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Mr. Louis Solomon 
President 
Congregation Shearith Israel 
8 West 70th Street 
New York, NY 10023 

Dear Mr. Solomon: 

September 17, 2015 

Re: Proposed Residential/Community Facility 
Condominium Development 
8 West 70th Street 
Lincoln Square, New York, New York 
Our _FileNo. 15-713 

Pursuant to your request, we have inspected and appraised the above-captioned property, which is 
located on a rectangular parcel of land located on the south side of West 70111 Street, between 
Central Park West and Columbus Avenue, in the Lincoln Square neighborhood of the Borough of 
Manhattan, City and State of New York. The property is identified on the tax maps of New York 
as Block 1122, Lot 37. 

The subject property consists of a rectangular parcel containing a total of 6,432± square feet of 
R8B (73.44%) and RlOA (26.56%) residential zoned land, according to information provided to 
us by the zoning analysis plans created by the architect (Platt Byard Dovell White). The NYC 
public records indicate the land area of the subject property (Lot 36) contains 6,427± square feet; 
however , we have utilized the information from the zoning analysis provided. At the time of 
inspection, the site was vacant land and was waiting for the current demolition permit to be 
signed off by NYC Department of Buildings. According to the NYC DOB, a permit was issued 
on 5/8/2015 for the demolition of the previously existing, four-story building (Job No. 
122185839). Additionally, as of 5/4/2015, or permit was approved for the construction of a nine­
story, 41,565± square foot mixed use building containing 20,013± square feet of community 
facility space located on floors one through four and 21,551± square feet of residential 
condominiums located on floors five through nine. Additionally , the building will contain a total 
of J 3,258± s uare feet located on the cellar and sub-cellar levels. 
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According to the Department of Buildings, the architectural drawings were prepared by Platt 
Byard Dovell White Architects, LLP (20 West 22nd Stre.et, New York, New York) and approved 
as-of-right on July 30, 2014 (See Addenda). The final product will be a nine-story, elevator­
serviced, mixed-use building with community facility use space on floors one through four and 
luxury condominiums on floors five through nine. 'This report assumes the proposed property 
will be built as described and detailed in the provided plans. 

Ptoposed Subject Pl'operty Lavout 

Zoning Plans Size 
¢ommunity Facility (Sg. Pt.} 
Lower Level I 6,629 
Lower Level II 6,629 
Total Lower Level Area 13,258 

First Floor 6,094 
Second Floor 5,892 
Tliird Floor 4,976 
Fourth Floor 4,976 
Total Community Facility Area 21,938 

Residential 
Fifth Floor 4,343 
Sixth Floor 4,196 
Seventh Floor 4,183 
Eighth Floor/Ninth Floor (Penthouse) 6,763 
Tenth Floor (Bulkhead) 272 
Total Residential Area 19,757 

Total Above Grade Gross Building Area 41,695 

Total Area Includin Lower Level 54,953 

The subject property parcel (Lot 37) is located to the west of a rectangular comer parcel (Lot 36) 
which is owned by the same entity (Cong Shearith Israel) and currently improved- with a 
Landmarked, two-story, religious facility. According to the zoning analysis provided to us and 
the New Building permit from the NYC Department of Buildings, the subject property (Lot 37) 
will use .the excess development rights from Lot 36 in order to complete the construction of the 
proposed development. Additionally, there was a zoning lot merger which occurred between 
Lots 36 & 37 on January 29, 2015 (CRFN: 2015000050524). 
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According to the information provided to us in the zoning analysis from Platt Byard Dovel] 
White, the portion of the subject property located in the R8B zoning district (4,723.5± square 
feet) can achieve an as-of-right FAR of 4.0 and the portion of the subject property located in the 
RIOA zoning district (l,708.5± square feet) can achieve an as-of-right FAR of 10.0. Therefore, 
the vacant subject property (Lot 37) has an as-of-right maximum buildable area of 35,979± 
square feet. We have included an analysis of the maximum buildable area in the following chart: 

1,tming Analysis (Lot 36) - (Excerpted from Plait Byard Dovcll \\ 1hite Analysis) 
---

%_of Zoning Max, Total %of 
Zoning Sq.Ft. FAR: Buildable Zoning 

R8B 4,723.5 4 18,894 73.44% 
RIOA 1,708.5 lQ 17,085 26.56% 
Total 6.432.0 5.59 35,979 

The developer of the subject property anticipates tliat construction will begin in October 2015 and 
we have estimated the construction to be co~eted in twelve months, or October 2016. Based 
on provided documentation, the estimated remaining cost, including contingencies, to construct 
the new improvements for the site clearing and demolition is $600,000.00, for the residential 
occupancy is $26,329,272 in hard costs, $6,345,745.00 in soft costs (exclusive of financing costs) 
and $1,792,236 in miscellaneous costs , for a total of $35,067,253 . 

The purpose of this appraisal report is to estimate the market value of the subject property under 
the following scenarios. 

1) "As Is" Market Value, 

2) "Prospective as complete" value of the subject property as developed into a 
residentiaVcommunity facility market building, pursuant to the proposed building plans, 

3) "Prospective as complete" value of the net proceeds from the sale of the luxury residential 
condominium units 

The intended use of this appraisal is to assist the intended users in understanding the value of the 
underlying asset, subject to the extraordinary assumptions and limiting conditions contained 
within the report. The intended users of this appraisal are Mr. Louis Solomon and those persons 
authorized by the Congregation Shearith Israel to utilize this report . 
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This appraisal report conforms to the guidelines of the current Uniform Standards of Professional 
Appraisal Practice (USP AP), as promulgated by the Appraisal Standards Board of the Appraisal 
Foundation, the Code of Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute. The information contained in this report is specific to the needs of the client and for the 
intended use stated in this report. We are not responsible for unauthorized use of this report. 

We have not been provided with any title documentation for the subject property. Therefore, we 
were unable to determine whether the subject is burdened by any restrictions, encumbrances or 
use limitations that may have a substantial impact on the property. Any undisclosed restrictions 
and/or limitations on the use of the subject property could affect our value estimates. 

We did not investigate the subject property for contaminants or environmental hazards (site or 
building), because environmental audits must be conducted by professional environmental 
specialists. Should an environmental audit disclose the presence of contaminants on the subject 
site and/or in the building, this finding could affect our value estimates. This appraisal assumes 
that the subject site will be developed in accordance with the building plans as submitted to us, 
and that the developer will receive all the necessary building permits from the New York City 
Department of Buildings for the development, including the fmal issuance of a Certificate of 
Occupancy. This appraisal is intended to be used in the underwriting of a mortgage for the 
subject property. 

In arriving at the appraised values, we have given consideration to all items influencing value, 
including the location of the subject property, existing and projected competition, continued 
demand, current and anticipated market conditions, current mortgage rates, actual income, 
expenses and lease terms, government rules and regulations, income rates for similar properties, 
as well as the rates of return of competitive properties and investments. 

It is our opinion that the "As Is" market value of the fee simple estate of the subject property, as 
of the date of inspection, July 17, 2015, was: 

TffiRTY SIX MILLION DOLLARS 

($36,000,000.00) 
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It is our opinion that the "prospective as complete" value of the subject property as developed 
into a residential/community facility condominium market building, pursuant to the propos.ed 
building plans, predicated upon the extraordinary assumptions and limiting conditions as defined 
within the body of this report, as of October 2016, will be: 

EIGHTY NINE MILLION NINE HUNDRED mousAND DOLLARS 

($89,900,000.00) 

lt is our opinion that the "prospective as complete" value of net proceeds from the sale of the 
luxury residential .condominium units, predicated upon the extraordinary assumptions and 
limiting conditions as defined within the body of this report, as of October 2016, will be: 

SIXTY ONE MILLION THREE HUNDRED mousANl> DOLLARS 

($61,300,000.00) 

A report of 129 pages, plus Addenda, is attached hereto and made part hereof, and the valuation is 
expressly made subject to the conditions an4_ comments made herein. 

Very truly yours, 

GOODMAN-MARKS ASSOCIATES, INC. 

~ 
. 

. . . 

,- .·· ...... 

Matthew J. Guzowski, MAI, MRICS 
President 
Goodman-Marks Associates, Inc. 
Certified General Real Estate Appraiser 
New York Certificate #468986 

.~ 

Matthew F. Boylan 
Senior Vice President 
Goodman-Marks Associates, Inc. 
Certified General Real E.<,tate Appraiser 
New York Certificate #4651008 

,-~L{;::.;t_._. 
,;_;.::,,.-··· 1 ' 

Zachary Hendrickson 
Assistant Vice President 
Goodman-Marks Associates, Inc. 
Real Estate Appraiser Assistant 
New York Certificate #4851266 



15-713 

CERTIFICATE OF APPRAISAL 

Premises: 8 West 70th Street- Lincoln Square, New York, New York 
We, Matthew-J. Guzowski, Matthew F. Boylan and Z-acbary Hendrickson, certify that, to the best of our knowledge and 
belief 

1HA T, the statements of fact contained in this report are true and correct. 

1HA T, the reported analyses, opinions, and conclu<,ions are limited only by the reported assumptions and limiting 
conditions and are our personal, impartial, and unbiased professional analyses, opinions, and conclusions; 

THAT, we have no present or prospective interest in the property that is the subject of this report and no personal interest 
with respect to the parties involved; 

1HA T, we have perfonned no services, as an appmiser(s}, regarding the property that is the subject of this report within 
the three-year period immediately preceding acceptance of this assignment; 

1HA T, we have no bias with respect to the property that is the subject of this report or to the parties involved with this 
assignment; 

1HA T, our engagement in this assignment was not contingent upon developing or reporting predetermined results; 

THAT, our compensation for completing this assignment is not contingent upon the development or reporting of a 
predetennined value or direction -in value that favors the cause of the client, the amount of the value opinion, the attainment 
of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal; 

1HA T, our analyses, opinions, and conclusions were developed, and this report has been preparedi in confonnity with the 
Uniform Standards of Prq_fe:;sional Appraisal Practice (USPAP) as well as the 2010 Intemgency Appraisal and 
Evaluation Guidelines; 

TH..A. T, we have each made a personal interior and exterior -inspection of the property that is the subject of this report; 

THAT, no one provided significant real property appraisal assistance to the person(s) signing this certification; 

TBA T, the reported analyses, opinions, and cqnclusions were developed, and this report has been prepared, in confo1mity 
with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Irrntitute. 

THAT, the use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 
authorized representatives; 

THAT, as of the date of this report, Matthew J. Guzowski, has completed the continuing education program for 
Designated Members of the Appraisal Institute 
DATE: September 17, 2015 

~~ 
Matthew J. Guzowski, MAI, MRICS 
President 
Goodman-Marks Associates, Inc. 
Certified General Real E.state Appraiser 
New York Certificate #468986 

~~ 
Matthew F. Boylan 
Senior Vice President 
Goodman-Marks Associates, Inc. 
Certified General Rea1 Estate Appraiser 
New York Certificate #4651008 

! /' 
.·7 .J-1-t 

, c:~::~;~t 1 ;;--' -
·• Zachary Hendrickson 
Assistant Vice President 
Goodman-Marks Associates, Inc. 
Real Estate Appraiser Assistant 
New York Certificate #4851266 
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SUMMARY 01' SALIENT I?ACTS AND CONCLUSIONS 

Property Location: 

Tax Map Designation: 

Owner of Record: 

Census Tract 

Property Rights Appraised: 

Valuation Scenarios: 

Land Area: 

Proposed Building Area 

Zouing (Lot 37): 

Highest and Best Use: 

Property Description: 

8 West 70th Street 
Lincoln Sqnare, Borough of New York 
City and State of New York 

Block 1122, Lot 37 

Cong Shearith Israel 

153.00/5 

We have appraised the market value of the fee simple estate of the 
subject property under the following scenarios: 

1) Market Value "As-ls"; 

2) "prospective as complete" value of the subject property as 
developed into a residential/community facility condominium 
development, pursuant to the proposed building plans and upon 
completion of construction, 

3) "Prospective as complete" value of net proceeds from the sale of 
the luxury residential condominium 

6,432± square feet 

41,695± square feet above grade ( !3,258± square feet below grade) 

RSB-73.44% 
RJOA- 26.56% 
(City of New York) 

A., Vacant - Construction of a residential building built to the 
maximum density and bulk permitted under the existing zoning. 

As Improved - NIA 

The subject property consists of a rectangular parcel containing a total 
of 6,432± square feet of RSB (73.44%) and RlOA (26.56%) 
residential zoned land. As of the date of inspection, the subject 
property was raw, vacant land. According to the architectural plans 
provided to us, the subject property is proposed to be improved with a 
ninb-story, plus cellar and sub-cellar, elevator-serviced, mixed-use 
building with community facility use space on floors one through four 
and luxury condominiums on floors five through nine. This report 
assumes the proposed property will be built as described and detailed 
in the provided plans. 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
·· · · · ··· · (continued) 

TYPE OF VALUE 

1) "As Is" Market Value, 

2) "Prospective as complete" value of the subject property as 
developed into a residential/community facility market 
building, pursuant to the proposed building plans 

3) "Prospective as complete" value of the net proceeds from the 
sale of the luxury residential condominium units 

VALUE CONCLUSIONS 

VALUATION DATE 

July 17, 2015 

October 2016 

October 2016 

Income Capitalization Approach 

Sales Comparison Approach 

NIA 

$36,000,000.00 

WA 

$89,900,000.00 

NIA 

$61,300,000.00 

,al O ·won of Market Value $36..000 000~00 __ . . 539.900 000.00 Sol.300 000.00 
** Predicated upon the extraordinary assumptions and limiting conditions as defined within the body of this report. 
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UNDERLYING ASSUMPTIONS AND 
LIMITING & QUALIFYING CONDITIONS 

I. This report is intended to comply with the reporting requirements set for1h under Standards Rule 2-2(a) of 
the Uniform Standards of Professional Appraisal Practice for an appraisal report. The information contained 
in this report is specific to the needs of the client and for the intended use stated in this report. We are not 
responsible for unauthorized use of this report. 

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed to be 
good and marketable unless stated otherwise in this report. 

3. The property was appraised free and clear of any or all liens and encumbrances unless stated 
otherwise in this report. 

4. Responsible ov.mership and competent property management are assumed unless stated otherwise in 
this report. 

5. The information furnished by others for the appraised property is believed to be reliable. However, 
no warranty is given for its accuracy. 

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report are 
included only to assist the reader in visualizing the property. 

7. It is assumed that there are no hidden ot rinapparent conditions of the property, subsoil or structures 
that render it more or less valuable. No responsibility is assumed for such conditions or for 
arranging for engineering studies that may be required to discover them. 

8. It is .assumed that there is full compliance with all applicable federal, state and local environmental 
regulations and laws unless stated otherwise in this report. 

9, It is assumed that all applicable zoning and use regulations and restrictions have been complied with, 
unless a nonconformity has been stated 1 defined and considered in this report. 

10. It is assumed that all required Hcenses, Certificates of Occupancy or other legislative or 
administrative authority from any local, state or national government or private entity have been or 
can be obtained or renewed for any use on which the value estimates contained in this report are 
based. 

11. Any sketch in this report may show approximate dimensions and is included to assist the reader in 
visualizing the property. Maps and exhibits found in this report are provided for reader reference 
purposes only. No guarantee as to accuracy is expressed or implied unless stated otherwise in this 
report. No survey has been made for the purpose of this report, 

12. It is assumed that the utilization of the land and improvements is within the boundaries or property 
lines of the property described, and that there is no encroachment or trespass unless stated otherwise 
in this report. 

13. We are unaware of any easements or encumbrances that substantially impact the subject property. 
However, we have not been provided with a title report and if in the event such report detailed the 
existence of an otherwise unkno\'il/Il easement or encumbrance, the value conclusjon contained herein 
may be subject to change. 

14. We are not qualified to detect hazardous waste and/or toxic materials. Any comment by us that 
might suggest the possibility of the presence of such substances should not be taken as confirmation 
of the presence of hazardous waste and/or toxic materials, Such determination would require 
investigation by a qualified expert in the field of environmental assessment The presence of 
substances such as asbestos, urea-formaldehyde foam insulation or other potentially hazardous 
materials may· affect the value of the property. Our value estimate(s) is predicated on the assumption 
that there is no such material on or in the property that would cause a loss in value unless stated 
otherwise in this report. No responsibility is assumed for any environmental conditions or any 
expertise or engineering knowledge required to discover them. Our descriptions and comments are 
the result of our routine observations made during the appraisal process. 

GOODMAN-MARKS ASSOCIATES, INC. 9 
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15. Unless stated other"~se in this report, the Subject property was appraised without a specific 
compliance survey having been conducted to determine whether the property is or is not in 
conformance with the requirements of the Americans with Disabilities Act (ADA). The presence of 
architectural and communications barriers that are structural in nature that would restrict access by 
disabled individuals may adversely affect the property's value, marketability or utility. 

16. Any proposed improvements are asstuned to be completed in a good and worlananlike manner in 
accordance with the submitted plans and specifications, and conforming to all mm1icipal, building 
audhealth codes. 

17. Our value conclusions were based on the assumption that the subject proµerty will continue to be 
adequately maintained and professionally managed to sustain its competitiveness in the marketplace. 

18. The distribution, if any, of the total valuation in this report between land and improvements applies 
only under the stated program of utilization. The separate allocations for land and buildings must 
not be used in conjunction with any other appraisal and are invalid if so used. 

19. Possession of this report, or a copy thereof: does not carry with it the right of publication. It may not 
be used for any purpose by any person other than the party to whom it is addressed without the 
written consent of the appraiser{s), and in any event, only with properly written qualification and 
only in its mtirety. 

20. Neither all nor any part of the contents of this report (especially any conclusions as to value, the 
identity of the appraiser(s) or the firm with which the appraiser(s) is/are connected) shall be 
disseminated to the public through advertising, public relations, news sales or other media without 
the prior written consent and approval of the appraiser(s). 

GOODMAN-MARKS ASSOCIATES, INC. 10 
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APPRAISAL DEFIN1TIONS 

Market Value 1 

''The most probable price which a property should bring in a competitive and 

open market under all conditions requisite to a fair sale, the buyer and seller each acting 

prudently and knowledgeably, and assuming the price is not affected by undue stimulus. 

Implicit in this definition is the consummation of a sale as of a specified date and the 

passing of title from seller to buyer under conditions whereby: 

• Buyer and seller are typically motiva.ted; 

• Both parties are well informed or well advised, and acting in what they consider 
th.eir own best interests; 

• A reasonable time is allowed for exposure in the open market; 

• Payment is made in tenns of cash in U.S. dollars or in tenns of :financial 
arrangements comparable thereto; and 

• The price represents the normal consideration for the property sold unaffected by 
special or creative financing or sales concessions granted by anyone associated 
with the sale." (12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 
1990, as amended at 57 Federal. Register 12202, April 9, 1992; 59 Federal. 
Regi.ster29499, June 7, 1994.)" 

Fee Simple Estate 2 

"Absolute ownership unencumbered by any other interest or estate, subject only to 

the limitations imposed by the governmental powers of taxation, eminent domain, police 

power, and escheat." 

Intended. Use 3 

"The manner in which the intended users expect to employ the information contained 

in a report." 

1 The Dictionary of Real Estate Appro/sal- Flftlr :Bdit/011, Appraisal Institute, Chicago, IL. 2010, p. 123. 

2 Ibid., P-78. 

J Ibid,p. I02. 
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Intended User 4 

1. ''The client and any other party as identified, by name or type, as user of the 

appraisal or appraisal review report by the appraiser on the basis of communication with 

the client at the time of the assignment. (USP AP, 2014-2015 ed.) 

2. A party who the appraiser intends will employ the information contained in a report." 

~xtraordiuarv A§suniption 5 

"An assumption, directly related to a specific assignment, as of the effective date of 

the assignment results, which, if found to be false, could alter the appraiser's opinions or 

conclusions. Extraordinary assumptions presume as met otheiwise uncertain information 

about physical, legal or economic characteristics of the subject property; or about conditions 

external to the property such as market conditions or trends; or about the integrity of data 

used in an analysis." 

Proseective Opinfo~_~fValue 6 

"A value opinion effective as ·of a specified future date. The term does not define a 

type of value. Instead, it identifies a vahie opinion as being eff~ctive at some specific future 

date. An opinion of value as of a prospective date is frequently sought in connection with 

projects that are proposed, under construction, or under conversion to a new use, or those that 

have not yet achieved sellout or a stabilized level oflong-term occupancy." 

4 U,1ifbrmSla11dll1'ds of Professirmal Appraisal.Practice (USPAP) 2014-2015 Fdilia,i, The AppmisaJ Foundalion, Washington, DC, 2014 p. U-3 
S Ibid, p. U-3. 
6 The Diclionary of Real Es late Appraisal - Fifth Edition, Appraisal Institute, Chicago, IL, 20 J O, p. l 53, 
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VALUATION DATES 

The date of "as is" valuation is July 17, 2015, the date of inspection of the subject 

property. The prospective date of completion of construction under "Valuation II" and 

"Valuation Ill" is October 2016. 

PURPOSE OF TIIE APPRAISAL 

The pmpose of this appraisal is to estimate the value of the subject property under the 

following scenarios, to assist the client in asset valuation: 

1) "As Is" Market Value, 

2) "Prospective as complete" value of the subject property as developed into a 
residential/community facility market building, pursuaot to the proposed building plans, 

3) "Prospective as complete" value of the net proceeds from the sale of the luxury 
residential condominium units 

INTENDED USE AND USERS OF TIIE APPRAISAL 

The intended use of this appraisal report is to assist our client, Congregation Shearith 

Israel, in a understanding the market value of the underlying asset. The intended users of this 

appraisal are Mr. Louis Solomon and those persons authorized by Congregation Shearith 

Israel to utilize the report. 

IDENTIFICATION OF THE SUBJECT PROPERTY 

The subject property is located on the southwest comer ofEast 70fu Street and Central 

Park West, at 8 West 70th Street in the Lincoln Square of the Borough of Manhattan, City 

and State ofNew York. The tax assessment identification is Block 1122, Lot 37. 

GOODMAN-MARKS ASSOCIATES, INC, 13 
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SUBJECT PROPERTY OWNERSHIP IIlSTORY 

The subject property is owned by Cong Shearith Israel. According to NYC public 

records, there have been no transfers of the subject property within the previous five years. 

Additionally, we are not aware of current oflerings of contracts of sale on the subject 

property. 

GOODMAN-MARKS ASSOCIATES, INC. 14 
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E.XTRAORDllSAJ!Y ASSQMtIWNS & LIMITING CONDITIONS. 

