which is slightly below the midpoint between
the average of $825 plus $863 and $666.
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ethod Est. Value $/Sq.Ft.
[Value A - Sales Comparison 3825
'WValue B - Proportional/Tax AV $666
[Value C - Land Residual Value 3863
Reconciled Value $750

Using the assumed value of $750/sq.1t, based on the reconciliation described above,
for purposes of this new analysis the assumed value of the residential portion of the
property is 19,755 sq.ft. x $750/sq.1t., the amount of $14,816,000.

Development Costs

Development Costs consist of Acquisition Costs, as described above; Holding
and Preparation Costs; Hard Construction Costs for specific improvements; and
Soft Costs including construction loan interest, professional and other fees,
property and other taxes and miscellanecus development related expenses
incurred during the construction period.

Development related soft costs for the alternatives were estimated based on
typical expenses incurred for similar types of development.

The architectural firms of Platt Byard Dovell White Architects LLP have
provided plans. For each development alternative, a construction cost estimate
has been provided by McQuilkin and Associates. Each estimate can be found in
Exhibit D to this Report.

The estimated hard construction cost for the total development of the As of Right
Scheme A Development is $3,722,000. The work includes residential core and
shell, electrical, mechanical and elevator systems. Apartment interiors include
kitchen appliances, bathrooms and high end finishes. No construction costs

related to development of the community facilities have been included.

The estimated hard construction cost for the total development of the As of Right
Scheme B Development is $4,339,000. The work includes residential core and
shell, electrical, mechanical and elevator systems. Apartment interiors include
kitchen appliances, bathrooms and high end finishes. No construction costs
related to deveiopment of the community facilities have been included.
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The estimated hard construction cost for the total development of the As of Right
Scheme with Tower Development is $8,056,000. The weork includes residential
core and shell, electrical, mechanical and elevator systems. Apartment interiors
include kitchen appliances, bathrooms and high end finishes. No construction
costs related to development of the community facility have been included.

The estimated hard construction cost for the total development of Proposed
Development is $7,488,000. This work includes residential core and shell,
electrical, mechanical and elevator systems. Apartment interiors include kitchen
appliances, bathrooms and high-end finishes. No construction costs related to
development of the community facility have been included.

The estimated hard construction cost for the total development of the As of Right
Scheme C Development is $11,808,000. The work includes residential core and
sheli, eiectrical, mechanical and elevator systems. Apartment interiors include
kitchen appliances, bathrooms and high end finishes. No construction costs
related to development of the community facilities bave been included.

Financing Assumptions

All financing assumptions are the same as those described in the Economic
Analysis Report, dated March 28, 2007. The specific economic assumptions are
attached as Exhibit E.

The As of Right and Proposed Development alternatives will be developed as for-
sale Condominiums. Therefore, any long term financing will be the
responsibility of individual Condominium Unit purchasers and no assumptions
were made for this analysis.

Unique Site Conditions

The unique character of the site has a significant impact on the economic
feasibility of complying development for several reasons. The zoning regulations
for the split lot restrict the ability to develop an economically viable building
within the complying zoning envelope. The required setbacks for the R10-A
portion of the site, for a complying Tower scenario creates a costly and inefficient
design, with the top five floors approximately the same size as a hotel room. The
extremely small size of the units does not generate as much income, as a more
typically sized apartment.

The resulting small floor plate generates an economicaily inefficient relationship
between the size of the core (elevator and stairs) and sellable residential area, as a
core of the same size could serve a floor plate of more than ten times the size.
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Additionally, to accommodate the synagogue, the residential portion would begin
at the fifth floor, approximately fifty feet above grade. This results in additional
hardships. There is a direct construction cost premium associated with a separate
lobby, and running infrastructure five stories, which includes elevator, stairs,
mechanical, electrical, plumbing and other services, Under more typical
conditions, the infrastructure would be servicing the lower floors, where in this
case they are being bypassed.

The height restrictions on the R8-B portion of the zoning lot prevent distribution
of the inefficient R10-A floor area over a larger, full lot footprint.

Economic Analysis

A summary comparison chart of development alternatives with results from October
24, 2007 submission are available in Exhibit F.

a) As of Right Scheme A — Revised Alternative As of Right Community
Facility/Residential Development

As shown in the attached Schedule A, the Feasibility Analysis estimated the
project value to be the sum of residential condominium unit sales, less sales
commissions. Consideration of the economic feasibility of condominium projects
is typically based on the potential profit generated from the sale of apartment
units and other sources, on a an annualized basis. Profit is the amount available
for distribution to investors after all project expenses incurred in the development
and sale of units are deducted from gross revenues.

“Annualized Return on Total Investment” is measured by dividing the estimated
annualized project profit by the total investment in the project.

The Feasibility Analysis estimated the net project value to be $11,866,000. This
amount is the sum of residential condominium unit sales, less sales commissions.
The total investment required, including estimated Property Value, base
construction costs, soft costs and carrying costs during the sales period for the
Revised As of Right Development is estimated to be $23,345,000. As shown in
Schedule Al, the development of the Revised Alternative As of Right
Development would result in an annualized capital loss of $6,109,000.

b) Lesser Variance Scheme B - Lesser Variance Community
Facility/Residential Development

The Feasibility Analysis estimated the net project value to be $18,980,000. This
amount is the sum of residential condominium unit sales, less sales commissions.
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The total required investment, including estimated Property Value, base
construction costs, soft costs and carrying costs during the sales period for the
Alternative As of Right Residential is estimated to be $24,173,000. As shown in
Schedule A, the development of the Lesser Variance CF/Residential Alternative
would result in an annualized capital loss of $2.901.000.

¢) Asof Right with Tower Residential Development

The Feasibility Analysis estimated the net project value to be $23,119,000. This
amount is the sum of residential condominium unit sales, less sales commissions.

The total required investment, including estimated Property Value, base
construction costs, soft costs and carrying costs during the sales period for the
Alternative As of Right Residential is estimated to be $29,746,000. As shown in
Schedule A, the development of the As of Right with Tower Residential
Development would result in an annualized capital loss of $2.654.000.

d) Revised Proposed Development

The Feasibility Analysis estimated the net project value to be $38,510,000. This
amount is the sum of residential condominium unit sales, less sales commissions.
The total investment, including estimated Property Value, base construction
costs, soft costs and carrying costs during the sales period for the Revised
Proposed Development is estimated to be $29,402,000.

As shown in Schedule A, the development of the Revised Proposed Development
would provide an Annualized Return on Total Investment of 12.19%.

e) AsofRight Scheme C - Revised As of Right All Residential F.A.R. 4.0

The Feasibility Analysis estimated the net project value to be $37,787,000. This
amount is the sum of total estimated gross sales proceeds, less sales commissions.
The total investment, including estimated Property Value, base construction
costs, soft costs and carrying costs during the sales period for the As of Right
Residential F.A R 4.0 Development is estimated to be $34,159,000.

As shown in Schedule A, the development of the All Residential Development
would provide an Annualized Return on Total Investment of 3.63%. This is
below the level necessary to justify an investment.



Opp. Ex. KK - 107 of 196

December 21, 2007 Freeman Letter to BSA Page 10 of 40
www.protectwest70.org

BSA Hearing Response

6-10 West 70™ Strect

New York, NY

December 21, 2007

Page 10

Response te Opposition

There are a number of concerns raised by the opposition that are not part of our
analysis. The items that are not part of our analysis are valuing the potential income
from non-residential space, such as the synagogue, school, below grade space, and
parsonage. Since these items are not part of the analysis, community facility
development costs including basic construction and soft costs related to these items
are not included as part of the analysis.

Please feel free to call me if you have any further questions.

Sincerely,

Z

Jack Freeman
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SCHEDULE A1: ANALYSIS SUMMARY - CONDORINIUM USE

REVISED LESSER
AS OF RIGHT VARIANCE AS OF RIGHT REVISED ALL
CF/RESIDENTIAL CF/RESIDENTIAL WITH TOWER PROPOSED RESIDENTIAL
DEVELOPMENT DEVELOPMENT DEVELOPMENT DEVELOPMENT F.AR. 4.0
{Residential Only) {Residential Only)
BUILDING AREA (SQ.FT.)
BUILT RESIDENTIAL AREA 7,594 12,575 20,019 20,863 28,724
SELLABLE AREA 70% 5316  68% 8593 76% 10,346  52% 15,799  62% 17,780
CAPITAL INVESTMENT SUMMARY
ACQUISITION COST $14,816,000 $14,816,000 $14,846,000 $14,816,000 $14,816,000
HOLDING & PREP. COSTS $0 $0 0 30 $0
BASE CONSTRUCTION COSTS $3,722,000 $4,339,000 $8,056,000 $7,488,000 $11,808,000
SOFT CONSTRUCTION COSTS $4,337,000 $4,525,000 $6,274,000 $6,434,000 $6,847,000
$22,875,000 $23.680,000 $29,146,000 $28,738,000 $33,471,000

PROJECT VALUE
SALE OF UNITS $12,623.000 $20,191,000 $24,595,000 $40,968,000 $40,199,000
{less) SALES COMMISSIONS 6% ($757,000) ($1.211,000) ($1,476.,000) ($2,458,000) ($2.412,000)
EST. NET PROJECT VALUE $11,866,000 $18,980,000 $23,119,000 $38,510,000 $37,767.000
PROJECT INVESTMENT
ACQUISITION COST $14,816,000 $14.816,000 $14.,816,000 $14,816,000 $14,816,000
HOLDING & PREP. COSTS $0 $0 30 $0 $0
BASE CONSTRUCTION COSTS $3,722,000 $4,339,000 $8,056,000 $7,488,000 $11,808,000
SOFT CONSTRUCTION COSTS $4,337,000 $4,525,000 $6,274,000 $6,434,000 $6,847,000
CARRYING COSTS DURING SALES PERIOD $470,000 $493,000 $600,000 $664,000 $688,000
EST. TOTAL INVESTMENT $23,345,000 $24,173,000 $26.746,000 $29,402,000 $34,159,000
RETURN ON INVESTMENT
ESTIMATED PROJECT VALUE $11,866,000 $18,980,000 $23,119,000 $38,510,000 $37,787,000
(less)EST.TOTAL INVESTMENT ($23,345,000) ($24,173,000) ($29,746,000) ($29,402,000) {$34,159,000)
(less) EST. TRANSACTION TAXES ($230,000) ($368,000) ($449,000) ($748,000) ($734.000}
EST.PROFIT (loss} (311,709,000} ($5,561,000) ($7,076,000) $8,360,000 $2,894,000
DEVELOPMENT/SALES PERIOD (MONTHS) 23 23 32 28 28
ANNUALIZED PROFIT (loss} (36.,109.000) ($2.901,000) ($2,654,000) $3,583,000 $1,240,000
RETURM ON TOTAL INVESTMENT 0.00% 0.00% 0.00% 28.43% 8.47%
ANNUALIZED RETURN ON TOTAL INVESTMENT

12.19%

T
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SCHEDULE B : DEVELOPMENT COSTS

