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GOODMAN-MARKS ASSOCIATES, INC,
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Congregation Shearith Israel
Page 4
September 17, 2015

This appraisal report conforms to the guidelines of the current Uniform Standards of Professional
Appraisal Practice (USPAP), 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 m this report. We are not responsible for unauthorized use of this report.

We have not beer 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 mmst 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 vah:e 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 final issuance of a Certificate of
Occupancy. This appraisal is intended to be used in the underwriting of 2 mortgage for the

subject property.

In arriving at the appraised values, we have given consideration io all items influencing value,
including the location of the subject property, existing and projected competition, contimued
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 vahie of the fee simple estate of the subject property, as
of the date of inspection, July 17, 2015, was:

THIRTY SIX MILLION DOLLARS
($36,600,000.00)
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1t is our opinion that the “prospective as complete” value of the subject property as developed
into a residential/community facility condominium market building, purswant to the proposed
building plans, predicated upon the extraordinary assumptions and limiting conditions as defined
within the body of this report, as of Gctober 2016, will be:

EIGHTY NINE MILLION NINE HUNDRED THOUSAND DOLLARS
($89,900,000.00)

It is our opimion 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 THOUSAND 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 and comments made herein.

Very truly yours,

GOODMAN-MARKS ASSOCIATES, INC.
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Matthew J. Guzowski, MAI, MRICS Matthew F. Boylan
President Senior Vice President
Goodman-Marks Associates, Inc. Goodman-Marks Associates, Inc.
Certified General Real Estate Appraiser Certified General Real Estate Appraiser
New York Certificate #468986 i New York Certificate #4651008
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Zachary Hendrickson

Assistant Vice President
Goodman-Marks Associates, Inc,
Real Estate Appraiser Assistant

New York Certificate #4851266
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CERTIFICATE OF APPRAISAL

Premises: 8 West 70th Street — Lincoln Square, New York, New York

We, Matthew J. Guzowski, Matthew F. Boylan and Zachary Hendrickson, certify that, to the best of our knowledge and
belisf:

THAT, the statements of fact contained in this report are tree and comrect,

THAT, the reported analyses, opinions, and conchusions 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 5o personal interest
with respect to the parties involved,

THAT, we have performed no services, as an appraiser(s), regarding the property that is the subject of this report within
the three-year period immediately preceding acceptance of this assignment;

THAT, we have no bias with respect to the property that is the subject of this report ar to the parties involved with this
assignment,

THAT, our engagement in this assignment was nof contingent upon developing or reporting predetermined results;

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

THAT, our analyses, opinions, and conclusions wete developed, and this report has been prepared; in conformity with the
Uniform Standards of Professional Appraisal Practice (USPAP) as well as the 2010 Intevageney Appraisal and
Evaluation Guidelines,

THAT, we have each made a persona!l inferior and exterior inspection of the property that is the subject of this report;
THAT, no ope provided significant real property appraisal assistance to the person(s) signing this certification;

THAT, the reported analyses, opinions, and conclusions were developed, and this veport has been prepared, in conformity -
with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute.

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

THAT, as of the date of thiz report, Matthew J, Guzowski, has completed the contmumg education program for
Desrg:nated Metnbers of the Appraisal Institute

DATE: September 17, 2015

. {

Matthew J. Guzowski, MAYL, MRICS Matthew F. Boylan
President Senior Vice President
Goodman-Marks Assoeiates, Inc. Goodman-Marks Associates, Inc.
Certified General Real Estate Appraiser Certified General Real Bstute Appraiser
New York Ceriificate #468986 New York Cemﬁcate #4651G08

_,w""}

. ;:j . {;M

= Zachary Hendrickson
Assistant Vice President

Goodman-Marks Associates, Inc.
Real Estate Appraiser Assistant
New York Certificate #4851266
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Property Location: & West 70th Strest
Lincoln Square, Borough of New York
City and State of New York
Tax Map Designation: Block 1122, Lot 37
Owner of Record: Cong Shearith Isragl
Census Tract: 153.00/5
Property Rights Appraised: We have appraised the market value of the fee simple estate of the

Valuation Scenarios:

subject property under the following scenarios:

1) Market Value “As-Is”;

2y “prospective as complete” wvalue 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 residerntial condominium

Land Area: _ 6,432+ square feet
Proposed Building Area 41,695+ square feot above grade (13,2584 square feet below grade)
Zoning (Lot 37): REB - 73.44%
R10A —26.56%
(City of New York)
Highest and Best Use: As Vacant — Construction of & residential building built to the
maximum density and bulk permitted under the existing zoning.
As Improved - NIA
Property Description: The subject property consists of a rectangular parcel containing a total

of 64324+ sguare feet of REB (73.44%) and R10A (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
nine-story, plus cellar and sub-celiar, elevator-serviced, mixed-use
building with community facility use space on floors one through four
and huxury condominiums on floors five through nine. This report
assumes the proposed property will be built as described and detajled
in the provided plans.

GOODMAN-MARKS ASSOCIATES, INC. 7



15-713

SUMMARY OF SALIENT FACTS AND CONCLUSIONS

(continued)
TYPE OF VALUE VALUATION DATE
1) “AsIs” Market Value, July 17, 2015
2)  “Prospective as complete” value of the subject property as October 2016

developed into a residential/community facility market
building, pursnant to the proposed building plans

3)  “Prospective as complete™ value of the net proceeds from the October 2016
sale of the luxury residential condominium units

YALUE CONCLUSIONS

"Cost Approach BT NA : NA

Income Capitalization Approach N/A N/A NA
Sales Comparison Approach $36,000,000.00 $82,900,000.00 $61,300,000.00
al Opinion of Market Value $36,080,000.00 . £89,900,000.00 %61,300,000.00

** Predicated upon the extraordinary assumptions and limiting conditions as defined within the body of this report.

GOODMAN-MARKS ASSOCIATES, INC. 8
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10,

1L

12,

3.

14,

UNDERLYING ASSUMPTIONS AND
LIMITING & QUALIFYING CONDITIONS

This report is intended to comply with the reporling requirements set forth under Siandards Rule 2-2(a) of
the Uniform Standards of Professional Appraisal Practice for an appraisal report. The informaticen 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.

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,

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

Responsible ownership and competent property management are assumed unless stated ofherwise in
this repott.

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

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

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

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

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

It is assumed that all required licenses, 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
tased.

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 fo accuracy is expressed or implied unless stated otherwise in this
report. Mo survey has been made for the purpose of thisreport.

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.

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 unknown easement or encumbrance, the value conclusion coniained herein
may be subject to change.

We are not quatified to detect hazardous waste and/or toxic materials. Any comment by us that
might suggest the possibilify 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, urca-formaldehyde foam insulation or other potentially hazardous
matertals 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 reporf. No responsibility is assumed for any environmental conditions or any
expertise or engineering knowledge required to discover them. Our deseripiions and commerts are
theresult of our routine observations made during the appraisal process.

GOODMAN-MARKS ASSOCIATES, INC. o]
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15.

16.

17.

18.

18.

20,

Unless stated otherwise 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
cottformance 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 ailect the property’s valve, marketability or utility.

Any proposed improvements are assumed to be completed in a good and workmanlike manner in
accordance with the submitted plans and specifications, and conforming to all municipal, building
and health codes,

Our value conclusions were based on the assumption that the subject property will continus to be
adequately maintained and professionally managed to sustain its competitiveness in the marketplace,

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

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 1s addressed without the
written consent of the appraiser(s), and in any event, only with properly written qualification and
only in its entirety.

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 fipn with which the appraiser(s) is/are connected) shall be
dissemmated io the public through advertising, public relations, news sales or other media withont
the prior written consent and approval of the appraiser(s).

GOODMAN-MARKS ASSOCIATES, INC. 10
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APPRAISAL DEFINITIONS

Market Value '

“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 motivated;

s  Both parties are well informed or well advised, and acting in what they consider
their own best interests;

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

s Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements coraparable 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
Register 29499, Tune 7, 1994.)”

Fee Simple Estate >
“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

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

in a report.”

1 14e Dictionary of Reai Estate Appraisal - Fifth Edition, Appraisal Instiuie, Chicago, IL, 2010, p. 123.
2 mid,, p. 78.

3
bid, p. 702,

GOODMAN-MARKS ASSOCIATES, INC. 11



15-713

Intended User *

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. (USPAP, 2014-2015 ed.)

2. A party who the appraiser intends will employ the information contained in a report.”
Extraordinary A§Sﬂm2ﬁ&n5

“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. Exiraordinary assumptions presume as fact otherwise uncertain mformation
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 m an analysis.”

Prospective Opinion of Value ;

“A value opinion effective as of a specified future date. The term does not define a
type of value. Instead, it identifies a valie opinion as being effective 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 of long-term occupancy.”

4 Uniform Standards of Professional Appraisal Practice (USPAP) 201 4-2015 Edition, The Appraisal Foundation, Washingtor, DC, 2014 p, U-3
5 Inid, p. U-3.
8 The Dictionary of Real Estate Appraisal — Fifth Edition, Appraisal Institute, Chicage, IL, 2010, p. 153,

GOODMAN-MARKS ASSOCIATES, INC. 12
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VALUATION DATES

The date of “as is” valuation is July 17, 2015, the date of mspection of the subject
property. The prospective date of completion of construction under “Valuation II” and
“Valuation HI” is October 2016,

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is o 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, pursuant to the proposed building plans,

3) “Prospective as complete” value of the net proceeds from the sale of the hoxury
residential condominium units

INTENDED USE AND USERS OF THE APPRAISAL

The intended use of this appraisal report is to assist our chient, Congregation Shearith
Israel, in a understanding the market value ofthe underlying asset. The intended users of this
appraisal are Mr. Louis Solomon and those persons authorized by Congregation Shearith

Israe] to utilize the report.

IDENTIFICATION OF THE SUBJECT PROPERTY

The subject property is located on the southwest comer of East 70™ Street and Central
Park West, at 8 West 70th Street in the Lincoln Square of the Borough of Manhattan, City

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

GOODMAN-MARES ASSOCIATES, INC. 13
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The subject property is owned by Cong Shearith Isracl, 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 offerings of contracts of sale on the subject

property.

GOODMAN-MARKS ASSOCIATES, INC. 14
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The value estimates derived in this report are predicated upon the following

to the contrary may affect the value conclusions:

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.

The NYCDOB permit approved the construetion 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 plans that
we have been provided with are approved by the NYCDOB.

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, excluding any excess development zights from Lot 36.

GOODMAN-MARKS ASSOCIATES, INC.

extraordinary assumptions and limiting conditions, which were relied on herein. Any evidence
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PHOTOGRAPHS OF THE SUBJECT PROPERTY

View of Subject Property Site from West 70" Street

GOODMAN-MARES ASSOCIATES, INC. 17
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(continued)

GOODMAN-MARKS ASSOCIATES, INC, 18
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PHOTOGRAPHS OF THE SUBJECT P

{continued)

GOODMAN-MARKS ASSOCIATES, INC.
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SCOPE OF THE APPRAISAL AND METHODS OF VALUATION

The subject property consists of a rectangular shaped parcel containing a total of
6,432+ square feet of R1I0A/R8B residentially-zoned land. According fo the cost
estimate and construction proposal received from ownership, as well as the approved
plans according to the NYC Department of Buildings, the subject site will be developed
with an nine-story, elevator-serviced condominium building with basement and second
floor community facility use. The subject property will contain a total of 41,695+ square
feet of above-grade gross building area, plus a 13,258% square foot cellar and sub-cellar
area.

The following are value estimates requested and provided herein:

1} “As Is” Market Value,

2} “Prospective as complete” value of the subject property as developed into a
residential/community facility market building, parsuant to the proposed building plans,

3) “Prospective as compleie” value of the net proceeds from the sale of the Iuxury
residential condominiam 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/compmmity facility condominium properties,
current prices for construction materials and labor, operating expenses and current rates of
return on investments. From this data, value estimates may be developed for the land and the

property as a whole.

GOODMAN-MARKS ASSOCIATES, INC. 20
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Cost Approach
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 1s 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”
valnation because the land value opinion provided assumes “Highest and Best Use™ as a
residential development site and the proposed “prospective as complete” development
represenits a specific development plan of a not-for-profit group. Therefore, the value
indications of these two components do not comply with the “consistent use” theory of the
Cost Approach and a value indication would be unreliable.
Income Capitalization Approach

The mcome capitalization approach values the fiture benefits from an income-
producing property by measuring the potential net income received. This approach is
significant i 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 capfialization
approach was not 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 for a
property than the cost of acquiring an existing property of similar investment features.