The value estimates derived in tbis report are predicated upon the fullowing 

extraordinary assumptions and limiting conditions, which were relied on herein. Any evidence 

to the contrary may affi:ct the varue conclusions: 

l. The owner-submitted plans for the proposed construction of a nine-story mixed use 
building are approved by the City of New York and any change in the proposed 
construction plans and budget may reflect a change in our valuation herein. 

2. The NYCDOB permit approved the construction of a 41,565± square foot building on 
5/4/2015, The subject property architectural plans we have been provided with consist 
of a gross building area containing 41, 695± square feet. We assume that the pJans that 
we have been provided with are approved by the NYCDOB. 

3, There was a zoning lot merger which occurred between Lots 36 & 37 on January 29, 
2015 (CRFN: 2015000050524), we have assumed that the additional development 
rights from Lot 36 are not included in the subject property development plans and have 
not been valued herein. We have based our value only on the plans submitted to us by 
the owner of the property. Additionally, the land value is based on the ''as-of-right" 
FAR of Lot 37, excludi~g any excess development rights from Lot 36. 
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MARKETING PERIOD AND EXPOSURE TIME 

A marketing period is generally defined as "An opinion of the amount of time it 

might take to sell a real or personal property interest at the concluded market value level 

during the period immediately after the effective date of an appraisal. Marketing time differs 

from exposure time, which is always presumed to precede the effective date of an appraisal. 

(Advisory Opinion 7 of the Appraisal Standards Board of the Appraisal Foundation and 

Statement on Appraisal Standards No. 6, ''Reasonable Exposure Time in Real Property and 

Personal Property Market Value Opinions" address the determination of reasonable exposure 

and marketing tin)e. )" 7 

As of the inspection date, the subject property was a vacant parcel of residentially 

zoned land. Were the property available for sale "as-is" , we estimate the marketing period 

would be less than one year . The subject property is proposed to be developed to a nine-story 

mixed-use building with community facility use on the first four floors and residential 

condominium units on floors five through nine, we estimate that the marketing period for the 

proposed condominium building will also be less than one year. 

Exposure time is generally defined as "l) the time a property remains on the market 

and 2) the estimated length of time the property interest being appraised would have been 

offered on the market prior to the hypothetical consummation of a sale at market value on the 

effective date of the appraisal; an estimate based upon an analysis of past events assuming a 

competitive and open market." 8 

We estimate that the exposure time for the subject property would also be less than a 

year for the "as is" and "as completed" subject property. 

7 The Dictionary of Real Estate Appraisal - Fifth Editio,r, Appraisal J11stitute, Chicago, IL, 2010, p 121, 
8 Jbid .. p 73. 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY 

View of Subject Property Site from West 70th Street 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY 
(continued) 

View of Subject Propel"tv Site - Post-Demolition 
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PHOTOGRAPHS OF THE SUB,JECT PROPERTY 
(continued) 

Street Scene Looking West along West 70th Street 

Street Scene Looking East •long West 7011
' Street 
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SCOPE OF THE APPRAISAL AND METHODS OF VALUATION 

The subject property consists of a rectangular shaped parcel contaiuing a total of 

6,432± square feet of R10A/R8B residentially-zoned land. Accordiug to the cost 

estimate i,nd construction proposal received from ownership, as well as the approved 

plans accordiug to the NYC Department of Buildings, the subject site will be developed 

with an nine-story, elevator-serviced condominium buildiug with basement and second 

floor commurrity facility use. The subject property will contain a total of 41,695± square 

feet of above-grade gross buildiug area, plus a 13,258± square foot cellar and sub-cellar 

area. 

The following are value estimates requested and provided herein: 

I) "As Is" Market Value, 

2) "Prospective as complete" value of the subject property as developed into a 
residential/community facility market building, pnrsuant to the proposed building plans, 

3) "Prospective as complete" value of the net proceeds from the sale of the luxury 
residential condominium units 

There are three generally accepted approaches to the valuation of real estate: the cost 

approach, the income capitalization approach and the sales comparison approach. In all 

valuation methods, local market data is sought, when appropriate, for sales and offerings of 

tracts of vacant land and similar residential/commurrity facility condominium properties, 

current prices for construction materials and labor, operating expenses and current rates of 

retnrn on investments. From this data, value estimates may be developed for the land and the 

property as a whole. 
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Cost ARProach 

This approach assumes that an informed purchaser would pay no more for a property 

than the cost of producing a similar investment. The approach entails estimating the value of 

the land as if vacant, which is then added to the depreciated value of the improvements. This 

is considered a valid indicator when a property is new and there are a sufficient number of 

land sales. The Cost Approach was not applicable for the "prospective as complete" 

valuation because the land value opinion provided assumes "Highest and Best Use" as a 

residential development site and the proposed "prospective as complete" development 

represel:\ts a specific development plan of a not-for-profit group. Therefore, the value 

indications of these !)VO components do not comply with the "consistent use" theory of the 

Cost Approach and a value indication would be unreliable. 

Income Capitalization Approach 

The income capitalization approach values the future benefits from an income­

producing property by measuring the potential net income received. This approach is 

significant in determining the market value of a property that investors typically purchase for 

its income generation The subject property proposed building will contain condominium 

units, which are typically sold as owner occupied units, therefore, the income capitalization 

approach was uot applicable herein. 

Sales Comparison Approach 

The major premise of the sales comparison approach is the principle of substitution, 

which states that an informed and knowledgeable purchaser would pay no more fur a 

property than the cost of acquiring an existing property of similar investment features. 

For the "as is" value of the subject property vacant land area, we researched the 

market for vacant land sales on the Upper West Side as well as, competing, areas. We applied 

this approach by researching and analyzing several sales transactions, comparing them to the 

subject property based on their price per square foot of maximum buildable area. We then 
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analyzed and adjusted each sale price to reflect the similarities and differences between the 

sales and the subject to arrive at an indicated value estimate. 

For the "prospective as complete" valuation, we have estimated the sale price of the 

subject property proposed residential and community facility condonrinium units. To 

conclude a market value for "Valuation II", pertinent sales, listings, offerings that were 

available for comparable luxury residential, penthouse and community facility units were 

researched. The important attnbutes of each comparable property were compared to the 

corresponding ones of the subject under the general categories of time, tenant mix, location, 

unit size and property characteristics. All dissimilarities and their probable effect on the price 

of each comparable property were considered to derive a market value indication for the 

subject. An opinion of market value for the subject property condominium units per square 

foot was formulated from the analyzed data and estimated in the sell-out of the discounted 

cash flow. From there, absorption rates were estimated for the proposed luxury residential 

and penthouse units by researching similar new construction building condominium sales. 

Then a series of annual cash flows over each projected holding period. Using a market­

derived rate, the annual cash flows were discounted to present values. A reversionary value 

of the development at the end of the holding period is not applicable for the condonrinium 

analyses because all of the condominium units will be sold off. 

To conclude a market value for "Valuation III" we provided a net-sellout valuation of 

the subject property luxury condominium residential units and deducted a percentage to 

account for the market and brokerage of the units to arrive at a net sellout value as of the 

"prospective as complete" valuation date of October 2016. 

Reconciliation 

As a concluding step, we reconciled the value estimates derived by the various 

approaches into our final "as is" and "prospective as complete" value choices under each 

valuation scenario. Since, the only applicable approach was the Sales Comparison 

Approach, we have relied on this approach in our conclusion of market value. 
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LOCAL AREA MAP 
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LOCAL AREA DESCRIPTIQN 

The subject property is located in Manhattan's Community District #7. Community 

District #7 encompasses the neighborhoods of Lincoln Square on the southern end of the 

district, and the Lincoln Square. The district borders include all properties located north of 

West 59th Street, south of Cathedral Parkway (West 110th Street), east of the Hudson River 

and west of Central Park West. 

Community District #7 is bounded by two parks, Central Parle on the east and 

Riverside Park on the west. The district includes a number of cultural venues and is home to 

Lincoln Center and to the American Museum of Natural History located at Central Park West 

and West 79ii Street. 

There are several public, private and parochial elementary schools and high schools 

located throughout the district. Post-secondary degrees are granted by John Jay College of 

Criminal Justice (part of the City University of New York), Fordham University Lincoht 

Center, the Juilliard School, Mannes College of Music and the New York Institute of 

Technology-Metro campus. 

The Manhattan Valley area is adequately served by public transportation. There are 

local subway stations along Broadway (I line) at the intersections of West 103rd Street and at 
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Cathedral Parkway, and along Central Parle West (B and C lines) at West 103rd Street and at 

Cathedral Parkway, and an express subway station located at the intersection of Broadway and 

West 96th Street (2 and 3 lines). There are also bus routes along the avenues and a cross-town 

bus along 96th Street. 

The 2010 U.S. Census estimated the population of Community District #7 at 209,084 

residents, up 0. 7% from the 2000 level of 207,699. The American Community Survey (ASq 

results indicate that over half of the district residents are living alone, and of these, 

approximately 25% are 65 years and older. During 2005, 12.7% of the population received 

some funn of public assistance. This decreased to 11.5% by 2014. 

The following table details the land use within Community District #7 as of 2014: 

· 2014 Land Uses- Martbattan Community District #7 

....... --

LAND USE, 2014 
·-· ·-

Lot Area 
lots Sq. FUotilO % 

1-2 Family Residential 429 793.5 2-l 
Multi-Family Residential 2,815 14,588.9 38..5 

Mixed Resid. /Commemiaf 721 6,655.1 17.6 
Commercial/ Office 148 1,587.7 . 41 

Industrial 4 30.2 0.1 
'Transportation / Utilily 9 1,0481 2.3 

Institutions 228 4,146.2 10.9 
Open Spai;e / Rec;reation 'D 7,02,U 18:.5 

Pafking facilities 28 323.:; 0.9 
Vacant land 5a 1,686.1 4-5 

Miscellaneous 6 7.3 0.0 

Total 4,411 37.391.4 100.0 
- ··-····· 

Source: New York City Department ofCify Planning. 

As indicated in the Land Use table above, the primary use of property in the 

community district IS muhi-family residential, which, including mixed 

residential/commercial properties, makes up 38.5% of the district's total lot area. The 

three-year 2006-2008 ASC survey indicates that less than 3% of the district's housing 
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stock was built during 2000 or later. Much of the housing stock is located within older 

buildings-65.9% oftbe housing stock is located in structures built prior to 1950. During 

the 1950's, much of the area was considered blighted, leading to Il'l:3-Ssive urban renewal 

projects. The Lincoln Square Urban Renewal Area was approved in, 1955, which 

resulted in the development of Lincoln Center at the southern end of the community 

district. In 1959, the preliminary plan was released for the West Side Urban Renewal 

Area located between West 87th and West 97th Streets and Amsterdam Avenue and 

Central Park West. 

The subject property is located within Lincoln Square, which is located on the 

southern third of the Community District, as shown below: 

GOODMAN-MARKS ASSOCIATES, INC. 
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As shown in the graphic below, the zip code (10023), which surrounds the subject 

property area has an above average median household income of $1 l 7k per annum, as 

shown by the Zip Code Lookup from ESRI. 
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RESIDENTIAL MARKET ANALYSIS (REIS) 

~· ai! RE1s· ______ ,..,....,...,. __ s_u_b_m_a_rk_e_t_E_x_e_c_ut_iv_e_B_ri_e_f_in_g 
• Prepared By Reis. Inc. Apatlmlml"' 1sl Quarter 2015 · 

Metro: New York Metro 
SUbmarll.et Upper West Side • 

• Up t .7% rrom year-end 2014: · A • Drifted downward by 40 bBSls points. V 

• Has risen ror eight conaeculive quarters. A • Expe,cled lo finish 2015 al 4.9%. 

• Expected IQ finish 2:D15 at 54,98D. 

'II Submarket overview 
The Upper West Side submarkel, one ofnine distinetgeographic concentrations within New York 
Metro. conlaJns 16,458 matketrate rental units; or 9.0% of tt,e melro'$ to1al irwentory of market rate 
rental apartment units. In the ten-year periOd beglmlng wm, Qi 2005, new additions to the 
submarket totaled 1,920 units, whfte 727 units were femoved by developer activity. The net total 
gain of 1,193 apartments equates to an annualized Inventory growth rate of 0.8%, lraHlng the metro 
growth rate by 1.3 percentage points over the same period. 

: Wr:t1 Ask1ng and Effective Rent 
Asking rents advanced by 1.7% during the first quarter of2015 to an average of $4,742, lhe highest 
observed across the metro's nine submart<ets. Mean unil prices in the submarket ate a$ follows: 
studios $2,938; one bedrooms $4,155, two bedrooms $6,639, and three bedrooms $18,659. The 
submarket has now experienced eight consecutive quarterly gains in asking rent, for a cumulative 
total of 8.3%. · The Upper West Side submarket's current asking rent levels and growth rates 
compare favorably lo the metro's averages of $3,291 and 0.3%. Effective rents, which lake 1nto 
account concessions offered to new lessees, advanced more quickly. up by 2.0o/o during the first 
quarter. The narrowing gap between asking and effective rents suggests. thal that landlords are 
enjoying more pridng power at the negottating table. 
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RESIDENTIAL MARKET ANALYSIS (REIS) 
(continued) 

Prepared By Reta. Inc. 

Subn1arket Executive. Briefing 
.. -··········-·- -

Apartment~ 1st Quartet 2015 
Metro: New York Metro 

Submarket: ·upper We$! Side ... 
U Compttitlve Inventory, HoUsi.!hold Fi::mnatlons, Abs~nptlon 
Net new hou$ehold formations In New York Metro were 3.,790 during the first quarter. Typically, 
changes in .the total rn.n:nber of households are arteast partially reflected In the average occupancy 
levels of market rate apartment units: therefore. it is useful to consider longer-term economic and 
demographk: performance as a factor affetflng current absorption rares. Since the beginning of Q2 
20D5. househOld formalkms In New York Metro have averaged 0.3% per year, representing the 
average aMUal addltlon of 8,400 households. Over the same nme period. ·the metro posted an 
average annual absorption rale of 3,311 units. During the first quarter, metropolitan absorption 
totaled 528 units, of which the Upper West Side submarxel captured 66 unlts. OVer lhe last four 
quarters, submarkel absorplion totaled 182 un1ts, nearly double tt..e average annual absorption rate 
of 102 units recorded stnce the beginning of Q2 2005. The sUbmarket's average vacancy rate 
drifted downward by 40 basis points -during the first quarter to 3,5%. .which is 0.8 percentage points 
highet than the long-lerm average, and 0.4 percentage points higher than the current metro 
average. 

111 
- Outlook 
Reis 'Is trac;:king apartment construction actMty that Will deliver 724 units lo the submarkef'by the 
end of the year, and net total absorption will be positive 458 units. Consequently, the vacancy rate 
will dmt LJpWan:t by 1.4 percentage point$ to4.9%. During 2016 and 2017, aevetopers are expected 
to d~liver a total of 332 units of market rat~ market rate rental ap~ urii(s fo the $ubmarket 
amPUnting to 2A% of the new construction introduced to New York Metro. Net new household 
formations al the metro level during 2018 and 2017 are projected to average 1.2% annually, 
enough lo JaciDtate an absorplh>n r,ate averaging 5,655 units per year; The Upper West S"rde 
submarket will clalm an lnSigniflcant 2.2% of this demand. Because lhi$ amount does. nm exceed 
the forecasted new construction, the submarket vacancy rate will rise by 40 basis polnts to firii&h 
2017 at 5.3%. Bet~en now and year-end 2015 asking rents are expected to climb 5.0%tp a level 
ofS4,980, while effectiVe rents witt rise by-4.6% to $4;810. On an annualized :basis through 2016 
and 2017, asking and effective.rents are projected to increase by 3.9% and 3.8%. respectively, to 
fini~h 2017 at $5,377 and $5,179. 
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RESIDENTIAL MARKET ANALYSIS <REIS) 
(continued) 
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R:~§U?:E:NJIAL MARKET ANALYSIS (UIS) 
··· - (continued) 

-~"' 
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RESIDENTIAL MARKET ANALYSIS (REIS) 
(continued) 
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RESIDENTIAL MARKET ANALYSIS <REIS) 
· (continued) 

~=- .. 5il REIS_""--'-'---"---~----s_u_b_m-a_rk_e_t_T_re_n_d_F_ut_u_r_es~-
• f>tepared By Reis, Inc. Apartment • j st Quarter 2015 

-Metro~ New YOik Metro 
Sub~ Qppe,~t Side 

... 

-----1117D 17A5 

11171Mti& _ .... 
1!lll>,19181! :M.DI,-

1S!IO-tll!III ---- zzmr. -- .. 
1111 

--­~"" 
NewYork­

Naihast 
{.mlledSl111Bi; 

AWflll!I' ~Ii.mm! Tl!llnll 

l F7::f-l~!J 
"'5,1111:1!.lflfl/ 

D:WVl6 '!ml/I( 

1015 4Q14 

' 7 
,41 G 

.mJ 3IJ1 210 · ... 11n. 3iili 
.. .. ·····-·· . .. 

lmleflt.Qry Gmwlh Coinpansoria arll! fl)fe~ 
7.D-'1'-===#=#=:=:::::==;,,;===;;;,;:;.,..; .... ..,...,..;='l!ll!O!i~-==="""'""""""""""'="""'I 
!Ill ' 

5.D . ..._,.;,:..... ,.,P"" ... ,.,,., ..... ,; 4.El+-.o...;,,...,----------,_-.,.-.. _--... -~"'.::""-·,...;.:.;;,,, ... ;,""· ...... _.. .. ,,,. __ -~-~-.--~---....-i 
S.1>-1--.;.•·';..,...-----..,,....:....-_.;.'"'--;..·...,;., __ _,,.;.....,. ____ =-_____ --l 

~D'I----:.,-··~~~---~--·~------"'"''--·---.....,....,.~··-,•·'~·"""",,..."""""""'-·~··-,._-=""""---·-·-~, ....... ___ -I ~-~-·~·-. ....,. .....- ~ .... _:~·~ .... ~~... ~~ ......................... ... 
1,0 ,r-,,,,,. . ..,=~-.r.: .. """"'-";;:;, __ :;-. _::..,,..:;:_,_-;;_.,-;;; ___ :;; .. -"" .. """'~-~""_ •. 5.,:,.._... __________ .....__-_.,.,,.,~ •• :;-; •• -:: .• ;";; •• ~---·:--•• '.'.'"_,."' .. ';';,.;;;,. """';:;:;I 

0.0+--- ........ -- ...... ---+'---'-- ....... ----------.-- ................. ,- ..... .-i 
2flKI .2011 2812 2013 !!ON 2D1S 201D 21117 211111 111111 

GOODMAN-MARKS ASSOCIATES, INC. 

ur:tiJM ........ m1riii 

.tee' 313 

····IJpper-­

-- Ne,irWd; l,tellD ---" I.Ill 

--.·1-· 

33 



15-713 

RESIDENTIAL MARKET ANALYSIS {REIS) 
· · (continued) 
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RESIDENTIAL MARKET ANALYSIS (Douglas EiliD13:n} 
(continued) 

2005M2014 
\lANltATI}\\' 
DE(:ADE 

Avara!J(; Price Per Square Fool / Number ol Gales 

Pri""'•~lt­
i.U.00 ... 

Sttda 1 ~ 2 Bmwm :re"'*-n ~ .. Blmlan •-.<::i1u;; 
2014'Sl21(Mill7$1;lll4.4ci!"i$2,8,1Ei,(;4f; -~,&76$11,60il.<12513,l®,a!U; 

ilma ~oos1;1ooll1& ~IS.364 S4,~ mm.® ~1.ai~ 
:in~ :ti~ ~ti.2 ~15.~li ·$4.(Xlf:i,9115 S<f.lill<talil ~i;.i,1~, 
ron li!6!Mfi6 sw.Mlfi &ttot;iw; fAAtl'.051 $!tilS1Jilio #?~ •. 
r.oro $47s.oor soor.m Sl.$i1>,11t1 !ii'!.~.1!00 ~109All1 w~,~ 
~ $.ffiS.01.2 ·$900,2S5 $3,l!it.0$2 $4.~i!,fil/l $8.025.m~ ~;~tft, 
l!flOO: S;G7Ul2i'J !m00.7o.'! 13.131,(.155 $1".1sz,t26 S!5.712JIOO ~;~!~· 
~ $\ll(l;ilOO $~.W ~.®a :.7.11GJISll $1$.11'3.ll!i; $:?~, 
.'1006 -~ Sll5S.558 S2.11i;u25 ss;651.oo2 &9134.ooo $!-9.i~ 
200!i ss1<1.2aS: SllS1»21s:.>.~.000 S;;.11a.o,1 $14,!l70.000 ,1:~1: 

Medlon Sales. Price 

si..., t 8e!mllm 2 8o<lro:lm 11 Ellt(lmom 4<-eu.:,..,, .\ :/·At!' 
:2014 $1oo«)O S!,100.000st.150,000 s-.i.ooG,000 $$,(;51,,~ ~;~ 

M\2 SlWJ.000 ~.000 $1,1161,i?/iO ~;m.913 ~~4&1 ~~j 
'Aii2 :s.,oo,ooo SSJO.* $l-,7ll(!.OOO ~.ooo S!f.1ft\l;ro, ,$,:~~ 
2'i!i ~000 ;$8l$,OOO $if.I,~~ $3.~ $5.@$.000 ~y~­

ff>li) $007.000 ~0.7&'.l $1.llis.DW $U62.~ $(1.«lO.QOO $!~~ 
- $4$,000 S818,000$1.750.000 ~- S(;AOOOI)() 11~: 
2006 °$s6U,0D $957,i5& S2.Ml,il:',E; $6,lOOJiOCl $14$0.000 · $!~. 
:roTMOOJlOl'i $800,00D &1,1,M.3-if, ~8'J5.000$1l700.000 ~~~: 
2006 $59..000 $840.000$UiOO.aoo ~ S1,006.DOO $if~ 
200& 6400,000 $$.ilGJlOOstQOO;QOO SS.450,000 ~ $~': 

WEST SIDE :I;, 

LINCOLN CENTER CONDOS t i 

Matrk QJrr(!nt "- ~ civ fmr Vear 'I.~ fffr tmil:lo 

Mrajjr,Salss l'rJ>S $8,1~ :!al'lli $~,(B'l.832 61.2\lli $1J!l'Z387 

~e-l'mlePerSq. Ft ~.OO!I 23.Q91i - ~,6!14 00,~ -.. $1~ 

-M,1t!AA~~ s1.;iOOJ.l(V.} ?:~ .$!.51S~ 5fi:ii!ii S1J)7ll,o00 

Hunobeircf5*11. -366 · ~1"lti- 1l!lll -·~~,.. :m 

B11undary 
North:: West 72ml Siram 
South: \'i11at 67th StrNI 
East Cenlinll Park Wnt 
Wem: Hudiioo RMir 

Average ~ Per Square foot 

Sil.do l Becioonl 2Bad0l0ll'I 

20¾ $2,013 $1,164 $2,028 

21113 $1,164 $1,361 $.t.121 

20!2 $1,i36 $1,0117 St.893 

~11 $J,1i8 $t.D96 S'l.532 

201(1 $1)44 $~1 $1.288 

llOOO &111Bl $1,108 S,,11(]7 

2008 $1.!'71 $1.2/l'I Sl!,042 

2007 St,191 $1,184 $1,611) 

2006 $1.139 $1,080 Si.488 

2005 $952 Sl,041 S:1.~ 

Number of Sales 

&umn 1 6'°"""' 2 8ec:mom 

2!114 29 1:3S t22 

201a 26 l4S 1:17 

201-2 23 t!O 126 

20ll :n 11!3 173 

llll!O 37 15,t :260 

200!! 25 1211 169 

moo 45 146 322 

2007 ta 146 l!lS2 

2006 25 122 204 

2005 36 141 17~ 

3 Bodmam 4,- Beitaam C-'"'. , ·/\LL 
$3,1111 S3.&5 - ···--~· Sl!,,152. $2.473 , ll.llll•t 
S2.o40 $2.986 _ - 'li..roll. 
SZ.227 $2,395 ~Ji!l:i: 
$\]71 SU20 ':,_:~,;33~'. 
$1.8211 SU87 ·- ~:Iii: 
$2,701 S3,734 : ):1~ 

~1 $2. 944 _ ·' '$ui3 
$2,072 $2,3116 ? St.3M 
$1,879 $2,112 -_-c $!;30& 

a Bectooo1 "" '**"""' . · ::'c · ·, ··:-C:.AJ.i: 
58 24 :O;\~ 
s, 9C ,:,:::?SQ; . 
11s 37 -.--.:-., ..•. asr; 
80 37 _,·-.:·.'-•·-·~· . 