REVISED ALTERNATIVE
AS OF RIGHT AS OF RIGHT AS OF RIGHT REVISED AlL
CF/RESIDENTIAL CF/RESIDENTIAL WITH TOWER PROPOSED RESIDENTIAL
DEVELOPMENT DEVELOPMENT DEVELOPMENT DEVELOPMENT F.AR. 4.0
DEVELOPMENT COST SUMMARY
ACQUISITION COSTS $14,816,000 $14,816,000 $14,816,000 $14,816,000 $14,816,000
HOLDING & PREP. COSTS: $0 $0 $0 $0 $0
BASE CONSTRUCTION COSTS $3,722,000 $4,339,000 $8,056,000 $7,488,000 $11,808,000
TENANT FIT-OUT COSTS $0 $0 $0 0 $0
EST.SOFT COSTS $4,337,000 $4,525,000 $6,274,000 $6,434,000 $6,847,000
EST. TOTAL BEV.COSTS $22,875,000 $23,680,000 $29,146,000 $28,738,000 $33,471,060
ACQUISITION COSTS :
Land Purchase Price $14,816,000 $14,816,000 $14,816,000 $14,816,000 $14,816,000
TOTAL LAND VALUE $14,816.,000 $14,816,000 $14,816,000 $14,816,000 $14,816,000
HOLDING & PREP. COSTS: $0 $0 $0 $0 $0
BASE CONSTRUCTION COSTS : $3,722,000 $4,339,000 $8,056,000 $7,488,000 $11,808,000
EST.CONST.LOAN AMOUNT : $17,156,000 $17,760,000 $21,860,000 $24,770,000 $25,103,000
EST.CONST.PERIOD{MOS) : 20 20 26 24 20
EST. SOFT COSTS :
Builder's Fee/Developer's Profit 3.00% $686,000 $710,000 $874,600 $862,000 $1,004,000
Archit& Engin. Fees 8.00% $268,000 $347,000 $644,000 $5909,000 $945,000
Bank Inspect.Engin. $30,000 $30,000 $36,000 $34,000 $30,000
Construction Management 5.00% $186,000 $217,000 $403,000 $300,000 $590,000
Inspections, Borings & Surveys
Laboratory Fees LS $5,000 $5,000 $5,000 $5,000 $5,000
Soil Invastigation LS $10,000 $10,000 $10,000 $10,000 $10,000
Preliminary Surveys LS $5,000 $5,000 $5,000 $5,000 $5,000
Ongoing Surveys LS $10,000 $10,000 $10,600 $10,000 $10,000
Environmental Surveys/Reports LS $2,000 $2,000 $2,000 $2,000 $2,000
Controlled Inspection Fees LS $45,000 $45,000 $45,000 $45,000 $45,000
Legal Fees
Dev.Legal Fees $150,000 $150,000 $150,000 $150,000 $150,000
Con_Lender Legal $51,000 $53,000 $66,000 $62,000 $75,000
End Loan Legal $0 $0 $0 $0 $6
Permits & Approvals
D.0O.B. Fees 25.53% $106,000 $106,000 $117,000 $130,000 $141,000
Cond/Co-op Offering Plan $30,000 $30,000 $30,000 $30,000 $20,000
Other $40,000 $40,000 $40,000 $40,000 $40,000
Accounting Fees $5,000 $5,000 $5,000 $5,000 $5,000
Consultant Fees 50 $0 $0 $0 $0
Appraisal Fees $8,000 $8,000 $8,000 $8,000 $8,000
Mariketing/Pre-Opening Expenses
Rental Commissions 25.00% $0 $0 $0 §0 $0
Sales Expenses & Advertising $198,000 $198,000 $188,000 $198,000 $198,000
Financing and Other Charges
Con.Loan Int. @ Loan Rate = 9.50% $1,358,000 $1,406,000 $2,250,000 $2,353,000 $1,987,000
Rent-up Loan int. @ Loan Rate=  7.00% $0 $0 $0 $0 $0
Con.Lender Fees 1.00% $172,000 $178,000 $219,000 $248,000 $251,000
End Loan Fee 1.00% $0 $0 $0 $0 $0
Construction Real Esiate Tax $334,000 $334,000 $334,000 $445,000 $334,000
Rent-up Real Estate Tax $0 30 $0 $0 30
Tifle Insurance 0.33% $75,000 $78,000 $56,000 $95,000 $110,000
Mige.Rec. Tax 2.75% $472,000 $488,000 $601,000 $681,000 $690,000
Consfruction Insurance 1.00% $56,000 $65,000 $121,000 $112,000 $177,000
Water and Sewer $5,000 $5,000 $5,000 $5,000 $5,000
Other $0 $0 $0 $0 50
TOTAL EST.S8OFT COSTS $4,337,000 $4,525,000 $6,274,000 $6,434,000 $6,847,000

NOTE : ALt § FIGURES ROUNDED TO NEAREST THOUSAND



Opp. Ex. KK - 111 of 19

www.protectwest70.org

b

AN oA MaN
19905 YIOL 1S9 01
00'$78% 001 00'1 00'1 00'] 00°1 00'L 5788 100fqng
TEET8S sdeiony

LIWTOL01ME
AN ‘WO X MON

£L'8T0‘TS 6¥'1 0z'1 06°0 001 0z'1 SI'1 069% 00205 0Z0's 000°059°%E$ 900Z/21/6 -5 1e21S RS 1S9M STT
LTWT Lirl A
AN 10X moN

89°78L% £r'l 0zl 06°0 00’1 0Tl 01’1 6PSS 000°1S 0015 000°000°8¢8$ LOOT/6T/9 610 SNTIAY ISI ESET
£9307 80L Ad
AN “HI0X MON

0EPLILS LS'T 0zl $6°0 00'1 YA 011 95Pe 05L'86 SL8'6 000°000°57S$ LOOT/ST/S 790 anueAy WL Sk -
LSI0T 0101 9
AN “HIOX MON

TULRLS 6’1 0Tl 06°0 001 0Tl Sl 8TS$ 06€°8L 6E8'L 000°00F° 1S 9002/8/9 1-60 1%0DS RS 183M 991 °
St 1077 SOL I
AN S04 MON
LLEO8S wi 0L $6'0 001 STl 0zT'1 0LV 052'65 5T6'S 000°0S8°LTS 9002/€/T 90 12208 WHE 159M 015

ISMAOMAd WOIDVd WHHIO DNINOZ HZI8  NOIIvOOT HWIL 4siind  II0S VIV TOTdd qIVd ANOZ NOIIVDOTHIVS
QALSNIAY  SOdWNOD Addd  HNIgnd  LOoT

December 21, 2007 Freeman Letter to BSA Page 14 of 40

SIS ANSA0L] JUEIE A, SEIeuIo,) - ) S[apayos

YOI % €34 *

gbs zLp'e:
LEWTTTHI NIE
10008 HI0L 189M 01 -
L00T ‘1T 1quidoa(] :

¢1 23eg

oTUOZ

BT puey [810],
F2old

Kaodorg

e

*DU] ‘SOIETO0SSY 29 JOIZRL]/UeWoal]

17

T



December 21, 2007 Freeman Letter to BSA Page 15 of 40

BSA Hearing Response
6-10 West 70™ Street
New York, NY
December 21, 2007
Page 14

Schedule C: Comparable Vacant Land Property
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Schedule C: Comparable Vacant Properties

1. 510 West 34™ Street

This is a 5,925 sq.ft. under utilized lot with a miscellaneous loft in a C6-4 zoning district.
It is approximately 2.5 miles south of the subject property, and is located on west 34%
Street near 10 Avenue. A +20% adjustment was made for time, and a +25% adjustment
was made for inferior location. A ~5% adjustment was made for the zoning’s
commercial potential. An additional +20% adjustment was made for no views of Central
Park. No adjustment was made for size.

2. 166 West 58™ Street

This 1s a 7,839 sq.ft. under utilized lot in a C5-1 zoning district. It is located
approximately 1.4 miles south east of the subject property, and is located between 6% and
7% Avenues. A +15% adjustment was made for time, and a +20% adjustment was made
for inferior location. A —10% adjustment was made for zoning’s commercial potential.
A +20% adjustment was made for no Central Park views. No adjustment was made for
size.

3. 452 11" Avenue

This is a 9,875 sq.ft. under utilized lot in a C6-4 zoning district. It is located
approximately 2.2 miles south of the subject property, and is located between west 36™
and west 37" Streets. A +10% adjustment was made for time, and a +25% adjusiment
was made for inferior location. A —5% adjustment was made for the zoning’s
commercial potential. A +20% adjustment was made for no Central Park views. No
adjustment was made for size.

4. 1353 First Avenue

This is a 5,100 sq.ft. under utilized lot in a C1-9 zoning district on the upper east side.
Located approximately 2.5 miles east of the subject property it is located between east
72 and east 73 Streets. A +10% adjustment was made for time, and a +20%
adjustment was made for inferior location. A —10% adjustment was made for the
commercial potential, and a —20% adjustment was made for no Central Park views. No
adjustment was made for size.

5. 225 West 58" Street

This is a 5,020 sq.fi. under utilized lot in a C5-1 zoning district. Located approximately
1.5 miles southeast of the subject property, it is located on West 58th Street between
Broadway and 7th Avenue. A +15% adjustment was made for time, and a +20%
adjustment was made for inferior location. A -10% adjustment was made for
commercial potential, and a +20% adjustment was made for no views of Central Park.
No adjustment was made for size.
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BSA Hearing Response
6-10 West 70™ Street
New York, NY
December 21, 2007
Page 17

Schedule D: Comparable Properties — No Views of Central Park
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BSA Hearing Response
6-10 West 70™ Street
New York, NY
December 21, 2007
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Schedule E: Comparable Properties — Views of Central Park
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Freeman/Frazier & Associates, Inc.

Date : December 21, 2007
Property : 10 West 70th Street
Block, Lot :Blk 1122, Lot 37
Total Land Area : 6,472 sq.ft.

Zone :RE&B & R16A
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Schedule F1: Revised As of Right - Residential Condominium Pricing

Qutdoor
Floor Area Price Price/SF Space
Five 3,277 $7,373,250 $2,250 0
Six 2,039 $5,249,501 $2,325 1,459
Total 5316  $12,622,751 $2,374

Schedule F2: I esser Variance - Residential Condominium Pricing

QCutdoor
Floor Area Price Price/SF Space
Four 3,277 $7,291,325 $2,225 0
Five 3,277 $7,537,100 $2,300 0
Six 2,039 $5,362,394 $2,375 1,459
Total 8,593 $20,190,819 $2,350
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Freeman/Frazier & Associates, Inc.

Date : December 21, 2007
Property : 10 West 70th Street
Block, Lot :Bik 1122, Lot 37
Total Land Area : 6,472 sq.ft.

Zone :R8B & R10A

Page 21
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Schedule F3: As of Right with Tower - Residential Condominivm Pricing

Outdoor
Floor Area Price Price/SF Space
Five 3277 $7,537,100 $2,300
Six - A 939.5 $2,184,338 $2,325
Six - B 939.5 $2,184,338 $2,325
Seven 665 $1,562,750 $2,350
Eight 665 $1,579,375 $2,375
INine 665 $1,596,000 $2,400
Ten 665 $1,612,625 $2,425
FE!even 665 $1,629,250 $2,450
Twelve 373 $923,175 $2,475
Thirteen 373 $932,500 $2,500
Fourteen 373 $941,825 $2,525
Fifteen 373 $951,150 $2,550
PH 373 $960,475 $2,575
Total 10,346 $24,594,900 $2,377
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Freeman/Frazier & Associates, Inc.

Date : December 21, 2007
Property : 10 West 70th Street
Block, Lot :Blk 1122, Lot 37
Total Land Area : 6,472 sq.ft,

Zone :R8B & R10A

Page 22

Schedule F4: Proposed Residential Condominium Pricing

Outdoor

Floor Area Price Price/SF Space
Five 3,337 $7,675,100 $2,300 0

Six 3,457  $8,210375 $2,375 0
Seven 3,583  $8,867,925 $2,475 0
Eight 3,573 $9,557,775 $2,675 0

PH 1,849 $6,657,306 $2,975 1,555
Total 15,799  $40,968,481 $2,593

Schedule F5; As of Right - Residential F.A.R 4.0 Condominium Pricing

Outdoor

Floor Area Price Price/SF Space
Two 3,495 $7,252,125 $2,075 0
Three 3,465  $7,449,750 $2,150 0
Four 3,465  $7,709,625 $2,225 0
Five 3277 $7,537,100 $2,300 0

Six 2,039 $4,842,625 $2,375 0
Seven 2,039 $5,407,628 $2,475 1,459
Total 17,780 $40,198,853 $2,261
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EXHIBIT A

As of Right Scheme A — Revised As of Right Community Facility/Residential
Development

As requested by the Board, we have provided an analysis of the Revised As of
Right Development (Plans set titled: As of Right - Scheme A (Original),
dated 10-22-2007), which would consist of a new synagogue lobby on the
ground floor, and community facilities on the second through fourth floors,
with a gross floor area of 18,134 sq.ft. On the fifth and sixth floors there
would be two condominium units for sale with a gross residential area on the
fifth and sixth floors of 7,594 sq.ft. The total gross residential area, not
including the cellar would be 9,638 sq.ft., and includes the lobby and core
areas of the residential portion of the development.

The gross built area of this alternative would be 27,772 sq.ft. not including the
cellar. The zoning floor area for this alternative would be 27,772. The
residential sellable area is 5,316 sq.ft.

This development program is referred to as the “Revised As of Right
Community Facility/Residential Development™.
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EXHIBIT B

As of Right Scheme B — Lesser Variance Alternative As of Right Community
Facility/Residential Development

This Lesser Variance Community Facility/Residential (Plans set titled: Lesser
Variance — BSA Objection #30 Synagogue Use and Residential Scheme, dated 10-
10-2007) would consist of a new synagogue lobby on the ground floor, and
community facilities on the second, third and a portion of the fourth floors.
The fourth, fifth floors and penthouse would be three condominium units for
sale with a gross residential area on the fourth and fifth floors and penthouse
of 8,593 sq.ft. The total gross residential area, not including the cellar would
be 14,288 sq.ft., which includes residential lobby and core.