For the “as 1™ 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 maxumum buildable area. We then

GOODMAN-MARKS ASSOCIATES, INC. 21
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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 condominium units. To
conclude a market value for “Valation 1", pertinent sales, listings, offerings that were
avatlable for comparable luxury residential, penthouse and commmunity facility units were
researched. The mmportant atiributes 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 hixury residential
and penthouse units by researching similar new construction building condorminium sales.
Then a series of annual cash flows over each projected holding period. Using a market-
derived rate, the anmual cash flows were discounted to present values. A reversionary valug
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

To conclide a market value for “Valuation ITT” 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 umits to arrive at a net sellout valie 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
approachés into our final “as 18” 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,

GOODMAN-MARKS ASSOCIATES, INC. 22
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LOCAL AREA DESCRIPTION

The subject propetty 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 59™ Street, south of Cathedral Parkway (West 110™ Street), east of the Hudson River
and west of Central Park West, ’

Community District #7 15 bounded by two parks, Central Park 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 79" 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 Urﬁversity Lincoln
Center, the Juilliard School, Mannes College of Music and the New York Institufe of
Technology-Metro campus.

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

local subway stations along Broadway (1 line) at the intersections of West 103" Strect and at
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Cathedral Parkway, and along Central Park West (B and C lines) at West 103™ Street and at
Cathedral Parkway, and an express subway station located at the intersection of Broadway and
West 96® Strect (2 and 3 lines). There are also bus routes along the avenues and a cross-town
bus along 967 Street.

The 2010 U.S. Census estimated the population of Community District #7 at 209,084
residents, up 0.7% from the 2000 level 0f 207,699. The American Commumnity Survey (ASC)
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 form of public assistance. This decreased to 11.5% by 2014.

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

2014 Land Uses - Manhattan Conumunity District #7

LAND USE, 2014

Lot Area
Lots Sq.Ftioop} %
1- 2 Family Residential 429 7935 21

Multi-Family Residentiat 2,819 145888  38F%
Mixed Resid. / Commercial 722 6Ew.1 17%
Commerciat / Dffice 148 15817 « 42
{ndustrial 4 302 4

Transpartation / Utiliy 3 1,0482 28
Institutions 228 41467 108

0Open Space / Recreation 27 70246 1BS

Parking Facilities 28 3235 03
Vacant Land h1iS 16861 43
Miscellanaous 8 713 6.0
Total 4471  37.8914 1000

i

Source: New York City Department of City Planning,

As indicated in the Land Use table above, the primary use of property in the
community district is multi-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% of the housing stock is located in structures built prior to 1950. During
the 1950’s, much of the area was considered blighted, leading to massive 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 87" and West 97" 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:
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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 houschold income of $117k per annum, as

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

g%? REIS Submarket Executive Briefing
. Prepared By Reis, Ino, Apartmenlw; sl Sua{'ierz %&GES '
etro; New York Matio

Submarket: Upper Wes) Side

Kaction 1 - Exesulive Briehon oo Subméks Conditicns
2

Average Asking Rent $4,742 i Averagy Vacancy Rate 3.8%
= Up 1.7% from yoar-end 2014. A » Diified downward by 40 basis points, Y
« Has rizen fof eight consecutive quariers. A « Expotied to finish 2015 81 4 5%,
» Expecled ko fintsh 2015 at 54,080,
. - W N i
Ll B Submarkeat Ovarviaw

Tne Upper West Side submarket, one. of nine distinet geographic concentrations within New York
Metre, confains 18,458 market rate rentat units, or 8.0% of the meiro's tolal inventory of market rate
rental apartment units. In the ten-yvear period beginning with Q2 2005, new additions 1o the
submarket fotaled 1,820 units, while 727 units were removed by developer activily. The nel total
gain of 1,193 apartments equates 1o an annualized inventory growth rate of 0.8%, trailing the metro
growth rate by 1.3 percenlage points over the same period.

@& Asking and Effective Rent

Asking rents advanced by 1.7% during the first quarier of 2015 to an average of $4,742, the highest
observed across the meiro’s nine submarkets. Mear unit prices in the submarket are as follows:
studios $2,938; one bedrooms $4,155, two bedrooms $8.639, and three bedrooms $16,659, The
submarket has now experienced eight consecutive quarterly gains in asking rent, for a cumulative
total of 8.3%. The Upper Wast Side submarkel's current asking rent levels and growih rates
compare {avorably 1o the metro’s averages of $3,281 and 0.3%. Effective rents, which take into
aceount concessions offered 1o new lessees, sdvanced more quickly, up by 2.0% during the first
quarter. The narowing yap between asking and effective rents suggests thal that landiords are
enjoying rnore pricing power sl the negotiating table,
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RESIDENTIAL MARKET ANALYSIS IS
(continued)

: REIS. Submarket Executive Briefing

Prepared By Reis. Inc. Apartment « 1st Quarler 2015
Melro; New York Metro
Submarket: Upper Weal Side

Compaetitive Inventary, Household Formations, Absorption

Netl new household formalions in New York Melro were 3,790 during the first quarier. Typically,
changes in the total nimber of househalds are at least partially reflecied in the average ocoupancy
Ievels of marke! rale apariment units; therefore, itis uselul lo consider longer-term economic and
demographic performance as a factot affecting current absorption rates. Since the beginning of Q2
2008, housenald formations In New York Mefro have averaged $.3% per yesr, representing the
average annual addition of 8,400 households. Over the same time period, the metro posted an
average annual absorplion rale of 3,311 units. During the first quarer, metropofitan absorplion
{otaled 528 units, of which the Upper Wes! Side submarke! captured BB units. Over the tast four
guarters, gubmarke! ahsorption tolaled 182 units, nearly double the ayerage annual absorplion rate
of 102 units recorded since the beginning of Q2 2005. The submarkel's average vacancy rate
drifted downward by 40 basis points during the first quarter to 3.5%, which is 0.8 percentage points
higher than the long-term average, and 0.4 percentage points higher than the current metro
average.

gﬂ? Outiook

| Reis is racking apaciment construction activity thal will defiver 724 units to the submarkel by the

end of the year, and net lotal sbsorption will be positive 458 units. Consequently, the vacancy rate
will driff upwand by 1.4 percentage points to.4.9%. During 2016 and 2017, developers are expected
1o detiver a total of 332 units of market rate market rate rentat apartment units to the submarket
amounting 1o 2.4% of the new construction introduced 1o Rew York Meiro. Nel new household
formations at the metro level during 2016 and 2017 are projected to average 1.2% annually,
snough o facilitate an absorplion rate averagitig 5,658 unils per year. The Upper Wes! Side
submarket will clalm aninsignificant 2.2% of this demand. Because this amouni does nol exceed
the forecasted new construclion, the submarkel vacancy rate will rise by 40 basis points 1o finiish
2017 al 5.3%. Between now and yearend 2015 asking rents are expected o climb 5.0% to a level
of £4,080, while effective rents will rise by 4.6% to $4,810. Op an annualized basis through 2016
and 2017, asking and effective rents are projected to increase by 3.8% and 3.8%, respeclively. 10
finish 2017 at $5,377 and $5.178.
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RESIDENTIAL MARKET ANALYSIS (REIS)

(continued)

Submarket Trend Futures

Apartment - 1st Quarter 2015
Metrg: New York Malio

Subtimarket; Upper West Side
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(continueéf)
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i REIS Submarket Trend Futures

® Apariment - 1st Quarier 2015
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RESIDENTIAL MARKET ANALYSIS (REIS)

{continued)
-
ixs REIS | Submarket Trend Futures
- Prepared By Rels, Inc. Apartment - 1st Quiarier 2015
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RESIDENTIAL MARKET ANALYSIS (REIS)
(continued)

Submarket Trend Futures

Apartment - {5t Quarler 2015
Meare: New York Meiro
Submarkel: Upper Wes| Side
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RESIDENTIAL MARKET ANALYSIS (REIS)

{continued)

E A

= REIS ~ Submarket Trend Futures
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RESIDENTIAL MARKET ANALYSIS (Douglas Elliman}
2005-2014

fcontinued)
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The Pern Plaza/Garment 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 quarter as well. WeWork confinues to lease
space in Manhattan signing for another 140,000 square feet at 315 W 36th St, also in the Penn
Plaza/Garment Submarket, bringing its total in the Market to 552,069 square feet for the year.

The New York City Office market ended the second guarter 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 the second quarter. Vacant sublease space 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 the quarter.

Absorption

Net absorption for the overall New York City office market was positive 2,114,794
square feet in the second quarter 2015. That compares to negativé (831,765) square feet in the
first quarter 2015, positive 3,319,822 square feet i the 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
0f946,674 square feet at 28 Liberty; Kaplan moving out of 147,670 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 feet 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 i the second 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 20135, compared to positive 67,311 square feet in the first quarter 2015,
positive 633,309 in the fourth quarter 2014, and positive 150,145 i the third quarter 2014,
The Class-C office market recorded net absorption of positive 143,637 square feet i the
second quarter 2015 éompared 1o 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 fouwrth quarter 2014, and 8.2% at the end of the third quarter 2014. Class-A
projects reported a vacancy rate 0f9.3% at the end of the second quarter 2015, 9.8% at the end
ofthe 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% af 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 Signihgs

The largest lease signings occurring in 2015 included: the 544,009-square-foot lease
signed by Skadden, Arps, Slate, Meagher & Flom LLP at I Manhattan West in the Pern
Plaza/Garment Submarket; the 506,009-square-foot deal signed by Publicis Groupe at 1675
Broadway in the Colombus 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 fect by the end of the second quarter 20135, 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 fourth
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 of 2,548,813 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 fourth
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 fo 255,443 square feet during that time.
There was 248,081 square feet at the end of the fourth quarter 2014, and 206,033 square feet
at the end of the third quarter 2014,

Ren;al 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 foot. 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-C rates 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-C rates 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 fo 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 constmcﬁén af 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
proje;:ts 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% preleased.

Inventory |

Total office inventory in the New York City markef 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 of 72,487,404 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 Activity

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 o£2014.

In the first quarter, 29 office tramsactions closed with a fotal wolume of
$5,690,528,151. The 29 buildings totaled 6,029,343 square feet and the average price per

square foot equated fo $943.81 per square foot. That compares o 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 foof of $746.26. Total office building
sales activity in 2015 was up compared to 2014, In the first three months of 2013, 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 montihs 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
561,833.33 per square foot. The property sold on 1/16/2015.
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Uptown ~ New York Citv Office Market — 2V 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 presented as follows:

SITE CHARACTERISTICS

Total Land Area:

Location:

Shape/Frontage:
Access/Visibility:

Topography/Soil Conditions:

Functional Utility:

Utilities:

Site Improvements:

Fasements/Encroachments:

Flood Zone/Drainage:

Detrimental Conditions:

Adjacent Property Uses:

6,432% square feet

South of West 70" Street between Central Park West and Columbus
Avenune

Rectangular-shaped lot: 64+ feet on West 70" Street
Good

Apparent adequate sofl/subsoil conditions to suppert development.
Our physical inspection did not include an analysis of hazardous soil
ot contamination problems, Our indicated value conclusion is based
on the assumption that the subject is not affected by any
environmental contaminants or remediation,

Appears adeguate 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 sasements 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 conctusion contained herein may be subject to
change.

Zone X, accordmg to Flood Insurance Rate Map Community-Pane]
Number 360497-0226-F, dated September 5, 2007. We expeot
drajnage 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 summary of the subject building characteristics of the project is below

and on the following pages.

GENERAL CHARACTERISTICS (A8 COMPLETED)

Number of Stories: Nine, plus cellar and sub-cellar
Gross Building Area: 41,565+ square feet, plus a 3,905+ square foot basement
Use: Elevator-serviced, residential condominium building with

community facility units located ont floors one through four.

Year Built; New construction
Community Facility Space 21,938+ square feet on floors one through four
Condominium Units 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 2 “white box” with no partitions of layout design.