911 3i e:;~, 
82 l9 :\}:,)i~i , 
BS l'9 ':''t-.. 
36 

111 
1.2 

ll -,),;~)i' 
10-·"U~ 
5 --'·"-'' m 

GOODMAN-MARKS ASSOCIATES, INC. 35 



15-713 

NEW VORK OFFICE MARKET OVERVIEW 

The Penn Plaza/Gannent Submarket has picked up the pace this quarter on deals 

signed and construction starts. 1 Manhattan West signed Skadden, Arps, Slate, Meagher & 

Flom LLP and 55 Hudson Yards signed Boies, Schiller & Flexner LLP. Both properties along 

with 30 Hudson Yards, started construction this qumter as well. WeWork continues to lease 

space in Manhattan signing for another 140,000 square feet at 315 W 36th St, also in the Penn 

Plaza/Gannent Subrnarket, bringing its total in the Market to 552,069 square feet for the year. 

The New York City Office market ended the second quarter 2015 with a vacancy rate 

of 7. 8%. The vacancy rate was down over the previous quarter, with net absorption totaling 

positive 2,114,794 square feet in tbe second quarter. Vacant sublease &'J)ace decreased in the 

quarter, ending the quarter at 3,683,877 square feet. Rental rates ended the second quarter at 

$58.40, an increase over the previous quarter. One building delivered to the market in the 

quarter totaling 473,672 square feet, with 11,924,108 square feet still under construction at the 

end of tbe quarter. 

Absorption 

Net absorption for tbe overall New York City office market was positive 2,114,794 

square feet in tbe second quarter 2015. That compares to negative (831,765) square feet in the 

first quarter 2015, positive 3,319,822 square feet in tbe fourth quarter 2014, and positive 

895,715 square feet in the third quarter 2014. 

Tenants moving out of large blocks of space in 2015 include: JP Morgan moving out 

of946,674 square feet at 28 Liberty; Kaplan moving out of147,670 square feet at 395 Hudson 

st; and Morgan Stanley consolidating space by vacating 136,650 square feet at One New York 

Plaza. Tenants moving into large blocks of space in 2015 include: Mount Sinai moving into 

448,819 square fuel at 150 E 42nd St; The Bank of New York Mellon Corporation moving 

into 376,818 square feet at 225 Liberty St; and Google, Inc. moving into 178,064 square feet 

at 85 Tenth Ave. The Class-A office market recorded net absorption of positive 2,226,651 

square feet in tbe secoud quarter 2015, compared to negative (627,230) square feet in the first 
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quarter 2015, positive 2,934,437 in the fourth quarter 2014, and positive 1,313,300 in the third 

quarter 2014. 

The Class-B office market recorded net absorption of negative (255,494) square feet 

in the second quarter 2015, compared to positive 67,311 square feet in the first quarter 2015, 

positive 633,309 in the fourth quarter 2014, and positive 150,145 in the third quarter 2014. 

The Class-C office market recorded net absorption of positive 143,637 square feet in the 

second quarter 2015 compared to negative (271,846) square feet in the first quarter 2015, 

negative (247,924) in the fourth quarter 2014, and negative (567,730) in the third quarter 

2014. 

Vacancy 

The office vacancy rate in the New York City market decreased to 7.8% at the end of 

the second quarter 2015. The vacancy rate was 8.1 % at the end of the first quarter 2015 and at 

the end of the fourth quarter 2014, and 8.2% at the end of the third quarter 2014. Class-A 

projects reported a vacancy rate of9.3% at the end of the second quarter 2015, 9.8% at the end 

of the first quarter 2015, 9.6% at the end of the fourth quarter 2014, and 9.7% at the end of the 

third quarter 2014. Class-B projects reported a vacancy rate of 6.0% at the end of the second 

quarter 2015, 5.8% at the end of the first quarter 2015, 6.2% at the end of the fourth quarter 

2014, and 6.6% at the end of the third quarter 2014. 

Class-C projects reported a vacancy rate of 5.2% at the end of the second quarter 

2015, 5.5% at the end of first quarter 2015, 5.2% at the end of the fourth quarter 2014, and 

5.4% at the end of the third quarter 2014. 

Largest Lease Signings 

The largest lease signings occurring in 2015 included: the 544,009-square-foot lease 

signed by Skadden, Arps, Slate, Meagher & Flom LLP at 1 Manhattan West in the Penn 

Plaza/Garment Submarket; the 506,009-square-foot deal signed by Publicis Groupe at 1675 

Broadway in the Columbus Circle Submarket; and the 495,551-square-foot lease signed by 

MetLife, Inc. at the MetLife Bldg in the Grand Central Submarket 
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Sublease Vacancy 

The amount of vacant sublease space in the New York City market decreased to 

3,683,877 square feet by the end of the second quarter 2015, from 3,827,980 square feet at the 

end of the first quarter 2015. There was 3,824,601 square feet vacant at the end of the fuurth 

quarter 2014 and 4,016,907 square feet at the end of the third quarter 2014. New York City's 

Class-A projects reported vacant sublease space of2,548,813 square feet at the end of second 

quarter 2015, down from the 2,865,278 square feet reported at the end of the first quarter 

2015. There were 2,896,798 square feet of sublease space vacant at the end of the fuurth 

quarter 2014, and 2,930,952 square feet at the end of the third quarter 2014. 

Class-B projects reported vacant sublease space of 879,621 square feet at the end of 

the second quarter 2015, up from the 666,802 square feet reported at the end of the first 

quarter 2015. At the end of the fourth quarter 2014 there were 679,722 square feet, and at the 

end of the third quarter 2014 there were 879,922 square feet vacant. Class-C projects reported 

decreased vacant sublease space from the first quarter 2015 to the second quarter 2015. 

Sublease vacancy went from 295,900 square feet to 255,443 square feet during that time. 

There was 248,081 square feet at the end of the fuurthquarter 2014, and 206,033 square feet 

at the end of the third quarter 2014. 

Rental Rates 

The average quoted asking rental rate for available office space, all classes, was 

$58.40 per square foot per year at the end of the second quarter 2015 in the New York 

Citymarket. This represented a 2.5% increase in quoted rental rates from the end of the first 

quarter 2015, when rents were reported at $56.99 per square fuot. The average quoted rate 

within the Class-A sector was $60.76 at the end of the second quarter 2015, while Class-B 

rates stood at $59.01, and Class-Crates at $52.02. At the end of the first quarter 2015, Class-A 

rates were $60.14 per square foot, Class-B rates were $56.37, and Class-Crates were $50.18. 
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Deliveries and Construction 

During the second quarter 2015, one building totaling 473,672 square feet was 

completed in the New York City market. This compares to one building totaling 18,000 

square feet that was completed in the first quarter 2015, two buildings totaling 3,082,668 

square feet completed in the fourth quarter 2014, and 36,000 square feet in one building 

completed in the third quarter 2014. 

There were 11,924,108 square feet of office space under construction at the end of the 

second quarter 2015. Some of the notable 2015 deliveries include: 7 Bryant Park, a 473,672-

square-foot facility that delivered in second quarter 2015 and is now 61 % occupied and 135 

Bowery, a 18,000- square-foot building that delivered in first quarter 2015. The largest 

projects underway at the end of second quarter 2015 were 3 World Trade Center, a 2,861,402-

square-foot building with 31% of its space pre-leased, and 30 Hudson Yards, a 2,390,516-

square-foot facility that is approximately 50% pre leased. 

Inventory 

Total office inventory in the New York City market amounted to 560,816,707 square 

feet in 3,794 buildings as of the end of the second quarter 2015. The Class-A office sector 

consisted of 326,115,951 square feet in 458 projects. There were 1,363 Class-B buildings 

totaling 162,213,352 square feet, and the Class-C sector consisted of72,487,404 square feet in 

1,973 buildings. Within the Office market there were 207 owner occupied buildings 

accounting for 25,478,882 square feet of office space. 

Sales Activicy 

Tallying office building sales of 15,000 square feet or larger, New York City office 

sales figures rose during the first quarter 2015 in terms of dollar volume compared to the 

fourth quarter of 2014. 

In the first quarter, 29 office transactions closed with a total volume of 

$5,690,528,151. The 29 buildings totaled 6,029,343 square feet and the average price per 

square foot equated to $943.81 per square foot. That compares to 26 transactions totaling 
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$5,213,365,559 in the fourth quarter 2014. The total square footage in the fourth quarter was 

6,986,005 square feet for an average price per square foot of $746.26. Total office building 

sales activity in2015 was up compared to 2014. In the first three months of 2015, the market 

saw 29 office sales transactions with a total volume of$5,690,528,151. The price per square 

foot averaged $943.81. In the same first three months of 2014, the market posted 22 

transactions with a total volume of $2,855,025,000. The price per square foot averaged 

$771.72. Cap rates have been lower in 2015, averaging 4.03% compared to the same period in 

2014 when they averaged 4.43%. One of the largest transactions that has occurred within the 

last four quarters in the New York City market is the sale of Three Bryant Park in the Penn 

Plaza/Garment submarket. This 1,200,000-square-foot office building sold for $2.2 Billion or 

$1,833.33 per square foot. The property sold on 1/16/2015. 
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Uptgwn -New York City Office Market - 2nd Quarter 2015 
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AERIAL VIEW OF SUBJECT PROPERTY 
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PROPERTY DESCRIPTION 

A summary of the subject site characteristics is preseuted as follows: 

SITE CHARACTERISTICS 

Total Land Area: 

Location: 

Shape/Frontage: 

Access/Visibility: 

Topography/Soil Conditions: 

Functional Utility: 

Utilities: 

Site Improvements: 

Easements/Encroachments: 

Flood Zone/Drainage: 

Detrimental Conditions: 

Adjacent Property Uses: 

6,432± square feet 

South of West 70th Street between Central Park West and Columbus 
Avenue 

Rectangular-shaped lot: 64± feet on West 7oth Street 

Good 

Apparent adequate soil/subsoil conditions to support development 
Our physical inspection did not include an analysis of hazardous soil 
or contamination problems. Our incticated value conclusion is base-d 
on the assumption that the su~iect is not affected by any 
environmental contaminants or remediation. 

Appears adequate for its intended residential with second floor and 
basement community space use 

Plumbing, electric, gas, telephone, internet, and cable television are 
available in the area and installed at adjacent properties. 

Wood fence. 

We are unaware of any easements or encroachments that have a 
substantial impact on the subject property. However, we have not 
been provided with a title report, and in the event such report detailed 
the existence of an otherwise unknown easement, encroachment or 
encumbrance, the value conclusion contained herein may be subject to 
change. 

Zone X, according to Flood Insurance Rate Map Community-Panel 
Number 360497-0226-F, dated September 5, 2007. We expect 
drainage will be adequate. 

No detrimental conditions restricting the efficient use or appeal of the 
property were identified. 

One-, two-, and three-family residences along streets, low- and mid­
rise multi-family apartment buildings with and without ground floor 
retail on Queens Boulevard. 
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The following physical description was based on our reVIew of the written 

descriptions and costs estimates provide by the owner of the subject property, as well as the 

approved plans. A surnmfily of the subject building characteristics of the project is below 

and on the following pages. 

GENERAL CHARACTERISTICS (AS COMPLETED} 

Number of Stories: 

Gross Building Area: 

Use: 

Year Built 

Community Facility Space 

Condominium Units 

Nine, plus cellar and sub-cellar 

41,565± square feet, plus a 3,905± square foot basement 

Elevator-serviced, residential condominium building with 
community facility units located on floors one through four. 

New construction 

21,938± square feet on floors one through four 

19,485± square feet on floors five through nine. 
All of the condominiums are full floor. 
Floors number five and six are five bedroom, four bathroom condos. 
Floor number seven is a four bedroom, two and a half bath 
apartment and 
Floors eight and nine comprise a duplex condominium which will 
be sold as a ••white box" with no partitions oflayout design. 

EXTERIOR/STRUCTURAL CHARACTERISTICS 

Footing/Foundation: 

Framing: 

Fenestration: 

Roof; 

Poured Concrete (typical for area new construction) 

Concrete Block (typical for area new construction) 

Not indicated 

Double-hung, insulated windows (typical) 

Not indicated 
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INTERIOR AND MECHANICAL CllARACTERJSTICS 

Doors: Not indicated 

Stairwells: Yes. 

Elevators: One Elevator 

Heating/Cooling: It is estimated that each unit will have individual HVAC units, providing 
heat and air conditioning within the apartment, under control of the tenant. 

Gas & Electric: It is estimated that the units will be individually metered for heating and 
cooking gas as well as electric. 

Fire Safety/Sprinkler: Building should be fully sprinklered throughout; carbon monoxide and 
smoke detectors. 

Security: Typical residential locks, and, we expect~ an audio~visual buzzer system 
will be in each apartment. 

Kitchens/Bathrooms: We expect finishes to be consistent with new construction condominium 
offerings in local market. 

Actual Age: 0 years 

Effective Age: 0 years 

Est. Remaining Economic Life: 50 years 

Condition/Functional Utility: The subject's improvements are expected to be in new, excellent condition 
overall, with no deferred maintenance at the time of completion. We expect 
there will be no active violations according the New York City Department 
of Buildings. 

According to plans provided by the owner, the layout and design of the 
building is typical for new construction and is expected' to be functionally 
adequate to compete effectively in the marketplace. 
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PROPOSED SURJECJ'. PROPERTY BUil,,DING LAYOIJT-fFLOOR 5} 

GOODMAN-MARKS ASSOCIATES, /NC. 

RESIDENTIAL (PROPOSED) R8B 
ARBB''i.17' 1.22' .1.42SF. 
l:J R8B 45;67' 70.42' 3,21~;69 SF 
C RBB 0.75' 9.32' 21.99 SF 
DRBB 1.1'r 1.22' 1.42SF 

3,240.53Sf 
RESIDENTIAL (PROPOSED) R10A 
E R10A 2.iJtr 69.42' 138.83 SF. 
F R1DA. 8.17' 67.99' 555.79 SF 
GR10A 4.83' 66.08' ... _318.87SF 

.. 
HR1DA 1.83' 1.1r • 2.14 SF 

.. 
JR1DA 1.33' 62.92' 83.89!.F 
KR10A. 1.83'. 1.14' 2.08SF. 

.. 
LR1DA 1.17' 1.00' 1.17 SF 

1,102.78 SF 

47 



15-713 

PROPOSED SUBJECT rROJ!ERTY QlJJLDi~G LAYOUT-lFLOOR.@ 

GOODMAN-MAII.J(S.ASSOCI.tTBS, INC. 

DOB FLOOR AREA- LEVEL 6 - ~ 

LENGTH WIDTI-1 AREA 

RESIDENTIAL{PROPOSEO) R8B 
AR8B ,1.17' 1.22' 1.42SF .. 

BR8B 45.67' 59.75' :2;728.58 SF 
CRBB 0.75' 29.32' 21.99 SF 
DRBB 1.17' 1.22' 1.42SF 

... 

ER8B 31.83' 10.67' 339.56SF 

3,092.911SF 
RESIDENTIAL (PROPOSED) R10A 
FR10A 2JHJ' 
GR10A 8.17' 
HR10A 4.83' 
J-R1DA . 1.83' 

.. 

KR1DA ., 1.33' 

LR10A , 1.83' 
MR10A 1.17' 

Grand total 

69.42' 138.83SF 
67.99' • 555.79SF 
66.08' 318.87 SF 
1.17' . 2.14 SF 
62.!IZ .. 63.B9 SF 
1.14' 
1.00' 

2.08Sf 
1.17 SF 

1.102.78SF 
4,195]5SF 
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fRQPOSED StmJECI PROPERTY BUILDJNQLAYOUT ~ <FLOOR 7J 

GOOD,VAN-MIJll/fS ASSOCJA.TES, INC. 

_ DOB_FLOOR AREA-LEVEL 7 

LENGTH WIDTH AREA 

RESIDENTIAL (PRO?OSED}RBB 
AR6B 1-17' 1.22' 

.. 
1.42.SF 

BRBB 45..67' . 59.75' 2;72B.58SF 
CR8B 0:15• 28.99' 2(74SF 

DR8B 1.17' 1.22' 1-42SF 
ER6B 31.83' 10.67' 339.56SF 

3,092,73SF 
RESIDENTIAL (PROPOSED) R10A 
FR10A 2.00' 

GR1M 8.17' 
HR10A 4.83' 

JR1DA '1.50' 
··-

•KR10A 1.17' 

Grano total 

69.42' 
67.991 

66.081 

fiit45• 
1.00' 

138.63 SF 
555.79SF 
318.87SF 
75.67SF 
1.17 SF 
1.090.34 SF 
4.183.06SF 
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PR.Qrm,EDSUBJECT J!RQI!ER,!V BUJLDING bA YOUT-JFLOOR 81 

• 

<ioODMA~MdRKS ASSOCIATES, INC. 

_OOB-'FLOOR AREA· LEVEL 8 

LENGTH WiiYiii .. AREA 

RESIDENTIAL(PROPO'SED} RBB 
AR8B 1.17' 1.22' 1-42SF 
BRBB 45.67' 59.75' 2,728.58SF 
CR8B D.75' 29.32' 21.99SF - ·-
DR8B 1.17' :f.22;· 1.42SF 
ER8B 31.83' 

.. -
10.67' 339.56 SF--

·-·· ·-·· 
3,092,98 Sf 

RESIDENTIAL (f'r:lOPOSED) R10A 
FR1DA 2.00' 
GR1DA 8.17' 
HR10A f4.8S' 
JR10A 1.50' 
KR10A 1.17' 

Grand total 

69.42' 
67.99' 

. 66.l)JI' 

50.45' 
1.00' 

138,83SF 
555.79SF . 

·318.87SF 
15.uTSF 

. 1.17 SF 
1,090.34SF 
4,183.31 SF 
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PR0J>0&~'1> SUQJECT PROPERTY BUILDING LAYOUT-: {Fl,QOR 9) 

..... .,..,.. .. ·-- - - - -···-· . - ··· ... ······:·: :· _. _......,._. - ··-- ' 

GOODMAN-MARBS AS9(JCIATES, INC. 

t 
I. 

I 

l 
I 

t 
I 
I 

I. 

_OOB_FLOOR AREA- LEVEL 9 

LENGTH WIDTH AREA ... 

RESIDENTIAL (PROPOSED) RSB 

AR8B 14.58' 47.69' 695.44SF 
BR88 2.19' 51.69' 113.34Sf 
CRBB 29.64' 51.31' 1,520.88SF 

2,329.65SF 
RESIDENTIAL (PR0P0SS)) R10A 

.10 R10A jus· !51.47' )249.83 SF ] 
249.83SF 

Graodtolal 2,579.49 SF 
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TAXMAP 

Block 1122, Lot 37 
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TAXMAP 
Block 1122, Lot 37 

(zoomed in) 

GOODMAN-MARKS ASSOCIATES, INC. 53 



15-713 

ASSESSMENT AND REAL ESTATE TAX DATA 

The subject property is identified by the City ofNew York as Block 1122, Lot 37. 

In its "as-is" condition, as of the date of valuation. the prope1ty consists of vacant, 

unimproved, raw land. However, the subject property site was previously improved with 

a four-story, 14,474± square foot religious facility building and was signed off for 

complete demolition on 8/3/2015 (Job No. 122185839). therefore, the current real estate 

taxes reflect the subject property with the previous improvements. It should also be 

noted that the subject property is described by the NYC Department of Finance as class 

W2 (Parochial School, Yeshiva) and is currently I 00% real estate tax exempt. 

Various changes in the real property tax law have been implemented to promote a 

more equal assessment among properties, such that changes in the assessed valuation are 

implemented over a :five-year period. Along with each actual assessed value, the assessment 

department creates a transitional assessed value that will phase in the increase in the actual 

assessed value in equal amounts over a five-year period until the actual assessed value is 

achieved. Real estate taxes are based on the lower of the actual or transitional assessed values. 

The New York City tax year extends from July 1st to June 30th• 

The 2015/16 Class N Real Estate Tax Rate for the City ofNew York is $10.684% per 

$100.00 of assessed valuation. Applying the 2014/15 tax rate to the 2015/16 final assessed 

value would result in the following tax liability fur the "as-is" property, as shown below: 

SubiectPropertv Current Real Estate Taxes 

... )ll~~}.!µ._.Y,~~7·· 
I,a11d.,~r~ <~}·H. _ .. 
. . .. . . .. 

:2015/16 ~ Assessment 

, ~:!;;}i:t~~f~~t::::~v;iue · 
2014/15 Class IV Tax Rate . 
Total l&id'E~tit~·f;u~ · ... ij~;~~ftr:··:t ·-· · - ---·· ---, 
'Amollll~S _:: Ft: oft..ancf Area, 

6,432 

$2,459,340.00 
$6S9.6l0,00 

$3,118,950.00 
10.6840% 

$333,228.62 
$333,230.00 

$51.81 
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However the subject property real estate taxes above consider the previously 

existing four-story, religious facility that was located on the property before demolition. 