The gross built area of this alternative would be 29,692 sq.ft., not including
the cellar. The zoning floor area for this alternative would be 29,692. The
residential sellable area is 8,593 sq.ft.

This development program is referred to as the “Alternative As of Right
Community Facility/Residential Development™.



Opp. Ex. KK - 123 of 196

December 21, 2007 Freeman Letter to BSA Page 26 of 40
www.protectwest70.org

EXHIBIT C

As of Right Residential F.A.R. 4,0 — Scheme C

The Revised As of Right Residential F.A R. 4.0 Development alternative
(Plans set titled: As of Right — Scheme C Residential Scheme, dated 10-22-
2007) consists of new construction of a seven-story residential building on lot
37 with the synagogue remaining untouched. The new development consists
of a ground floor residential and synagogue lobby and core, and floors 2-7
would be for sale condominium units. There will be a total of six residential
units. The total gross residential area, not including the cellar would be
28,724 sq.ft., which includes residential lobby and core.

The gross buiit area of this alternative would be 28,724 sq.ft., not including
the cellar. The zoning floor area for this alternative would be 28,724 sq.ft.
The residential sellable area is 17,780 sq.ft.
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Exhibit D: Construction Cost Estimates
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CONGREGATION SHEARITH ISRAEL

NEW YORIX, N.¥.
AS OF RIGHT CONSTRUCTION COST ESTIMATE
SOEEVLE B

Buguast G, 2007

MoQ@uillkkin Associates, Ene.
Construction Consultants * SOCO Morris Avenue
Springfield, NJ O7OS3:
Tel B973-218- 168600
Foawx 9738-218-2"70C
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WMC QUILKIN ASSOCIATES INC. I DATE: 816107
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LOCATION: NEW YORK, NY i
Csi# TRADE SUMMARY SCHOOL RESIDENTIAL |  TOTAL
AMOUNT
AS OF RIGHT - SCHEME A i
02050 |BUILDING DEMOLITION } 103,500 - 103,500
02060 |[SELECTIVE DEMOLITION 25,000 25,000
02080 |ASBESTOS ABATEMENT NIC NIC NIC
02500 !PAVING & SURFACING 24,786 - 24,786
02900 |EXCAVATION/FOUNDATION 1,967,652 24,000 1,991,652
03010 |CONCRETE AND CEMENT WORK 2,325,900 1,075,600 3,401,500
| 04200 |MASONRY 193,140 - 193,140
05500 |MISCELLANEOUS METALS _ 95,950 36,500 132,450
06100 ROUGH CARPENTRY ’ 43,500 16,200 59,700
06400 |FINISH CARPENTRY 21,720 21,812 43,532
07530 {ROOFING & FLASHING - 152,625 152,625
07900 |JOINT SEALERS 15,000 5,000 20,000
08100 |HOLLOW METAL DOORS 19,930 5,890 25,820
08200 |WOOD DOORS 13,500 7.250 20,750
08700 |HARDWARE 32,300 5,700 38,500
08900 |EXTERIOR FACADE 636,176 293,004 629,180
09250 {GYPSUM WALLBOARD 205,358 139,228 434,584
09300 |TILEWORK 136,946 12,492 149,438
09500 JACOUSTIC CEILING 120,876 1,316 122,182
09600 |WOOD FLOORING 8,376 37,992 46,368
09680 {CARPET & RESILIENT 38,392 764 39,156
09700 |TERRAZZO 181,840 22,920 204,760
09900 |PAINTING 81,224 21,260 102,483
10100 |VISUAL DISPLAY BOARDS 9,750 - 9,750
10150 |COMPARTMENTS & CUBICLES 21,200 - 21,200
10520 |FIRE PROTECTION SPECIALTIES 7.200 - 7,200
10800 |TOILET ACCCESSORIES 21,800 2,600 24,400
11130 [PROJECTION SCREENS 18,000 - 18,000
11400 |APPLIANCES 5,000 10,000 15,000
14000 {CONVEYING SYSTEM 150,000 260,000 410,000
156300 |FIRE PROTECTION 175,164 71,198 248,362
15400 [PLUMBING 365,940 167,238 533,177
1 15500 THVAC—] — 1,502,400 453,075 2,045,475
16050 |ELECTRICAL WORK 026,092 382,905 1,308,997
SUBTOTAL 9,674,109 3,226,568 12,900,677
GENERAL CONDITIONS|  12% 1,160,893 387,188 1,648,081 |
B SUBTOTAL 10,835,002 3,613,756 14,448 758
B LIABILITY INSURANCE 3% 325,050 108,413 433,463
TOTAL 11,160,052 3,722,169 14,882,221
Page 2 of 16
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CONGREGATION SHEARITH ISRAEL

NEWYORK, N.¥.

A8 OF RIGHT CONSTRUCTION COST ENTYIVLS T
LESSER VARLENCE:
SCHENME R

October LO, 2007

McocQuilikin Associates, Inc.
Conmstructior Consultants S500C Morris Avenue
Springfield, NF O7O0S1L
Tel 973-21S8-1 300
Fax @73-218-1"TO0C
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MC QUILKIN ASSOCIATES INC. DATE: 10/10/07
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LOCATION: NEW YORK, NY
|
cSi# TRADE SUMMARY SCHOOL RESIDENTIAL TOTAL
AMOUNT
AS OF RIGHT - SCHEME B | ESSER VARIANCE
|
02050 |BUILDING DEMOLITION 103,500 - 103,500
02060 |SELECTIVE DEMOLITION 25,000 25,000
02080 |ASBESTOS ABATEMENT NIC NIC NiC
02500 {PAVING & SURFACING 24,786 - 24,786
02900 |EXCAVATION/FOUNDATION 1,967,652 24,000 1,991,652
03010 |CONCRETE AND CEMENT WORK 2,342,300 1,059,200 3,401,500
04200 [MASONRY 193,140 - 193,140
05500 |MISCELLANEOUS METALS 89,350 43,100 132,450
06100 |ROUGH CARPENTRY 38,900 18,700 57,600
06400 |FINISH CARPENTRY 18,570 30,532 49,102
07530 |ROOFING & FLASHING - 162,225 162,225
07900 |JOINT SEALERS 15,000 5,000 20,000
08100 JHOLLOW METAL DOORS 16,280 8,760 25,040
08200 |WOOD DOORS 8,750 10,750 19,500
08700 |HARDWARE 28,150 8,300 36,450
08900 |EXTERIOR FACADE 656,786 302,754 959,540
09250 |GYPSUM WALLBOARD 237,573 184,542 422,115
09300 | TILEWORK 108,022 18,728 126,750
09500 |ACOUSTIC CEILING 116,781 2,212 118,993
09600 |WOOD FLOORING - 56,416 56,416
1 09680 |CARPET & RESILIENT 37,358 1,210 38,568
09700 |TERRAZZO 181,840 22,920 204,760
09900 PAINTING 72,947 28,464 101,410
10100 |[VISUAL DISPLAY BOARDS 5,850 - 5,850
10150 [COMPARTMENTS & CUBICLES 16,400 - 16,400
10520 [FIRE PROTECTION SPECIALTIES 6,000 - 6,000
10800 |TOILET ACCCESSORIES 16,200 3,000 20,100
11130 |PROJECTION SCREENS 10,800 - 10,800
11400 |APPLIANCES 5,000 15,000 20,000
14000 [CONVEYING SYSTEM 150,000 280,000 430,000
15300 |FIRE PROTECTION 157,685 99,237 256,922
15400 |PLUMBING 319,352 213,226 532,577
15500 |HVAC | 1,433,500 631,505 2,065,005
16050 |ELECTRICAL WORK 833,930 530,747 1,364 677
SUBTOTAL 9,237,401 3,761,427 12,998,828
GENERAL CONDITIONS|  12% 1,108,488 451,371 1,559,859
SUBTOTAL 10,345,889 4,212,798 14,558,687
LIABILITY INSURANCE 3% 310,377 126,384 436,761 |
TOTAL 10,656,266 4,339,182 14,995,448

Page 2 of 15
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CONGREGATION SHEARITH ISRAEL

NEWYORRK, N. Y.
AS OF RIGH'T CONSTRITOTION COST ESTIMUATE
MO E R 8 CEUS M

Decemberxr 1<, 2007

MceQuilkin Associates, Ixnc.

Comnstruction Consultants : 500 Moryris Swenne
' Springficld; NJ O'708%
Tel 273-218-1600C

Fax P973-218-L'TOQC

T
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MC QUILKIN ASSOCIATES INC. DATE: 1214107
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LCCATION: NEW YORK, NY
|
cSi# TRADE SUMMARY SCHOOL RESIDENTIAL TOTAL
AMOUNT
AS OF RIGHT - TOWE
02050 |BUILDING DEMOLITION 103,500 - 103,500
02060 |SELECTIVE DEMOLITION 25,000 25,000
02080 |ASBESTOS ABATEMENT NIC NIC NIC
02500 |PAVING & SURFACING 24786 - 24,786
02900 |EXCAVATION/FOUNDATION 1,067,652 48,000 2,015,652
03010 [CONCRETE AND CEMENT WORK 2 480,740 1,902,040 4,391,780
04206 [MASONRY 193,140 - 193,140
05500 |MISCELLANEOUS METALS 95,950 105,800 201,750
06100 |ROUGH CARPENTRY 43,500 30,400 73,900
06400 |FINISH CARPENTRY 21,720 111,166 132,886
07530 |ROOFING & FLASHING - 220,860 220,860
07900 |JOINT SEALERS 15,000 15,000 30,000
08100 [HOLLOW METAL DOORS 19,930 27,260 47,190
08200 (WOOD DOORS 13,500 13,000 26,500
08700 |HARDWARE 32,800 29,200 62,000
08900 [EXTERIOR FACADE 636,176 1,316,754 1,952,930
09250 {GYPSUM WALLBOARD 295,356 372,957 668,313
09300 |TILEWORK 136,946 26,410 163,356
09500 |ACOUSTIC CEILING 120,876 1,316 122,192
09600 |WOOD FLOORING 8,376 66,880 75,256
09680 |CARPET & RESILIENT 38,392 764 39,156
09700 |TERRAZZO 181,840 22,920 | 204,760
09900 |PAINTING 81,224 66,464 147 687
10100 |[VISUAL DISPLAY BOARDS 9,750 - 9,750
10150 [COMPARTMENTS & CUBICLES 21,200 - 21,200
10520 |FIRE PROTECTION SPECIALTIES 7,200 - 7,200
10800 |TOILET ACCCESSORIES 21,800 9,500 31,300
11130 {PROJECTION SCREENS 18,000 - 18,000
11400 [APPLIANCES 5,000 95,000 100,000
14000 |CONVEYING SYSTEM 150,000 575,000 725,000
16300 |FIRE PROTECTION 165,429 117,909 283,338
15400 [PLUMBING 365,940 429 443 795,382
15500 |HVAC | 1,503,900 750,330 2,254 230
16050 |ELECTRICAL WORK 874,762 629,202 1,503,064
[ SUBTOTAL 9,688,384 6,083,574 16,671,958
GENERAL CONDITIONS 12% 1,162,606 838,029 2,000,635
SUBTOTAL 10,850,990 7,821,603 18,672,593
LIABILITY INSURANCE 3% 325,530 234,648 560,178
TOTAL 11,176,520 8,056,251 19,232,771

Page 2 of 16
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CONGREGATION SHEARITH ISRAEL

NEW RORK, N.Y.