EXTERIOR/STRUCTURAL CHARACTERISTICS

Footing/Foundation: Poured Concrete (typical for area new construction)
Framing: Conpretc Biock (typical for area new consiruction)
Facade: Not indicated

Fenestration: Double-hung, insulated windows (typical)

Roof: Not indicated
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INTERIOR AND MECHANICAL CHARACTERISTICS

Doors:
Stairwells:
Elevators:

Heating/Cooling:

Gas & Electrie:

Fire Safety/Sprinkler:

Security:

Kitchens/Bathrooms:

Actual Age:
Effective Age:
Est. Rernaining Beconomic Life:

Condition/Functional Utility:

Not indicated
Yes.

One Elevator

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

It is estimated that the units will be individually metered for heating and
cocking gas as well as eleetric.

Building should be fully sprinklered throughout; carbon monoxide and
smoke detectors,

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

We expect finishes to be consistent with new construction condominium
offerings in local market.

0 years

(} years

50 years

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 néw construction and is expected to be functionally
adequate to compete effectively in the marketplace.
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PROPOSED SURJECT PROPERTY BUILDING LAYOUT - (FLOOR 8)

RESIDENTIAL (PROPOSED) R8B

ARSBB 117 122 11.428F

BRAB 4567 7047 |[3016695F |-

CREB s 2937 12199 8F

DR8B 147 122 {1428F

3,240.53 5F
RESIDENTIAL {PROPOSED} R10A

' |[ERTOA [5000 |884Z [138.838¢ ||

FRIDA |87 16/.99 55579 SF
e ety EE ' GRIOA |483  |66.08 |318.67 SF
¥l Ny s z HRI0A [18%  |147° 214 SF
- VAR v - . 4 U jJR10A [133  [62.82' (8389 SF
B s = - ¢ KRI0A [1.83 1114 [2.08SF
bt Wistts - LRIOA 147 1100 (147 SF
1,302.78 5F
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».»i
g L
£ s _DOB_FLOOR AREA - LEVEL 8
- 7 1 ILENGTH|WIDTH[  AREA
xR /o @g{>. | RESIDENTIAL {PROPOSED) REB
— R N =k : ARBB AT 2> 142 8F
; L gj BROE |4567 |59.75 |5.726.68 OF
LIVE FOIENG - -
l Q vrurrcioser CHBB (075 [79.32 {2198 SF
=

=i ] DREB 147 [122 |1428F
2 ERSS 3157 (1067 |53956 5F
S , ] 306298 5F
- § | RESIDENTIAL (PROPOSED) R10A

] FRIDA 200  [69.47 |138.03 SF
GRIDA (B.A7°  |67.99° |555.78 BF
2 EBE Lo HRIOA 483  166.08 |318.87 SF
v : - JRIDA (183 |17 |24 SF
o KRIUA 1136 16262 |84.60F
- l‘:] ' LRI0A 188 [1.14 15.08 SF
Pt o e : MRI0A 137|100 11.47 oF
il ! 1.102.78 SF
= - __,3 Grand total 4.195.75 SF
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SED SUBJIEC

PROPERTY BLIL 3

YOUT - (FLOOR

LIVRIGEDA

_DOB_FLOOR AREA - LEVEL 7

[LENGTH|WIDTH]|  AREA

RESIDENTIAL {PROPOSED} RBB

ARBB 117" |1.22 |142SF
BRAB (4667  |5975 [2,728.58 SF
GRBE (073 2899 |[2174SF
DREBE 147 |122° 11425F
ERBB [3183 1067 {338.56SF

3,082,735 5F
RESIDENTIAL (PROPOSED) R10A
FRI10A [200° |63.42° |135.83 5F
GR10A 1817  {67.99 {555.79 8F
HR10A ]4.82' |66.08 1318.87 SF
JRIDA 150" |50.45 175.67 BF
KRIOA (117 |1000 (117 3F

1.080.34 SF
Grand totat

4.183.06 SF
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APIRTMENT -
LOMERIEE

UVILDING LAYOUT —(FIL.OOR 8

D08 _FLOOR AREA - LEVEL 8

RESIDENTIAL (PROPOSED) RBB

ARBB .47 122 11.425F
BRBB 4567 [B9.75 (272858 5F
CREB (07 29.32" {2199 8F
DR3B |1.17 127 1428F
ER8B j31.83 1.6 {339.56 SF
3.082.98 8F
RESIDENTIAL {(PROPOSED R10A
F R10A |2.00° 63.42' 438,83 SF .
G R10A 8147 67.99' (55578 SF
H R1DA 14,83 65,08 |318.87 8F
JRI0A {150 5045 17567 SF
KR10A 1117 1000 i1.17SF
1.080.34 SF
Grand total

4,183.31 SF
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_DOB_FLOOR AREA - LEVEL 9

TLENGTH|WIDTH| = AREA |

RESIDENTIAL (PROPOSED) R8B
ARBB 11458 |47.69 (69544 SF
BREB {245 5169 (11594 SF
CRBB_|2964' 151.31" |1,5620.88 5F
2,329,685 SF
RESIDENTIAL {FROPOSEL) R10A
{D R10A [485° 15147 [243.83 8F |
249 B3 EF
Grand total 2,579.49 SF
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TAX MAP

Block 1122, Lot 37
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TAX MAP
Block 1122, Lot 37

(zoomed in)
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ASSESSMENT AND REAL ESTATE TAX DATA

The subject property is identified by the City of New York as Block 1122, Lot 37.
In its “as-is” condition, as of the date of valuation, the property 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 100% real esfate 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 18
achieved. Real estate taxes are based on the lower of the actnal or transitional assessed values.
The New York City tax year extends from July 1% o June 30",

The 2015/16 Class TV Real Estate Tax Rate for the City of New York is $10.684% per
$100.00 of assessed valvation. Applying the 2014/15 tax rate 1o the 2015/16 final assessed

value would result in the following tax Hability for the “as-is” property, as shown below:

Subiect Pronerty Current Real Estate Taxes

.. Block1122,Lot37 ‘
Land Area (Sq. Ft) o 6,432
2015/16 Land Assessment $2,459,340.00
2015/16 Building Assessment 3659.610.00
2015/16 Total Assessment Value $3,118,950.00
2014/15 Class IV Tax Rate 10.6840%
Total Real Estate Taxes $333,228.62
Rownded) T 5323000
Amount/Sq. Ft, of Land Area §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.

Subject Property Current Real Estate Taxes

: Block 1122, Lot 37

Land Area (Sq. Ft.) 6,432
2015/16 Land Assessment $2,459,340.00
2014/15 Class 1V Tax Rate 10.6840%
Total Real Estate Taxes $262,755.89
(Rounded) o $262,756.00
Amount/Sq. Ft. of Land Area $40.85

In order to project a reasonable post-construction assessment, we have utilized the
per-square foot assessments of Tax Class II comparable properties near the subject
property. Our comparable findings of new construction residential condominiums were

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

Real Estate Tax Comparables (Luxury Residential Condominiums)

i e Assessed 0 Tax - Total - C o RETX
No, Location B/L - Value - Rate - RETX - GBA $/Sq.Ft

27 West 72nd Street ~ 1125/1314 $383,814.00 12.855% $49,339.29 2,864 $17.23
279 Central Park West  1202/1022 $281,682.00 12.855% $36,21022 2215 $16.35
230 West 78th Street  1169/1127 $563,510.00 12.855% $72,439.21 3,840 $18.86
1965 Broadway 1138/1428  $382,354.00 12.855% $49,151.61 3138 $15.66
111 West 67th Street  1139/1274  $421,169.00 12.855% $54,141.27 3808 $14.22

o W N

The real estate tax comparables for the residential condominiums had an indicated
range of real 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 Portion)

Residential Portion
Size (Sq. Ft.y - 19,485
RETX/Sq. Ft, : $16.50
Total RETX Projection $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 (Communitv Facility Condominums)

No. - deqi;iqn e B/L
1 149-151 East 62nd Street  1397/1101
2 117 East 29th Street £85/1001
3 161 Madison Avenue §62/1028
4 104-110 East 40th Strect  895/1023
5 170 East 77th Street 1411/1158
6 900 Park Avenue 1491/1011

Assessed

Value
$ 68,220.00
$161,535.00
$120,030.00
$216,524.00
$375,483.00
$213,660.00

Tax
Rate
10.684%
10.684%
10.684%
10.684%
10.684%
10.684%

Total
RETX
$7,288.62
$17,258.40

* $12,824.01

$23,133.42
$40,116.60
$22.827.43

GBA

Sq. Ft.

550
1,281
L178
1,384
3,138
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 of real 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

ofthe proposed development.

Total Estimated Real Estate Taxes (Proposed Community Facility Portion)

_ Community Facility Portion .~
Size (Sq.Ft) ~ . 21,938
RETX/Sq.Ft. ~ $13.50
Total RETX Projection $296,163.00
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Real estate taxes are projected to imcrease at a rate of 3.0% per anmum. As
condominium units are sold, the developer is released from this expense. Therefore, 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 taxes are estimated by adding the residential
condominium to the community facility portion of the proposed new construction building, as

shown in the following chart.

Total Estimated Real Estate Taxes for Proposed Subject Properiy Development

: Proposed Subject Property Development :
Residential Portion RETX $321,496.00
Community Facility RETX $296.163.00
Total Estimated Real Estate Taxes $617,659.00
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ZONING MAP
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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 of R§B zoning are similar to those of R8A districts in that they result
m lower-rise, higher-coverage residential buildings. The front wall of a new building must
oceupy the fall 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 feet on wide streets and 15
fest on narrow streets. The building envelope is determined by a set of front and rear sky
exposure planes.

Major regnlations of the R8B district are as follows:

Maximum FAR: 40

Maximum Lot Coverage
Interior: 70%
Corner: © 80%

Mintmum Lot Area/Dwelling Unit: 169 sq. £,

Maximum Dwelling Units/Acre: 258

Minimum Yard Reguirméng ,

" Front; : - None
Sides: None
Rear; © 30 feet

Off-Street Parking: 50% of the units

Quahty Hdﬁéing Program: Mandatory

The subject property is also located in an R10A 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 for density, open space and the spacing of buildings.

The property is mapped in relation to a desirable future residential density pattern,
with emphasis on accessibility to transportation and varions community facilities, as well as
upon the character of the existing developments. The district inclndes community facilities

and open uses that serve area residents or are benefited by a residential environment.
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Any development, enlargement, extension or conversion must comply not only with
the regulations appropriate to District R10A, but also with the requirements of the Quality
Housing Program.

Major regulations of the R10A district are as follows

Permitted Uses: : Various residences, including apartments
Height, Area & Bulk Requirements '
Mizimum Lot Size (multi-family): 1,800 sq. fi. lot area; 18-fi. width
Maximum FAR: 10.00
Mazimum Lot Coverage: 70% - interior lot; 100% - corner lot
Minimum Lot Area/Room: 30 sq. fi.
Minimun Yard Reguircinesits
Front: None
Sides: None
Rear; 30 feet
Parking: 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 community space. According
to architectural plans provided by Platt Byard Dovell White Architects, LLP, the subject
property has 19,485+ square feet of residential zoning area and 21,938+ square feet of
community facility use area and is conforming within the zoning requirements,

For the purpose 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 York
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 recoguize that issues involving zoning compliance are complex and require the
special ability, knowledge and training of professionals fampiliar with the appropriate
regulations. Therefore, the determination of zoning compliance can be determined only by an

engineer or architect.
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HIGHEST AND BEST USE

Highest and Best Use ?
“The reasonably probable and legal nse 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. Alternatively, 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 Use of Land or a Site as Though Vacant °

“Among all reasonable, alternative uses, the use that yields the highest present land
value, after payments are made for 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 improverments.”

The subject site is a rectangular-shaped, mid-block parcel of land. The size and
configuration of the site would enable development for several uses. However, the legally
permiitted uses are determined by the current zoning regulations allow for only multi-family
residential uses with additional comnunity use space and are subject to certain restrictions
imposed by the R8B and R10A zoning designation.

After determining the physically possible and legally permissible uses, the next step is
to determine which of the uses are economically feasible. The most economically feasible use
is that use which provides the greatest return to the land and is the most reasonably probable

use in the subject market.