Therefore, we have utilized the real estate taxes for the land assessment portion only for 

the subject property for the first year of our discounted cash flow model The subject 

property real estate taxes for the land area only are shown in the following chart. 

Subieef Property Current Real Estaf:jl Taxes 

· •• Block H22, Lot 37' 
Land ,Area (Sq. ¥t,) . ' 

: ...... :.·.- ... _:::· .. : ·· .... · :·. ·:::. ·:· 

2015/16 Land Assessment ... . 
2014/lS Class IV Tax Rate.· ... . 
,Total Real Estate Taxes ',' '' (Ro~tled) .·.··.··· ,, .. ,.,., ... '' 

6,432 , 

$2,459,340.00 
10.6840% 

$262,755.89 
$262,756.00 

~40.85 

In order to project a reasonable post-construction assessment, we have utilized the 

per-square foot assessments of Tax Class II comparable properlies near the subject 

property. Our comparable :fmdings of new construction residential condominiums were 

analyzed on a per square foot basis, and are presented in the following table: 

Real Estate Tax Comparables (buxi1rv Residential Condornininms) 

. ·· · Assessed .·· . · • · Tax - ·. Total . ·RETX 
' ·.~ .·· -::~ ;i<!Cati~n "-, .... . . -. "Bii> .. ·. ·: -Val~ --- , :-R,at.e ·• ' .··ff#~.·.· .. GB~ >slso:it: 

1 27 West 72nd Street 1125/1314 $383,814.00 12.855% $49,339.29 2,864 $17.23 
2 279 Central Park West 1202/1022 $281,682.00 12.855% $36,210.22 2,215 $16.35 
3 230 West 78th Street 1169/1127 $563,510.00 12.855% $72,439.21 3,840 $18.86 
4 1965 Broadway 1138/1428 $382,354.00 12.855% $49,151.61 3,138 $15.66 
5 111 West 67th Street 1139/1274 $421,169.00 12.855% ·$54,141.27. . 3,808 .. $14-22 

The real estate tax comparables for the residential condominiums had an indicatoo 

range ofreal estate taxes between $14.22 and $18.86 per square foot with a mean of $16.46 

per square foot and is shown in the following chart for the residential portion of the proposed 

development. 
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Total Estimated Real Estate Taxes, (Proposed Residential Portmru 

.. . Residential Portion 
Siie (Sq. Ft;) 19,485 

' ~_'I'x.(Sq. :ft. ,, .. : : .. $16;50 
Total RETXPro:iedion $321,496.00 

In order to project a reasonable post-construction assessment, we have utilized the 

per-square foot assessments of Tax Class IV comparable properties near the subject 

property for the community facility portion of the subject property building. Our 

comparable findings of community facility condominiums were analyzed on a per square 

foot basis, and are presented in the following table: 

Real Estate Tax Comparables (Comm,uiiitv FaelUty Condominuins) 

Assessed Tax • Total · GB.::A 
.No. : Lo~~~°-~ ... -·-··. . . BIL ....... , .• vaiiie ---; Rll~. ' RETX · ..•. Sq._Ft. 

1 149-151 East 62nd Street 1397/1101 $ 68,220.00 10.684% $7,288.62 550 
2 117 East 29th Street 885i1001 $161,535.00 10.684% $17,258.40 1.291 
3 161 Madison Avenue 862/1028 $120,030.00 10.684% · $12,824.01 1,178 
4 104-110 East40th Street 895/1023 $216,524.00 10.684% $23,133.42 1,384 
5 I70East77thStreet 1411/1158 $375,483.00 10.684% $40,116.60 3,138 

. 6 900 Park Avenue 1491/1011 $213,660.00 10.684% $22,827.43 1.500 

RETX/ 
~Sq~ Ft. 
$13.25 
$13.37 
$10.89 
$16.71 
$12.78 
$15.22 

The real estate tax comparables for the community facility condominiums had an 

indicated range ofreal estate taxes between $10.89 and $16.71 per square foot with a mean of 

$13. 70 per square foot and is shown in the following chart for the community facility portion 

of the proposed development. 

Total Estimated Real Estate Taxes {ero[!Qsed Community Fadllty Portion) 

Communitv Facility P~oll· .. :···:··-·· .. ·-·····. 

Size cs· . Fi.f ". ··-· . • • ········,··.·"· .. JI, .... _,•· ... ·•.-·•.·.-·.: •·-·c·c,c,cc •-.---· 

RETX/S . Ft. - • ·•. 
··., • ., .. ,"',·-····•·····•'··.-.. ··;·. ···•··• ··••··.s··o•·'•·'·'···· 
Total RJ!;'I'~ J:'r~iection · 

21,938 
$13.50 

$296,163.00 
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Real estate taxes are projected to increase at a rate of 3.0% per annum. As 

condominium units are sold, the developer is released from this expense. Therefure, we have 

estimated the real estate taxes based on the amount of the subject property based on each year 

of the cash flow. 

The total subject property real estate trures are estimated by adding the residential 

condominium to the community racility portion of the proposed new construction building, as 

shown in the following chart. 

1:C>!i:t~:ll3~ated Real Estate Taxes for Progoscd Subje.ct Property Development 

_ . ·· .. Proposed $~bJeci Property _D~ve~opm~nt . 
Residential Portion RETX $321,496.00· 
Community Facility RETX $296.163.00 
Total Estimated Real Estate Taxes $617,659.00 
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WNINGMAP 

GOODMAN-MARKS ASS0CIA1'ES, INC. 58 



15-713 

ZONING EXCERPT 

The subject property is located in an R8B General Residence zoning district, as 

regulated by the Planning Commission of the City of New York 

The regulations ofR8B zoning are similar to those of R8A districts in that they resuh 

in lower-rise, higher-coverage residential buildings. The :front wall of a new building must 

occupy the full width of the lot and must align with the front walls of adjacent buildings 

within a minimum required distance :from the street line of eight :fuet on wide streets and 15 

feet on narrow streets. The building envelope is determined by a set of front and rear sky 

exposw-e planes. 

Major regulations of the R8B district are as fullows: 

• Maximum.FAR: 

· Mmntu~UJt tov~~ 
· Interior: . . •·. · ·· • ·. · ·. · tonier: •... ··· 
~um Lot Area/Dwelling Unit: 
Maximum Dwelling Units/Acre: . . 

··-····· -· 

Minimum Yard ReguirenmnJ.! 
· Front: · · · 

Sides: 
Rear: .. · .. :.: .· ·.· cm:~~eet Parking: .. 

Quality Housing Program: 

4.0 

70% 
80% 

169 sq. ft. 
I 258 

None 
None 
30feet 

50% of the units 

Mandatory 

The subject property is also located in an Rl OA Residential zoning district, which was 

designed to provide for all types of residential buildings in order to permit a broad range of 

housing types, with appropriate standards fur density, open space and the spacing ofbuildings. 

The property is mapped in relation to a desirable future residential density pattern, 

with emphasis on accessibility to transportation and various community facilities, as well as 

upon the character of the existing developments. The district includes community facilities 

and open uses that serve area residents or are benefited by a residential environment 
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Any development, enlargement, e>..iension or conversion must comply not only with 

the regulations appropriate to District RlOA, but also with the requirements of the Quality 

Housing Program. 

lv.Iajorregulations of the RlOA district are as follows 

Permitted Uses: 

Height, Area & Bulk Iwquirem.ents 

Minimum Lot Size (multi·family); 
Maximum FAR: .. .. 
Maximum Lot Cov~rage:. 

... Miuimnin Lot Area/Room:. 

. Minimum Yard Rcguiremenu 
Front: 
Sides: 
Rear:. 

Parking: 

Various residences, including apartments· 

1,800 sq. ft. lot area; 18-ft. width 
10.00 
70% - interior lot; l 00% - comer lot 
30 sq, ft . 

None 
None 
30 feet 

One space each is required for 40% of the dwelling units. • 

The subject improvement will be newly constructed, and will consist of a nine-story, 

plus cellar and sub-cellar, residential building with commercial comml;lllity space. According 

to architectural plans provided by Platt Byard Dovell White Architects, I.LP, the subject 

property bas 19,485± square feet of residential zoning area and 21,938± square feet of 

community facility USC area and is conforming within the zoning requirements. 

For the pmpose of this appraisal, we have assumed that, as a newly approved project, 

the subject's development will be in compliance with zoning as determined by the New Yo:rk 

City Department of Buildings, and will receive a Certificate of Occupancy for the completed 

project on or before the completed date of October 2016. The actual determination of the 

building's compliance with the City's zoning regulations will be made by the Department of 

Buildings upon review of the submitted building plans for the subject development. 

We recognize that issues involving zoning compliance are complex and require the 

special ability, lrnowledge and training of professionals :familiar with the appropriate 

regulations. Therefore, the determination of zoning compliance can be determined only by an 

engineer or architect. 

GOODMAN-MARKS ASSOCL4TES, INC. 60 



15-713 

IDGHEST AND BEST USE 

Higbt!~t and Best ·use 9 

''The reasonably probable and legal use of vacant land or an improved property, that is 

physically possible, appropriately supported, financially feasible, and that results in the highest 

value. The four criteria the highest and best use must meet are legal permissibility, physical 

possibility, :financial feasibility, and maximum productivity. Ahernatively, the probable use of 

land or improved property, specific with respect to the user and timing of the use, that is 

adequately supported and results in the highest present value." 

To determine the highest and best use of the subject site, we consider the physically 

possible, legally permitted, economically feasible and maximally productive uses of the 

property in its "as is" vacant condition. 

Highest and Best -0 se of Land 01· a Site as Tho112h Vacant 10 

"Among all reasonable, alternative uses, the use that yields the highest present land 

value, after payments are made fur labor, capital and coordination. The use of a property 

based on the assumption that the parcel of land is vacant or can be made vacant by 

demolishing any improvements." 

The subject site is a rectangular-shaped, mid-block parcel of land. The size and 

configuration of the site would enable devehpment fur several uses. However, the legally 

pennitted uses are determined by the current zoning regulations allow for only multi-family 

residential uses with additional community use space and are subject to certain restrictions 

imposed by the R8B and Rl OA zoning designation. 

After determining the physically possible and legally permissible uses, the next step is 

to detennine which of the uses are economically feasible. The most economically feasible use 

is that use which provides the greatest return to the 1and and is the most reasonably probable 

use in the subject market. 

9 The D/ctio11ary of Real .ES;tate Appraisal - Fifth Edition, Appraisal Institute, Chicago, IL, 2010, p. 93. 

lO Ibid., p. 93. 
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We have considered the subject's location in a stabilized, mature, residential area of 

Lincoln Square with older stock and new construction. The site is k:lcated within an area 

where there has been strong demand for residences, as a result of being near Midtown 

Manhattan, Central Park, mass transit, and retail. 

Given the character of land uses in the subject's ~ediate area and considering the 

recent propensity to pw-chase underdeve1oped properties for the renovation and expansion, or 

construction of: higher-density residential redevelopment projects, the financially feasible use 

of the subject property is for the development of a multi-story, multi-family residential 

building. 

The final step is to determine which :financially feasible use is maximally productive. 

In light of the recent escalation of apartment rents, the maximally productive use of the subject 

site is fur multi-story, multi-unit residential development. 

Therefore, we have concluded, the highest and best use of the subject site as vacant is 

for a multi-story, multi-unit, residential building. 

Highest and Best Use ofPropertv;a§ lmnroved 11 

"The use that should be made of a property as it exists. An existing improvement 

should be renovated or retained as is so long as it continues to contribute to the total market 

value of the property, or until the return from a new improvement would toore than offset the 

cost of demolishing the existing building and constructing a new one." 

As the subject property is vacant, undeveloped, raw land, and this analysis is not 

appropriate. 

l l The Diatio11ary ofReal Estate Appraisal - Fiftli Edition, Appraisal Institute, Chicago, IL, 20 l 0, p. 94. 
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SALES APPROACH- "AS IS" 
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1832/21 

1168/38 

1118/45 - 48 

1168/38 

SALESAPPROACH-.LAND ANALYSIS 

The subject property is a rectangular, mid-block parcel of land with frontage on the 

south side of West 70th Street between Central Park West and Colwnbus Avenue, in the 

LincoJn Square section of the Borough of Manhattan, City and State of New York The 

subject property parcel contains 6,432± square feet, ofland area, with a :ma:x:imum. as-of-right. 

allowable building development of35,979± square feet. 

As per approved plans, we expect the site to be improved with a nine-story, 41,695± 

square foot, plus 13,258:1: square feet of lower level area, elevator-serviced, multifamily 

building with commercial community space on the first through fourth floors. The site is R8B 

(73.44%) andRlOA (26.56%) zoned for residential development 

We have derived an estimate of land value for the subject property through an analysis 

of sales of similar vacant land parcels in nearby locations. All of the comparable sites that we 

selected for analysis were located in residential zoning distrlcts. We used the sale price per 

buildable square foot (FAR) as the unit of comparison, because this is the most common 

practice among real estate professionals who buy, sen, broker and value similar residential 

sites in the boroughs ofNew York City. 

The following table summarizes the summary of the comparable land sales: 

S-uimrtary of Co!!!Qa[!ble Residential Land Sales 

1 19 West 96th Street 2/12/2015 $ 12,160,000 2,018 7.52 15,175 R9 
Upper West Side 

2 219 West 77th Street 10/30/2014 $ 64,050,000 7,663 10.00 76,630 C4-6A 
Upper West Side 

3 36 - 44 West 66th Street 12/17/2014 $130,400,000 1$,020 10.0 150,200 C4-7 
Lincoln Square 3/4/2014 

4 210 West 77th Street 6/28/2013 $ 56,528,000 7,663 10.00 76,630 C4-6A 
u rWest Side -- . ······-····· 

*We have acljusted all of the comparable sales for the demolition of former improvements at $25.00 per square ·· 
foot. 
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The comparable residential sites range between 15,175± and 150,200± buildable 

square feet, with sale prices from $737.67 to $868.18 per square fuot ofbuildable FAR with a 

meanof$810.75 per square footofbuildable FAR and a medianof$818.57 per square foot of 

buildable FAR. 

Residential Land Sales Adjustment Process 

Prior to estimating the subject's land value, we considered the presented land sales and 

the difference between the comparables as they relate to the subject. On this basis, we have 

applied quantitative adjustments to each of the prices per developable unit to reflect these 

differences and refine the indicated range. An upward adjustment indicates that the 

comparable is inferior to the subject, while a downward adjustment indicates the comparable 

to be superior. 

Market Conditions (Time) 

We have considered adjustments for financing and market conditions (i.e., time). 

Specifically, since each of the sales was transferred for cash or its equivalent, financing 

adjustments were not necessary. Sale #1 occurred under similar market conditions as 

compared to the present and was not adjusted for this category. We have considered that sales 

#2, #3 and #4 occurred in inferior markets as compared to the present and were adjusted 

upwards for this category. 

Location 

The next adjustment considered was for location. The subject improvements are 

situated on a rectangular, mid-block parcel with frontage on West 70"' Street between Central 

Park West in the Lincoln Square section of the Borough of Manhattan, City of New York. 

Lincoln Square is mature, stabilized and desirable neighborhood with good access to 

Manhattan. 

Sales #1, #2 and #4 are located in a similar neighborhood on the Upper West Side of 

Manhattan, but are further north and further from Central Park and were considered inferior as 
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compared to the subject property in location. Sale #3 is located further from Central Park as 

compared to the subject property and was also adjusted for location. 

Size 

An additional adjustment was considered for size, based on the economy of scale 

theory. Typically, smaller properties tend to sell for more on a per-square foot basis than their 

larger counterparts, based on the presumption of a "bulk" discount. We compared the 

comparable land sales based on a per square foot of maximum buildable area, according to the 

specific zoning district, as-of-right, maximum FAR restrictions. 

Sale #1 was considered similar in size and was not adjusted for size. Sales #2, #3 and 

#4 are larger than the subject property and were adjusted upward for size. 

Zoning 

The final adjustment considered was for zoning. Under consideration were the legal 

and as-of-right construction possibilities of the site. The subject is within the RSB and the 

RIOA zoning districts. 

Sale # 1 is located within the R9 zoning district and was considered to be similar as 

compared to the subject property. Sales #2, #3 and #4 contain commercial zoning districts 

and have a superior amount of uses as compared to the subject property and were adjusted 

downwards. 

The table on the following page summarizes the above-described adjustments made to 

the comparable residential land sales. 
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19 West 96th Street 2/12/2015 $801.30 1.00 $801.30 1.20 1.00 1.00 1.20 S %1.S6 
Upp,:r West Side 

2 219 We.,t 77th Street 10130/2014 $835.83 1.05 $&77.63 1.10 1.10 0.95 115 $1,009.27 
Upper West Side 

3 36 - 44 West 66th Street 12n112014 $86&.18 1.10 $954.99 1.05 1.10 0.95 1.10 Sl,050.49 
Lincoln Square 3/4/2014 

4 210 West 77th. Street 6128/2013 $737.67 1.15 $848.33 1.10 1.10 0.95 1.15 $975.57 
IJ er West Side 
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RESIDENTIAL LAND SALES VALUE CONCLUSION 

Prior to adjustments, the comparable residential land sales ranged in price from 

$737.67 to $868.18 per square footofbuildable FAR. Afterconsiderationoftheadjustments, 

the comparable sales narrowed to a range of $961.56 to $1,050.49, with a mean of $999.22 

per square fuot ofF AR and a median of$992.42 per square foot ofF AR. 

Based on all of the above, we have selected a value of $1,000.00 per square foot of 

FAR to be applied to the subject land, which is well supported by the above analysis and 

resulted. in the following land value estimate: 

Rounded S36.000,000.00 
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COMPARABLE LAND SALES LOCATION,MA,t 
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SUMMARY OF COMPARABLE RESIDENTIAL LAND SALES "AS IS" 

Asian Inc./ West 96"' Development 
2/12/2015 2125/2015) 
2015000063420 
Rectangular, mid-block parcel ofJand located on West 96 Street, between 
Central Park West and Columbus Avenue. According to the NYC DOB 
there was an application approved on 2/17/2015 for the demoliticm of the 
five-story, 6,400± square foot building located on the parcel. There have 
been no plans submitted in regards to reconstruction. 
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Tax Map- Sale #1 
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;1J)a1eioftsu11,1zi;¥iftt1i~tit~itf1l~iiil 1013012014 ci 111212014 -2-0-14_0_00--3-47.,_.6 __ 0 __ __._ ____ ~---------

Rectangular, mid-block parcel located on West 77 Street between 
Broadway and Amsterdam Avenue. According to the NYC Department of 
Buildings, there was a demolition permit signed off on 6/8/2015 for the 
demolition of a five-story, 41,850± square foot building. Additionally, 
there was a permit issued for a 79,899± square fuot mixed-use building 
coni,isting of 18 stories, whlch was approved on 7/21/2015 (Job No. 
121187508). 
C4-6A 
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Tax Map - Sale #2 

-41a-C62 
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36-40 West 66 Street 
36/38/40 West 66 Realty Company, IIic. : 
Megalith Urban Park lLLC 
3/24/2014 4/1/2014 
2014000110958 

Rectangular mid-block parcel located on the southern side of West 66' Street· 
between Central Park West and Columbus Avenue. According to the NYC· 
DOB (Lot 48} on 21.23/20-lS \he parcel was l\pproved for the den,!)litioo ofthe 
one .!Jtory building, attri])uting $25-p-er sqWtre foot for deinolitlon cKiSts io the 
imle price. According t!) lhe J'i.'YC Department of-Buildings, {Lots 4:5, 46,. 47) · 
filed for a demolition .pennit;,6ri 111112014. Th~e have been no files f()f the 
construction of a new building since the time of sale, however, public news 
reports indicate that the subject property purchaser (Extell Development) will 
develop the parce1, with a 150,000 s uare foot residential condorriinium tower, 
C4-7 
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Tax Map - Sale #3 
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Jewish Board of Family and Children's/ 206-210 W. 77 Property Owner, 
LLC 
6/28/2013 (7/16/2013) 
2013000280565 
The site is located on a rectangular, mid-block parcel wfrh frontage on West 
77th Street between Broadway and Amsterdam Avenue. According to 
1'1YCDOB, there was a permit signed off on 10/15/2014 for the demolition 
of the existing 42,058± square foot parking garage. Additionally, there was 
a pennit filed on 5/28/2015 for the construction of an eighteen story, 
80,802:i:square foot, mixed-use building. 
C4--6A 
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Tax Map-Sale #4 

·,;:":-.':·.: 
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SALES COMPARISON APPROACH - "AS COMPLETE" 
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SALES COMPARISON APPROACH METHODOLOGY 

In using the sales comparison approach to value, we have valued the future potential 

benefits to be realized from this income-producing property by measuring the potential net 

income to be received by the owner. The fullowing steps were implemented in arriving at an 

estimate of market value of the subject's development site: 

1) Pertinent sales, listings, offerings that were available for comparable luxury residential, 
penthouse and community facility units were researched. The prices as to the terms, 
motivating forces and bona fide natnre of each transaction were confirmed and qualified. 
The important attributes of each comparable property were compared to the corresponding 
ones of the subject under the general categories of time, tenant mix, location, unit size and 
property characteristics. All dissimilarities and their probable effect on the price of each 
comparable property were considered to derive a market value indication for the subject. 
An opinion of market value for the subject property condominium units per square foot 
was formulated from the analyzed data and estimated in the sell-out of the discounted cash 
flow. 

2) Absorption rates were estimated for the proposed luxury residential and penthouse 
units by researching similar new construction building condominium sales. 

3) A series of annual cash flows over each projected holding period. Using a market­
derived rate, the annual cash flows were discounted to present values. A reversionary 
valne of the development at the end of the holding period is not applicable for the 
condominium analyses because all of the condominium units will be sold off. 

GOODMAN-MARKS ASSOCIATES, INC. 79 



1 

2 

3 

4 

5 

6 

7 

ANALYSIS OF COMP ARABLE CONDOMINIUM Ul'JIT SALES (FLOORS S.-7) 
........................... .. .. . 

The first task in preparing the development model is to review the local market to 

determine the type of new condominium product that is most likely to sell, the 

corresponding price levels and the rate at which it sells (e.g., absorption). We have 

researched the Lincoln Square and Upper West Side neighborhoods and surrounding 

submarkets, for recent residential condo unit sales in order to estimate the value of the subject 

property condominium units in their ''prospectiv:e as complete', condition. We have selected 

several recent sales that are comparable to the subject fur analysis purposes. All of the 

comparable sales were analyzed herein on the basis of.their price per square fuot of gross floor 

area. 