PROPOSED CONSTRUCTION COST ESTEIVERTE

Bugust G, 2007

Mcguﬂkin Aemsociates, Tnc.
Constraction Consaltants

50C Morxrvis Awenrne
Springfield. NJF O'7O081%
Tel 973-218-16800
Fax D73-2A8-1"7TO0C
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MC QUILKIN ASSOCIATES INC. DATE: 8/6107
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LOCATION: NEW YORK, NY
CSi # TRADE SUMMARY SCHOOL RESIDENTIAL TOTAL
AMOUNT
____|PROPOSED L
02050 |BUILDING DEMOLITION 103,500 - 103,500
02060 |SELECTIVE DEMOLITION 25,000 25,000
02080 |ASBESTOS ABATEMENT NiC NIC NIC
02500 |PAVING & SURFACING 24,786 - 24,786
02900 |EXCAVATION/FOUNDATION 1,067,662 56,000 2,023,652
03010 !CONCRETE AND CEMENT WORK 2,458,700 2,184,560 4,643,260
04200 [MASONRY 193,140 - 193,140
' 05500 |MISCELLANEOUS METALS 95,050 81,300 157,250
06100 |ROUGH CARPENTRY 43,500 47,200 90,700
06400 |FINISH CARPENTRY 21,720 33,400 55,120
07530 |ROOFING & FLASHING - 166,680 166,680
07900 [JOINT SEALERS 15,000 10,000 25,000
08100 |HOLLOW METAL DOORS 19,930 | 17,680 37,610
08200 WOOD DOORS 13,500 26,000 39,500
08700 |HARDWARE 32,800 17,600 50,400
08900 |EXTERIOR FAGCADE 654,326 737,084 1,397,410
09250 [GYPSUM WALLBOARD 303,236 359,208 662,444
08300 |TILEWORK 136,946 30,960 167,906
09500 J[ACOUSTIC CEILING 134,316 4,004 138,320
09600 |WOOD FLOORING 8,376 97,258 105,634
09680 |CARPET & RESILIENT 42,352 2,102 44,454
09700 |TERRAZZO 181,840 22,920 204,760
09900 |PAINTING 82,169 56,934 139,103
10100 [VISUAL DISPLAY BOARDS 9,750 - 9,750
10160 |COMPARTMENTS & CUBICLES 21,200 - 21,200
10520 |FIRE PROTECTION SPECIALTIES 7,200 - 7,200
10800 |TOILET ACCCESSORIES 21,800 6,500 28,300
11130 |PROJECTION SCREENS 18,000 - 18,000
11400 |APPLIANCES 5,000 25,000 30,000
14000 [CONVEYING SYSTEM 150,000 360,000 510,000
15300 |FIRE PROTECTION 185,724 144,551 330,275
15400 |PLUMBING 365,240 331,657 697,597
{15500 HVAC ] — 4:688;400 919,870 2,608;270]-
16050 |ELECTRICAL WORK 081,772 772,178 1,753,950
SUBTOTAL 10,013,625 6,490,645 16,504,170
GENERAL CONDITIONS|  12% 1,201,623 778,877 1,680,500
SUBTOTAL 11,215,147 7,269,523 18,484,670
LIABILITY INSURANCE 3% 336,454 218,086 554 540
TOTAL 11,551,602 7,487 608 19,039,210

Page 2 of 18
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CONGREGATION SHEARITH ISRAEL

WNEW YORK, N.¥Y.
AS OFRIGHT CONSTRUCTION COST ESTY WV A E
SCHEME C -7 S TORY

COctober 22, 2007

Mcglxilk:ln Asmociaten, Inc.
Constroction Consultaamnis 500 Moxyzis Awenuae
Springfield, NJ O70S1
Tel D7S-ZA18-1600
Fa=x D7TR-218-0"700




December 21, 2007 Freeman Letter to BSA Page 37 of 40

Opp. Ex. KK - 134 of 196

www.protectwest70.org

MC QUILKIN ASSOCIATES INC. DATE: 10122107
PROJECT: CONGREGATION SHEARITH ISRAEL B REV:
LOCATION: NEW YORK, NY B i

I N _ o - ;
CSl# TRADE SUMMARY - TOTAL |
§ AJS__OF, RIGHT - SCHEME C_7 STORY . _
02050 [BUILDING DEMOLITION N 103,500
02080 |ASBESTOS ABATEMENT B T NIC
02500 |PAVING & SURFACING - il 24786
02900 |[EXCAVATION/FOUNDATION o . 1,283,805
03010 |CONCRETE AND CEMENT WORK 13,111,240
04200 MASONRY B 83,358
05500 \MISCELLANEQUS METALS 72,800
06100 |ROUGH CARPENTRY 1 45700
06400 [FINISH CARPENTRY W 72,734
07530 |ROOFING & FLASHING 180,060
07900 |JOINT SEALERS L 5,000
08100 |HOLLOW METAL DOORS 37,200
08200 (WOOD DOORS B 27,500
08700 |HARDWARE 31,000
08900 [EXTERIOR FACADE 1,018,010
09250 |GYPSUM WALLBOARD - 399,210
09300 | TILEWORK 43,292
09500 |ACOUSTIC CEILING 9,513
09600 |WOOD FLOORING 121,152
09880 |CARPET & RESILIENT 4,654
09700 |[TERRAZZO 22,020
09900 |PAINTING ! 102,326
10800 |TOILET ACCCESSORIES 7.800
11400 {APPLIANCES 35,000
14000 {CONVEYING SYSTEM 385,000
15300 |FIRE PROTECTION N 205,854
15400 |PLUMBING 399,788
15500 [HVAC | 1,309,910
16050 |ELECTRICAL WORK 1,092,854
' SUBTOTAL ] 10,236,063
GENERAL CONDITIONS 12% 1,228,328
SUBTOTAL 11,464,391
LIABILITY INSURANCE 3% 343,032
Il i TOTAL 11,808,323

-

Page 2 of 10
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EXHIBIT E

Economic Assumptions

Financing Assumptions

Typically, construction loan interest rates may be assumed to be 1.0-2.0
percentage points above the Prime Rate. As of the Report’s date, the Prime
Rate was 8.25%, which cannot be reasonably assumed to remain in effect
during the development’s projected timeframe. Therefore, 9.50% was used as
the construction loan rate for the analysis.

Real Estate Tax Assumptions

Current taxes were assumed as a base for the construction and rent up periods
for the as of right use alternative.

It is assumed that the As of Right and Proposed Developments would not be
eligible for the 421-a Real Estate Tax Abatement Programs.

The As of Right and Proposed Developments under consideration will be
developed as for-sale Condominiums. Therefore, any real estate taxes will be
the responsibility of individual Condominium Unit purchasers and no
assumptions were made for this analysis.

Expense Assumptions

As a residential condominium it is assumed that the tenant will pay all
expenses.

Property Acquisition

Based on our market review, the estimated price is within the observed market
range, taking into account the special features and conditions regarding the
subject property as noted. Economic feasibility issues regarding the project
are not, therefore, a result of the estimated value of the property.
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Summary Comparison of Development Alternatives

10/24/2007 12/21/2007
Submission Submission
Revised As of Right
Net Project Value $11,866,000 $11,866,000
Total Investment $25,950,000 $23,345,000
Annualized Return (Loss) (87,468,000) ($6,109,000)
Lesser Variance
Net Project Value $18,980,000 $18,980,000
Total Investment $26,779,000 $24,173,000
Annualized Return (Loss) (54,261,000) ($2,901,000)
As of Right with Tower
Net Project Value - $23,119,000
Total Investment - $29,746,000
Anmualized Return (Loss) NA ($2,654,000)
|Proposed
Net Project Value $38,510,000 $38.510,000
Total Investment $31,722,000 $29,402,000
Annualized Return (Loss) 8.16% 12.19%
All Residentiai FAR 4.0
Net Project Value $37,437,000 $37,787,000
Total Investment $36,764,000 $34,159,000
Annualized Return (Loss) ($23,000) 3.63%
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RESUME

JACK FREEMAN

Jack Freeman is principal of Freeman/Frazier & Associates, Inc. Mr. Freeman’s professional
background combines real estate finance, development planning, project management and public
sector experience to provide comprehensive real estate advisory services to the benefits of his

- clients.

His development financing background includes several years experience as a Mortgage Officer
for The New York City Community Preservation Corporation, responsible for construction and
permanent loan origination. The Corporation is a consortium of the New York City Commercial
Banks and Savings Institutions, established to provide mortgage financing for multifamily housing
rehabilitation and economic development.

Public Sector experience inchudes the position of Director, New York City Department of City
Planning, Zoning Study Group and Senior Staff positions in the Mayor’s Office of Development,
responsible for management of major commercial and residential projects in Lower Manhattan.

As developer, Mr. Freeman has been a principal and General Partner in the development of
multifamily market rate and affordable housing projects, with a value in excess of $17 million.

In 1993 Mr. Freeman was appointed, and served until 1996, as a Commissioner of the New York

City Landmarks Preservation Comuission. For three years, Mr. Freeman was a member of the

New York State Council of Arts Capital Program Review Panel. He has been a recipient of a

National Endowment for the Arts Grant for Architecture and a Progressive Architecture Award for
. Urban Design.

Mr, Freeman is a Licensed Real Estate Broker, a member of the Real Estate Board of New York,

the Urban Land Institute and the American Planning Association. He teaches Real Estate
Development as 2 member of Graduate Faculty of the City University of New York and has been a
regular lecturer in Real Estate Finance at Princeton University.

Mr. Freeman holds a Masters Degree in City Planning from the City University of New York and
a Bachelor of Architecture Degree from Cooper Union.

FREEMAN

£ ASSOCIATES, IHC.
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132 NASSAU STREET
NEW YORK, NY 10038
TEL: 212.732.4056

FAX:212.732. 1442

January 30, 2008

Hon. Meenakshi Srinivasan, Chairperson

New York City Board of Standards and Appeals
40 Rector Street

New York, New York 10007

Re: 6-10 West 70™ Street
New York, NY
Calendar No. 74-07-BZ

Dear Chairperson Srinivasan:

The following has been prepared in response to a letter (the “Coalition Letter”), dated
January 28, 2008, in opposition to the above referenced application submitted by Mark L.
Lebow, Attorney at Law, on behalf of the coalition of buildings and residents of West
70™ Street, 91 Central Park West, 101 Central Park West and 18 West 70" Street; and a
letter (the “Sugarman Letter”) dated January 28, 2007 from Alan D. Sugarman, Attorney
at Law, resident of 17 West 70™ Street, and on behalf of the owner of 15 West 70" Street.
These Letters question specific items in my letter to you of December 21, 2007 and the
Economic Analysis Report, dated March 28, 2007 (collectively referred to herein as the
“Report”). Specifically, we reply to these Letters as follows :

The Coalition Letter

Metropolitan Valuation Services

e  The MVS summary states,

“The report assumes that a potential developer of the site would pay for all
of the site’s potential developable building area, regardless of whether they
were used in the project to be built.”

The MVS summary is correct as regards analyses submitted prior to the
Response of December 21, 2007. This methodology was consistent with
analyses of similar projects previously approved by the BSA. However, the
BSA had asked for a revised acquisition cost, determined by not including
the community facility.
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The determination of this revised estimated acquisition cost was included in
the Response of December 21, 2007 and was the basis of the revised
feasibility analyses contained therein. As noted in the Response of
December 21, 2007, this revised estimated acquisition cost is lower than was
used in previous analyses.

s The MVS summary states that land values were “cherry picked” and “many
relevant sales were ignored”. Our analyses included a diligent investigation
of appropriate market sales. We look forward to having MVS identify any
additional sales that they believe to be relevant, comparable and overlooked

“to support this statement.

e The MVS summary states the net sellable residential area to be ‘“certainly not
consistent with market measurement parameters.” And continues by
attempting to conclude, “The sales revenues in the Report are substantially
underestimated by virtue of undercounted saleable area.” The sellable area
utilized in our analyses has been estimated by the project architect.

o The MVS summary states,

“The construction cost estimates assumed in the veport include very
substantial interest carry on the site acquisition cost. Reducing the
acquisition cost to only those development right actually being acquired will
reduce the soft construction cost component substantially.”

The acquisition costs identified in our analyses only relate to those
development rights actually being acquired.

The carrying costs in our Report are based on the Total Development Costs,
not just the construction cost estimates. As Mr. Levine well knows, site
acquisition costs are incurred at the beginning of the project, and therefore
substantial related costs must be carried for the extended life of the full
development and sales period.

We look forward to the opportunity to respond to Mr. Levine’s full Report when
we receive it. At this time we cannot respond further to unsupported allegations
and anecdotal comments.
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The Sugarman Letter
Monetization
The Sugarman Letter states,

“In all of the feasibility study scenarios, the Applicant will receive in its own
coffers the “acquisition cost”, i.e., the proceeds from the "sale” of the land, and
these funds are of course available to the Applicant to meets its programmatic
need.”

This is not correct, and it was clearly identified within the report that the costs of
construction of the community facility portion of the development were being
carried by the synagogue. Therefore the proceeds of sale would be used to pay
for such costs and not be avatilable to the applicant for its programmatic need.

F.A.R. 4.0 Response

The Sugarman Letter states, “The latest study did not respond to a
Commissioners question as to why the FAR 4.0 project did not show a
reasonable return.”

It was our understanding that no further response was necessary. However in our
revised submission of December 21, 2007 we provided an updated analysis of the

As of Right Residential FAR 4.0 scheme.