2 The Dictionary of Real Estate Appraisal — Fifth Edition, Appraisal Institute, Chicapgo, IL, 2010, p. 93.
0 1hid, p. 93 »
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We have considered the subject’s location i a stabilized, mature, residential area of
Lincoln Square with older stock and new construction, The site s Jocated 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 immediate area and considering the
recent propensity to purchase underdeveloped properties for the renovation and expansion, or
comnstruction 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 for 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,

“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 more 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.

Y 7pe Dictionary of Real Estate Appra}'sal — Fifth Edition, Appraisal Institute, Chicago, IL, 2010, p. 94.
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SALES APPROACH — “A8 IS”
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1832/21

1168738

1168/38

SALES APPROACH - LAND ANALYSIS

The subject property is a rectangular, mid-block parcel of land with frontage on the
south side of West 70® Street between Central Park West and Columbus Avenue, in the
Lincoln Square section of the Borough of Manhattan, City and State of New York. The
subject property parcel contains 6,432+ square feet, of land area, with a maximum, as-of-right,
allowable building development of 35,979+ square feet.

As per approved plans, we expect the site to be improved with a nine-story, 41,695+
square foot, plus 13,258+ square feet of lower level area, elevator-serviced, multifamily
building with commercial community space on the first throngh fourth floors. The site is R8B
(73.44%) and R10A (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 Jocated in residential zoning districts. 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, sell, broker and value similar residential
sites m the boroughs of New York City.

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

Summary of Comparable Residential Land Sales

1 19 West 56th Street 2/12/2015  $ 12,160,000 2,018 7.52 15175 . 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

1118/45-48 3 36 - 44 West 66th Street  12/17/2014  $130,400,000 15,020 10.0 150,200 C4-1

Lincoln Square 3/4/2014

4 210 West 77th Street 6/28/2013  § 56,528,000 7,663  10.06 76,630  C4-6A
Upner West Side

$801.30

$835.83.
$868.18

$737.67°

*We have adjusted all of the comparabie 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 foot of buildable FAR with a
mean of $810.75 per square foot of buildable FAR and a median of $818.57 per square foot of
buildable FAR.
Residential Land Sales Adjustiment 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 mdicated range. An upward adjustment indicates that the

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

to be superior.,

We have considered adjustments for financing and market conditions (ie., 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 occunred 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 fiontage 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, siabilized 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 Jocation. 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 propertics 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, maximmm 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 R8B and the
R1I0A zoning districts.

Sale #! is located within the R9 zoning district and was considered to be sinular 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 propesty 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 2122015 $801.30 1.00 $801.30 1.20 1.00 1.00 120 § 961.56
Upper West Side
219 West 77th Street 10/30/2014 583583 1,05 $877.63 1.10 1,10 0,95 115 $1,000.27
Upper West Side
36 - 44 West ooth Street  12/17/2014  §£868.18 110 $954.99 1.05 1.10 0.95 110 $1,050.49
Lincoln Square 3/472014
210 West T7th Streel 6/28/2013  §737.67 115 $848.33 1.10 1.10 (.95 115 $975.57
{ipper 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 foot of buildable FAR. After consideration of the adjustments,
the comparable sales narrowed to a range of $961.56 to $1,050.49, with a mean of $999.22
per square foot of FAR and a median of $992.42 per square foot of FAR.

Based on all of the above, we have selected a value of $1,000.00 per square foot of
FAR to be applied fo the subject land, which is well supported by the above analysis and

resulted in the following land value estimate:

$1,000.00 x 35579 = §35,979,000.00
Rounded $36,000,000.00
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COMPARABLE LAND SALES LOCATION MAP
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19 West 96th Street, Upper West Side

219 West 77" Street, Upper West Side

36 - 44 West 66th Street, Upper West Side
210 West 77th Street, Upper West Side
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SUMMARY OF COMPARABLE RESIDENTIAL LAND SALES “AS IS”

Asian Inc. / West 96° Deovelopment

2/12/2015 (2/25/2015)

2015000063420 B

Rectangular, mid-block parcel 6f'land located on West 96" Street, between
Cenfral Park West and Columbus Avenue. According to the NYC DOB
there was an application approved on 2/17/2015 for the demolition of the
five-story, 6,400+ square foot building located on the parcel. There havc
been no plans submitted in regarcis to reconstruction, ;
RS

7.52 — Residential

2,01 8 gounre feet

15,1754 square fest

§12,000,000.00

§ 16000008

$12,160,006.00

$801.30
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Tax Map — Sale #1
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Sylgar Garage LLC / 223 West 77" St Owner 1.LC

10/30/2014 (11/12/2014)

201400034760

Rectangular, mid-block parcel located on West 77~ Street. between
1 Broadway and Amsterdam Avenue. According to the NYC Departmment 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+ sguare foot mixed-use building
consisting of 18 stories, which was approved on 7/21/2015 {(Job No.
121187508).

C4-6A

3.4 — Commercial
10.0 — Residential

7.663% square feet

76,630+ square feet

1 $63.000,000.00
$_1,050.000.00
$64,050,000.00

$835.83
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—Sale #2
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3640 West 66 Strect 56-40 West 66" Street

Congregation Habonim Inc 36/38/40 West 66 Realty Company, lic.
/ West 66" Investor Li.C. Megalith Urban Park [LLC

12/17/2014 (1/9/2015) 3/24/2014 (4/1/2014)

2015000011070 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 2/23/2015 thie parcel wag approved for the demolition of the
one story building, attributing $25-per square foot for demolition casts to the
sale price. Aceording to the NYC Department of Buildings, {Lots 45, 46, 47)
filed for & demolition permif;-on 11/7/2014. There have been no files for 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 parcel, with a 150,000 sguare foot residential condominium tower..

C4-7

10.0 - Residential
10.0 ~ Commercial

15,020+ square feet

150,200+ square feet

$130,000,000.00
§ __ 400,000.00
$130,400,000.00

$868.18
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Tax Map — Sale #3
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Tewish Board of Family and Children’s / 206-210 W, 77" Properly Owner,
LLC

6/28/2013 (7/16/2013)

2013000280565

The site 1s located on a rectangular, mid-block parcel with frontage on West
77™ Street between Broadway and Amsterdamm Avenue. According to
NYCDORB, 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 permit filed on 5/28/2015 for the construction of an eighteen story,
80,802+ square foot, mixed-use building.

C4-6A

10.0 — Residential
3.4 — Commercial

7,663+ square feet

76,630+ square feet

$55,478,000.00

$ 1.050.000.00
$56,528.000.00

" Sale Prico F,

$737.67
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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 firfure potential
bepefits to be realized from this income-producing property by measuring the potential net
income to be received by the owner. The bllowing steps were implemented in arriving at an

estitnate of market valune 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 nature of cach fransaction were confirmed and qualified.
The important attributes of each comparable property were compared io 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 valne for the subject properly 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 hixury 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 armual cash flows were discounted to present values. A reversiopary
vatue 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. 7%
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ANALYSIS OF COMPARABLE CONDOMINIUM UNIT SALES (FLOORS 5-

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 condominjum units in their “prospective as complete” condition. We have selected
several recent sales that arc cdmparable to the subject for analysis purposes. Al 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 condo umit sales

transactions that we have ntilized:

Summary of Comparable Condominium Unit Sales (Floors 5-7)

1 535 West End Avenue #HTA 7/23/2015  $12,150,600 5/5 4,396 2009 $2,763.88
2 27 West 72nd Street #1010 6/12/2015  § 8,125,000  3/3.5 2,864 1924 $2,836.94
3 279 Central Park West #9B 4/16/2015  § 7,385,000 3/4 2,215 1988 $3,334.00
4 230 West 78th Street #leA 21912015 $11,000,000 4/4 3,840 2008 $2,864.58
5 45 West 67th Street #15ABC 2/6/2015 $10,950,000  5/3.5 4,059 1983 $2,697.71
6 1965 Broadway #28E 8/23/2013  $10,250,000  4/5.5 3,138 1997 $3.266.41
7 111 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 rangmg 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 c.omparable ig inferior to the subject while downward adjustments indicate the
comparable to be superior.

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
Auvgust 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 counsidered that reflects the locations of the subject
property and the comparables condominiem sales and listings. We considered such
elements as the density of pedestrian traffic, the density of the population in the
surrounding buildimgs and the proximity to mass transit outlets. The subject property is
located along the south side of West 70" Street between Central Park West and
Broadway. All of the comparable sales are Jocated 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 foct. 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.

Property Characteristics

We last considered an adjustment for the residential condominium unit’s quality, age,
condition, amenities and overall market appeal The subject property residential
condominivm 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 condomininm sales:
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335 West End Avenue  #7A 7/23/2015  $2,763.88 1.00 $2,764 L1 1.00 1.00 110 $3,040.26
2 27 West 72nd Street #1010 6/12/2015 $2,836.94 1.00 $2,837 100 0.95 115 1.08 33,092.27
3 279 Central Park West  #9B 416/2015  $3,334.09 1,00 $3,334 1.00 0.90 1,05 0.95 $3,167.38
4 230 West 78th Street HL6A  2/972015 $2,864.3% 100 52,865 L1g 1.0 1.00 1.10 $3,151.04
5 45 West 67th Strest #15ABC  2/6/2015  $2,697.71 1.00 52,698 1.00 1.00 1.05 1.05 $2,832.58
6 1965 Broadway #28E 82372013 $3,266.41 1.05 $3,430 1.00 0.95 1.05 1.00 $3,429.73
7 111 West 67th Street  #23DH §/7/2013  $3,676.47 1.05 $3,860 1,00 1.00 1,05 1.05 $4,053.31
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LCONCLUSION — CONDOMIRNIUM SALES {FLOORS 5-7)

Prior to adjustments, the subject property comparable condominium sales produced 2
range of values from §2,697.71 to $3,676.47 per square foot. Afier adjustments this evolved
to a range for the two-bedroom units of $2,832.59 to $4,053.31 per square foot with a mean
indicator of $3,252.37 per square foot.

Based on the preceding information, wé have selected a market value of $3,200.00 per

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

Subject Property Residential Condomininm Units — Market Value

5 4,343 $3.200.00 $13,897,600.00
6 4,196 $3,200.00 $13,426,432.00
7 4,183 $3,200.00 $13,385,792,00
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COMPARABLE CONDOMINIUM UNIT SALES LOCATION MAP
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No, { Address

1 | 535 West End Avenue, Upper West Side
2 | 27 West 72nd Street, Upper West Side

3 | 279 Ceniral Park West, Upper West Side
4 | 230 West 78th Street, Upper West Side
5

6

T

45 West 67th Street, Upper West Side
1965 Broadway, Upnper West Side
111 West 67th Street, Upper West Side
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SUMMARY OF COMPARABLE CONDOMINIUM UNIT SALES

{ Lemle, Laura / Klein, Marla J

Grantor/Giante

7/23/2015 (7/31/2015)

2015000263781

Unit located on the 7th floor of the luxury condominium apattment
building, The building contains state-of-the-art amenities including an
indoor swimming pool, fitness center, billiards & ping pong room and
private entertaining space with an outdoor courtyard.

4,396+ square feet

575

4 $12,150,000.00

Sale Price/Sa.

$2,763.88
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4 Julinka Capital LLC/ Andrew C. Pizzo

6/12/2015 (7/6/2015)

2015000228989

The condominium building kaown as The Olcott is a 16 story building built
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 confain 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 subway lines.

2,864+ square feet

$8,125,000.00

32.836.94
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Rockefeller, Nelson A F./ Takeda Yasumasa

4/16/2015 (5/8/2015)

2015000156194

Unit is located on the ninth floor of a twenty-thre¢ story, condomininm
building which was originally constructed cjrca 1988 and in good overall
condition. The bullding amenities include 24 hour doorman, concierge, a
children’s indoor and outdoor playroom, exercise room, bike room, and
common storagc.

2,215+ sguare feet

$7.385,000.00

$3,334.09
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Stephen P, Murray/ Bruno Mejean

2/9/2015 {2/20/15)

2015000058897

Building Linden 78 is a new construction condominium located in the |
Upper West Side steps from both Central Park and the Hudson River, The
buildings main amenities include 24/7 attended lobby, a landscaped garden
and roof deck, fitness center, children’s play room, and also a bike/storage
TOOML.