The following table presents a summary of the most recent condo unit sales 

transactions that we have utilized: 

Summarv of Comparable Condominiun1 Unit Sales (Floors S-7) 

535 West End Avenue #7A 7/23/2015 $12,150,000 5/5 4,396 2009 $2,763.88 

27 West 72nd Street #1010 6/12/2015 $ 8,125,000 3/3.5 2,864 1924 $2,836.94 

279 Central Park West #9B 4/16/2015 $ 7,385,000 3/4 2,215 1988 $3,334.09 

230 West 78th Street #16A 2/9/2015 $11,000.000 4/4 3,840 2008 $2,864.58 

45 West 67th Street #15ABC 2/6/2015 $10,950,000 5/3.5 4,059 1983 $2,697.71 

1965 Broadway #28E 8/23/2013 $10,250,000 4/5.5 3,138 1997 $3,266.41 · 

111 West 67th Street #25DH 8/7/2013 $14,000,000 5/4.5 3,808 1994 $3,676.47 
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Comparable Sales Adjustment Analvsis 

The comparable sales occurred between August 2013 and July 2015, with 

unadjusted sale prices ranging from $2,697.71 and $3,676.47 per square foot with a mean 

of$3,062.87 per square foot. 

To derive a value for the subject from these sales, we considered different factors 

that affect the sale price of each commercial condominium unit as compared to the 

subject's. In our analysis, we made price adjustments for differences and narrowed the 

range indicated by the comparables through this process. Upward adjustments suggest 

that the comparable is inferior to the subject while downward adjustments indicate the 

comparable to be superior. 

We considered the terms of the sale and fmancing. All of the comparable sales 

were sold under similar conditions and did not require adjustments for these factors. 

Market Conditions (Time) 

We have considered an adjustment for market conditions (time), whereby older 

sales have been adjusted to consider current sales trends. The sales occurred between 

August 2013 and July 2015. Sales #1 through #5 occurred under similar market 

conditions and did not require adjustments. Sales #6 and #7 occurred under inferior 

market conditions as compared to the current and were adjusted upwards for this 

category. 

Location 

A location adjustment was considered that reflects the locations of the subject 

property and the comparables condominium sales and listings. We considered such 

elements as the density of pedestrian traffic, the density of the population in the 

surrounding buildings and the proximity to mass transit outlets. The subject property is 

located along the south side of West 70th Street between Central Park West and 

Broadway. All of the comparable sales are located in the Upper West Side, however, 

sales #1 and #4 were adjusted upwards for being in an inferior location, which are further 

away from Central Park. 
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Typically, smaller units lease for more on a per-square-foot basis than their larger 

counterparts. This assumes a quantity discount and the diminishing number of users that 

require larger spaces. The subject property condominium units on floors five through 

seven will contain between 4,183± and 4,343± square feet. Comparable sales #1, #4, #5 

and #7 are similar in size as compared to the subject property units and were not adjusted. 

Sales #2, #3 and #6 are smaller in size as compared to the subject property and were 

adjusted downwards for this category. 

Prnperty Characteristics 

We last considered an adjustment for the residential condominium unit's quality, age, 

condition, amenities and overall market appeal. The subject property residential 

condominium units will be of excellent and new condition. Sales #1 and #4 are new 

construction and were not adjusted for this category. Sales #2, #3, #3, #6 and #7 are located in 

older buildings and were considered inferior as compared to the subject property and were 

adjusted upwards for this category. 

The table on the following page presents the various adjustments made to each of 

the comparable condominium sales: 
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535 West End Avenue #7A 7/2.3,'2015 $2,763.88 J.00 $2,764 1.10 1.00 1.00 I.ID S3,04o.26 

2 27 Wes! 72nd Street #1010 6/12(.!015 $2,836.94 1.00 $2,837 LOO 0.95 1.15 1.09 53,092.27 

3 279 Central Park West #9B 4/16/2015 $3,334.()9 1.00 $3,334 LOO 0.90 1.05 0.95 $3,167.38 

4 230 West 78th Street #16A 2/9/2015 $2,&64.58 1.00 $2,865 1.10 1.00 1.00 uo $3,151.04 

5 45 West 67th Street #ISABC 2/6/2015 $2,697.71 1.00 $2,698 LOO 1.00 1.05 1.05 $2,83259 

6 1965 Broadway lt28E 8/2312013 $3,266.41 1.05 $3,430 1.00 0.95 1.05 1.00 $3,429.73 

7 l l l W.est 67th Street #25DH 817/2013 $3,676..47 1.05 $3,860 1.00 1.00 1.05 1.05 $4,053.31 
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CONCLUSION -CONDOMINIUM SALES (FLOORS 5-7} 

Prior to adjustments, the subject property comparable condominium sales produced a 

range of values from $2,697.71 to $3,676.47 per square foot. After adjustments this evolved 

to a range for the tw?-bedroom units of$2,832.59 to $4,053.31 per square foot with a mean 

indicator of$3)52.37 per square foot. 

Based on 1hepreced:ing information. we have selected a market valueof$3,200.00 per 

square foot for the proposed condominium units located on floors five through seven. 

Sl1bject ,Ptopert,y Residential Condominium Units - Market Val~~ 

5 
6 
7 

4,343 
4,196 
4,183 

${200.00 
$3,200.00 
$3;200.00 

GOODMAN-MARKS ASSOCIATES, INC, 

$13,897,600.00 
$13.426,432.00 
$13,38S, 792.00 
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COMPA,RABLE CONDQ!'{iNIUM UNIT. St\l.ES LOCA'fJC,N MAP 

·-· ····-·-·······-· .. 

• No. A.ddreilS' · · 
......... -

1 535 West End Avenue, Upper West Side 
2 27 West 72nd Street, Unoer West Side 
3 279 Central P11rk West, Upper We:st Side 
4 230 West 78th Street, Uoner West Side 
5 45 West 67th Street. Unner West Side 
6 1965 Broadwav. Upper West Side 
7 111 West 67th Street, Upper West Si~ 
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SUM!\1,.\.RY OF COJ\.f PARABLE cor-r POMINPJ!vl IJNIT SALES 

Lemle; Laura/ Klem;Marla J 
7/23/2015 (7/31/2015) 
2()15000263781 
Unit located on the 7th floor of the luxury condominium apartment 
building. The building contains state-of-the-art amenities including an 
indoor swimming pool, fitness center, billiards & ping pong room and 

rivate entertainin ace with an outdoor courtyard._ 

5/5 
$12,150,000.00 
$2,763.88 
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';~;~;:';:::~;;''.:'.C'.:'~I~~;~~}E~~:i;:~~~ 
_T_h_e_c_o_n_do_m_in_ium_._bu_i_ldi-·-ng_kn_o_wn __ as_Th_e_O_lc-ott-is_a_16--st_ory_ .. _b_u_il_din_" -g-bui-·1t""""·· 

in 1924 containing 152 units. The full service landmark building features a 
restored grand lobby and wonderful amenities including a private resident's 
dining room, children's play room, cold storage, and a fitness room. The 
apartments contain oak hardwood floors, custom Italian cabinetry, 
exceptional kitchen appliances, and complete bathrooms, The Olcott is 
conveniently situated a half block from Central Park and a close proximity 
to major subwa lines. 
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Rockefeller, Nelson AJr. /Tak~a Yasumasa 
4/16/2015 (5/8/2015) 
2015000156194 
Unit is locate<i on the ninth floor of a twenty-three story. condominium 
building which was originally constructed circa 1988 and in good overall 
condition. The building amenities include 24 hour doorman, concierge, a 
children's indoor and outdoor playroom, exercise room, bike room. and 
common storage. 

$3.334.09 
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Steohen P. Mt11Tav/ Bmno Mejean 
2/9/2015 2/20/ls 
2015000058897 
Building Linden 78 is a new consfruction condominium located in the 
Upper West Side steps from both Central Park and the Hudson River. The 
buildings main amenities include 24n attended lobby, a landscaped garden 
and roof deck, fitness center, children's play room, and also a bike/storage 
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3/2/2015 (5/1/2015) 
2015000147111 
Built in 1983 this red hrick structure was built as a 33 story building 
containing 175 units. The tmits range from studio to three bedroom homes, · 
including several duplex layouts. The apartments were designed with 
ceramic tile kitchens, marble baths, parquet floors, and picture windows. 
The bm1ding amenities include 24 hour doorman. concierge, valet service, 
private courtyard;. storage, and a laundry room. Located on West 671h Street 
. it is just steps from Lincoln Center, Central Park, and many other upscale 
bouti ues and restaurants. 

0,950,00.00 
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SB Manhattan LLC/ KAMJ LLC 
8/7/2013 (8/23/2013) 
2013000338194 
The Park Millennium is regarded as one of Lincoln Square's most coveted 
buildings. Built in 1994 the building contains 56 floors which encompasses 
the entire block from Broadway to Co!utnbus and West 671h to West 681h 
street. The ground floor of the building is occupied by a 140,000 square 
foot mitlti-level Equinox Sports Club with a myriad of offerings. Resident• 
amenities include a 24 hour doorman, concierge, live in super, and 
private/bike storage. Toe building is in a prime location located in Llncoln 
Square with close proximity to Central Park, public transportation, and 
nei hborhood converuences. 
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1 

2 

3 

4 

_ANALYSIS OF C~MP ARABLE CQl'll'DOMINIUM lJ:l\UTSALES (~ENTHOl~~I} 

We have researched the Lincoln Square and Upper West Side neighborhoods and 

smrounding submarkets, for recent condo unit sales in order to estimate the value of the 

subject property penthouse. level condominium units in their "prospective as complete" 

condition. We have selected several recent sales that are comparable to the subject for 

analysis purposes. All of the comparable sales were analyzed herein on the basis of their price 

per square foot of gross floor area. 

The following table presents a summary of the most recent penthouse condo unit sales 

transactions that we have utilized: 

. Summaty of Comparable Con.dontinium Unit 5ales {Penthouse) 

1965 Broadway PHB3 For Sale $23,500,000 4/4 4,566 $5,146.74 

· 120 West 72nd Street PHI 12/19/2014 $ 8,962,500 4/3 3,335 $2,687.41 

150 Columbus Avenue PH2A 12/11/2014 $13,000,000 3/4.5 3,553 $3,658.88 

101 West 87th Street PH 11/5/2014 $10,000,000 5/5 3,077 $3,249.92• 

Comnarable Sales Adjustment Analvsi§ 

The comparable sales occurred between November 2014 and December 2014, 

plus one current offering, with unadjusted sale prices ranging from $2,687.41 and 

$5,146.74 per square foot with a mean of$3,685.74 per square foot. 

To derive a value for the subject from these sales, we considered different factors 

that affect the sale price of each commercial condominium unit as compared to the 

subject's. In our analysis, we made price adjustments for differences and narrowed the 

range indicated by the comparables through this process. Upward adjustments suggest 

that the comparable is inferior to the subject while downward adjustments indicate the 

comparable to be superior. 
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We considered the terms of the sale and financing. All of the comparable sales 

were sold under similar conditions and did not require adjustments for these factors. 

Market Conditions (Time) 

We have considered an adjustment for market conditions (time), whereby older 

sales have been adjusted to consider current sales trends. The sales occurred between 

November 2014 and December 2014, plus one current offering. Sale #1 is a current 

offering and was adjusted downwards for typical negotiation procedures. The remaining 

sales occurred under similar market conditions to the current and were not adjusted. 

Location 

A location adjustment was considered that reflects the locations of the subject 

property and the comparables condominium sales and listings. We considered such 

elements as the density of pedestrian traffic, the density of the population in the 

surrounding buildings and the proxnnity to mass transit outlets. The subject property is 

located along the south side of West 70th Street between Central Park West and 

Broadway. All of the comparable sales are located in the Upper West Side, however, sale 

#4 was adjusted upwards for being in an inferior location, which is north of the subject 

property. 

Size 

Typically, smaller units lease for more on a per-square-foot basis than their larger 

counterparts. This assumes a quantity discount and the diminishing number of users that 

require larger spaces. The subject property penthouse unit is a duplex ( floors eight and 

nine) and contains 6,763± square feet. All of the subject property units are smaller than 

the subject property and were adjusted downwards. 

Property Characteristics 

We last considered an adjustment for the building and rental unit's quality, age, 

condition, amenities and overall market appeal. The subject property residential penthouse 

condominium, units will be of excellent and new condition. All of the subject property is of 
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older stock as compared to the subject property and were considered inferior and were 

adjusted upwards. 

The table on the following page presents the various adjustments made to each of 

the comparable condominium sales: 
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ADJUSTMENTS TO COMPARABLE CONDOMINIU~ UNIT S-ALESWENTHOVS£). 

1965 Broadway PHB3 For Sale $5,i46.74 

2 120 WeM 72nd Street PHI 12/1912014 $2,687.41 

3 150 Columbus Avenue PH2A 12/11/2014 $3,658.ITT! 

4 lQl West ll7lh Street PH 11/5/2014 S3 :249.92 

0.90 

1.00 

I.00 

1.00 

$4,632 

$2,687 

$3,659 

$3,Bo· 

1.00 

I.00 

LOO 

J.lil 

0.95 

0.90 

0.90 

0.90 

I.OS 

I.OS 

I.IO 

1.10 

1.00 

0.95 

0.99 

1.09 

$4,63206 

$2,553.04 

$3,622.29. 

S3,54:tio · 
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CONCLUSION'- CONDOMINJUM SALES (PENTHOUSE) 

Prior to adjustments, the subject property comparable condominium sales produced a 

range of values from $2,687.41 to $5,146.74 per square fuot. After adjustments this evolved 

to a range for the penthouse units of $2,553.04 to $4,632.06 per square foot with a mean 

indicator of$3,587.45 per square foot and a median of$3,582.35 per square foot. 

Based on the preceding information, we have selected a market value of $3,600.00 per 

square fuot for the proposed penthouse condominium unit. 

Additionally, according to the proposed construction plans, as submitted by the owner, 

the subject property duplex penthouse unit will be delivered as a ''white box" with no wall 

partitions or build-outs. Therefore, we have estimated the costs of the interior build.out for the 

unit using Marshall Swift Estimate Services and deducted $175.00 per square foot :from the 

estimated per square foot value of the penthouse units 

Su·bject Property Residential Condominium Units- Market Value 
. . .... 

· Market:Valne/Sq: Ft.· . / ; ---· . ----___ ----. --•--·-•·-. > . : ·_ -• $3,600.00 
$ 175.00 
$3,425.00 

Less: Interlor-Bulldout for Penthouse Unit (per Sq. Ft.) -• 
-Total Market Value/Sq, Ft, ' -.--. · · · · 

··:size ----_ 
S •. Ft.· 
6,763 

_ Rounded 

Totai Sell-out 
· : : Valiie '· · ·-

$23,162,590.00 

$23 00,000.00 

GOODMAN-MARKS ASSOCIATES, INC. 97 



15-713 

COMPARABLE CONOOMINlUM PENTHOUSE UNIT SALES LOCATION MAP· 

... ··-·-· ····--

No; .Address•···:· 
~·': .: 

l 1965 Broadway. New York 
2 120 West72nd Street, New York 
3 150 Columbus Avenue, New York 
4 101 West 87th Street. New York 

·-···· 
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\~.•;.:_:c·::\~'f""/:)':tt:::?::'.'''.;''' NI A 
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The penthouse unit is located on the thirty-third story of the luxury 
apartment building known as the Grand Millennium building, which was 
originally constructed circa 1997. The penthouse unit contains 1,000± 
square feet of exterior area, contains Boffi stainless steel kitchen appliances 
and is laid out as a four bedroom/four and a half bath unit. Toe Grand· 
Millennium's amenities include a 24-hour doonnan, concierge and valet 
service, resident storage and preferential access to the Reebok Sports Club 
.located across the street. 
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2/19/2014 (2/21/2014) 
2014000065757 
The Harsen House is a 10 story, 17 unit condominium building which was 
constructed circa in 2007. This ho,'"1ll")' condominium building is LEED 
certified by the US Green Building Council. The units are comprised of 
two and four bedroom layouts and have 10' ceilings. gas fireplaces, 
hardwood floors, and floor to ceiling windows. The interior contains 
custom kitchen cabinetry with Miele appliances, and the bathrooms are 
accented with decorative stonework and Waterworks fixtures. As for the 
amenities there is a 24 hour concierge, :fitness center, and individual 
storage. 

3,335± sciuare feet 
$8,962,500.00 
$2,687.41 
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Marvin Albert/ SAG 150 Columbus LI,,C: 
12/11/2014 (1/16/2015). 

2015000019932 
The 30 story condominium containing 143 units was built in 1995. The 
building has a low-rise base at the north end of the full block site along with 
an asymmetrical slab tower which holds the apartments. The tower offers 
great views and a great location surrounded by major retail and the 
convenience of the Lincoln Center. The buildings main amenities include a 
doorman, c6t1eier , bike room, and live in su er. 
3,553± square feet 
$13.000,000 
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Michael Cook/ Elizabeth A. Epstein 
11/5/2014 (11/14/2014) 
2014000378364 
A luxury condominiwn located in the Upper West Side only steps away 
from Central Park. The building is 12 stories con1aining 72 units built in 
1986. The building was converted to a condominium in 2013 and the 
apartments were reconfigured and renovated along with the common areas. · 
The amenities in the building include a full time doorman. concierge, 
fitness center, children's play room, club lounge, courtyard garden. roof 
deck. and central laundry. Some units also contain their own private, · 
stora e and bike stora .e. 

$3,249.92 
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ANALYSIS OF COMPARABLE.MEDICAL CONDOMINIUM SALES 

The proposed subject property building will contain community facility units on 

floors one through four, therefore, we have researched comparable community facility 

condominium unit sales to estimate a sell-out value for the first four -floors of the 

building. We have considered the highest and best use of the subject property 

community facility condominium units is for medical office. Therefore, we have 

researched sales of similar medical condominium units in the subject's Upper West Side 

submarket and surrounding areas. 

We have utilized this sale data as the basis of estimating value through the sales 

comparison approach. This data was considered to be relevant as these sales are the most 

recent and proximate, and reflect similar attributes to the subject property. The sales were 

comparable on a price per square foot basis. The compru:able sales used in the valuation of the 

subject property are summarized as follows: 

Summary of Compa1'ahle Medical Condominium _Unit Sales 

-1 135-145 W 70th Street lL 9/15/2014 $ 850,000.00 835 $1,017.96 
Upper West Side 

2 215 East 77th Street 1 6/24/2014 $2,550,000.00 2,184 $1,167.58 
Upper East Side 

3 160-170 West End Avenue 1H 5/9/2014 $ 935,000.00 781 $1,197.18 
Upper West Side 

4 170 East 77th Street Prof I 5/2/2014 $4,568,062.00 4,549 $1,004.19 
Upper East Side 

5 149-151 East 62nd Stroot lA/lB 2/6/2014 $1,461,000.00 1,275 $1,145.88. 
u er East Side 
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Sales Analysis and Comparison 

The properties so Id between February 2014 and September 2014, with unadjusted sale 

prices ranging from $1,004.19 to $1,197.18 per square foot with a mean of $1,106.56 per 

square foot. We have valued the subject property utilizing these market sales on the basis of 

price per square foot because this is the most common element of comparison to market 

participants in the area. To derive a value fur the subject from these sales, we considered 

different factors that affect the sale price of each property as compared to the subject. In our 

analysis wc made price adjustments for differences and narrowed the range indicated by the 

comparables through this process. Positive adjustments suggest that the comparable is inferior 

to the subject while negative adjustments indicate the comparable to be supe1ior. 

The following is an explanation of the adjustments made to the comparable 

condominium sales used in the sales comparison approach to value. 

!Vlarket Conditions (Time) 

We considered an adjustment for market conditions (time). The sale dates ranged 

from February 2014 and September 2014. Market conditions in the commercial asset class 

are strong in core areas such as New York City, and have been relatively stable since late 

2013. All of the comparable sales occurred during similar market conditions to those that 

exist as of the valuation date, and no adjustments were warranted. 

Location 

The subject condomirrium unit is located on West 70th Street in the Upper West 

Side area of Manhattan. All of the comparable sales are located in a similar area as 

compared to the subject property and were not adjusted for location. 

Size 

We considered a size adjustment, based on the premise that larger units usually sell 

for less on a per square foot basis than their smaller counterparts, given the economy of scale 

and a diminished number of potential buyers for the larger spaces. The subject property 

condomirrium units contain between 4,976± and 6,094± square feet per floor. 
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Comparable sales #1, #2, #3 and #5 are smaller than the subject property average 

floor area and were adjusted downwards for size. Sale #4 is similar in size to the average 

subject property size aud was not adjusted for this category. 

Property Characteristics 

The final adjustmeut considered was for building quality, features, age and condition, 

aud overall market appeal. The subject of this appraisal consists of the condominium unit 

which is located on the first floor of a condominium mixed use building, and is used as 

medical office space. The subject improvements are in good overall condition. 

All comparable sales are located in similar buildings and contain similar medical 

office space as compared to the subject property aud were not adjusted for property 

characteristics. 

The following table summarizes the differences we observed between the comparable 

sales and the subject property: 
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13S-14S W 70th Street 9/15120!4 $1,017.96 1.00 $1,017.96 1.00 0.90 1.00 0.90 $ 916.17 
Upper West Side 

2 215 East 77th Stree1 6/2412014 $1,167.58 1.00 $1',167.58 I.OD 0.95 l.00 0.95 $1,109.20 
Upper East Side 

3 160--170 West End Avenue S/9/2014 $1,197.18 1.00 $1,197.18 1.00 0.90 1.00 0.90 $1,077.46 
Upl)M West Side 

4 170 East 771h Street S/2/2014 $1,004.19 1.00 $1,004.19 1.00 1.00 l.00 1.00 $1,004.19 
Upper East Side 

s 149-151 East 62nd Street 2/6/2014 $1,145.88 1.00 $1,145.88 1.00 0.95 1.00 0.95 $1,088.59 
tl er East Side 
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Sal@§ Conmarison Approach Conc:Jusion 

Prior to adjustments, the comparable sales indicated a range of $1,004.19 to 

$1,197.18 per square foot, with a mean of $1,106.56 per square fuot After considering the 

various characteristics that affect vahie and app]ying adjustments to the sales, the indicated 

values evolved to a range of$916.17 to $1,109.20 per square fuot, with a mean of$1,039.12 

per square foot and a medianof$1,077.46 per square foot. 