Economic Return on Development Rights

The Sugarman Letter states, “The idea of computing an economic return of a
slice of development rights is questionable and no authority for such an analysis
would exist for finding (b).”

This comment is confusing since it implies that Sugarman is critical of the BSA
requirements and not necessarily of any work done within the feasibility study.
Without additional clarification we cannot provide a response.

Please feel free to call me if you have any further questions.

Sincerely,

- Jack Freeman
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March 11, 2008

Hon. Meenakshi Srinivasan, Chairperson

New York City BSA of Standards and Appeals
40 Rector Street

New York, New York 10007

Re:  6-10 West 70" Street
New York, NY
Calendar No. 74-07-BZ

Dear Chairperson Srinivasan:

The following has been prepared in response to questions raised by the BSA of Standards
and Appeals (“BSA”) at the Public Hearing of February 12, 2008, and in response to a
report prepared by the opposition to the above referenced application, submitted by
Metropolitan Valuation Services, dated February 8, 2008 (the “MVS Report™). The MVS
Report question specific items in my letter to you of December 21, 2007 and the
Economic Analysis Report, dated March 28, 2007 (collectively referred to herein as the
“FFA Reports™).

The BSA asked us to review the estimated property value of the residential development
portion of the site, utilizing the As of Right zoning floor area determined by assuming the
building lot to be a single split zoning lot. In addition, the BSA requested that we
consider financial feasibility of several additional alternatives.

Value of the Property

The maximum floor area determined by assuming that the building lot is a single
split zoning lot is 35,979 sq.ft. The residential floor area for valuation purposes is
17,845.46 sq.ft. Of this residential floor area, approximately 4,681 sq.ft., or 26%,
is in the R8B zone, and approximately 13,165 sq.ft, or 74%, is in the R10A zone.
The community facility area is approximately 18,134 sq.ft.

To estimate the value of the residential floor area we utilized a comparable sales
analysis methodology, based on separate consideration of R10A and equivalent
zoning districts, and R8B zoning districts, taking into account the different values
related to property location, size, time of sale, zoning related development
opportunities, and in particular the location of residential floor area within the
building in relationship to premiums for Central Park views and premiums for
upper floors.
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Below, as requested by the BSA, we have re-examined comparables in both the
R8&B and R10A zoning districts.

Attached to this Letter is an axonometric diagram, iliustrating the distribution of
floor area for the As of Right with Tower Development, and a chart that outlines
the steps taken to arrive at the areas and property value described herein, as
Exhibit 1 and 2, respectively.

R8B Comparables

In order to estimate the value of the R8B land under consideration, recent
sales prices for comparable vacant properties in similar R8B zones and in
geographic proximity within Manhattan were reviewed. Five appropriate
sales were identified.

Vacant land R8B sale prices, adjusted for comparability ranged from
$498.30/sq.ft. of F.A.R. development area to $632.54/sq.ft. with an average
of $589.03/sq.fi. For purposes of this analysis, a value of §590/sq.ft., or
slightly above the average, was used.

R104 Comparables

There are a very limited number of R10A vacant land comparables. The
majority of comparables available would be classified as underutilized and
“tear down”, or the zoning allows for some commercial potential.

In order to estimate the value of the R10A land under consideration, recent
sales prices for comparable vacant or underutilized properties in similar R10
or equivalent zones and in geographic proximity within Manhattan were
reviewed. Five appropriate sales were identified.

Appropriate R10A land sale prices, adjusted for comparability, ranged from
$714.30/sq.ft. of F.A.R. development area to $1,073.46/sq.ft. with an average
of $827.21/sq.ft. For purposes of this analysis, a value of $825/sq.ft., or
slightly below the average, was used.

Reconciliation/Blended Average

Approximately 26% of the residential area would be in the R8B zoning
district. The adjusted $/sq.ft. of the R8B poition of the site would be equal to
26% X $590, equal to the amount of $154.75.

Approximately 74% of the residential area would be in the R10 zoning
district. The adjusted $/sq.ft. for the R10A residential portion of the site
would be 74% X $825, equal to the amount of $608.61.
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The blended average of the adjusted $/sq.ft. would be the sum of the RSB
portion and R10A portion of the built area, and would be $154.75 plus
$608.61/sq.1t., for a total of $763.36/sq.ft. For purposes of this analysis, we
have used $750/sq.ft. Therefore, with the assumed residential portion of the
property at 17,845 sq.1i., the acquisition cost is estimated at $13,384,000.

Development Aliernatives

A) Proposed Development with Courtyard

We have examined an alternative Proposed Development with a complying
courtyard in the rear of the property, at the southwest corner. The purpose of the
courtyard is to continue providing light and air to three lot line windows on the
adjacent property at 18 west 70™ street. The court would be approximately 10.5°
deep and 15.75° wide and would start at the sixth floor. Floors six, seven and
eight would be reduced in size, and as a result would lose one bedroom. The
penthouse terrace area and overall interior area would be reduced.

The gross built residential area would be 20,309 sq.ft., and the residential sellable
area would be 15,243 sq.ft. The attached Schedule E1 identifies the estimated
sales prices.

An alternative with a larger courtyard of approximately 15 deep and 20” wide
instead of 10.75° by 15.75 was considered. This larger courtyard would further
diminish the sellable area on each of the affected floors; result in the potential loss
of two bedrooms on each typical floor; and a significant loss of area on the
penthouse fioor. As a result of the loss of premium sellable area and luxury
quality apartment features it is unlikely that this would be a feasible alternative.
Therefore, no further analysis was considered necessary.

B) Proposed Development with Courtyard Without Penthouse

At the request of the BSA, we have examined an alternative Proposed
Development which reduces the height of the Proposed building by one story.
This alternative eliminates the penthouse and provides a complying courtyard, as
described in the above alternative analysis A. The courtyard would be the same
dimensions as described above, and the resulting floor area reductions to the
sixth, seventh and eighth floors would also be the same.

The gross built residential area would be 17,552 sq.ft., and the seilable area would
be 13,454, The estimated sales prices are aftached as Schedule E2.
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Development Costs

The architectural firms of Platt Byard Dovell White Architects LL.P have provided
plans. For each development alternative, a construction cost estimate has been
provided by McQuilkin and Associates. Each estimate can be found in Exhibit 3
to this Report.

The estimated hard construction cost for the total development of Proposed
Development with Courtyard is $7,398,000. No construction costs related to
development of the community facility have been included.

The estimated hard construction cost for the total development of Proposed
Development with Courtyard Without Penthouse is $6,547,000. No
construction costs related to development of the community facility have been
included.

Hardship Premiurn

The unique characteristics of the site have a significant impact on the
economic feasibility of As of Right with Tower use for several reasons.
Physical site conditions require redundant and inefficient costly
circulation systems to provide the necessary means of access and egress to
the residential portions of the building; and the configuration results in
additional perimeter walls, at additional cost. These characteristics result
in a direct construction cost premium of $658,000 when compared with
the Proposed Alternative which has approximately the same area, but
addresses the irregularity of the As of Right Development. This 1s the
difference of the basic construction of the Proposed Residential
Development with Courtyard and As of Right with Tower Residential
Development.

Development soft costs related to the direct construction cost premium
resulting from the unique site conditions are also significant. The
previously identified direct construction cost premium would generate soft
costs of approximately $117,000 i excess of those that would occur for a
property unencumbered by the unique site conditions. The site related
total cost premium, therefore, would be approximately $775,000. This
total cost premium is the sum of the construction cost premium and the
soft cost premium.
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The unique character of the existing building and site also affects potential
income. The infeasibility of the As of Right with Tower Development is a
result of the reduced value of the residential units. The reduced value is a
result of the extremely small size and himited marketability of the units
and the extremely inefficient ratio between the gross building area and
sellable area.

The As of Right with Tower has a ratio of Sellable/Gross residential area
of approximately 51%, whereas in the Proposed Development with
Courtyard the ratio of Sellable/Gross would be 75%. The resulting
increase in sellable area from the improved efficiency yields significantly
more potential sales income.

Economic Analysis

A) Proposed Development with Courtyard

As shown in the attached Schedule A, the Feasibility Analysis estimated
the net project value to be $34,039,000. This amount is the sum of
residential condominium unit sales, less sales commissions. The total
investment, including estimated Property Value, base construction costs,
soft costs and carrying costs during the sales period for the Revised
Proposed Development is estimated to be $27,145,000.

As shown in Schedule Al, the development of the Proposed Development
with Courtyard would provide an Annualized Return on Total Investment of
8.58%.

B) Proposed Development with Courtyard Without Penthouse

As shown in the attached Schedule A, the Feasibility Analysis estimated
the net project value of this alternative to be $28,576,000. This amount is
the sum of residential condominium unit sales, less sales commissions.
The total investment, including estimated Property Value, base
construction costs, soft costs and carrying costs during the sales period for
the Proposed Development with Courtyard Without Penthousc is
estimated to be $26,805,000.
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As shown in Schedule A2, the development of the Revised Proposed
Development would provide an Annualized Return on Total Investment of
1.94%, This return is below the level necessary to justify an investment,

MVS Report Response

The MVS Report reviews the five development alternatives and concludes that
the “As of Right Scheme A and “Lesser Variance Scheme B” are not considered
economically viable options. These conclusions align with our own.

MVS questions as to why the as of right tower scheme was considered. We note
that the “As of Right with Tower” scheme reflects a development limited to the
allowable zoning floor area on the building lot and the constraints imposed by the
physical characteristics and zoning on the lot.

We disagree with MVS’s statement that the “As of Right Scheme C” alternative is
feasible. This would only be the case if each and every one of MVS’s alternative
and often unsupported assumptions were considered to be correct. Our analysis
indicates that this is not a feasible alternative.

A) Site Value
Sales Comparison

The observations provided by the MVS Report regarding comparable
vacant land sales are imcorrect. We provide the following additional
discussion for the R-10 comparables previously utilized in the FFA
Report.

1) 510 West 34™ Street

As MVS Report stated, this lot was part of an assemblage. However,
speculation on the potential opportunity for purchase of unlimited
development rights is not the same as quantifiable actual purchase. Ifthis
property had purchased additional air rights it would have been recorded.

2) 166 West 58" Street

According to NYC DOB, this site was issued a permit for demolition as of
6/12/2007. The characterization of this site as vacant is appropriate.



Opp. Ex. KK - 147 of 196
March 11, 2008 Freeman Letter to BSA Page 7 of 31

Response to Opposition
10 West 70th Street
New York, NY

March 11, 2008

Page 7

3) 452 FEleventh Avenue

The FFA Report provided the most recent sales price recorded for this
property. The fact that previous purchase prices may have been lower is
not relevant.

4) 1353 First Avenue

The transfer of air rights was a separate transaction. The transaction under
consideration is the office building at 1353, and does not take the air rights
into consideration. The fact that there was a previcus purchase of air rights
at a Jower price is not relevant.

5) 225 West 58" Street

Again, the MVS Report is correct in identifying this lot as part of an
assemblage. However, Extell has been slowly purchasing lots and air
rights up and down 58" and 59" Street. This was an underutilized site that
Extell paid a market rate amount, which was within their overall range of
purchases.

MVS alleges that comparables they provide in their report are more
relevant than those utilized in the FFA Report. MVS’s own research,
however, is in fact, is not an accurate reflection of vacant land sales in
comparable R-1{ zones.

1) 272-276 West 86" Street

This property is three five-story buildings with a total of 27 units in walk-
up buildings, at a location signmificantly inferior. Although under utilized
for the allowable zoning, according to NYC Department of Buildings
these apartment buildings have been recently improved. These properties
would never be considered “vacant property” for comparable purposes. In
addition, merely listing a property without identifying and applying
appropriate adjustment factors is quite unprofessional.

2) 200 West End Avenue

This is 22,375 sq.ft. vacant lot with an R8 zoning district, not an R-10
equivalent district, with an FAR of 6.02. The property did sell for
$97,500,000 on May 9, 2006, but MVS inaccurately calculates the
$/developable sq.ft.
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The current F.A.R. permitted by Zoning for this district is 6.02 F.A.R. x
22,375 sq.ft. for a developable square footage of 134,697.5 sq.ft. This
would result in $724/developable sq.ft. We also note, merely listing a
property without identifying and applying appropriate adjustment factors
is guite unprofessional.

Adjustments for time, location, size and other factors would have further
affected the comparable price per developable sq.ft. for this lot. Without
appropriate adjustments this cannot be considered a comparable property.