3,840+ square feet

$11,000,000

$2.864.58
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Lengard Projeets LLC/ David Almeida

3/2/2015 (5/1/2015)

2015000147111

Built in 1983 this red brick structure was built as a 33 story building
containing 175 units. The units range from studio to three bedroom homes,
including several duplex layouts. The apartments were designed with
ceramic tile kitchens, marble baths, parqust floors, and pichure windows.
The building amenities include 24 hour doorman, concierge, valet service,
private courtyard, storage, and a laundry room. Located on West 67 Strect
it is just steps from Lincoln Center, Central Park, and many other upscale
boutiques and restaurants.

4,059+ square feet

$10,950,00.00

“Sale Price/Sa. Ft

$2,697.71
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Green, Gary M/ 1965 Broadway LLC

8/15/2013 19/6/2013)

2013000361860

The twenty-eight floor unit is focated in the luxury apartment building
known as the Grand Millennium building, which was criginally constructed
circa 1997, The Grand Millennium’s amenities include a 24-hour doorman,
concierge and valet service, resident storage and preferential access to the
Reehok Sports Club located across the street.

1 3,138+ square feet

4 4/5.5

$10,250,000.00

] $3.266.41
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{ SBManbattan LLC/ KAMILLC
1 8/7/2013 (8/23/2013)

2013000338194
The Park Millennium is regarded as one of Lincoln Square’s most coveted
buildings. Builtin 1994 the building contains 56 floors which encompasses
the entire block from Broadway to Columbus and West 67" to West 68"
street. The ground floor of the building is ocoupied by a 140,000 square
foot multi-level Equinox Sports Club with a myriad of offerings. Resident |
amenities include a 24 hour doorman, conclerge, live in super, and
4 private/bike storage. The building is in a prime location located in Lincoin
Square with close proximity to Central Park, public {ransportation, and
neighborhood conveniences,
3,808+ square feet
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ANALYSIS OF COMPARABLE CONDOMINIUM UNIT SALES (PENTHOUS

We have researched the Lincoln Square and Upper West Side neighborhoods and
surrounding 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 ofthe 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:

Summary of Comparable Copdominivm Unit Sales (Penthouse)

1965 Broadway PHB3 For Sale $23,500,000 4/4 4,566  §5,146.74
120 West 72n4d Street PH1 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 117572014 §10,000,000 5/5 3,077 $3,24092

Comparable Sales Adjustment Analysis

The comparable sales occurred between November 2014 and December 2014,
plus onme 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 mferjor 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. Al 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 fo 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 proximity to mass transit outlets. The subject property 1s
located along the south side of West 70™ 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 basts 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 Characterigtics

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. AH 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 presenis the various adjustments made to each of

the comparable condominhium sales:
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ADJUSTMENTS TO COMPARABLE CONDOMINIUM UNIT SALES (FENTHOUSE).

1 1965 Broadway PHB3  ForSale  §5,146.74 0.50 $4,632 1.00 0.95 1.05 1.00 $4,632.06
2 120 West 72nd Street PH1  12/19/2014 $2,687.41 1.00 52,687 1.00 050 .05 0.95 52,553.04
3 150 Columbus Avenue PH2A 12/11/2014 $3,558.88 1.00 $3,659 1.00 0.90 119 0.99 $3,622.29
4 3 Wes g7 Street PH 11/572014 5324092 1.08 $3.250 1.10 0.90 1.10 1.09 $3.342.43
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CONCLUSION— CONDOMINIUM 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 foot. Afier 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 bave selected a market value of $3,600.00 per

square foot 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 buildout 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

Subject Property Residential Condominism Units — Market Value

Market Value/Sq. Ft. $3,600.00
Less: Interior Buildout for Penthouse Unit (per Sq. Ft.) $ 17500
Total Market Value/Sq. Ft. $3.425.00
Size . Value. . Total Sell-out
(Sq. Ft.) - /Sq. Ft. 5 . Valie
6,763 $3,425.00 $23,162,590.00
Rounded $23,200,000.00

GOODMAN-MARKS ASSOCIATES, INC.
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COMPARABLE CONDOMINIUM PENTHGQUSE UNIT SALES LOCATION MADP
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“Listing Bi‘ﬁke_’ft

1 Douglas Elliman

Current Offering

“Date of Sale /(R

N/A

The penthouse unit is located on the thirty-third story of the luxury
apartment building known as the Grand Millenmium 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 1s laid out as a four bedroom/four and & half bath unit. The Grand
Millennium’s amenities include a 24-hour doorman, concierge and valet
service, resident storage and preferential access to the Reebok Sports Club
ocated across the street.

"Cross Building Aréa

_ 4,566+ square feet
Indicated Salé Price: $23,500,000.00
Sale Price/Sa. Et: $5,146.74
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1 Stanly Parker Jr./ Mewprop2 LLC

2/19/2014 (2/21/2014)

2014000065757

The Harsen House is a 10 story, 17 unit condominium building which was
constructed eirca in 2007, This luxury condominium building is LEED
certified by the US Green Building Council. The units are comprised of
two and four bedroom layouts and have 107 ceilings, gas firepiaces,
hardwood floors, and floor to ceiling windows, The interior contains
custom kitchen cabinefry with Miele appliances, and the bathrooms are
accented with decorative stonework and Waterworks fixtures. As for the
amenities there is 3 24 hour concierge, fitness center, and individual
storage.

3,335+ square fest

$8,962.500.00

$2,687.41

“Tndica '
“Bale Price/Sq: Ft
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Marvin Albert/ SAG 150 Columbus LLC

12/11/2014 (1/16/2015)

2015000019832 )

The 30 story condominium containing 143 units was bailt in 1995, The
building has a Jow-rise base at the north end of the full block site along with
an agymmetrical slab tower which holds the apartments. The tower offers
{ great views and a great location surounded by major retail and the
convenience of the Lincoln Center. The buildings main amenities include a
doarman, congierge, bike room, and live in supér,

3,553+ square feet

$13,000,000

$3,658.88
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Michael Cook/ Elizabeth A, Epstein

11/5/2014 {11/14/2014)

2014000378364

A luxury condominium located in the Upper West Side only steps away
from Central Park. The building is 12 stories containing 72 units built in
1986. The building was converted to a condominium m 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 unifs also contain their own private,
storage and bike storage.

Building Area

3,077+ square feet

“Indicated Sale

=

$10,000,000

'} $3,249,92
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ANALYSIS OF COMPARABLE MEDICAL CONDOMINIUM SALES

The proposed subject property building will contain community facility vnits on
floors one through four, therefore, we have researched comparable community facility
condominivm 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 condominfum units is for medical office. Therefore, we have
researched sales of similar medical condominivm 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 attdbutes to the subject property. The sales were
comparable on a price per square foot basis. The comparable sales used in the valuation of the
subject property are summarized as follows:

Supnmary of Comparable Medical Condomininm Unit Sales

i e St et F— m———-

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

2 215 EBast 77t 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 1 5/2/2014 $4,568,062.00 4,549  §$1,004.19
Upper East Side

5 149-151 East 62nd Street 1A/1IB  2/6/2014  $1,461,000.00 1,275 $1,145.88
Upper East Side
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The propertics sold between February 2014 and September 2014, with unadjusted sale
prices ranging from $1,004.15 to $1,197.18 per square foot with a mean of $1,106.56 per
square foot. We have valied the subject property utilizing these market sales on the basis of
price per square foot because this is the most cormmon element of comparison to market
participants in the area. To derive a value for 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 we made price adjustments for differences and narrowed the range indicated by the
comparables through this process. Positive adjustments suggest that the comparable 1s inferior
to the subject while negative adjustments indicate the comparable fo be superior.

The following is an explanation of the adjustments made to the comparable
condorminium sales used in the sales comparison approach to value.

Market 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 condominium unit is located on West 70™ 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 Iess 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 sﬁaces. The subject property

condominium units contain between 4,976+ and 6,094 square feet per floor.

GOODMAN-MARKS ASSOCIATES, INC. 104



15-713

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 and was not adjusted for this category.

Property Characteristios

The final adjustment considered was for building quality, features, age and condition,
and 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 and 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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135-145 W 70th Street 9/152014  $1,017.96 1.00 $1,017.96 1.00 0,90 1.00 0.90 $ 91617
Upper West Side

215 East 77th Strest 6/24/2014  §1,167.58 1.00 $1,167.58 1.00 0.95 1.00 0.95 $1,109.20
Upper East Side

160-170 West End Avenue  5/9/2014  §1,197.18 1.06 $1,197.18 1.00 0.90 1.00 0,90 $1,077.46
Upper West Side

170 East 77th Street 5/2/2014  $1,004.19 1.00 $1,004.19 1.00 1.00 1.80 1.00 $1,004.19
Upper East Side

149-151 East 62nd Street 2/6/2014  §1,145.88 L.0o $1,145.88 1.00 0.95 1.00 0.95 $1,088.59
Lipner East Side
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Sales Comparison Approach Conclusion
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 foot. After considering the
various characteristics that affect valne and applying adjustments to the sales, the indicated
values evolved to a range of $916.17 to $1,109.20 per square foot, with a mean of $1,039.12
per square foot and a median 0f$1,077.46 per square foot.

Based on the sales comparison approach, considering the subject’s location, size and
property characteristics, we estimate the market value of the subject property to be $1,000.00
per square foot, which produced the following value estimate of the subject property, together

with its undivided interest in the common elements, as follows:

Value Conclusion (Above Grade Community Facility)

/ B e
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 $ 4.976.000.00
Total Above Grade 21,938 $21,937,980.00

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 {Below Grade Community Faeility)

er Low

$500.00

'$3.314,640.00

Lower Level 2 $500.00 $3.314.420.00
Total Below Grade $6.629.060.00 .

GOODMAN-MARKS ASSOCIATES, INC.
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135-145 W 70T Street, Upper West Side
215 East 77th Street, Upper East Side
160-170 West End Avenne, Upper West Side
170 East 77th Street, Upper East Side
149-151 East 62nd Street, Upper East Side

[ NS N TN

GOODMAN-MARKS ASSOCIATES, INC. 108



I15-713

LIST OF COMPARABLE MEDICAL CONDOMINIUM SALES

Felina Rakowski-Gallagher/ Narberth Manhattan LLC

5715/2014 (9/26/2014)

2014000319299

Condominivm medical-office {Unit #1L) located within a seven-story, mixed-
use, condominium tuilding located on a rectangular, mid-block parcel with
frontage on West 70™ Street. The buildirig is in good overall condition and
was originally constructed circa 1927. The unit was vacant at the time of the
sale.

835+ square feet

$850,000.00

“SalePrice/Sq. Ft.

17$1,017.96
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John D, Bonanno M.D. / 215 East 77 Realty

6/24/2014 (7/24/2014)

2014000245842 .

Medical office condominivm unit (Unit #1) located below street grade, within
a six-gtory, mixed-use, condominium building located on a rectanguiar, mid- -
block parcel with frontage on East 77" Street. The building is in good overall
condition and was originally consfructed cirea 1930. The unit contains 4
exam rooms with sinks and one and a half baths according 1o a recent
marketing brochure from the broker on the sale.

2,184 square feet

32,550,000.00

1 $1,167.58

“Tndicated Sale P
“Sale Price/Sq. Ft.-
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Humberto Portilio/ West End Comprehensive LLC

57972014 (5/10/2014)

2014000170788

Medical office unit (Unit 1H) located within a twenty nine-story, 482,878+
square foot mixed use condominium building, with frontage on West End
Avenue and West 66™ Strect. The building was originally constructed circa
1963 and is in good overall condition.

7814 square feet

Indican $935,000.00
“Srle PricelSy. $1,197.18
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170 East 77" 1 LLC / 77° Street Medical Realty LLC

3/2/2014 (5/29/2014)

2014000183756

improvements are in average overall condition,

Medica! office condominivm unit (Prof 1) located on the ground floor of an
eleven stary, mixed-use office and residential condominium building. The

4,549+ square feet

$4,568,062.00

$1,004,19
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A1 1397/1101

1397/1102, 1103

1A (149) TA (150, 1B (159)

149-151 East 62% Street Realty Co.

149 E 627 1A 10065 LLC 151 E 62 1AB Partners LLC
2/6/2014 (2/28/2014) 2/6/2014 (2/21/2014)
2014000072235 2014000065490

Thig transaction represents three medical condominiums below sireet grade
that were purchased on the same sale date. The units were formerly oceupied
by Core Strength Physical Therapy., The wunits are located on the ground floor
of a four-story condominium building constructed circa 1899 and in average |.
gverall condition.