Based on the sales comparison approach, considering the subject's location, size and 

property characteristics, we estimate the mark.et value of the subject property to be $1,000.00 

per square mot, which produced the following value estimate of the subject property, together 

with its undivided interest in the common elements, as follows: 

Value Concl11~ion (Above Grade Collltnuuity Facility} 

1 6,094 $1,000.00 $. 6,094,040.00 
2 5,892 $1,000.00 $ 5,891,940.00 
3 4,976 $1,000.00 $ 4,976,000.00 
4 4.976 $1,000.00 $ 4,97tS;OOO.oo 

Total Above Grade .. it,938 s21931,no.oo 

Additionally, according to the plans provided to us by ownership, the two lower 

levels will contain community facility area, which will include a banquet hall, kitchen 

area, restrooms, utility service rooms and lobby areas. We have estimated the sell-out 

value of the lower level by discounting the above floor areas by 50%, as shown in the 

following chart: 

Value Conclusion {Jlclow GradeCoinmu9itt Facility) 

Lower Level 1 
Lower Level 2 

Total Below Grade 

6,629 
6.629 

13,,258 

$500.00 
$500.00 
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COJ\.1PARABLEMED1CAL CONDOMINIUM SALES WCATION MAP 

.. m, Linci>l~~'•!IJ 

,pin C~!lle((o, , 
trt4011r111·~11~ • 

5 149::-151 East 62nd Street.Upper-East Side 
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LIST OF COMP ARABLE MEDICAL CONDOMINTIJM SALES 

Felina Rakowski-Galla er/Narberth Manhattan LI£· 
9/15/2014 9/26/2014) 
2014000319290 
Condominium medical-office(Onii#IL) located within a seven-story; mixed.­
use, condominium building located on a rectangular, mid-block parcel with 
frontage on West 70u, Street. The building is in good overall condition and 
was originally constructed circa 1927. The unit was vacant at the time of the 
sale. 
835:/: ~!ai'e feel 
$850,000;00 
$1,017.96 
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John D, Bonanno M.D. / 215 East 77 Real 
6/24/2014 (7/24/2014 
2014000245842 
Medical office condominium unit (Unit #1) located below street grade, within 
a six-story, mix~use, condominium building located on a rectangular, n:iid-· 
block parcel with frontage on East 77'1' Street. The building is in good overall 
condition and was originally constructtld circa 1930. The unit contains 4 
exam rooms with sinks and one and a half baths according to a recent 
marketing brochure from the broker on the sale. 
2, 184± square feet .. 
$2,550,000.00 
$1,167.58 
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Humberto Portillo/ West End Comprehensive LLC 
5/9/2014 5/19/2014 .. -
2014000170788 
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170 East 77' 1 LLC / 77 ' Street Med1ca1 Realty TLC 
2/2014 (5/29/2014 ..... 

Medical office cpnd9.mi11Ium unit (Prof 1) located on the ground floor of an 
eleven story, mixed-use office and residential condominium building. The 
im rovements are in avera e overall condition. 
4,549± square feet 
$4,568;062.00 
$1,004.19 
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1397/1101 1397/1102, 1103 
lA (149 IA 059 1B (159) 
149-151 East62" Street Realt Co. 

151 E 62 IAB Partners LLC 
2/6/2014 (2/21/2014) 

2014000072235 2014000065490 
This transaction represents three medical condominiums below street grade 
that were purchased on the same sale date. The l.Ulits were formerly occupied 
by Core Strength Physical Therapy. The Wlits are located on the ground floor 
of a four-story condominium building constructed circa 1899 and in average· 
overall condition. 

$770,000.00 
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No. 
1 
2 
3 
4 
5 
6 

RESIDENTIAL/COMMUNITY FACILITY 
CONDOMINIDM DEVELOPMENT "VALUATION II" 

To amve at the prospective valuation of the residentiaVcommunity facility 

condominium development as of the completion of construction, we have valued the 

residential and community facility condominium sell-out of t:Qe fee simple estate of the 

subject property. We anticipate that the absorption period for the selling of the subject units 

will be approximately 12 months, based on the following market survey. 

Sales Absorption Sm'VSi:.I-New Constmction Condominium Buildings 
·-.. ... ···-· 

.. 
.. 

.. 
... . ... • .No.of · . • Amount or . ... . ......... 

' Year·> ·: Sale Sale End·. .. Total#of Units . Days per .. 
.... ··-···-·· -- ... 

Built 
... 

Start Date . ··- ,., 
B~lding Date ~ays , Sold 

··-
535 West End Avenue 2010 2/16/2010 11/6/2013 1,359 23 
135 East 79th Street 2014 10/16/2013 4/15/2015 546 30 
303 East 77th Street 2010 11/23/2010 9/13/2013 1,025 30 
160 East 23rd Street 2014 8/25/2014 5/6/2015 254 16 
461 West 150th Street 2012 12/21/2012 6/5/2015 896 11 
227 East 7th Street 2015 10/28/2014 1/20/2015 84 5 

Av~a2e 

We researched new development condominium buildings to conclude to an absorption 

schedule in the discounted cash flow. According to the six comparable buildings above, the 

mean of amount of days per sale is 3 8 with a median of 26 days. The subject property 

contains four ( 4) residential condominium units. Considering that the units will be available 

concurrently and there will be a period of pre-sale before the building is complete, we have 

assumed that the subject property unit located on floors five through seven will be sold within 

12 months which is reasonable given the preceding survey. 

However, the subject property penthouse unit was projected to have a longer 

absorption period because of the decreased number of market participants and higher prices 

per square foot as compared to units on middle floors. The following survey highlights 

penthouse units on the Upper West Side and Upper East Side of Manhattan and their 

corresponding average days on market. 
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Penthouse Units -Ay~rage Amount of pav§ on Market 

· ·Na ·· Address , . . . . -· -·····. ·-,- -=~·:·.:·.: ·Uii1i Sqft -_ 
7,198 
2,525 
2,733 
4,215 
2,559 
3.55g 
4,900 

2,733 
5,011! 
5,390 
3,553 
3,0% 

5,429 
3,662 
4,055 

3,140 
3/)77 
3,366 
2,532 
3,549 

2,634 
2,500 
5,188 
4,902 
2,518 
3,33S 
2,518 

5,086 
4,346 
5,334 

Pri~e· '·· 
$20,695,000.00 
$5,995,000.00 
$5,495,000.00 -
S9,S95,000.00 
$S,950,000.00 
$14,950,000.00 
~"9,995,000.00 

SS.495,ooo.oo 
$37,500,000.00 

$18,500,000.00 
$14,900,000.00 
. SS,900,000.00 
$26,500,000.00 
$15,500,()()().00 
$9,750,000.00 
$6,575,000.00 
$7,600,000.00 
$9,200,000.00 
$9,888,000.00 
$8,495,000,00 

$4,300,000.00 
$5,-499,000.00 
$23,000,000,00 
$14,800,000.00 
$3,950,000.00 
$9,450,000.00 
$3, 720,000.00 

S:iS.000,000.00 
strfws.m.oo 
s:ri,soo.oooi,o 

BedTOOOll Uallls Createf\At Closed At Dll)'S_oil Market. 
1 13.5.5 First Avenue 
2 1&2 West 82nd Street 
3 2112 Broadway 
4 1200FifthAvenue 

S 303 East 77th Street 
6 135 Bisi 79th Street 
7 300East 79th Street 
8 2112 Broadway 

9 I Centro1lP.ukWest 

10 51SE!lst 72nd_Str.:et_ 
11 l50Colunbus Avenue 
12 60 Rlvernidc Boulevard 
13 135 East 79th Street 
14 1 SO Fast 72nd Street North 
15 2l12 Broadway 

16 29 West 85th Street 
17 10! West 87Lh Street 
I 8 524 F.ast 72nd Street 
19 21S0Broadway 
20 408 61st 79th Street 

21 234 Past 70th Street 
22 8West65thStreet 
23 135 Past 79th Street 
24 170 East Fnd A venue 
25 101 West 87th Street 
26 120 West 72nd Street 
27 101 West 87th Street 

28 135 Fast 19th Street 
29 132 East 65th Street 
30 135 East 79th Street 

#PH2 

1/PHE 
#7/SE 
#PHB 

f/PHA 
#-PH19E 
#P!ICD 
1/PHE 

#PHSIB 

#PHA 
/IPH2A 
PH-3702 

IIPHl9W 
NORTI:I-PENTHO 

#7/8B 
#4/SPH 

//PH 
/IPH3 

1/fH~A 
#PHA 
#PH 

IIPHAB 
#PHl5E 
1/PHlA 
11912 
#PHI 
/IB12 

#PHlSW 
#-PR! 

IIPFll'l\'i 

I;- 8 4-Apr-!4 10-Aug-15 493 
2 l 6-Nov-13 7-Aug-15 639 

4 3 11-Mar-15 1&.Jul-lS 7l 
4: .5 5-Nov-!3 &-Jun,15 105 
) 3 20-Feb-15 18-May-15 66 
Z ,l 29-Jan-14 17-J).pr-15 406 
S 5 19-S~p-14 16-Mar-15 178 
l J 9-Feb-!S 11-Mar-15 30 
4 .4 25-Apr-14 21-Jan-!5 271 

~ A. 16-0ot-14 6-Jan-15 53 
3 :4 3-May-14 S-Jan-15 rn 
4 >l 23-Sep-14 31-Dec-14 53 

5 4 li.Jan-14 14-Nov-14 244 
4 6 3-Dec-13 11-Nov-14 32& 
4 4 15-Mar-14 14-Sep-14 183 

_ l l &-Mar-14 22-Jul-14 88 
4 S 13-Mar-13 2-Jul-14 476 
j_ 4_ !5-Mar-14 24-Jun-14 20 
3 i 24-Jan-14 23-Jun-14 67 
§ 5 ll-Sep-13 18-Jun-14 12& 

4 J l-Ncv-13 16-Jun-14 136 
4 5 25-Jun-13 6-May-14 284 
$. 1i 13-0ct-12 25-Apr-14 211 
S 6 3-Feb-14 17-Apr~14 38 
4 .J _ 12-Mar-D 5-Mar-14 358 
4 3 2-Dec--13 20-Feb-14 43 
4 3 13-Mur-13 7-Feb-14 331 
5 S ll-May-13 6-Fe b-14 137 
s-. S 14-Jan-12 l&:Jan-14 727 
li S 22-A ug-13 6-Jlin-14 13 7 

A~ A1111111nt<lflln),: l16 

The above survey shows that the range of penthouse units on the market bas an 

average of 216 days. Tp.erefore, we have estimated that the penthouse unit would be sold in 

the second year of the discounted cash flow hereiTu 

The following section shows the net sellout value of the subject property: 
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CHOICE Qf DISCOfililJ RATE 

The discount rate we used reflects the sum of all the anticipated benefits and risks 

contained in the series of cash flows that we anticipate will be received by the property 

owner, inclusive of the subject property unit sell-out. 

There are various methods of capitalizing income (ie., discounting an income 

stream to a present value), and each method embodies its own strengths and weaknesses. 

However, the selection of an appropriate discount rate is heavily reliant on market-driven 

factors, including competitive interest rates, including money market rates. 

Among the factors we considered in choosing the discount rate are risk, the cost 

of funds, the long-tenn yield on exempt, tax-sheltered and taxable, competing 

investments, the quality of the income stream and liquidity. 

Short- and long-term economic indicators, as published in the Federal Reserve 

Statistical Release H.15 for the week-ending September 14, 2015, were as fullows: 

Federal Funds 
Treasury Bills (3-month) 
Reserve Bank Discount Rate 
Prime Rate (monthly average) 

0.14% 
0.04% 
0.75% 
3.25% 

The measure of risk inherent in a real estate investment is partly availa\>le in the bond 

market. The yields on corporate and municipal obligatiom are an indication of the market's 

measure of the worth of a given cash flow, providing an indication of the cost of funds within 

a liquid financial environment. To the basic yield indicated by the cost of funds we added the 

risk, liquidity and entrepreneurial effort necessary to produce an appropriate dmcount for a real 

estate investment such as the subject property. 
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Investor Indices and Investment Parameters 

The national apartment market's growing pipeline of new supply has some investors 

fine-tuning their strategies and underwriting practices. "We are ·holding assets to see how 

additions to supply play out, and we are not buying new assets in markets with significant 

levels of new construction," explains one investor. "Our purchases are much more selective 

now because an asset's specific location matters due to the high level of new construction 

occurring," says another. 

In addition, Survey participants reveal they are "more careful underwriting rents and 

rent growth," and "factoring in more concessions and lower market rent furecasts in the early 

years of an analysis." Despite such cautions, this market's key indicators reflect a positive 

overall outlook this quarter. First, its average initial year market rent change rate rises 15 basis 

points to 2.98% (see Table 29). Second, its average overall cap rate slides six pasis points to 

5.30%. 

Over the next six months, surveyed investors unanimously foresee overall cap rates 

holding steady amid continued additions to apartment stock. "Investors appear willing to 

accept lower returns knowing that underwriting is more conservative now than it was when 

the supply pipeline was virtually nonexistent in this sector," summarizes a participant. 

The following table presents a synopsis of the PwC National Apartment Market 

Report, 2nd Quarter 2015: 
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NATIONAL .'\l,4.RTM"ENT MARKET 
(Second Quarter 2015) 

'f'abh: a.9 

NATIONAL APARTI\il::N'J" MARKET 
Second Quarter 2015 . 

C.'UltRl!NT LASTQUAR'mlt i 'x'EAltA<'.0 :)YEARSAGO 

DISCOUNT RATE (llr.Jl)" 

llnDfl" 5.oo7i -10,(1()% 5.~-m.oo'6 6.00%- 13-00% 5.25%-J.j.Oo'/I, 

Morago 7.24% 7.J,.'l',11; 7.98% 8~0% 

Cha!lgl!{Bnsis Points) .. -9 -74 --,oc. 
OVERALL CAP RA.TE (OAJ!.)" 
Range. 3;~ -8.o°" 3-.50'-- 11.oo!II :i-50" -10.oo,,; 3-~-m.00% 

Avm:ag,, 5.:Jo'l, 5-:,6% 5-59'¼ 5,76% 

0>111111• (Basil Pointo) -6 -29 -46 

RllSIDUAL CAP RATE 
Rang,, ,p&'J'-8.;;ii'il. 4.259' - 8.50'6 1.25% - 9,5011> 4,50%-9.15l'II 

Avorngo 5-93% fi.1)6% 6.02% 6.15% 

O.ango (lla,;i,, l'ointA} -3 -9 -~ 
llfAIIKET RENT CHANGR" 
Jiang• o.oo,il - 8.o°" 0.fJQ% - 8.oo% o.~-8.00% (2.00%)- 8.oo,,1 

Average 2..98'!!\ 2.63% 2,759' 2.111>% 

Otangc (Bsms Point•) +15 . +23 + 11! 

EXPENSE Cl!ANGB\ 
Rang« s.ool'li-4.oo% LO!l%-4.00!16 ,.ooll£ •· 4.00% 1.00%-4.0Q!16 

Av"'"ll" 2.74% 2.74% 2.76'¼ 2.65% 

Change (Basis Point.<) 0 -2 +') 

l\lARKETING TIJ\fll• . 
Range 1-9 1-··9 0-10 0-18 

Av..-aJ!Jl ,4.:t 4.1 ,p 5-1 
O,allgl! , ........ ) ... .... ., 

·-·. 
;u., )t..teoil" 'IINff~,.fllll-DEah ~CIIIIF1M:i.ii;~ b,JJJl'b:i&lnitetids&op 11!.ln.Ulll)[llb• 

···-· -···· 

Investor lndices and Investment Param~ern 

$l'E'.ARSAGO 

6.25% - 14,00,. 

9.89% 

-2~ 

5.00% -12.00" 

7.68% 

-~1:18 

5.;;D\'io - !LOO'¼ 

7.84\1,\ 
-191 

-···· 

(10.00%}- 3.00% 

(0,4!)%) 

+341 

0.00% - 4.00'16 

2.38'¼ 

+36 

l- 18 

7.1 ., 
·····-···· 

The Manhattan office market ranks as one of the best-performing markets in the 

country, and investors continue to pay top prices in order to acquire assets here. For the 

12-month period ending with the first quarter of 2015, the average price for office assets 

in Manhattan was $756.00 per square foot, as per Real Capital Analytics. Office towers 

that have sold recently include 1095 Sixth Avenue, 11 Times Square, and 757 Third 

Avenue. 

As local fundamentals tighten, many tenants are trying to lock in rental rates 

before they increase. Even though this market's average initial year market rent change 

rate decreases to 4.00% this quarter, certain investors are using rent spikes in their 
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analyses. "The pendulum has not fully swung in favor of landlords, but it is very close 

and rents will spike when it happens," remarks a participant. At the same time, tenants 

and owners are keeping an eye on new supply as "New York is in the midst of its biggest 

construction boom with office skyscrapers rismg in Hudson Yards and the World Trade 

Center," says an investor. The delivery of this new space is expected to create "a lot of 

leverage for tenants during lease negotiations," especially for companies who are flexible 

in terms of office 1ocation and lease timing. 

The following table presents a synopsis of the PwC National Manhattan Office· 

Market Report, i1° Quarter 2015: 

Tu.ble .i4 

MANHATTAN OFFICE MARKET 
(Second Quarter 2015) 

MANllA't*l'AN OFFICE MARKET 
Second Quarter 2015 

CUltRltN'f 1.1\m'QU,\lrrltK ,,TAR·MlO _3\'l:All'iAOO 
DISCOUNT RATE (Illll}" 
llollj!!ll 6.no'¼-9.,u!ll; 6.00% -9.oo% 6.on\16 - 9.oo'll: 6.00% - Jll.OO'li\ 

Av,nf!l! 7.001!6 6,98i6 744'6 7,'iO" 
Cm!lll, (Bosill l'nints) +2 -44 -511 

O\IER.a\.LL C,tl' RATE (OU!' 
lionge 3-75" - 8.00% 3.75% - 8.00% 4.00116 - B,oolll\ 4-00%-11.~ 
A,.,..,,g,, 5,1,~% 5-049' 5.?-5'/o s.-38" 
Clm!go (Basu! Points) +u -,o -2a 
RESIDUA!. CAP RATE 
Range 5,oo'lll - B.00% 5.00% - B.oo'i:, 5.oo% - 8.00% r;:.oo'lli - 7.51'% 
A\'l!l'age: 6.02!£ 5.95% 6.o8'1i 6.o8$ 

Change (&.is Poinls) +7 -6 -6 

MARKET KENT L'1IANGE 0 

Range <1.00% - 7.0<1% 0.00% - 8.00% 0.00% - 10.oo!li 3,00% - ,o.oo,,: 
A~"""II" 400% 4-43% 3,67" 5-:!1% 

Clwig~ (D,..is Points) -43 +33 -12L 

fil..'PENSfi CliANGE'-
Jlsnge 1.00% -4,oo% 

1.00% - "·"'"' 
0.00%-400% 2..00%-3,!>0% 

A\<erage 2.Bt1' 2,93% 2.~ :t.921' 
G,..,g,,•lll,-.d,; Poin!,;) -10 .-8 -9 

-··-·-··-·-·-···· 
~:IARXliTING Til\!E• 
Iw,ge .1-9 1• .. I:i!: 1-6 i-6 
AvDrag,, .j.8 '4,8 4.1 4-1 
ChBng~_,,,.,..,,,) .. ... ... 
a.. .... l=Gnl~ ... .all-cdi:f.lllfflll;~~ IL rnllw ~ Ori:hanxe "~lnmomlD 
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;;:\"1',\lt!;M',O 

6.oo'¼ -10.00,o; 

7.989' 
-98 

i;.oo%-R.oo% 

6,S8lll\ 

-'-48 .. .... 

6.116%-11.50% 

7.13116 
-1.11 

bo.00%)-3.~ 
{1,i2lll\) 

+542 

1.oollll - 3.<YJ" 

2.6t,!I 

H6 

:1-9 
5,9 

• 
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A review of second quarter 2015 national discount rates fur the National Apartment 

Market indicated a range of 5,00% to 10.00% with an average of 7.24%. A review of the 

second quarter 2015 Manhattan Office Market in the PWC survey indicated a range of 6.00% 

to 9.00%, with a mean of 7.00%. We have taken into consideration the subject property's 

location on West 70fu Street, within close proximity of Central Park and the local commercial 

market and overall new/excellent condition. 

The disconnt rate we used reflects the sum of all the anticipated benefits and risks 

contained in the series of cash flows that we anticipate will be received by the property 

owner, inclusive of the subject property sell-out of residential and community facility 

units. 

The disconnt applied to the DCF analysis has been estimated at 5.00%. This discount 

rate is within the range of the PwC survey and is reasonable for the subject property given 

the prime location and new construction of the units. 
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RECAPITULATION OF ASSUMPTIONS - DEVELOPMENT PARCEL 

The following assumptions were made regarding income and expense forecasts for 

the proposed development: 

General 

I) The discounted cash flow analysis is structured on an annual basis, commencing in October 
2016. 

2) The developer of the property has indicated to us that the construction of the building is 
projected to commence on October I, 2015. Additionally, according to a representative of 
the owner, the excavation of the property has already started as of August 2015 and the pre­
construction and permitting has been filed with the NYC DOB. A permit was issued ou 
5/4/2015, for the construction of a nine-story, 41,565± square foot mixed use building 
containing 20,013± square feet of community facility space located on floors one through 
four and 21,551± square feet of residential condominiums located on floors five through 
nine. We have projected that construction permitting and all site improvements shall be 
completed by August 2016. Construction is estimated to occur from October 2015 to 
October 2016. 

3) The calculation of the cash flow was accomplished through a computer-automated 
spreadsheet prepared on Microsoft Excel software. 

Income 

I) According to the PwC, second quarter 2015 report for the National Development Land 
Market ''Growth rates for development expenses, such as amenities, real estate taxes, 
advertising, and administration, typically range from 1.0% to 5.0% and average 3.3%. For 
lot pricing, investors indicate a range up to 5.0%; the average growth rate for lot pricing is 
3.2%". Therefore, we have projected a unit sale prices forecast to increase at a rate of 3.0% 
per annum. 

2) The sale of the residential and community facility condominium units begins October 2016 
and is projected to be completed by July 2018. We have projected the price per square foot 
for the proposed community facility units located in the Lower Level and the units located 
on Floors one through four and the proposed residential condominium units on Floors 5 
through 7 and the Penthouse, duplex unit located on Floors 8 and 9. 

Cash Flow 

1) In the discounted cash flow analysis a discount rate of 5.0% was used on an annual basis, 
which includes the projected entrepreneurial profit of the development. 