3) 120-122 West 72™ Street

This is 5,108 sq.ft. lot in a C4-6A zoning district from May 11, 2006 was
not used in our analysis although it has a R-10 equivalent zoning, the C6-
4A also generates commercial potential, which is not available at our
subject lot. Furthermore, MVS has not adjusted this sale for time,
location, size, zoning and other factors. We also note, merely listing a
property without identifying and applying appropriate adjustment factors
is quite unprofessional.

e The MVS report alleges that, upward time adjustments aren’t appropriate
because of economic turmoil and elimination of 421-a.

Whereas, it is correct that there have been changes in the 421-a program,
there is no clear indication that such changes have had or will have an
effect on the high end of the residential market, within which, this project
would be developed.

Adjustments for time are necessaty, and are an acceptable appraisal
method. The adjustments made to the comparables are consistent from
sale to sale and are necessary to compare apples to apples.

s MVS’s report takes the position that there are no direct views of Central
Park except for the As of Right Development with Tower.

In response, we note two things — the As of Right Development with
Tower has been used to estimate the property value, therefore, for
purposes of such valuation there are direct unobstructed views of Central
Park; and 2 more careful look by MVS at the Proposed Development
would have clearly informed them that, in fact, the upper floors of the
Proposed Development will have direct views of Central Park.
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Proportional/Tax Assessed Value

o MVS’s report reiterates their position that there are no direct views of
Central Park except for the As of Right Development with Tower, and
therefore does not apply.

As discussed above, the As of Right with Tower would have Central Park
views, and therefore, the MVS Report is incorrect in its assumption.

e MVS further alleges that reliance upon assessor’s values is not a
recognized value fechnique and is absent from appraisal literature.

As was discussed with the BSA at the Hearing on 2-12-2008, the
Proportional/Tax Assessed Value was not used as a valuation technique, it
was used to establish an approprate adjustment factor for previously
determined average buildable square foot values.

Land Residual Value

o The MVS report states that we attempt to “back into” a land value and
this technigue is contrived and arbitrary.

There is nothing to respond to here. MVS is expressing an opinion and
not an analysis of work performed.

o The MVS report concludes that $500/F A.R. sq.ft. is more probable
indicator of the property’s market value.

We note that, the MVS Report does not provide support for how this
amount is arrived at, nor does it take into account, as we did in our
analysis, the fact that upper floors and floors with Central Park views
provide a premium. Because they would in fact command a premium, they
would not be valued at the same rate as lower floors.

Sales prices of finished units
e The MVS Report states that the outdoor space was undervalued.
MVS provides no substantiation for this comment; the assumption we

made for outdoor space is similar to other analyses submitted to the BSA,
and consistent with the ranges we have observed in market transactions.
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e The MVS Report states that the above grade residential area is not
congistent with market measurement parameters.

The project architect has estimated the sellable area utilized in our
analyses.

B) Construction Costs
Soft Costs Adjustments

s The MVS Report comments on the interest and carrying costs of the
Proposed Development

The carrying costs in the FFA Reports are based on the Total Development
Costs, not just the construction cost estimates. As Mr. Levine well knows, site
acquisition costs are incurred at the beginning of the project, and therefore
substantial related costs must be carried for the extended life of the full
development and sales period.

e The MVS Report comments on the interest rate charged on the
construction loan.

At the time of the original FFA Report, dated March 28, 2007, the prime
rate was 8.25%. We clearly stated that prime rate cannot be reasonably
assumed to remain i effect during the development’s projected timeframe.
This 15 consistent with other analyses submitted to the BSA.

Ongoing BSA consideration of any particular project the initial report date
typically establishes the base line for purposes of consistency. MVS fails
to note that although the prime rate went down, that other factors such ag
construction costs have gone up at significant escalation rates. Itis
inappropriate to “cherry pick” one factor of development costs without
taking into account all factors,

o The MVS Report questions who the developer would be.

The FFA Reports does not make any assumption as to whom the
developer might be.
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o The MVS Report siates that overall the soft construction costs were
overestimated.

MVS provides no substantiation for this claim. We provide a line item
cost breakdown in categories consistent with NYC requirements for
obtaining 421-a benefits.

O Assumptions considered reasonable for revision

s The MVS Report states that charging a developer for the full site area
regardless of the scenario is a major conceptual disconnect.

This practice is consistent with that used in similar Economic Analysis
submissions to the BSA. However, at the request of the BSA, the
submission of 12/21/2007, we only valued the residential development
area, and revised the analyses of all alternative scenarios to reflect this
adjusted property valuation.

Soft Costs

o The MVS Report states that charging a developer for not unusable area
results in substantial additional sofi cost charges.

As discussed above, this practice is consistent with that used in sirmilar
Economic Analysis submissions to the BSA. However, at the request of
the BSA, the submission of 12/21/2007, we only valued the residential
development area, and revised the analyses of all alternative scenarios to
reflect this adjusted property valuation.

D) Overall Project Review and Conclusions

e The MVS Report concludes that the as of right building in conformity with
zoning is economically feasible. “Therefore, development of the site with
an “as of vight ” building in conformity with zoning does not meet the
definition of “hardship”.

Our analysis considered two as of right alternatives - a complying
development with a tower on the R10A portion of the site and an All
Residential alternative, eliminating the community facility space
necessary to meet the program needs of Shearith Israel.
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The conclusion of these analyses was that neither of these two alternatives
is viable, as a result of the affect of the umque site conditions on costs and
income and the inability to meet the programmatic requirements of
Congregation Shearith Israel.

As determined in our analyses, the Proposed Development requires the
minimum variance necessary to provide relief, which would result in a
minimum reasonable return. The feasibility of other alternatives,
including the two As of Right building alternatives which were
considered, would only be possible if in each and every case, all of MVS’s
alternative and often unsupported assumptions were considered to be
correct. Unfortunately, this is not the case.

Please feel free to call me if you have any further questions.

Sincerely,

ot f—

Jack Freeman
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ECONOMIC ANALYSIS
10 WEST 70TH STREET
NEW YORK, NY
MARCH 11, 2008

Page 13

SCHEDULE A: ANALYSIS SUMMARY - COMPARISON OF PROPOSALS

PROPOSED
PROPOSED DEVELOPMENT
DEVELOPMENT WITH COURTYARD
WITH COURTYARD W/O PENTHQOUSE
BUILDING AREA (SQ.FT.)
BUILT RESIDENTIAL AREA 20,863 20,309
SELLABLE AREA 15,243 13,454
CAPITAL INVESTMENT SUMMARY
ACQUISITION COST $13,384,000 $13,384,000
HOLDING & PREP. COSTS $0 $0
BASE CONSTRUCTION COSTS $7,398,000 $6,547,000
SOFT CONSTRUCTION COSTS $6,363,000 $6,210,000
$27,145,000 $26,141,000
PROJECT VALUE
SALE OF UNITS $36,212,000 $30,400,000
{less) SALES COMMISSIONS 6% ($2,173,000) (31,824,000}
EST. NET PROJECT VALUE $34,039,000 $28,576,000
PROJECT INVESTMENT
ACQUISITION COST $13,384,000 $13,384,000
HOLDING & PREP. COSTS $0 $0
BASE CONSTRUCTION COSTS $7,398,000 $6,547,000
SOFT CONSTRUCTION COSTS $6,363,000 $6,210,000
CARRYING COSTS DURING SALES PERIOD $664,000 $664,000
EST. TOTAL INVESTMENT $27,809,000 $26.805,000
RETURN CN INVESTMENT
ESTIMATED PROJECT VALUE $34,039,000 $28,576,000
(less)EST TOTAL INVESTMENT {$27,809,000) ($26,805,000)
(less) EST. TRANSACTION TAXES ($661,000) {$555,000)
EST.PROFIT (loss) $5,569,000 $1,216,000
DEVELOPMENT/SALES PERIOD (MONTHS) 28 28
ANNUALIZED PROFIT (loss) $2,387,000 $521,000
RETURN ON TOTAL INVESTMENT 20.03% 4.54%
ANNUALIZED RETURN ON TOTAL INVESTMENT 8.58% 1.94%

NOTE : ALL $ FIGURES ROUNDED TO NEAREST THOUSAND
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ECONOMIC ANALYSIS
10 WEST 70TH STREET
NEW YORK, NY
MARCH 11, 2008

PAGE 14

SCHEDULE B : DEVELOPMENT COSTS

PROPOSED
PROPOSED DEVELOPMENT
DEVELOPMENT WITH COURTYARD
WITH COURTYARD WO PENTHOUSE
DEVELOPMENT COST SUMMARY
ACQUISITION COSTS $13,384,000 $13,384,000
HOLDING & PREP. COSTS: 86 $¢
BASE CONSTRUCTION COSTS $7.398,000 $6,547,000
TENANT FIT-OUT COSTS $0 30
EST.SOFT COSTS $6,363,000 $6,210,000
EST. TOTAL BEV.COSTS $27,145,000 $26,141,000
ACQUISITION COSTS :
Land Purchase Price $13,384,000 $13,384,000
TOTAL LAND VALUE $13,384,000 $13,384,000
HOLDING & PREP. COSTS: 30 $0
BASE CONSTRUCTION COSTS : $7,398,000 $6,547,000
EST.CONST.LOAN AMOUNT : $24,770,600 $24,770,000
EST.CONST.PERIOD(MOS) : 24 24
EST. SOFT COSTS :
Builder's Fee/Developer's Profit 3.00% $814,000 $784,000
Archit. & Engin. Fees 8.00% $592,000 $524,000
Bank Inspect.Engin. $34,000 $34,000
Construction Managemeni 5.00% $296,000 $262,000
Inspections, Borings & Surveys
Laboratory Fees LS $5,000 $5,000
Soit Invesfigation LS $10,000 $10,000
Preliminary Surveys LS $5,000 $5,000
Ongoing Surveys LS $10,600 $10,000
Environmental Surveys/Reports LS $2,000 $2,000
Confrolied Inspection Fees LS $45,000 $45,000
Legal Fees
Dev Legal Fees $150.600 $150,000
Con.Lender Legat $62,060 $62,000
Erd Loan Legal $0 $o
Permits & Approvals
D.0B. Fees 25.53% $124,000 $120,000
Cond/Co-op Offering Plan $30,000 $30,000
Other $40,000 $40,000
Accounting Fees $5,000 $5,000
Consultant Fees $C $0
Appraisal Fees $8,000 $8.000
Marketing/Pre-Opening Expenses
Rental Commissions 25.00% 30 30
Sales Expenses & Adverdising $198,000 $198,000
Financing and Other Charges
Con.Loan Int. @ Loan Rate = 9.50% $2,353,000 $2,353,000
Rent-up Loan Int. @ Loan Rate = 7.00% $0 $0
Con.|ender Fees 1.00% $248,000 $248,000
End Loan Fee 1.00% $0 $0
Construction Real Estate Tax $445,000 $445 000
Rent-up Real Esiate Tax $0 30
Title Insurance 0.33% $90,000 $86,000
Mige Rec.Tax 2.75% $681,000 $681,000
Consiruction Insurance 1.00% $111,000 $98,000
Water and Sewer $5.000 $5,000
Other %0 $0
TOTAL EST.SOFT COSTS $6,363,000 $6,210,000

NOTE : ALL § FIGURES ROUNDED TO NEAREST THOUSAND
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BSA Hearing Response
6-10 West 70 Street
New York, NY

March 11, 2008

Page 16

Schedule C: Comparable RSB Vacant Property Sales
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BSA Hearing Response
6-10 West 70™ Street
New York, New York
March 11, 2008

Page 17

Schedule C: Comparable Vacant Property Sales

1. 429 East 74” Street

This is a 6,554 sq.ft. under utilized lot on Manhattan’s Upper East Side. Itis
approximately 2.5 miles east of the subject property, and is located on East
74™ Street between York and First Avenues. A +20% adjustment was made
for time, and a +20% adjustment was made for the inferior location. An
additional +10% adjustment was made for the subject property’s location
within the building. No adjustments were made for size or zoning.

2. 439 East 77" Street

This is a 2,236 sq.ft. under utilized lot on Manhattan’s Upper West Side. It is
located on East 77" Street between York and First Avenues. It is
approximately 2.5 miles east of the subject property. A +20% adjustment was
made for time, and a +20% adjustment was made for the inferior location.

An additional +10% adjustment was made for the subject property’s location
within the building. No adjustments were made for size or zoning.

3. 212 East 95th Street

This is a 5,650 sq.ft. vacant lot located on East 95™ Street between Second and
Third Avenues on Manhattan’s Upper East Side. It is located approximately
2.5 miles northeast of the subject property. A +20% adjustment was made for
time, and a +20% adjustment was made for inferior location. An additional
+10% adjustment was made for the subject property’s location within the
building. No adjustments were made for size or zoning.