550+ square feet | 725+ square feat

1,275+ syvare feet

$691,000.00 T 1 $770,000.00

$1,461,060.00

$1,145.88
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RESIDENTIAL/COMMUNITY FACILITY
CONDOMINIUM DEVELOPMENT “VALUATION II”

To amrive at the prospective valuation of the residential/community facility
condominivm development as of the completion of construction, we have valued the
residential and community facility condominium sell-out of the fee simple estate of the
subject property. We anticipate that the absorption i)eriod for the selling of the subject units

will be approximately 12 months, based on the following market survey.

Sales Absorption Survey — New Construction Condominium Buildings

No.of *.  Amount of

. Year Sale SaleEnd . Total#of = Units =~ Daysper

No. . Building Built Start Date Date = Days  Sold ~  Sale
1 535 West End Avenue 2010 2/16/2010 11/6/2013 1,359 23 Y
2 135 East 79th Strest 2014 10/16/2013 4/15/2015 546 30 18
3 303 East 77th Strest 2010 11/23/2010 9/13/2013 1,025 30 34
4 160 East 23rd Street 2014 82512014 5/6/2015 254 16 16
5 461 West 150th Street 2012 12/21/2012 6/5/2015 856 11 81
0 227 East 7th Strect 2015 10/28/2014 1/20/2015 84 5 17

Average . 38.

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 38 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 s reasonable given the preceding survey.

However, the subject property penthouse umit 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 — Average Amount of Davs on Marlet

wuc\u«':-wm.ag

L S I S R N S N N S R el T e e e
DD O A RU LR SO AT D WO P

Address T Uit
1355 First Avenne #PH2
182 West 82nd Street #PHE
2112 Brosdway H7/8E
1200 Fifth Avenug #PHB
303 East 77th Street #PHA
135 Bast 75th Street #PHI9E
300 East 79th Street #IFHCD
2112 Broadway #PHE
I Centml Pask West #PH51B
315 East 72nd Street #PHA
150 Colunbus Avenue HPHZA
60 Rivesside Boulevard PH-3702
135 East 75th Street HPHIIW
150 East 72nd Sireet North NORTH-FENTHO
2112 Broudway #7/8B
29 West £5th Street #4/5PH
101 Wes! 87th Street #PH
524 East 7204 Street #PH3
2150 Broadway HPH3A
408 East 79th Street #IPHA
234 East 70th Street #PH

8 West 65th Street #PHAB
135 Bast 79th Street #PHISE
170 East End Avenue #PHIA
101 West 87th Strest #912
120 West 72nd Street #PH1
101 West 87th Street #812
135 East 79th Street HPHISW
132 East 65th Sireet #PA1
135 East 79th Street #PHITW

SqR
7,198
2,525
2,753
4215
2,559
3558
4,900
2733
5018
5390
3,553
3,006
SAB
3,662
4055
3,140
3077
3366
2532
3549
2,634
2,500
5,188
4502
2518
3,335
2518
5,086
4346
5334

Price”
$20,695,000.00
$5,995,000,00
$5,495,600.00
$9,895,000,00
$5,950,000.00
$14,950,000.00
$9,995,000.00
$5,495,000.00
$37,500,000.00
$18,500,000.00
$34,900,000.00
$8,900,000.00
£26,500,000.00
$15,500,600.00
$9,750,000.00
$6,575,000.00
$7,600,000.00
$£9,200,600.00
$9,88%,600.00
$8,405 (00,00
$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
$25000.600.80

§19.995.290.00

$23,500,000,00

Bedroomy  Baths  Created Ay

s.

Bt A W LA B L MR RE W D N

A Eh dAn L B DK WD

va'wmwa.mmuamwbu»w&m&—&L&-A.&m'muwuwum

4-Apr-14
§-Nov-13
11-Mar-15
5-Nov-13
20-Feb-13
29-Jan-14
19-Sep-14
9-Feb-15
25-Apr-14
16-QOri-14
3-May-14
23-Sep-14
29-Jan-14
3 Dec-13
15-Mar-14
6-Mar-14
13-Mar-13
15-Mar-14
24-Jan-14
11-8ep-13
1-Mov-13
25-Jun-13
13-Oct-12
3-Feb-14
12-Mar-13
2-Dec-13
13-Mar-13
11-May-13
{4-Jan-12
22-Ang-13

Closed At
10-Aug-15
T-Aug-i5
16-Jul-15
8-Jun-15
18-May-15
17-Apr-15
16-Mar-18
11-Mar-15
2i-fan-15
&-Jan-15
5-Jan-15
31-Dec-14
14-Nov-14
11-Nov-14
14-Sep-14
225ui-14
2-Jul-14
24-Jun-14
23-un-14
18-Jun-14
16-Jun-34
6-May-14
25-Apr-14
17-Aprl4
5-Mar-14
20-Feb-14
7-Feb-14
6-Feb-14
16-Jan-14
6-Jun-14

Aversze Amount of Days

Days oo Market
433
639

n
105
66
406
178
30
274
53
177
53
244
328
183
28
476
20
&7
128
136
284
21
3R
358
43
331
137
727
137

216

The above survey shows that the range of penthouse units on the market has an

average of 216 days. Therefore, we have estimated that the penthouse unit would be sold

the second year of the discounted cash flow herein;

The following section shows the net sellout value of the subject property:
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CHOICE OF DISCOUNT 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 (Le., 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-term 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 follows:

Treasury Bonds {20-year) 2.65%
Med. Qual. Corporate Bonds (Baa) 5.33%

Municipal Bonds 3.82%

Federal Funds 0.14%
Treasury Bills (3-month) 0.04%
Reserve Bank Discount Rate 0.75%
Prime Rate {monthly average) 3.25%

The measure of risk inherent in a real estate investment is partly available in the bond
market. The yields on corporate and municipal obligations 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 discount for a real

estate investment such as the subject property.
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Investor Indices and Investment Parameters

The national apartient market’s growing pipeline of new supply has some investors
fine-tuning their strategies and underwritiﬁg practices. “We are hokling 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 forecasts in the early
years of an analysis.” Despite such cautions, this market’s key indicators reflect a positive
overall outlook this guarter. First, ifs 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 basis points to
5.30%.

Over the next six months, surveyed investors unanimously foresee overall cap rates
holding steady amid contimed additions to apartment stock. “Investors appear willing to
accept lower teturns knowing that underwriting is more conservative now than it was when
the supply pipeline was virtually nonexistent in this sector,” sunwnarizes a participant.

The following table presents a synopsis of the PwC National Apartment Market

Report, 2 Quarter 2015:
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NATIONAL APARTMENT
(Second Quarter 2015)

Tabic 29

NATHONAL APARTMENT MARKET

Second Quarter 2015
] CORRENT LASTQUARTER 1 YEAR AGO 3 YEARS AGO £ YEARS AGD
DISCOUNT RATE (IRK) '

Raoope 5.00% - 10,00% 5.50% — 10.00% 6.00% - 13.00% 5.25% -~ 34.00% £.25% - 14.00%
Average 7-24% 7.33% 7.98% 840% n.80%

Change {Basis Points) -3 - 74 - 306 - ufg
OVERALL CAP RATE (QAR)"

HRange Jige% - B.00% 3.50% - Boo% 2.50% ~ 10.00% 3.75% - 10.00% 5.00% — 11.00%
Average 530% 5.36% 559% 576% 768%

Changg {Basis Points) -5 -a9 - 46 -298
RESIDUAL CAP RATE

Range 4.25% — B.gn% 4.35% ~ B.50% 4,25% — n50% 4:50% - 9.75% §.50% ~ 1.00%
Avernge 563% 5.95% b02% fas% 784%

Change {Basis Points) -3 -g ~20 - 191
MARKET RENT CHANGE>

Range 06.00% - B.00% n.00% - Boo% 0.00% ~ B.00% {e.00%}— B.op%  [10.00%) - 2.00%
Average : 2 y8% 295% 275% 2. Ho% {o.49%}

Change {Basis Points) +15 +23 +18 +547
EXPINSE CHANGE"

Range 1.00% - 4.00% 1.00% ~ 4.00% 100% ~ 4.00% 1.00% - 4.Q0% 0.00% - 4.00%
Avaragn 274% 274% 2.70% 2.65% 2.38%

Change {Basts Polnts) o -2 49 +36
MARKETING TIME-

Range -4 L) 0-10 0-18 1-18

Average 4,3 4 41 53 7

Change (7, &, =} 'y A v v

5. Raleon unievmrapiad, all-oush Sariiions b, Indbl rale of dsange 2. Eo paonkie

Investor Indices and Investment Parameters

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 ax;erage 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 guarter, 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 1s in the midst of its biggest

construction boom with office skyscrapers rising 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 location and lease timing.

The following table presents a synopsis of the PwC National Manhattan Office-

Market Report, 2" Quarter 2015:
MANHATTAN OFFICE MARKET

(Second Quarter 2015)

Tukle 14
MANHATTAN OFFICE MARKET
Seeond Quarter zo15

CURRENF LASTRUARTER 8 YEAR K3 S YBARS AGG 5 YEARY ACID
DISCOUNT RATE (IRR}”
Range &00% ~ 5.00% 6.00% — 4.00% §.00% - g.o0% 6.00% ~ 10,00% H.00% = 16.00%
Average 7.00% 6.08% 744% 750% 7.98%
Change {Basis Points) +2 - &4 50 ~of
OVERALL €AY RATE (€3Ad¢)°
Range 375% - B.oo% 3.75% ~ B.o0% 4.00% — B.oo% 4.00% - B.00% 5.00% - Book
Average 515% 504% 5.95% 538% 658%
Change { Basis Points} EXTE - - 25 -143
RESIDUAL CAP RATE
Range 500% ~ B.00% 5.00% - Baok 5.00% - B.00% F00% ~ 7.50% 6.00% ~B.50%
Average 6,02% 505% £.08% 6.08% 7.13%
Change (Basis Points} +7 -6 -& =111
MARKET RENT CHANGEY
Range 0.00% ~- 5.06% G.a6% — B,60% 0.00% — 10.00% 3.00% ~ 15.00% {10.00%) — 3.00%
Average 4,00% A443% 3.67% 5.21% {1.42%)
Chaage {Resis Points) ~-41 +93 ~12t + 542
EXPENSE CHANGE!
Range 1.00% ~ 4.00% 1.08% - 4.00% C.00% ~ 4.00% 2.00% - 300% £,00% - g.a0%
Average 2.83% 2.95% 2.76% 2.92% 2467%
Thenpe {Basis Points) - 10 8 -9 + k6
MARKETING TIME®
Range 1-9 118 1-6 -6 3~9
Average 4.8 4.8 41 41 59
Change (¥, &,) " A & ¥
= Rate an yipkaesngod, ali-oxsh lranwsid e $u TabthY g uf shange < In months
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- A review of second quarter 2015 national discount rates for the National Apartment
Market mdicated a range of 5:00% to 10.00% ﬁith 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 a2 mean of 7.00%. We have taken into consideration the subiect property’s
location on West 70" Street, within close proximity of Central Park and the local commercial
market and overall new/excellent condition.

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 sell-out of residential and community facility

units.
The discount 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

1)

2)

3)

The discounted cash flow analysis is structured on an annual basis, commencing in October
2016.

The developer of the property has indicated to vs that the construction of the building is
projected to commence on October 1, 2015, Additionally, according to a representative of
the owner, the excavation of the property has already started as of Avgust 2015 and the pre-
construction and permitting has been filed with the NYC DOB. A permit was issued on
5/4/2015, for the consiruction 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 Augost 2016, Construction is estimated to occur from October 2015 to
October 2016.

The calculation of the cash flow was accomplished through a computer-automated
spreadsheet prepared on Microsoft Excel software,

Tncome

1)

2)

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 1o 5.0%; the average growth rate for lof pricing is
3.2%”. Therefore, we have projected a unit sale prices forecast to increase af arate of 3.0%
per annum.

The sale of the residential and community facility condominium umits begins October 2016
and is projected to be completed by July 2018. We have projected thé price per square foot
for the proposed conmmunity 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 entreprenenrial profit of the development.