The discounted cash flow models fur the varying components of the Development 

Parcel are presented on the fu llowing pages. 
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DISCOUNTED CASH FLOWANALYSJS ''VALUATION U"12 

Annual Period ···· 
---' l0/2016 • 9/2~~7 10/2017 • 9/2018 _ 

ter~--: ·_ : . 
l 

.f ...... ·-
Inflation Period l .. 2 · Totals • 

ABSORPTION 
Residential Condominium Units 
Floor 5 1 0 1 
Floor 6 1 0 l 
Floor 7 1 0 1 
Floors 8 and 9 (Penthouse Duplex) .Q 1 1 

· Total Units Absorbed 3 l 4 

Residential OBA Absorbed Per Year (Sq. R.) 12,722 6,763 19.485 
Total GBA Absorbed 12,722 19,485 32,206 

Total Residential Sell-Out (Floor 5) $14,314,528 $0 $14,314,528 
Total Residential Sell-Out (Floor 6) $13,829,225 $0 $13,829.225 
Total Residential Sell-Out (Floor 7) $13,787,366 $0 $13,787,366 
Total Residential Sell-Out (Penthouse) $0 $:24573,19l $24,571.192 
Total Sell-Out $41,931,119 $24,573,192 $66,504,311 

Commmti~ Facility 
Floors (Lower Level I & 2) 0 1 1 
Floors 1 and 2 l 0 1 
Floors 3 and 4 Q l l 
Total Units Absorbed 1 2 3 

Total GBA Absorbed Per Year (Sq. Ft.)- (Lower Level) 0 13,258 13,258 
Total GBAAbsorbed Per Year (Sq. Ft.)- (Floors 1-4) 11,986 9,952 21,938 
Total GBA Absorbed 11,986 23,210 35,196 

Total Community Facility Sell-out (Lower Level 1.2) $0 $7,032,770 $7,032,770 
Total Community Facility Sell-out (Floors 1,2) $12,345,580 $0 $12,345,580 
Total Community Facility Sell-out (Floors 3,4) $0 $.le.558.,077 un.sss~on 
Total Community Facility Sell-Out (Floors I through 4) $12,345,580 $17,590,847 $29,936,427 

CASH FLOWS BEFORE DEBT SERVICE $54,276,699 $42,164,039 $96,440,738 
Discount Rate 0.95.238 0.90703 
Present Value Annual Cash Flows $51,692,094 $38,244,026 

Net Present Value Cash Flow (as ofl0/2016) $89,936,120 
Rounded $89,900,000 

12 Predicated on the extraordinary assumptions and limiting conditions as defined within the body oflhis report. 
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~ET SELLOUT-~ LUXURY_Rlf~IDENTfA!t CONDOMINIUJ\tlS w ''VALUr\'fION ne~ 

To arrive at the net sellout value of the fee simple estate of the subject property, we 

have utilized the luxury residential condominium sales provided previously. The net sellout 

value of the subject property condominium units are shown in the fulliwing chart 

To arrive at the net sellout value of the subject condominiwn units we have deducted 

estimate-cl marketing and sales commissions, which we have estimated to be 4.0% of the gross 

sales value of the subject condominium units in their ''prospective as complete" condition. 

The following table shows our calculation fur the values of the subject condominium units in 

their "as complete" condition as of the prospective date of value, August 1, 2016: 

Estimated Net S-ellout Value - Lqxucy Residential Condominium Units 

7 
PH (8-9) 

Total 
Less: Marketing and Sales Commissions at 4% 

Total Net-Sellout Value ofLuxmy Residential Units 
Rounded 

GOODMAN-MARKS ASSOCIATES, INC. 

$13,897,600.00 
$13,426,432.00 
$13,385, 792,00 
S2U62;590.-00 
$63,872,414.00 
$ 2.s.su97:oo 
$61,317,517.00 
$61,300,000.00 
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Cost Approach 

FINAL VALUE CHOICE 

The subject property consists of a rectangular-shaped parcel containing a total of 

6,432± square feet of vacant land area. The site is currently raw, undeveloped, vacant land. 

The subject site wl11 be developed with a nine-story, elevator-serviced residential 

condominium buililing with a commercial community space containing 41,695± square feet 

of above grade building area. 

We have been requested to estimate the market value of the subject property under 

the following scenarios: 

I) "As Is" Market Value, 

2) "Prospective as complete" value of the subject property as developed into a 
residential/community facility market building, pursuant to the proposed building plans, 

3) "Prospective as complete" value of the net proceeds from the sale of the luxury 
residential condominium units 

The three traditional approaches to value were considered in the appraisal of the 

subject property, however, as previously mentioned in the Scope of Work section, only the 

sales comparison approach was applicable for each valuation herein The tables below 

summarize the different value conclusions indicated by ea~h scenario: 

VALUE CONCLUSIONS 

NIA NIA NIA 

Income Capitalization Approach NIA NIA NIA 

Sales Comparison Approach $36,000,000.00 $89,900,000.00 $61,300,000.00 

Final O inion ofMarketValue SJ6,00M00.00 $89 900 000.00 $6 300 OOtl,00 
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QUALIFICATIONS 

The firm of Goodman-Marks Associates, Inc., with offices located at 170 Old Country 

Road, Mineola, New York, 420 Lexington Avenue, New York, New York, and 55 Madison 

Avenne, Morristown, New Jersey is a licensed real estate broker in the State of New York 

Members of the firm are licensed real estate appraisers in the States of New York and New 

Jersey. 

The firm has furnished real estate appraisals to financial institutions for mortgage and 

sale purposes, and many of these valuation assignments have been performed throughout the 

country. 

The types of assignments that we typically handle encompass all facets of the real estate 

appraisal/consultation spectrum. These have included office buildings (both urban and 

suburban), shopping centers (strip, neighborhood and regional mall), freestanding department 

stores, fast-food buildings, gas stations, apartment houses (both urban and suburban; high-rise 

and garden type), cooperative and condominium residential housiog (to be developed as well 

as to be converted), mixed-use development, hotels and motels, industrial and warehouse 

facilities and vacant land Special types have included banks, auto showrooms, theaters, 

schools, bowling alleys, golf courses, nursiog homes, etc. 

Members of the firm have testified as to the value of land and buildings before the 

Supreme Court of the State of New York, the Court of Claims of New York State and the 

United States Federal Court. 

The above history, the additional personal experience, affiliations, numerous similar 

properties appraised and education of the appraisers, as outlined on this and the following 

pages, qualify them as competent to complete this assignment. 
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MATTHEW J. GUZOWSKI., MAI, MRICS, PRESIDENT 
Q(!ODMAN-MJB,KS ASSOCIA!}iS, INC. 

!,"iENERAL.EXPERIENCE 

Over 31 years as a c~mercial real estate appraiser and consultant 

Testified as an expert witness - New York State Supreme Court, New York County 
New York State Supreme Court, Queens County 
New York State Supreme Court, Kings Coi.mty 
New York State Supreme Court, Nassau County 
New York State Supreme Court, Suffolk County 
U.S. Supreme Court, Eastern District ofNew York 
U. S. Bankruptcy Court, Kings County 

.EMPLOYMENT 

4/91 to Date: 

Civil Court of the City ofNew York, Kings County 
Zoning and Arbitration Testimony, Nassau Cmmty 

Goodman-Marks Associates, Inc. 

Principal preparing narrative appraisal reports of income-producing and other 
properties to determine market valuations. These reports are used for mortgage 
purposes, settlement of estates, real estate tax certiorari actions and 
condemnation cases. 

1/83 to 4/91; 

EDUCATION 

College: 

Professional: 

New York City Economic Development Corporation 
161 W'tlliam Street 
New York, New York 

Vice President of appraisal services preparing narrative appraisal reports and 
reviewing fee appraisals to determine the market value of real estate for 
disposition, development and lease. 

St. John's University 
Degree; MBA- Finance 
December, 1989 

Queens College, C.U.N.Y. 
Degree: BA - English 
January, 1981 

Appraisal Institute 
. Courses succesi;:full y eomplt=ted: 

lAl - Real Estate Appraisal Principles 
1A2 ~ Basic Valuation Procedures 
SPP - Standards of Professional Practice 
IBA - Capitalization Theory & Techniques - Part A 
IBB - Capitalization Theory & Techniques - Part B 
2-1 Case Studies in Real Estate Valuation 
2-2 Report Writing and Valuation Analysis 

$1;l!I).inars attended: 

Arbitration in Real Estate 
Real Estate Financial Statement Analysis 
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MATTHEW J. GUZOWSKI, MAI, MRICS, PRESIDENT 
GOODMAN-MARKS ASSOCIATES. INC. (continued) 

PROFESSIONAL MEMBERSHIP 

Appraisal Institute - MAI Designation #10114 
Long Island, New York Chapter 
Chairman -Admissions Committee, Long Island Chapter, 2000-2006 
Chairman-Budget & Finance Committee, Long Island Chapter, 2007 
Treasurer -Long Island Chapter, 2007 
Secretary - Long Island Chapter, 2008 
Vice President - Long Island Chapter, 2009 
Senior Vice President -Long Island Chapter, 2010 
President -Long Island Chapter, 2011 

The Royal Institution of Chartered Surveyors l.D. #6404964 

REBNY -Membership LD. #49202 

Community Bankers Mortgage Forum 

GUEST LECTURER New York University- Real Estate Institute 

LICENSES Certified General Real Estate Appraiser 
State of New York Certificate #468986 
State of New Jersey Certificate#42RG00146100 
State of Connecticut Certificate #RCGOOO 1210 
New York State Salesperson License # 10401205644 
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MATTHEW F. BOYLAN, SENIOR VICE PRESIDENT 
GOODMAN-MARKS ASSOCIATES, INC. 

EMPLOYMENT 

5/12 to Present: 

5/10 to 4/12: 

7107 to 4/10: 

EDUCATION 

Professional: 

College: 

Computer: 

Goodman-Marks Associates, Inc. - Vice President 

Senior Vice President preparing advanced narrative appraisa1 reports of income­
producing and other properties to determine market valuations. These reports 
are used for mortgage purposes, settlement of estates, litigation, real estate tax 
certiorari actions and condemnation cases. 

Goodman-Marks Associates, Inc, -Assistant Vice President 

Goodman-Marks Associates, Inc. - Staff Appraiser 

Courses successfully-cotnpleted 

Appraisal Institute 
Course lOOGR-Basic Appraisal Principles 
Course 101GR-Basic Appraisal Procedures 
Course 300GR- Real Estate Finance Statistics and Valuation Modeling 
Course 401 G - General Appraiser Sales Comparison Approach 
Course 400G- General Appraiscr Market Analysis and Highest & Best Use 
Course N403G -General Appraiser lnccme Approach/Part I 
Course N404G-General Appraiser lnccme Approach/Part 2 
Course 402G-General Appraisa: Site Valuation and C'.ost Approach 
Course N420DM - Business Practices and Ethics 
Course405G- General Appraiser Report Writing and Case Studies 
AQ-GE-1- Fair Housing, Fair Lending and Enwonmental Issues 
Course 501 GD - Advanced Income Capitalization 
Course 503GD - Advanced Concepts & Case Studies 

New York University 
USP AP. Uniform Standards of Professional Appraisal Practice 

New York Real Estate Institute 
GE-3 - Using the HP12C Financial Calculator 

Buffalo State College, Buffalo, New York 
Bachelor of Science Degree 
Major: Business Administration 
2003-2007 

MS Word, Excel, Lotus, Acc6ss, PowerPoint, QuickBOoks, Argus 

PROFESSIONAi, MEJ\IBERSHIP 

LICENSE 

Candidate for Designation, Appraisal Institute #508971 
Long Island, New York Chapter 

Certified General Real Estate Appraiser 
New York State Certificate #4651008 
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ZACHARY M. HENDRICKSON, ASSISTANT VICE PRES[})ENT 
GOODMAN-MARKS ASSOCIATES. INC 

EMPLOYMENT 
6112 to Date: 

LICENSES 

EDUCATION 
Professional: 

College: 

Goodman-Marks Associates, Inc. 

Assistant Vice President preparing narrative appraisal reports of income­
producing and other properties to determine market valuations. These reports 
are used for mortgage purposes, settlement of estates, litigation) real estate tax. 
certiorari actions and condemnation cases. 

Real Estate Appraiser Assistant 
New York Certificate#4851266 

Manfred Real Estate Learning Center - Albany, NY 
R-6 Basic Appraisal Procedures - 30 hours 
USPAP 15 
American Real Estate School - Hauppauge, NY 
R5; Basic Appraisal Principles 
R7: Resideatial Market Analysis and Highest and Best Use 
RB: Residential Appraisal Site Valuation and Cost Approach 
R9: Residential Sales Comparison and Income Approach 
RIO: Residential Report Writing and Case Studies 
Supervisory Appraiser/frainee Appraiser Course 

Nichols College (May. 2012) 
Bachelor of Science in Business Administration 
Major: Economics 
Minor: Environmental Management 
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APPRAISEB'~ LICENS-ES 

-- -- - -- - -_ --·· -_.-__ -·-·•.-___ l.,.,-~°!n--tor0F1F-1c1; u
8
s
0
t

1 0
o:L

7
v 11_ ~_

1
1 

. . .·. SIG/I! oJN~~-rmt . . . . vu :: ~ 

•orvisn~e~:1:~:~=~,:~\1t&, : 1~~------ EFF;;; :;~I:\ 
_ PURSUANT· TC fHE· PR0V1BIDN8· OF' 0ARUCI..E &£. OF THE_·· 1,11) l ,,.~ 1 ... lil 

EiECUTI~ l.~-AS!)t'.RELATI=S. T~ ·R. _E --.1'PPRAt$ERS. · 09 -23! 14. ~ 

<; 
!·; ... :: 

. "aovLAN MATTHEW F . -· .· ._. , . - E·_;)(--11_:_ ;:_ · 1~.l~_N\_1r_""_ TE,----;I! 
. C/0 ~ t"IARl<.S ASSOClATES _ .. ' ..,T "'"' .. 

-. .-; ,·•t70 OU) CDUNTRV RO . 
fi---•-•-·· 

·---,, --.s~ s01•' __ -
NtNeJL,r,, NV HS.Ol-4312, 

· __ ·,_. · .. · ... ·:_ .. _:_·_-.: __ .· .. ·-.:=·.-: : . . :· .. !t. 
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-uN1aue io:~uMaeR : · -
4etiQ®SJ.Z~ • • 

AP-PRAISER'S LICENSES 
(continued) 

·.::,'__,.., 

Kf!fOW AU. MEN BY -TflEBE MESENT.S THAT PURSUANT ,TO 
TliE PRDVISX0NS·OF ART!CL.E &E OF TH£ ElU!CVTlY.E 

----LAW ~-- I·T RELATES TO REAL fflATE N'PRMSERS. -
-, r .. :. ·--•.·-->•--_- -•••------- • ., 

'-- HENI;1R.IC1i.$ON ZACHARY M _ -
C/0 GOODl'IAN MARKS ASSOCIATES• 

---_ i:'10 OLD COUNTRV RD Stt 5.01 - -
M'lNEDL·A, .. NV 11 Sot .. 

-.- .-.. --__ ---.. -: '-· ·_ -_.,_-._ .. ,:: .. ', 

', ... - ---.;rn 
-EFFt!CTIVt! DATE 

---~~ "t;I ;'°s __ -

MAS &El:N Dt/1..Y LlC~D AS A - __ 
REAL ESTATE -APPRAISal ASSii:!TAtl!T -

--···---· _----··-· : -·-' - -

•• t~:Jt~'=~is...;~ ...... 
- ' ' - • -- CES/!IR A; - P£RA!..E'3 

SECRETARY -OF' STATE 

·----~~~~_,.;p;l ~~•fey!;! f;(t~~=jµ'·~~:=:-:=c __ - __ : •-

GOODMAN-MARKSASSOCIA.TBS, INC, 



15-713 

Floor Areit $cbedule ~ (Zoning Analysis f1·om Platt Byard Dovell White} 

fWClR A1iEA SCHEDULE 

GROSS R.00!! AAEK 
..... 

OOOSSFA CO!.U,tFAC. 
fl.OOR US!! PROPOSE() EXISTING G!lOSS 

Rl!B RIDA RIDI< fl.OORIIRE:A 
IU CO!,IMU~ FACILm'. 4.l1SH3 1,746.:/1 1:414.11 8.04t95 
LL1 WI.IMUll!lY fACX.llY l,4S5Jl4 1.SI0.64 10,59.S.41 15,561.1< 

!IESl)ENWIL 1,421.18 236.12 0.ll'l 
····-

t ~ltlUNITY l'AC:llllY 3,52&.i[ l,6!14.89 11.521.l! 16,6(3.21 
RESIDENTIAL B72.5! 0,00 Q_D[ 0.00 

, OOMli\llNITY,-....,, l,1IDI mz.~-- :ti,ISlJIS tn.952.ll 
CF EXTERlllR "IERRACE Sll91l 32G.l!li,: 915.91 
RESDEt\!TIAL iilt.lil II.Ill -o:oo o.of 
1AJMMUN!TY FI\Cllf!Y 3.175.71 1.282.60 l:151.11! &,61020 
RESl!lEHl'IAl . 517.61 o,oa ... 0.00 0.00 
OOMMUll!TY FACILITY 3.175.71 t:'82.61 2.004.71 6,46l.1[ 
RESIDENrlAI. 517.~ 0.01 0.01 0.00 

5 WM~IUNr!Y FACIUTY 0.00 0.1111 6.51lTAl .. B,567.47 
Rl:SIOENTIAL U402l 1,101,71 ., 0.011 0.00 

l l<laSIDENl'IAl l~Jl 

tit 
11.00 0.00 

7 ffl::SIOENTIAL 3,$?,73 0:(ili ···········-·-· OJ)() 

·····-·····-··-···--··-
I RESIDENTIAL __ 3Am-n Oc03 OAl 
I RESIDENTIAL im.til <4~.1131 11.on ti,CII 

1u-·EMJLKHt:J\ll Hf:SIOEhiW. 2n.11 O.lilll MO 0.lll 

TOTALZONl!IGfl.OQR~ R86 OOMMUNi'IY 
TOTAL ?Otl!NG l'l.OORAAE/1 Rllli RESIOENTW. 

TOT/IL. ZOHlriG FLOOR ARE/\ R!OACOMMUtJITl' S,769.37 
TOTAL ZONltlG FLOOR AREA RIO fll!SlDENTW. 4,6.16.07 
TOTAL ZOKlNG FlOOR AREA RIO.I\ EXfSnNG COMM. 27,73Ul 
rorAL zoHIHG FLOOR AREA 

·--·-
RIO.I\ JB_.145.~ 

TOTALZOl!IIIC F'.OORAREA EXl&rniGCat.WIUN!TY 
TOTAL ZOHIIIG FLOOR ARl'A PROPOSED COMMUNITY 
TOTAL ZOlllltl. FLOOR AAl'A OOMMUNIIY 

. tOT ZO ING ftOOR ARE/\ EXISU.G RESlCieil'tAL 

. roTALZONIHGfl.OORAREA PROPOS!iD RESIDENTIAL , 11,6'16.49 4,636,0J 
TOTALZONING Fl.OORAREA RESlDENllAL 

~"1 BIJILDII«, & EXISTING 
TOTAL SVNAGOGOE 

RFSIDENTW. COIA81NED ~ & 
GROSS R10AGROS$ ZOIHNGF,\ 

A.OORMIEA FLOOR AREA 
0.00 8.042-95 MJ 

0.W 1111 
1,863.111: 17.W.14 II/A 

-·-· 
o.oc 

t7,615.B1l 972.5! 17,61~7 
om 

5'17.Gl 12.385.Il 12.:ias.n 
oiJJ 

511,6! 6,127:,1111 6.1Z7.IIS 
0.00 

517.69 . 6,91111.7! 6.!80.11 
- 0.00 

4.343.00 1U.?1D.5: 10,~lQ.fil 

4,195li1 -4.\SUI 
...... 

4,195.51 
4,f83l!l ...... 4,16'JOJ . ·4.1a..01 

4, 11\>.of ~;1as~1 . ,l,18l.Q1 

;.s:r,):411 1.!.111.4[ '2.S7l1:41. 
272.71 212.71 -·-··- ... 

272.7\ 

Lot Area {Lot ¥l (Z&ning AnaiysisJrq~ Platt Bvard.Dovell Wbitf!l 

2. LOT AREA: 
6-10W.70TH 

R8B 4,723.5 SF 
R10A 1,708.5 SF 
TOTAL 6,432.0 SF 
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:NXC Department of 'Bu_il~in:s Permit 

fee,.Pll)~ 

Crane lnfomation Plan. 
· ··. EJC11mmatlo 

Afierfiqllr1tilarlnneef'!imtlt! 

NYC Department of Buildings 

Application·Detmls 

Al!Commlmt• 

C!QPr~11h!w 

~~ni~~-~~~~-~-~~~·-¼ -·-·········----~-~~~-~~:-~~~~-.~~--.~--::C::h::11':lliin~g::e:::Rff::;:u:::1is:....._,_,.~---

Last Action: PERMIT ISSUED- PARTIAL JOB 08/0512015 (Q) 
Application approved on: 05/04/2015 

P1e-filed;051~3 l!uikling Type:Olher 
Dato filt!ltii5iZ41:ID13 

Fee Struc:ture:El\EMPT 
Remw ill-ffl!Ul!lttd lintier B11!1!1in1'1COMl·:m0S: 

Estimated Total Coat:.$0.00 
Electronn:al!y Flled:Yes 

ttub Job~ Yes 

t Lo~,11\f~!~AU ............................... . 
Hou.e Ho(s):8 Street Hame:W-.sT· 70TH STREEr 

Boro11gh:Manlu1ilan Bloctt: 1122 · 
Wolt. on Flooljs): SUB,CEt.,ROF 001 thru009 

i APP~~t:0Htii<'.oiit1nroimat1on_' ··•·. , ,··•·. 
. Name:SAMUaGWHITE 

Lot:37 
Apt/Condo N"4B): 

BIN:.1028510 CONo:107 
Zip Code:10023 

Btislnaa Name:l'Ul,TT' 19YAIW.OOVEU.ll'IHITE LLP 
Buaines1Adli1D11:20WEST22NOSTREErNEWYORKNV 1001D 

E-Mllil:s.wttlTE@PBOW.COM 

1:lt1s1'1ilila Pho1111:.'it2.6$t.24'!0 

. . Applic,.ont'Type:ORI:. lllftA D~H-~! DitLJ>. t;J Qiher 
~!!i14Apj,!li!liJiL · ... 
Nfil,\~ahla- . 