4. 200/208 Amsterdam Avenue

This is a recent sale of an existing school building and synagogue in two
separate transactions that have been combined. Both properties sold for
$15,276,000 on May 1, 2007, and both are C2-5/R8 zoning districts. The lot
size at 200 Amsterdam Avenue is 7,042 sq.ft., and the lot at 208 Amsterdam
Avenue is 5,000 sq.ft. They are located approximately 0.4 mile west of the
subject property. A +10% adjustment was made for time, and a +15%
adjustment was made for the inferior location. An additional —10%
adjustment was made for superior zoning, and a +10% adjustment was made
for the subject property’s location within the building. No adjustments were
made for size.
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BSA Hearing Response
6-10 West 70" Street
New York, New York
March 11, 2008

Page 18

Schedule C: Comparable R8B Vacant Property Sales Continued

5. 307 West 46th Street

This is a 6,036 sq.fi. licensed parking lot located on the corner of West 46™
Street and 8" Avenue. It is located approximately 1.6 miles south of the
subject property. A +10% adjustment was made for time, and a +20%
adjustment was made for the inferior location. An additional +10%
adjustment was made for the subject property’s location within the building.
No adjustments were made for size or zoning.
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BSA Hearing Response
6-10 West 70" Street
New York, NY

March 11, 2008

Page 20

Schedule D: Comparable R10A Vacant Property Sales
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BSA Hearing Response
6-10 West 70" Street
New York, New York
March 11, 2008
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Schedule D: Comparable R10A Vacant Property Sales

1. 166 West 58" Street

This is a 7,839 sq.fi. under utilized lot in a C5-1 zoning district. It is located
approximately 1.4 miles south east of the subject property, and is located between
6™ and 7" Avenues. A +20% adjustment was made for time, and a +20%
adjustment was made for inferior location. A --10% adjustment was made for
zoning’s commercial potential. A +20% adjustment was made for no Central
Park views. No adjustment was made for size.

2. 452 11™ Avenue

This is a 9,875 sq.ft. under utilized lot in a C6-4 zoning district. It is located
approximately 2.2 miles south of the subject property, and is located between
west 36" and west 37" Streets. A +10% adjustment was made for time, and a
+25% adjustment was made for inferior location. A —5% adjustment was made
for the zoning’s commercial potential. A +20% adjustment was made for no
Central Park views. No adjustment was made for size.

3. 1353 First Avenue

This 1s a 5,100 sq.ft. under utthized lot in a C1-9 zoning district on the upper east
side. Located approximately 2.5 miles east of the subject property it is located
between east 72™ and east 73™ Streets. A +10% adjustment was made for time,
and a +20% adjustment was made for inferior focation. A —10% adjustment was
made for the commercial potential, and a +20% adjustment was made for no
Central Park views. No adjustment was made for size.

4, 225 West 58" Street

This 18 a 5,020 sq.ft. under vtilized lot in a C5-1 zoning district. Located
approximately 1.5 miles southeast of the subject property, it is located on
West 58th Street between Broadway and 7th Avenue. A +20% adjustment
was made for fime, and a +20% adjustment was made for inferior location. A
—10% adjustment was made for commercial potential, and a +20% adjustment
was made for no views of Central Park. No adjustment was made for size.
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BSA Hearing Response
6-10 West 70" Street
New York, New York
March 11, 2008

Page 22

Schedule D: Comparable R10A Vacant Property Sales Continued

5. 120-122 West 72nd Street

This is a 5,108 sq.ft. lot, located approximately three and a half blocks away
from the subject property, between Amsterdam and Columbus Avenues. A
+20% adjustment was made for time, and a +20% adjustinent was made for
inferior location. A —10% adjustment was made for commercial potential, and
a +20% adjustment was made for no views of Central Park. No adjustment
was made for size.
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Freeman/Frazier & Associates, Inc.

Date :March 11, 2008
Property 1 10 West 70th Street
Block, Lot Bk 1122, Lot 37
Total Land Area : 6,472 sq.fi.

Zone :RE&B & R10A

Page 23

Schedule E1: Proposed Residential with Courtvard Condominium Pricing

QOutdoor

Floor Area Price Price/SF Space
Five 3337 $7,675,100 $2,300 0

Six 3292 $7,027,609 $2,135 0
Seven 3418 $7.518,764 $2,200 0
Eight 3,408 $8,178,288 $2,400 0

PH 1,789 $5,812,263 $2,700 1,455
Total 15243 $36,212,024 $2,376

Schedule E2: Proposed Residential with Courtyard Condominium Pricing w/o PH

Outdoor
Floor Area Price Price/SF Space
Five 3,337 $7.675,100 $2,300 0
Six 3,292 $7,027,609 $2,135 0
Seven 3,418 $7,518,764 $2,200 0
Eight 3,408 $8,178,288 $2,400 0
Total 13,454  $30,399,761 $2,260 B
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EXISTING AS OF RIGHT ZONING ENVELOPE @ DEVELOPMENT
SITE (BASED ON HEIGHT AND SETBACK LIMITATIONS)

PERMITTED FLOOR AREA: AS-OF-RIGHT TOWER W/ MAXIMUM
R10A- 17,085 SF FAR ON DEVELOPMENT SITE
R8B- 18,894 SF
COMBINED - 35,979 SF PBDW

03.11.08
CAL NO. 74-07-BZ
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Exhibit Two
Lot Area Summary
Lot Area| 6,432/
Zoning Floor
Sq.Ft. FAR Area
R8B Portion of the site 4,724 4.0 18,894
R10A Portion of the Site 1,709 10.0 17,085
Total 6,432 35,979
UseZOI!mgArea Summary
Sq.Ft.
Total Residential Zoning Floor Area 17,845
Total CF Zoning Floor Area 18,134
Total Zoning Floor Area 35,979
Residential Zoning Area Breakdown
% of
Residential Residential
Area ZFA
R8B built area 4,681 26%
R10A built area 13,165 74%
Total Residential ZFA 17,845 100%
% of
Comparable |Residential Adjusted
Average ZFA $/Sq.Ft.
R8B (Schedule C) $590 26%| $ 154.75
R10A (Schedule D) $825 74%| $ 608.61
Blended Average Total 100%| $ = 763.36
B rTotaI Vaiue of; Vthe’
Residential Residential
Blended $/Sq.Ft.|ZFA Portion
$750 17,845} %
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Construction Cost Estimate
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CONGREGATION SHEARITH ISRAEL

NEW YORK, N. Y.

PROPOSED CONSTRUCTION COST ESTIMATE WITH COURTYARID

March <&, 2008

MOW Asmsociates, Inc.
Construction Consultants B50O0 NMorris Avenuae
sSpringfield, NJ O7081
Tel 9'73-216-1600
Fax D73-218-1'700
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MC QUILKIN ASSOCIATES INC. ; DATE: 3/4108
PROJECT: CONGREGATION SHEARITH ISRAEL REV:
LOCATION: NEW YORK, NY ]
N [ ]
csi # | TRADE SUMMARY SCHOOL RESIDENTIAL TOTAL
AMOUNT
[
PROPOSED WITH COURTYARD R
02050 |BUILDING DEMOLITION 103,500 - 103,500
02060 [SELECTIVE DEMOLITION 25,000 | B 25,000
02080 ASBESTOS ABATEMENT NIC NIC! — — NIC
02500 [PAVING & SURFACING 24 786 - 24,786
02900 |EXCAVATION/FOUNDATION R 1,967,652 | ~ 56,000 2,023,852
03010 [CONCRETE AND CEMENT WORK 2,458,700 | 2,140,240 1 4,508,040
04200 [MASONRY 193,140 - 193,140
05500 |MISCELLANEOUS METALS f 95,950 | 61,300 157,250
06100 [ROUGH CARPENTRY ‘ 43,500 46,000 89 500
06400 |FINISH CARPENTRY B 21,720 33,400 55,120
07530 |ROOFING & FLASHING - 166,680 166,680
07900 |JOINT SEALERS 15,000 10,000 25,000
08100 HOLLOW METAL DOORS N 19,930 17,080 37,010
08200 |WOOD DOORS 0 N 13,500 24,000 37,500
08700 [HARDWARE 32,800 16,800 49,600
08500 |EXTERIOR FACADE I 654,326 752,099 1,406,425
09250 IGYPSUM WALLBOARD R 303,236 359,208 662,444
09300 |TILEWORK 136,946 30,960 167,906
09500 |[ACOUSTIC CEILING 134,316 4,004 138,320
09600 {WOOD FLOORING 8,376 | 92,826 101,202
09680 |CARPET & RESILIENT 42 352 2,102 44,454
09700 |TERRAZZO 181,840 22,920 204,760
09900 |PAINTING 82,169 56,334 | 138,503
10100 |VISUAL DISPLAY BOARDS 9,750 - 9,750
~10150_|COMPARTMENTS & CUBICLES i 21,200 - 21,200
10520 |FIRE PROTECTION SPECIALTIES 7,200 . 7,200
10800 |TOILET ACCCESSORIES 21,800 6500 28,300
11130 |PROJECTIONSCREENS | 18,000 | 18,000
11400 |[APPLIANCES 5,000 25,000 30,000 |
14000 |CONVEYING SYSTEM u 150,000 | 360,000 510,000
15300 |FIRE PROTECTION T 185,724 | 141,504 | 327,228
15400 |PLUMBING N 365,040 331,657 697,597
15500 |HVAC 1,688,400 500,480 2,588,880
16050 | ELECTRICAL WORK 981,772 756,112 1,737,884
o SUBTOTAL 10,013,525 6,413,205 16,426,730
i GENERAL CONDITIONS!  12% 1,201,623 769,585 1,971,208
B SUBTOTAL 11,215,147 | 7,182,790 18,397,937
LIABILITY INSURANCE 3% 336,454 215,484 551,938
B | TOTAL 11,551,602 7,398,273 18,049,875
Page Z of 15
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CONGREGATION SHEARITH ISRAEL

NEW YORX, N.Y.
PROPCSED CONSTRUCTION COST ESTIMATE LESS PENTHOUSE WITH COURTYARD

Maxrch <, 2005

Mc@uilk:ln Amnsociates, Inc.
Construction Consultants S00 Norris Avennuae
Springfield, NJ O7081
Tel O 73-218- 1600
Fax 97T3-218-1"700
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MC QUILKIN ASSOCIATES INC. __r i DATE: 3/4/08
PROJECT: CONGREGATION SHEARITH ISRAEL T [ REV:
LOCATION: NEW YORK, NY ’ R
_______ L N _ -
CSI# | | TRADE SUMMARY | SCHOOL | RESIDENTIAL | TOTAL
1 AMOUNT
__|PROPOSED LESS PENTHOUSE WITHCOURYARD |7 "
02050 |BUILDING DEMOLITION "~ 1" 103500 | - [ 10
| 02060 |SELECTIVEDEMOLITION |~ 28000} = |
02080 |ASBESTOS ABATEMENT ) NG| NIC
02500 |PAVING & SURFAGING T T Taaes | T
02900 |EXCAVATION/FOUNDATION B , 1967652 56,000 | 2,023,652
03010 |[CONCRETE AND CEMENT WORK | 2,458,700 1,802,080 4,360,780
04200 |MASONRY . 193,140 e 193,140
05500 |MISCELLANEQUS METALS H 95,950 | 54,700 | 150,650
06100 |[ROUGH CARPENTRY 8 43500 41,100 | 84,600
06400 [FINISH CARPENTRY 21,720 32,700 54,420
07530 |ROOFING & FLASHING - | 200,460 | 200,460
 0790C |JOINT SEALERS T 15000 10,000 25,000 |
08100 |HOLLOW METAL DOORS B _ 19,930 14,720 34,650
08200 ‘WOOD DOORS ] 13,500 — 71,000 34,500
08700 [HARDWARE ] 32,800 ] 12600 45400
08900 |EXTERIOR FACADE T 654,326 | 560,834 | 1,224,160
| 09250 |GYPSUM WALLBOARD 303,236 310,405 613,641
09300 |TILEWORK o ] 136,946 | 25848 | 162,794
09500 |ACOUSTIC CEILING - N 134,316 3,024 187,340
09600 |WOOD FLOORING 8,376 80,026 | 88,402
09680 CARPET & RESILIENT 42,352 1,690 | 44,042
09700 |TERRAZZO 181,840 22820 204,760
09800 |PAINTING T 82,169 48,121 130,290
10100 |VISUAL DISPLAY BOARDS 9,750 - 9,750
10150 |COMPARTMENTS & CUBICLES __, 21,200 - 21200
10520 |FIRE PROTECTION SPECIALTIES 1 7,200 - 7,200
10800 |TOILET ACCCESSORIES 21,800 5,200 27,000
11130 |[PROJECTION SCREENS 18,000 - | 18,000
11400 | IAPPLIANCES L 5000 25,000 30,000
| 14000 [CONVEYING SYSTEM ' | 150,000 340,000 490,000
15300 |FiRE PROTECTION 185,724 126,093 311,817
15400 |PLUMBING - 365,940 294,192 | 660,132
15500 |HVAC [ B 0 1,688,400 802,410 2,480,810
16050 |ELECTRICAL WORK - ] 981,772 674,854 1,656,626
SUBTOTAL] 10,013,525 5,674,977 15,688,501
o GENERAL CONDITIONS|  12% 1,201,623 680,997 1,882,620 |
] SUBTOTAL| 11,215,147 6,356,074 | . 17,571,121
B R 'LIABILITY INSURANCE 3% 336,454 190,679 | =7 537134
- TOTAL 11,661,602 6,546,653 | ;- 18,098,255
Lo
Page 2 of 15
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FREEMAN