The discounted cash flow models for the varying components of the Development

Parcel are presented on the following pages.
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DISCOUNTED CASH FLOW ANALYSIS “VALUATION 11”12

Annual Pen‘ad
Term
Inflation Period

ABSORPTION

Residential Condominium Units
Floor 5

Floor 6

Floor 7

Floors 8 and 9 (Penthouse Duplex)
Total Units Absorbed

Residential GBA Absorbed Per Year (Sq. Ft.)
Total GBA Absorbed

Total Residential Sell-Out {Floor 5}
Total Residential Sell-Out (Floor 6)
Total Residential Sell-Out (Floor 7)
Total Residential Sell-Out {Penthouse)
Total Sell-Out

Community Facility

Floors (Lower Level 1 & 2)
Floors | and 2

Floors 3 and 4

Total Units Absorbed

Total GBA Absorbed Per Year (Sq. Ft.) - (Lower Level)
Total GBA Absorbed Per Year (Sq. Ft.) - (Floors 1-4)
Total GBA Absorbed

Total Community Facility Seli-out (Lower Level 1,2)
Total Community Facility Sell-out {(Floors 1,2)

Total Community Facility Sell-out (Floors 3,4)

Total Community Facility Sell-Out (Floors 1 through 4)

CASH FLOWS BEFORE DEBT SERVICE
Discount Rate
Present Value Annual Cash Flows

Net Present Value Cash Flow (as of 10/2016)
Rounded

10/2016 - 972017

1

W D = =

3

12,72
12,722

$14,314,528
$13,829,225
$13,787,366
$0
$41,931,119

- = O

30
512,345,580
$0
$12,345,580

$54,276,699
0.95238
$51,692,094

$89,936,120
$89,908,000

10/2017 - 972018

2

50
50
30

$24.573,192
$24,573,192

b = @ —

13,258
5.952
23210

$7,032,770
$0

$10.558,077

$17,500,847

$42,164,039
0.90703
$38,244,026

‘Totals

T i ]

$14,314,528
$13,829,225
$13,787,366

$24.573,192
$66,504,311

[P

13,258
21.938
35,196

$7,032,770
$12,345,580
10,558.077
$29,936,427

$96,440,738

12 predicated on the extraordinary assumptions and limiting conditions as defined within the body of this report,
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NET SELLOUT — LUXURY RESIDENTIAL CONDOMINIUMS - “VALUATION 1117

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 condominnum units are shown in the following chart,

To arrive at the net sellout value of the subject condominium units we have deducied
estimated 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 for the values of the subject condominium units in

their “as complete” condition as of the prospective date of value, August 1, 2016:
Estimated Net Sellout Value - Luxury Residential Condominium Units

5 4,343 $3,200.00 $13,897,600.00

6 4,196 $3,200.00 $13,426,432.00

7 4,183 $3,200.00 $13,385,792.00
PH (8-9) 6.763 $3,425.00 §23.1%2.590.00
Total 19,485 $63,872,414.00

Less: Marketing and Sales Commissions at 4% $ 2.5%4.897.00
Total Net-Sellout Value of Luxury Residential Units $61,317,517.00
Rounded $61,300,000.00
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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 will be developed with a nine-story, elevator-serviced residential
condominium building with a commercial commumity 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:

1) “As Is” Market Vahue,

2) “Prospective as complete” value of the subject property as developed into a
residential/community facility market building, pursuant to the propesed 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 valnation herein. The tables below

summarize the different value conclusions indicated by each scenario:

VALUE CONCLUSIONS

;'Cost Approach ' NU’X‘ B ‘ -‘ . N/A N
Income Capitalization Approach N/A NA WA
Sales Comparison Approach $36,000,000.00 $89,900,000.00 $61,300,000.00
Final Opinion of Market Value $36,000.400.00 £89,900,000.00 $61,306,000,60
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The firm of Goodman-Marks Associates, Inc., with offices located at 170 Ol Coumtry
Road, Mineola, New York, 420 Lexington Avenue, New York, New York, and 55 Madison
Avenue, 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 bave been performed throughout the
country.

The types of assignments that we typically handle encompass all facets of the rea] estate
appraisal/consultation spectrum. These have included office buildings (both wban and
suburban), shoppiitg centers (strip, neighborhood and regional mall), freestanding department
stores, fast-food buildiﬂgs, gas stations, apartment houses (both urban and suburbam‘highnrise
and garden type), cooperative and condominium residential housing (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, nursing 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

GOODMAN-MARKS ASSOCIATES, INC,

GENERAL EXPERIENCE

Owver 31 years as a commercial real estate appraiser and consultant

Testified as an expert witness — New York State Supreme Court, New York County

EMPLOYMENT

4/91 to Date:

1/83 to 4/91;

EDUCATION
College:

Professional;

New York State Supreme Court, Queens County
New York State Supreme Court, Kings County
New York Stafe Supreme Court, Nassan County
New York State Supreme Court, Suffolk County
U.S. Supreme Court, Eastern District of New York
U. S. Bankruptey Court, Kings County

Civil Court of the City of New York, Kings County
Zoning and Arbitration Testimony, Nassau County

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, seftiement of estates, real estate tax certiorari actions and
condemnation cases.

New York City Economic Development Covporation
161 Williamn Street
New York, New York

Vice President of appraisal services preparing narrative appraisal reports and
reviewing foe 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, CUN.Y.
Degree: BA ~English
January, 1981

Appraisal Institute
Courses succossfully completed:

1A1 - Real Estate Appraisal Principies

1A2 - Basic Valuation Procedures

SPP - Standards of Professional Practice

1BA - Capitalization Theory & Techniques - Part A
1BB - Capitalization Theory & Techniques - Part B
2-1 Case Studies in Real Estate Valuation

2-2 Report Writing and Valuation Analysis

Seminars attended:

Arbitration in Real Estate
Real Estate Financial Statement Analysis
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MAT THEW J. GUZOWSKI, MAl, MRICS, PRESIDENT
N—MARKS ASSOCIATES, INC. (continued)

PROFESSIONAL MEMBERSHIP

Appraisal Insutate - MAI Designation #10114
Long Island, New York Chapler
Chairman — Admissions Commitiee, 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 1sland Chapter, 2011

The Royal Institution of Chartered Surveyors 1D, #6404964
REBNY — Membership LD. #45202
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 #42RG0O0146100

State of Connecticut Certificate #RCG0001210
New York State Salesperson License #10401205644
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MATTHEW F. BOYLAN, SENIOR VICE PRESIDENT

EMPLOYMENT

5/12 to Present:

5/10 to 4/12:
7H07 to 4/10;

EDUCATION

Professional:

College:

Computer:

LICENSE

GOODMAN-MARKS ASSOCIATES,

INC,

Goodman-Marks Associates, Inc. — Vice President

Senior Vice President preparing advanced narrative appraisal reports of income-
producing and other properties to determine market valnations. These reports
are used for morfgage purposes, settlement of estates, litigation, real estate tax
certiorari actions and condemnation cases.

Goodman-Marks Associates, Inc. — Assistant Vice President

Goodman-Marks Assoclates, Inc. — Staff Appraiser

Courses successfillv.completed

Appraisal Institute :

Course 100GR — Basic Appraisal Principles

Course 101GR — Basic Appraisal Procedures

Course 300GR — Real Estate Finance Statistics and Valuation Modeling
Course 401G — General Appraiser Sales Comparison Approach

Course 400G — General Appraiser Market Analysis and Highest & Best Use
Course N403G — General Appraiser Income Approach/Part 1

Conrse N404G — General Appraiser Incorne Approach/Part 2

Course 402G —Genexal Appraiser Site Valuation and Cost Approach
Course N420DM — Business Practices and Ethics

Course 405G - General Appraiser Report Writing and Case Studies
AQ-GE-1—Fair Housing, Fair Lending and Environmental Issues

Cawrse 501GD — Advanced Income Capitalization

Course 503GD ~ Advanced Coneepts & Case Studies

New York University
USPAP - 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 Adminisiration
2003-2007

MS Waord, Excel, Lotus, Accéss, PowerPoint, QuickBooks, Argus

PROFESSIONAL MEMBERSHIP

Candidate for Designation, Appraisal Institite #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 PRESIDENT
GOODMAN-MARKS ASSOCIATES, INC.

EMPLOYMENT
6/12 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 pwrposes, settfement of estates, litigation, real estate tax

eertiorar actions and condemnation cases.

Real Estate Appraiser Assistant
New York Certificate #4851266

Manfred Real Estate Learning Center — Albany, NY
R-6 Basic Appraisal Precedures — 30 hours

USPAP 15

American Real Estate School — Hauppeupge, NY

RS: Basic Appraisal Principles

R7: Residential Market Analysis and Highest and Best Use
RE&: Residential Appraisal Site Valuation and Cest Appreach
RO: Residential Sales Comparison ard Income Approach
R10: Residential Report Writing and Case Studies
Supervisory Appraiser/Trainee Appraiser Course

Nichols Coliepe (May, 2012

Bachelor of Science in Business Administration
Major: Economics

Minor: Environmental Management
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APPRAISER’S LICENSES

(continued)
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Floor Area Schedule ~ {Zoning Analvsis from Platt Bvard Dovell White)

FLOOR AREA SCHEDALE
GROSSFLOORAREA | GROSSFA ] COMM FAC. | RESIDENTIAL | COMBINED RER &
FLOOR usg PROPOSED EXISTNG § GROSS GROSS RIDAGROSS | ZONINGFA
LE3 RTOR, ik ~~}FLOORAREA | FLOOR ARER |  FLOOK AREA
LLECOMMUNTY FACILITY 458259 174531 [GTE [LER 0.0 BO42 5 N
TLHCORMNETY FRELTY 34550 TEI0EA 108084 5,551 4] 08 N
RESIDENTIAL 140788 23612 [ 1,563 17247 14
HCOHIURITY FACILITY 3555 1,&94.&3] 18215 76,843.26] [
RESIDENTIAL 97260 50 210 0.09 972,541 WO 475158
ACOMIBETY FAGILITY FREST e 6493R% 1095214 018
CF EXTEIIOR TERRACE 5094 32, 315.4
RESIDENTIAL &5 8 804 5,00 51749 Q5T 12T
3§murm FACITY 3.&?5.73 1282 L‘;swsi s‘ste.z?q T
REBDENTIL 5176 048 ik 0.0 589 €177.68 £,17784
HTOMMONTY FAGILITY 3 175.:;’ 1282 zawa 6,463.40] 0.00)
RESIDENTIAL 51768 a0 2.0 .00 517,69 69807 6,280,794
HCOMMLENTY FACIITY 3.0 X s.sam;l 656747 08
RESIGENTIAL 32407 1,162.7:] 0.9 o) 434368 10,510.53 10,930,531
H{RESIDENTIAL EE 1102 78§ 8.00] [ 4,185 51] 3,486,591 419551
FIRESIDENTIAL 308273 1,1150.34 .50l 0o & IE ] 418307 138307
309273 1534 woH o0 418347 4,183.47] § 18307,
SIRESDENTIAL 232355 243 6.00f 16 557588 F57ed 25748
10- BULKHEAGIREBIDERTIAL 272,71 0.0 000 9.0 23274 N D)
Fﬁm FONIRG FLOGIARER  RB1 COMMURITY 13&42.%}
YOTAL ZONINGFLOORAREA BB RESIENTIAL 17 5545
[FOTALZ0HNG FLOOR AREA _ RBE 11 25344)
TOTAL ZONWG FLOORARER  RICACUMMUNITY 570887
TOTAL ZOMING FLOOR AREA  R1D RESIDENTIAL 483507
TOTAL ZONING FLOORAREA  RIOAEXISTING COMM. 27,736 8
THTAL ZOWMG FLOOR AREA  RIGA 3,145 24
TGTAL ZOMNG FLODR AREA  EXIS TG CORMUNIT¥ 27,1388
TUTAL ZONINGFLOORAREA  PROPOSED GOMMUNITY 1364295 IR i xsng
TOTAL JONING FLODR AREA  GOMMUMITY 47,452.13
TCITAL ZONING FLOOR AREA  EXISTING REGIDERTIAL 08
TOTALZONING FLOOR AREA  PROPOSED RESIDENTIAL || 1764640 453607 23,282,
TOTAL ZONING FLOORAREA  RESIDENTIAL 22.582.56]
HEYE BULDING & ERETING
TOTAL SYNAGOGUE B0 6B 5'9!
FOTAL WV BUDDIRG SLESIOR  aLhmay

of Area (Luat 36

2. LOT AREA:

6-10 W.70TH
47235 SF
1,085 SF
TOTAL 6,4320SF

REB
R10A

GOODMAN-MARKS ASSOCIATES, INC.