. ·emk:iu!Ai>Pliilimriif'~ 
NmApplir;oble 

:1 itl!inu ~~•~ ·. . .. _ . , ,_., ". . 
. IIMlll!:HELEN AGOLDUBER 

Business Name: DESIGN 2147, LTD. 
8usineu Addren: 52 D!AMONI) STREET BROOKLYN NY 11222 

E-Maik HGOLDUBER@DE5IGN2141.COM 

A l"ili(ig.:S1.ab.itL 
C&k Here le VilWo' 

Buainen Fmc · · 
Mobile Te~hone: 

Lleen.e Number.014775 

Business Phon.,:718-383--9340 
Business Fu: 

Mobli. Telephone:· 
Registration Namber: G46540 

J :Join~:,: .. . . .. . .. . . _ . . . . . . . .. . . .-· .... 
DAttemtlon Type 1 or Altemllon Type.; required to-tnett New Blll!dlng nquirtmtl1fll (28-101.4,51 
D,'ltemm:m Typt 1, OT"No.Worll" Iii N!!!Wffuiltling -
D Alteration Type l! D Ftil Dimlolitlon 
D Altl!l'ation T~ 3 D SUbdiVision: Improved 
D Sign D Subdivi.9ion; Condo 
Dl~ive1-4~tanceR1qoestvd? DYes Ill No 

- . . . . . . . . . . i;·Wortdl'ypii,1 i . .. 
DBL-Boilff .. , ci~A.~~i~~~ , DFB~ Fuiii~mino CIFS~Fuiilstomve 
D FP-Fife SUppreasion DMH-Mechanical 
D SP - SpriMlef Ill EQ- Construction Equipment 
ll!OT- GEN. CONSTR. 

1 ,1,1a~Qcn,~~°*=um1m~'~ii.bmm~:-· .. ·· 
1'111111 Page Count: ES 

ii Addltwnatllifomiaimn ,: : . · 
Enla1Dement pr1>p0Nd? 

D Pl - PrumbillJI D SD- standpipe 
D cc -Curb cut 

Ill No O Ye11 D Horizootal D Vertical 
To· I Consttuction_l'IQ?r Ami: 5!>'D.:!7 re.ft 

GOODMAN-MARKS ASSOCIATES, INC. 
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NYC Departmeut of Building~ 1-ermit 
· (continued) 

·,: AddifloUJi'C~'ildimiiio,ri~lQli~·i;ir.ri.~nf: 
YnNo YesNo 
D D Alt reQi.rketl to m11et New BoilliillO req'a (28-

1DU.5) D 

D 
D 

D 
D 
D 

AHeration ia a ma]OT change to exib 

Change in number of dwelling units 
Change in Ocoopancy / Use 

D D Change 111 lnconlisii>nlWilh currentcertmeate. 
of occupancy 

D D Cbange in number of lltoTies 

DD 
D IHI 
D IHI 
D IRI 
D JIii 
D 1111 

facade Alteration 
Adult Establishment 
Compens11l~ Dtt•lopment (lnclusiomuy Ho11sing) 
Low Income llous1ng (lm:lu&ionazy Homring) 
Single Room O(:(;up1111ey (SRO} Multiple OW&lling 
Filing lnclude11 Lot Merger J Rappo,tionment 

D II lllfill Zoning 
D II Lort Board 
D Ill Q11ality Housing 
D Ill Site Safety Job J Project 
D Ill lnclu ded in LMCCC 
Worll Includes:. 
D D Prefab wood l-joist11 
D D Stmctural COid-formed steel 
D D Open-web 11tffl Joists 

m D Landmarit Landmark Ooi:ket Numbor: LPC152 
D !Iii Environrmmtal Re.!trlctions I Littfo E or RO) 
D IHI U11mapp,,d/CCO streti 
0 IHI Legalimtion 
D Ill otller, Spl!CifYt 
D Ill filed to Comply with Local Law 
l:11 D Restrictive Oeelallltion I Easement 

CRFN Ho,: 2014000392039 2014000374596 2015000000356 
!JI D zoning Exhibit Rec;ord 11,ll,IJl,etc) 

CRFN Ho,; 21l1500005ll525 201500DD50S24 
0 lfll Flied to Address Violationl11) 

l!I. D 'Wllrt in chides llghting fixture and/or contra Is, im;tallntion or replacement. [ECC §404 and §505] 
0 D Work Includes modulBT amstructlon under New York State Jurt,,dlction 
0 D WoJk includes modular construction under New York City jurlldiclion 
D IHI Structural peer review required per BC §1&27 Peer Reviewer License No.(P.E.): 
D D Worf< incl11des permanent removal of standpipe, sprinkler orfire suppression related systems 
D D Work ineludes partial demolition u dltflned in AC §211--101.&, or the raising/moving of a building 
D D Structural Stabillty affe,::ted by propoaed wnrk 
BSA Catenllar No.ts): 7+07-EiZ 
CPC Ollendar No.ts): 

!'IO;'wtcecc.comp1iarit1 ~tor11.cr,r:~iw~~~ (Appll:c;imf~~ . . · . • . . . · • . . .. . 
l!ITo ttle beat of mykoowiedge, beiiltf and professional judgment, this application is in compliance with the NYCECC. 

D Energy an11lyel1 Is on another job number: 
Yn No 
D IBI This application la, or ia part of, a project thllt uttlizfla trade•offs all!1lng different major sy11tems 
D IBI Th is application utillus tradl!!-Offs within a single major 11ystem 

11 Job!)eBcription ........ ___ ....... · .·.······ 
FILING HEREVl'liH NEW BUILDING AS PER FLANS. 
Related BISJab Numberi,, 
P1imary application Job Number: 

.'12 /Zorim1fChimletfflltii:ll - . . .... . . . .. . . . . . . . .. , _. . . . . . . . . . . . . .. · . 
mm1et{11): R8B- GE~IERAL RESIDENCE DISTRICT R1DA-GENERAL RESIDENCE DISTRICT 
Overlay! s): 
Spec:ial Dil1mct(11): 
Map No,: e.~ street legal width fft,I: 60 Sheet status: Ill Publi& D Private 
Zoning lot includes th., following tax ]Otll: 00036 000!\7 

··bci'MMu~~;:tk~~···· . ······. :~Jriii~li!il,tt,1''.\··· ... ' .. 0:rof'"· 
COMMUNITY FACILITY.. 14.372 R8B 
RESIDENTIAL . . . . 4,666 R10A 
RESIDENTIAL . , . . 16.005 .Rae 

. Prolw.!~ TTo~ 41,565 
Elli1t,1n11 """· . 

Proposed Lot Oda!!•: Lot Type: Ill Comer 
· Lot Coverage(%): 80 

D Interior D Throll!lh . 
Lot Area 1511,ft.}: 17,286 

Proposed Yard O;,tails; D No Yarll5 Or 

,.FAR·· __ .. , .. 
0.33 
.OJl3 
o.zr 
0.98 
i..41 

Lot Width (ft.): 172 

Front Yard Jft.)t D Rear Yard flt,): 20 Rear Yard Equivalent lftl: o 
Side Yard 1 (ft,I: o Side Yard z (ft.I: O 

Propo.sed Othe.- Detail•: Perlmeterwa11 Height !fl,); 95 
fll~losed Pifflcinn? D Y~ Ill .No No-. of Dl!fkinn -: 

GOODMAN-MARKS ASSOCIATES, INC 
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1'1'YC Department of Bui,clines Permit 
(continued) 

Piop!lt.!id 
Str11Gt11ral Oc:cupllllcy Catiigo,y; Ill -$U5ST$.NT!AL r!AZARD TO HUMAN UFE 

Sei&miG Oe&IOn Cat&gory: CATEGORY 8 

oceupancy Clanlficatlon: 
Construction Clllulfk:ation: 

Multiple CW.Iring ClaMmcation: 
Building Height lit.): 

Building Stones: 
()welling Units: 

« FIii · ·•• · ·· 
. 0 NotApplicabi.; D Off-Site 

R•2. RESIDENTIAL: APARTMBslT HOUSES 
!-8: 2HOUR PROTECTED-NON-COMSUST 
HAE.I\ 
10& 
9 
4 

~u1ebuilding? IJI Ye11 0 No 

llll On-Site 0 Under JOO cubiG Y11rds 

21114/2008 Code 
Deslgnation1? 
111 Yes CJ No 
Ill Ye1o D No 

15 · Conttilictlori Equlpin~ 
D Chute 
IJl Fence 

o s!dewaik Shert 
Sia: in88f1t. 

0 Ollll!f 

Construction Material: WOOD 
BSAIMEA Apl)fOll'Bl No,: 

D Supported Scaffold 
16 cudi cin l)e!ienptlon 

Not Appllcable 
1t Tiiit:'LotCbili:tem!!riiC9 • 

Not Provided · 
1fi ·.,:we l'ro~lon equ~! · · 

. Ex~ting 
Yt>a No 

FireAlann O D 
Fire Suppression D D 

11:·0jieii S,pai:C 
. N Pl Provkiea 

21). Site -Cn~tiiii '.• •.• · · .. 
Yes Ne · 
0 Ill Tida!Wetlands 
D D Coastal Erosion Hamrd Anm 
IJI O Fire District 

Flood Hazard Area Information: 
Ye.No 
D D Substantial improvement? 
D D Substantialtv damaged? 

. ;rop~· ·.·•·· 
Yu No 
IX! D 
D Ill 

D D Floodshi1tld-B partotproposedworlt? 
.zf:i)om~11tlon ~-s'i:· ;: : ·. • . 

Not~eble 
22·.Aiibnfui:Atl!111inem-·CQm~n~ · 

NotApp~ 
U ·.S"ron11 ........ ,,, .···· ... . 

Eltitting 
Yes No 

Sprinkler D 0 
standpipe D D 

Yes No 
D Ill Freshwate, Wetlands. 
D llil Urban Renewal 
D Ill Flood Hazard Area 

NotAppljwblii 
24 Ciiiiiiiieiiti . 

z~··Appl~t~'$1:•~•ntliand$~natum-• ,· 1 ~~'~r.nHit~·l'~!ii•~~v~1:• .. • 
Ye:sNo 

Propoaed 
Yet No 
IJI D 
Ill 0 

D 1!1 for Hew Bulrdin; and Alteration , applk;ations flied under the 2008 or2014 NYC Building Codlt only: does 
thi& building qualify for high-rise de•iCI nation? 

D D Directive 14 applk;atlonJ, only: I i;ertify lhatthe com1tnu,tlon doeament11.ubmitted and all construction 
documents related to this application d11< not require a new <>r amended Certific:ate of occupancy as thllfe 111 
no change in ue, eicits, or occupancy. 

:t&:Qwiiei's.lilfiiri_ria.tl.?n ... . ·.· _ .. ·-•• : -
. Name: BARBARA REISS 

R1tlatiomihip 10 OwneneXEC, DIRECTOR 
. . Buliiiutn Name:CONGREGATION SHEARITH ISRAEl 

Bu•inns AddAOH:8 \l\'EST70TH Sl'REET NEW YORK NY 10023 
.E-Mall:SREISS®SHEAAtrHlSR~COM 

Non Profit: llll Yes D No · 
Ye-a No 

Business Phone:212--613--030() 
Business Fax: 
·OWnerType:JNO!VIOUAi. 

D Ill Ownel'sCMl.ification Regardin11 Occupied Hou11lng (Remain Occupied) 
D Ill Owm,r's.Certiflc;ation ReglUlling Oa:upied ttousin11 {Rent Contrell stabillration) 
D D Own• DHCR Notificatioo 
D llil Ownlll's Ceftification for Adult Establisllm1tnt 

.·. D .c:J .Qwnl!f's ~edification for Directive 14 lif applieabllt) 
..... t«!.Jllll4~dlL, ........ ··· ....... •······.··. -- ...... -- ... · ... · ... C.·•.·· .. 

To wiw mcle,umi bounds. see tM ?kit Oiagr$m (lorrn Po-n. Astanned i~ may bea11flilab1& here. 

GOODMAJV-MARKS .ASSOCIATES, JNC. 
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Encae;ement Letter 

-=-- .. ~o &. !]ood1nan-lvlar!-s Asso~J'!!<:t!~C .. 
~f.1,1. ESTAT[ APPRAiS[RSA!\D CO~SLLTANTS 

t U'll'Uk~'lt Ill \114}1' \IIF I IC\. \C Cm ~H"(illl t-~ l(("\H.1' 1 
[.,•'ll,;J!ft'UW~lni'Ntl"\!1 :it=11·1 ~·, •• ta~Pi'l'' '•. "-I \,h~lO, :,i"Jl 
1·iH•r·lt· 1:'it1-t .... '4P.. ••171::', ·,·Hia~,1 :-1-11.~·•"i:;":'.' 

sr,,1· ir1<M:1 ma,.-~. 
~-"-h\ltl'f~~i.v~ .r,,s1 ·ir t:. ..?~~~ ~~Ji w t.11 .. ;,au" t ,.1.._,"' ! 1 \.\ l: w .. rt 1·711~-~1 
1..-Jf~~t~r !~J11 1 .. .t~ ,T}i';,;; 

h'i..J'H ._;ti>rr.ir,•111t111...,1f..'I ,n,.i 

r..,.·~r. L~}Hif ~~1hmH."!:it 

i~r,r.'rkk~~ 
~ 'ni\~f~~~~~!hfrp S!1;;·,u r~h ist?ld 
f; \.\ ~:1f7C ti ~t..-i:,.·,~ 
hir\\ \ Hrt '.•,(i I Uf?:::3 

.~~- {} L:f-./t:~f"{f; u. Sl(fv";l;:-t 

~{
2 \1: Yfirk, ~'0\\. Y01-h 

Blt~:k ~ t·I:: .. t:<!'1,,_t~ 1ft f..\ :1·~1 

\\',:fa1,·~!·,.;,rn as~.-,d 1u p!<!p11,cirn a11J11-;1,s,drq1nnfor thq1l1rpu,e. .. '1 ,:,stimatin6 thc··~s i, .' "ll.• 
r•r,,pu.t.:d'' ;m,J ,1Jdi1iu1r.;il :1;:1rb:1 val:).(', (If !h11fo,,;,r.'ir,ke~1 .. tc,,f 11...,~u!,_1enpnlfl-;'rt:, 1,11o~r the 
ih,~3) vahr,11ioi1 ~.:.-n.atius b:1cd hciow. T!u,,rubje~lp,,,p,\ny .:011::11~1;. <1f 1w,i 11d_i:m:nw11c;m1 
kit., 1111 \lhi,,11 ~ m1wd·u~rc,ic!~ntir.iaml rnr..unmlilj fodlii) cmnlominhmib.;ildin!; 1dlh1· 
•·01i.1rnM~,l !11.-J,,!!ov.ir.11 f, my m,;i..·r~lur,.iu,i; of ()lC;.eupcnf 1lwp,1\~1\l'i,;l,,pprlli:ml 
at,ig;11111;:n\~:< wr;-l(,1~ ,,,ir i:..,,r<.'.<\1:irnm1.m1foi lhe~.:n i,<"H• b,: ptrfonn1tJ, 

v.,1~~1ti,ms,,:im1n 1t .. A:;tf .. y:icr.ntJ,,»ith 

hi \'~lu,11i,w S,·i:n:uio L ;\t•,•. ill ar,pr;;i:,1,:1h.:,1,iiJ,,.:1prnp{'.r(}' "i\s t<,•·i;~ ~a,·:.H11l :rnJ w ,1~ hiiiws! 
~1liJ b~~.u,c . 

V,n!t~lii.ID s~_\'lWi!1_ l) L:\,;fr<).f"/\''4:;_ik,1\h:nBilJ:!>;1m11HO>I', l'adhlv (,•J;fil1f1lt[IIH :)\'.l!Ja.t®@'.: 
li1 V:almHiun S1:e1.:.i,i,, fl. •,,!.'will ~jlfrnii;., lhtm:lll.:t'.I ,•a!ufof 1h1:;;e1hjr.,,·tr,r,,r,.:rty ~:; d1;vclopell 
inrn" n:,1dcm,,•l~nd n>rnmu/111) foo:ili!) ..:01,J,,min,um J,•vdoµr11!!JJ\, PlltHJ.:Jllllu 1ht::)1f(.1p1.>::ed 
lwi1'1ing pb,i, 1,1 bf.'..,11ppli~d In LI~. lllO!lf, wiih \hq, r.ir,v,t·d ,·<m,1.rnc:1i1.m h~rci ;@l ;.ofttn,;1 
budg1c1s Wc.l.::,,.,h,•e11 informc,1 ,1rnttfwpror•h\1.i n,;;11 .:(1rn;uudion lmpr ,ivi:mi:111s w;Hlm::!t1d<!: 
rrnn1mmi1y facility ; /1,,,>1, l thri;:•Hfh ,1 p)m; 1w,:, belim: gr:a<kl,'.\d ilt'l!Jr-;·1 :ind;IU\<11"), r,•,11:frn11,1l 
1111i1; t111 flot.ric ~ thtr,ugh 0. 

GOODMAN•MARKS ASSOCIATES, INC. 
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Engagement Letter 
(continued) 

UOUU~A.~,1,(.\"K..1>,.,.\~>1:.1,_t(1l~Tt:.~ t"\C 
tt.r~~,-4>'t~'l'f.tl'f"H:~rn~:i!flf .J.~n i:·u~.!iFt.rA.~Yt-

C:1.it.,rµi.:~ltt'lii. :i:lh:"i.1t;1 h l~rilii-·I 

ftrt,:t·J 

;"11·t,lW' 

h1111,1,ur, ~;i,'..<;Jl!IV•!I lli£lr,;l';:,'.Y.4;;fo.tmti p~1,l,.m1it;K:,•1t,fom it~mn\liJ!l ,J -

in \'~l!i,Hicm Se1.·nMi11 m. •\!!.:~,iil,slim,1l<"lll~ ,;,h.i~rir 11..:"nd'pn.X:!!'l!ih.'fmmlhl!"S.i.kof 1b1 

lt1t,1r~ ,,:~hlc1llfalrnm.fnm111iim:. whktt "iUbcrrc<'lwd fr,mllh"Pf"JJ'-'l'C.t d:1't'hJfl<'i of \\lth.:h 
~()~. wiilt>.:JBot1t,d with !hd' 01\~ft'!;!f<lior,_ 

Tl~, .. ~~i);llllllrntwifl h.::wn .. 'ucl<'d in ..:ouformily wilh 1h1.'rl'q~111:mi::ril~ .;fU,c<_"-udtol E1hi.:1, J!ld 
Srnn&mfa 11f Pwfo~simu,H'n1,;ii,·,i•f lh,·Ar,prnlsalinrti;,M. alm\ll wi1h tl\!.'\Jnifom!Su.nd:ir~s of 
J•r,ifw,imli1lApprui:.dl'r..cti;.1td.:Sf1\l'). \IS prn1)wfg~t~rl l:i) 1ll;.-.'\jtpn1,Rai$1111Jard., P.o:,rd ,,f 
1l;~App(ai~~l!'vunJ;uion 

01!r fo,fo1 lhi~ :.,;;i~11m"111wiHhdi i~.:'\O'J.tlH, pay;,b!~. ;,tr',, (S6,;5H.f.lli! up,;11 rc1<,i1~r ;mJ 1hr 
\1~ian,;.::S 6.2:-0 /,)()). dm•trp,,!\ $ubmi1>sit>n of 11ilmflrcpnmo yott for yuur r .. v:111w uf f:;,.•111~Wj1a. 
'lii<,:rl.'f~l<rtwil!hc.ldi \i:.'f!'ll \(> you <)[ vour d;,,igrn~by Juli 27, ::!ill 5. i'i~ue return this sigr~d 
t~laiMr ,.,,a ~c1b111ililhv 1h<'in,!i~!re\11m~r fC<!Md itllj1<:rtiru:m:subj<:<'·1prnpm) .ir,ta ns s@IDfi ;,~ 
pD~1!?ko w n~hJ di:h~) th,'i>d_i,·ll,•l,•d 1k!ivcry JJi.c • 

hi :;'l!kUtit\i\ to said prtl-it'siitma1l'~flM thr~s~r,tuuent.F.! fU'll ugrc-i.."it1 tori1;w1lS~le'.J-'::i for a~y 
Jmc=:<>;f!¢n,k..i r,y H!> :.houhl w.:-1.>01equ,r~>J (b)' ~ullp,le!laaf >.\thl'n\iic/ m-,,:quc~wJ 1,, )'l'lU \ll 
}"oHr it'r~·~~i;nt.ctNt.;,~ to f1,:,.,'"t_·:r .. m1~ ... f:n...,·o,lt,.,~J tn any litit~f1011. iHb~i.:-;1tim~ h:tmlvft~xcdin~ 1tr 
iKJ:_(11i,1tion in ,n~ ;,i;;1 irr,-.,,,.,1,g 1hi;; i'<'J:'=<£~m~·nl. Sh,i11i£l ,11,,-J; liligu,hui ,x a; t:.1:1-.!!ion b.-romc 
nrn:,ury, ",;,\illl:>Wnlour prc•'lliling oo-,1r!~ nnl!'S, .'\l uf,he<.lakoftpi~ rel!linl't ag1c£l11enL_ 
tht:-}1 ~n:e: 

S,,ninr [k~igr,~l<l'rl AN>r2i><~t 
St"n!Hr Smff App~t::::t"f 
S1;1.I r Ap-prnii;,~ 
l(<scarrb 'fintl! 

$41!!1.tni'l,,:,ur 
S:t1i<1 ao '!ui\lr 
S::SOJIOlhmJr 
$ I Utl lJ!Yhm.:r 

If thrnbu•,ds "i~t'fhkl<> :,-,m, 11~1< ihat;i:n1 l>igr, an,! return tbii, kite, !<) ollr Corf'(n:i!li 
!klldqtwirlt!~.; 

G1u!dm1tll• l'tt11rks Auoclaies. lau:. 
170 Old Coun1ry flo111l, S11it1Slll 
Mli11;ol11, NY IJSOI 

GOODMAN-MARKS ASSOCIATES, INC. 
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r~~ti;r~~jilt~l~ Sbr~m~ t~r~'\-tt 
hm1:cJ 
J"i> ~. wi, 

Eneagement Letter 
(continued) 

l.!-v()]jlll,t,lit.,..[M4f!;b,~AS5(K''-A 1 i."i. Pi~ . 
J!::¥.A~a.t:A1T.ft,ffflJ!.Ul.f.ltJ. A;fll,:1:1 i'O-..i::iH L,A:,..;.1~ 

GOdJl.•.11,fli,N-M.4.lti{S AS.li'0('M1'E!J; INC 

)(_~·-r·/· 
;-,;•<{~- ),:.-,,. 

~,hH!.ttcw J. G1w;<iwidd, 1\-\AI. MR/CS 
f>;c,;i1kni 

.. 1i,~"t"•d dt::J ."t,·~··rJ11ni· ·:-.. -=_::; 
~· - .. 

!ly:_ .,;:"~"'!;!/z;~,/:i;;d#-"? 
Mc Lo~L, Sdonior. · · · 

GOODMAN-MARKS ASSOCIATES, INC. 
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