7

FRAZIERS Ty
REAL ESTATE SERVICES : ; :
& ASSOCIATES, INC. 266‘3 s?g—i feﬁ h:hi
132 NASSAU STREET
NEW YORK, NY 10038
TEL: 212.732. 4056
FAX: 212.732.1442
April 1, 2008

Hon. Meenakshi Srinivasan, Chairperson

New York City BSA of Standards and Appeals
40 Rector Street

New York, New York 10007

Re:  6-10 West 70™ Street
New York, NY
Calendar No. 74-07-BZ

Dear Chairperson Srinivasan:

The following has been prepared in response to a report prepared by the opposition to the
above referenced application, submitted by Metropolitan Valuation Services, dated
March 20, 2008 (“M VS Report™), portions of the Alan D. Sugarman Response, dated
March 25, 2008 (“Sugarman Response™), and the Grubb & Ellis Adverse Impact Study —
8 West 70" Street, dated March 18, 2008 (“Grubb & Ellis Response”). The MVS Report
and Sugarman Response question specific items in my letter to you of March 11, 2008
(“FFA Report™).

MVS Report Response

The first portion of the MVS Report reiterates specific comments, which have
been previously addressed in our March 11, 2008 response. We appreciate
MVS’s restating their comments, however, little new material is provided. We
note, regarding the MVS reiteration, the following:

e The MVS Report reiterates, “A more reasonable land value would be $500
per square foot of buildable area.”

This amount is unsupported by any previous or additional analysis by
MYVS, nor have they provided an appropriate explanation of how this
amount is determined.

e The MVS Response states, “It is highly doubtful any of the comparable
sites were purchased with the understanding of such large loss factors
between gross and net saleable area. Freeman/Frazier should have made a
large downward adjustment to the comparable sales cited for this factor.”

We have been consistent with BSA practice, which assumes the
determination of site value unencumbered by unique site conditions.
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e The MVS Response states that, “l.arge upward adjustments were made for
the site's park view premiums” and “the lower seven floors of the
proposed building do not posses Central Park Views. These floors
comprise 86.7% of the floor area, so characterizing the site as having park
views is erroneous.”

We note for the record that, as requested by the BSA, the valuation
provided in our March 11, 2008 submission considered only the entirely
residential portions of the building, which are floors five through fifteen.
The building’s tower portion contains 74% of the residential square
footage within this portion of the building. Four of the lower seven floors
referred to in the MV'S Response are utilized for community facility use
and were excluded as requested by the BSA. The residential portion of
the As of Right Development with Tower has been used to estimate the
property value, therefore, for purposes of such valuation a significant
portion of the residential building does in fact, contain direct unobstructed
views of Central Park

Further, the blended average rate of $750/sq.ft. utilized in the analysis did
take into account the fact that the lower residential floors are valued at a
lower rate than the floors with the views.

¢ The MVS Report explains FFA’s Exhibit 2 of the March 11, 2008
submission stating, “The floor area possessing such views is demonstrably
insignificant, accordingly, their value calculations and conclusions are
fundamentally in error.”

To clarify, MVS may have misunderstood our Exhibit 2 provided in the
March 11, 2008 Response. As noted above, to obtain the blended average
of $750/sq.ft. the $825/sq.ft. was applied to only 74% of the residential
floor area, not the entire site as MVS states at the bottom of page 2 of their
March 20, 2008 Response.

e The MVS Report notes that previous FFA Reports “presented wherein the
development potential of the site was estimated at $500 per square foot of
building area. There is no evidence, either in their report or by market
sales activity, to demonstrate that the property experienced a 50% increase
in value since October 24, 2007.”

MVS has reviewed the FFA Reports, but neglects to review all relevant
material. As noted above, the revised value was undertaken at the request
of the BSA and, unlike previous analysis, only considered the value of the
residential portion of the as of right development.
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e The MVS Report reiterates, “The Freeman/Frazier report appears to
underestimate the residential saleable area and value of the outdoor
terrace, thereby "shortchanging" the sales revenues and once again
crippling any potential economic return”.

The MVS description is inaccurate: Freeman/Frazier does not estimate the
building’s sellable area. These estimates are provided by Platt Byard
Dovell and White. As has been stated in other documents submitted, the
unique site conditions result in an inefficient building when compared to
more typical new condominium projects. Furthermore, MVS provides no
additional substantiation for this comment regarding outdoor space.

e The MVS Report reiterates, “The Report has employed a construction loan
interest rate that is far above current market parameters, incurring costs far
greater than should be expected.”

At the time of the original FFA Report, dated March 28, 2007, the prime
rate was 8.25%. MVS is obviously unfamiliar with submission practice at
the BSA, which generally establishes the initial Report date as the baseline
for financial assumption utilized in subsequent analyses.

We further note, that in fact, whereas construction loan interest rates may
have gone down since the initial report date, the MVS response does not
identify the fact that construction costs have gone up significantly and
such cost increases would perhaps more than wipe out any benefits
obtained from reduced loan interest rates over the same time period.

e The MVS Report claims that the unique physical characteristics of the site
are without merit.

We refer MVS to the statement of facts and findings regarding the A
finding.

° The MVS Report state, “The Freeman/Frazier March 11, 2008 report
appears to intentionally overestimate the underlying land value in an
attempt to prove that as of right development is not economically
feasible.”

The FFA Report estimates the value of the residential portion of the site,
not of the land.
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The assumption that appraisers are flawless and are the only persons
qualified to estimate land value is not supported by the realities of
professional real estate. Freeman Frazier’s qualifications to value
property rely on over 35 years of development, financing, and brokerage
experience in the private and public sectors and have been found
acceptable by the BSA for over 20 years of practice before the Board.

e The MVS Report claims, “Appropriate revision of the Economic Analysis
contained within the Report reveals that both the development scenarios
presented in the March 11, 2008 Freeman/Freeman report are
economically feasible...by only changing the land value from $750 to
$500 per square foot.”

As noted in our submission of March 11, 2008, $750/sq.ft. is an
appropriate valuation of the residential portion of the building. MVS

provides no further substantiation of their $500/sq.ft. assumption.

The second portion of the MVS Report provides additional response to our March
11, 2008 submission, to which we respond as follows:

Economic Feasibility

e The MVS Report claims “any number of reasonable adjustments to the
Freeman/Frazier calculations, development of "As of Right Scheme C" is
economically feasible, with no apparent economic hardship evident.”

Our response to this allegation has been discussed above and in our
submission of March 11, 2008.

Site Value

Notwithstanding the author of the MVS Response prestigious qualifications, we
reiterate the following discussion for the R-10 comparables previously utilized in
the FFA Report.

1) 510 West 34" Street

As MVS Report stated, this lot was part of an assemblage. However,
speculation on the potential opportunity for purchase of unlimited
development rights is not the same as quantifiable actual purchase. If this
property had purchased additional air rights it would have been recorded.
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Furthermore, we note that transferred development rights often are valued
the same as the underlying value of other buildable square footage, and
cannot be assumed to be purchased at any lesser price.

2) 166 West 58th Street

According to NYC DOB, this site was issued a permit for demolition as of
6/12/2007. The characterization of this site as vacant is appropriate. We
are troubled by the MVS concern for our adjustments when any
comparables provided by MVS have not been adjusted in any way
whatsoever.

3) 452 Eleventh Avenue

The FFA Report provided the most recent sales price recorded for this
property. The fact that previous purchase prices may have been lower is
not relevant.

4) 272-276 West 86th Street

MYVS states that the site was purchased with the clear intent to demolish
two of the three buildings. As the hired appraiser the intent may be clear,
however, the fact remains that this property is three five-story buildings
with a total of 27 units in walk-up buildings. We maintain that these
properties would never be considered “vacant property” for comparable
purposes. In addition, merely listing a property without identifying and
applying appropriate adjustment factors is quite unprofessional.

Furthermore, if there was clear intent to demolish, a permit for demolition
would have been posted on the NYC Department of Building’s website.

In fact, the most recent permit was issued for fagade repairs, not
demolition. Perhaps MVS should reconsider their most recent appraisal of
this property in the context of the readily available permit filings. We
further note the fact that this property is in a much less desirable location
three and a half blocks west and sixteen blocks north of the subject
property and in no way has any comparability on that basis alone.
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5) 200 West End Avenue

This was a property provided by MVS. It is several blocks west of the
subject property in a less desirable location. Available information does
not indicate that this was part of zoning lot merger. Regardless, this
property was not included in our analysis.

e The MVS Report states, “It would be virtually impossible for any valuation
professional today to justify making 10% upwards adjustments to sales that
were closed last summer. Insistence that "there is no clear indication" that the
high end of the market is unaffected is unsupportable and wholly
unreasonable.”

This was adequately responded to our letter of March 11, 2008. We further
note, that in fact, whereas many factors may have changed in regards to
current economic conditions, MVS is obviously unfamiliar with submission
practice at the BSA, which generally establishes the initial Report date as the
baseline for financial assumption utilized in subsequent analyses.

Central Park Views

e The MVS Report accurately describes that the As of Right with Tower
Development would have Central Park views on the upper floors and claims
“FFA uses this as justification for their extraordinarily high land value
estimate.”

This has been adequate responded to in our letter of March 11, 2008 and
elsewhere in this document.

Saleable Area

Sellable area assumptions were provided by the project architect. And not
estimated by Freeman Frazier. As has been stated in other documents submitted,
the unique site conditions result in an inefficient building when compared to more
typical new condominium projects.
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Soft Caosts

e The MVS report reiterates that they believe soft costs are overstated because
they include interest charges on development rights that should not be
charged, as well as a lower construction loan interest rate.

This was adequately responded to our letter of March 11, 2008. We further
note, that in fact, whereas many factors may have changed in regards to
current economic conditions, MVS is obviously unfamiliar with submission
practice at the BSA, which generally establishes the initial Report date as the
baseline for financial assumption utilized in subsequent analyses.

e The MVS Report concludes that, “inclusion of all the carrying and soft costs
associated with the site acquisition should be eliminated” because they
assume the applicant is the developer.

MVS is obviously unfamiliar with submission practice at the BSA. As is
typical of BSA submissions, the FFA Analyses assume a third party
developer. None of the documents submitted to the BSA state otherwise.

Sugarman Response

We appreciate Mr. Sugarman’s opinions on this matter, however we note for the
record that the Sugarman Response provides no new substantive material
regarding our financial analyses and that Mr. Sugarman’s opinions do not
constitute facts and remain unsupported.

Grubb & Ellis Response

The Grubb & Ellis Response does not take into account several important
considerations regarding 8 West 70" Sreet lot line windows. First, the
apartments containing the lot line windows do not have any entitlement to
permanent use of such lot line windows and this would need to be disclosed to
potential purchasers and therefore, would be taken into account in any sales
offering by such potential purchasers. Second, the comparables provided by the
Grubb & Ellis Response do not differentiate between views established by full
fenestration with Central Park views and limited lot line window views as
contained in the apartments under consideration at 8 West 70" Street.
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It appears that no similar window conditions were included in the Grubb & Ellis
analysis of “comparables”. Lastly, we note that the appropriate valuation of any
given coop sale has to provide consideration of maintenance charges and
underlying liabilities, such as mortgage obligations, and real estate tax obligations

included in maintenance costs which were not identified or considered in the
comparables provided.

Please feel free to call me if you have any further questions.

Sincerely,

Jack Freeman

I e
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