e




15-7213

NYC Department of Buildings Permit

NYC Depanment of Buildings
Application-Details

| ’ 4
Svoniea Htems Requireg | Ytual Job All Penniits Schedule A | ScheduleB
Fees Paid Forms Received Al Comments 16 Swmnmary Elmbirty

nsEecliDng

Plan

Crane Intormation i
Examinatio

After Hours Variance Perpits
Zoning Documents Chuflenpie Poviod Stetus Chiltenge Resuits

Last Action: PERMIT ISSUED - PARTIAL JOB D8/05/2015 (Q}
Application approved on: 05/04/2015

Pre-Filed: (5242013 Buikding Type Other Estimated Total Coat:SN.O0
Date Filed:BEZ42013 Electronically Filed:Yes
Fee StrcturetEXENMPT
Revisws is recquesiod undet Building Cotiai 2002 Hub Job $:Yes

AsbDescrvfion Comments
1 Locationdnfermation (Filbs At} LT

House No{s):8 Styeet NameWEST TOTH STREET
Boreugh:Mastistian Biock: 1122 Lot:37  BIN:A028510 CB No: 107
Work on Floor{s}: SUB CEL ROF OD1 thru 008 Apt/Condo Nofs): Zip Cooel 13
2 Applicatitof Recowd Informstion: T e
Riame: SARMUEL G WHITE
Business Hame: BLATT BYARD DOAVELL WHITE LLE Busness Phone: 212.624-2444
Business Address; 20 WEST 22ND STREET NEW YORK NY 10010 Business Fax:
E-Mail: SWHITE@PBDW.COM Mobile Telephone:

Licenae Number: 14775
Applicant Types IFE. ma A D&;n Heneer DRLA [0 Oiher

Distotive 4 Apphesnt. -

Mot Appheabie ]

Pryeitiug Applicant ol Resord”

ot Applizable
3. Filing Reproasniniive s

Meme: HELEN AGDLDUBER

Bosiniess Name: DESIGN 2147, LTD. Business Phone: 718-383-5340
Business Address: 52 DIAMOND STREET BROOKLYR NY 11222 Businexs Fax:
E-Muil; HGOLDUBER @DESIGN2147.COM Mobile Telephone:
Regisfration Number G&R54D
A Fifing Satug - AUE
Glek Here fo View
B JobTypek:
[ Altemtion Type 1 of Atferstion ‘rype 1 required 5] meet New Bmlrﬁng wquimmenw (23 4014, 5)
[ Altemtion Type 1, OT "Ho Work” B Bew Building
1 Alteration Type 2 O Fuli Demeilon
U Akerstion Type 3 [ Subdivision: kmpraved
[1 sign [J Subdivision: Condo
Dirsctive 14 scceptance mquested? DYw m No
& “Work:Types . - A e SRR
OBL - Boiker (IFA - Fire Alerm OFB - Fuel Buming [T F5- Fuei Storage
[3FP - Fire Suppression  [J MH - Mechanical T PL - Piumbing 150 - Standpipe
[ 5P - Spiinkier [l B - Conatruction Equipment D1 CC - Curb Cut

& OT - GEN. CONSTR.
7 ‘Pansongthiction hocamenix Sebmitied

Plans Page Count: 2D& Fcuudatfnn apﬁroved én:- ﬁs)‘&;t’zms
& Additiohai infonnation: SRR 3 T T - ;
Enlamgement proposed?
Ne (3 Yes 0 Horontal O Vertical

Totat Constructon Floor Ares:  SE00Y  sofl

GOODMAN-MARKS ASSOCIATES, INC,
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NYC Department of Buildings Permit

(continued)

o Addttions: Considemtions; Limitstions st Restastions 7
Yes No YesNo

oo ’1‘;‘ :g}ulfeﬁ to mest New Building req's [28- O O AReration is a major change {o exits
{1 OO0 Change in number of dwelling units
O 0O Ghange in Qoceupaney / Use
O [0 Change Is Inconsistent with cuwent certificate

of pecupancy

[0 3 Change in number of stories

O O Facade Afterafion [ B Infilf Zoning

O W Adult Establishment O ® LoftBoard

7 H Compensated Development {inclusionary Housing} [ H Quality Houging

O H Lowincome Housing {inclusionaty Housing) [0 @ sSife Sefety Job ! Froject

] Single Room Occupaney [SRO} Maltiple Dweling 0 M elndedin LMCCT

{3 B Filing includes Lot Merger/ Reapportionment Work Inciudes:
O [0 Prefab wood {.joists

O [0 Structura) cold-foumed stest
O [0 Open-web steel joists

Landmark Landmark Dacket Number: LPC152
Environmental Restrictions {Little E or RD)

Unmepped/CCO Streat

Legaiization

Other, Specify:

Fited to Tomptly with Loca! Law

Restricttve Dectamtion / Easement

CRFN Ng.: 2014000382039 2014000374558 15000356
Zening Exhibit Record {1,4.IFe1c)

CRFN No.: 20150DD0SE5623  20150D0050524

Filed to Address Violation{s)

Work includes hghting fixture andfar controls, instatlation or replacement. [ECC §404 and §505]
Work inclitdes modular construction under New York State Jurisdiction
Work includes modutar construction under Hew York Clty jurisdiction
Structural peer review required per BC §1627 Peer Reviewer License No.{P.E.)
Work includes permaneant removal of standpipe, sprinkler or fire suppression related systems
Work includes partisl demolition s defined in AC §28-101.5, or the raising/moving of a buiiding
Structural Stability affected by proposed work
BSA Catendar No.[g): 74-071-BZ
CPC Calendar No.fs):
10 RYCECC Complinatn tow York Uity Ensrgy Crnsprvaden Coge -{Appficant Siatemant]
XiTe the best of my knowledge, belief and professional judgment, thix application is in com pliance with the NYCECC
O3 Energy analyais is on another job number:
Yes No
O ® This appiication is, or is part of, & proiect thot utifizes trade-offs among different major systems
J M This appilmnon utliizas tmdwﬂs wzthm a smgle ma;or system
14 Job Description. 717
FILING HEREW!TH NEW BUILDINGA.; F'ER FLANS
Rejated BIS Jab Hymbera:
Primary spplication Job ﬂumber,
12 ;Zoning Chasactsristios 30
District{s): R85 - CEMERAL REQIDEHCE DI“TRICT R1 DA GENERAL R:SIDENCE DISTRICT

OO000OoRr (0 8 BOODO0OOH
OOOENOD B 0 DEEEEED

Overlay{s):
Special Diskict{s}:
Map Ho.; 8¢ Street iegal widih {f.): 60 Strest status: Bublie O Private
Zoning iof includes the fnilomngtaxlcta. po038 GDG?J
2 Proposedi Use “Zoning Am(uqﬂ.j e r DSt L s VARG
COMMUNITY FACILITY 5,641 R10A 033
COMMUNITY FACILITY ‘14 372 R8B 0,83
RESIDENTIAL 4,688 RiDA 027
RESIDENTIAL : 16,885 ReB 0.98
Proppsed Totals: 41,565 - 241
isting Total: —- -
Proposed Lot Datails: Lot Type: @ Comer O interior O Theough
Lot Coverage {%): 8D Lot Area {8q.f1,}): 17,285 Lot Width {ft.): 172

Proposed Yard Datajls; [0 Novards Or
Front Yard {f.J: D RearYard {ft.); 20 Rear Yard Equivalent {ft.3: D
Stde Yard 1 {ft.): O Side Yard 2 {It.}: 0

Proposed Other Detajls: Perimeter Wall Helght {/.); 895
Enclosed Parking? [l Yes I8 Mo  No. of porking spaces:

GOODMAN-MARKS ASSOCIATES, INC.
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NYC Department of Buildings Permit
{continued)

Propoged
Stractural Ocsupancy Category: 1l . SUBSTANTIAL HAZARD TO HUMAH LIFE
Seismic Design Cateflory: CATEGORY B

2014:2008 Code
Designafions?
Oscypancy Classification:  R-2 - RESIDENTIAL: APARTMENT HOUSES M Yes [J Mo
Construction Classification:  {-B: 2HOUR PROTECTED - NON-COMBUST X Yes [T Mo
Hultiple Dwelling Classification: HAEA
Builkding Hemght {ft.): 106
Building Stories: 9
Cwelling Untis: 4
Mizsd use building? [ Yes [ No
A4 Filt . e G Ve : :
O Nat &ppi;cable 1 OH-Site X Cn-Site L1 Bnder 300 cubic yards
15 Construction Equipment L :
8 Chute 3 Sidewalk Shed Constoiction Material: W0OOD
@ Fence Siger fnear ft. BSAIMEA Approval No.:
O Supported Scafford O other
16 Curt Cut Desciiplion ’
Hot Applicotie
17 Tax'Lot Charcienistics
Mot Provided
48 Fue Protection Equfpmeat 0 0 o0 :
Existing Proposad Existing Proposed
Yes No Yez No Yes No Yes HNo
Fire Alarm o g b | m} Sprinkler 03 OO v |
Fire Suppression @ [J ] ® Standpipe O3 0O u]
18-.Open Spaces T - E . ¥ e .
Not Proviged
20 -Site Chasacienstice B : S
Yes No Yes Ho
O I Tidaiwetlands 00 & Freshwater Wetlands
O O3 Coastal Erosion Hezard Area 1 1 Urban Reneval
M [ Fire District O @ Flood Hazard Area
Flood Hazard Area Informstion:
Yes No

0 [0 substantial improvemnent?
O O Supstantially damaged?
O O Floodshisids part ot pmposed work?
2 Camalitioh Detale: 00
Not Applceble !
22-Ashestos:Aatement Complisnes 57
Not Apphcalie .
23 Signy Gl e B A e e D e ey
Not fgspicabis
24 Comiments
5 -Appheants’ Staterheints 8nd siunnmm { See pnpef ﬁmn or clwck,,,,ms-,,&,ﬁgﬁ]

YesNo

0 B ForHewBuikiing and Alieration 1 applications filed under the 2008 or 2014 NYC Building Code only: does
this building qusiify for high-rise designation?

O O Directive 14 applications only: i ceriily that the construction docwments submitted and ali construction
documents relgted to this application do net require a new or amended Certificate of Occlupancy as theve is
no chanpge in use, exﬂs, or occupancy

26 Owner g intonviation -
Hamc B\ARE&RA REISS

Reiztionship 1o Ownen EXEC. DIRECTOR

Business Name: CONGREGATION SHEARITH ISRAEL Business Phone:212-673-0200
Businens Address:§ WEST 70TH STREET NEW YORK NY 10023 Business Fax:
E-Rnlf: BREISSESHEMRIT RIGRAEL.COM Owmer Typo: INDRADUAL
Hon Profit: Bives [ e
Yee No
[0 & Ouner's Cesiificstion Regarding Occupied Housing {Remain Occupied)
0 ® Owner's Centification Regaming Occupied Housing {Rent Condrol f Stabilfzation)
O O SHwher DHCR Notification
O B Owners Cemification for Aduit Establishment
0O O oOweer's Cedrﬁcation for Dlre(:tnfe 14 {lf applicahle)
RN Bounae . TR T e,

To view meles and bsim:ss 208 im Fic{ Gxagssm fl’mm Fﬁ- 1 8 Ateanned i [mge iy be avalable nere,

GOODMAN-MARKS ASSOCIATES, INC,
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Engagement Letter

"ii!

Goodman-Murks Associates, Inc,

21 T 2 REAL ESTATE APPRAISERS AND CONSULTANTS

|
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preopased”’ and nddiviomal maabatvabues of tetes mice\ﬁ:»‘c(»" thoesubyeripraperte pader the
thyed 3 valuation sconariny Vuied beloww, CThes u‘:;eapzp;zmx Comsisie i e mNoentvReaRt
ks on shich & mnedaseresidontilond conmeny foidny  condominumbuliding willhe
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eptggting ey Vg
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Engagsement Letter
{continued)

PRI AR REALTR Y R WNOCRATER, 2KE°,
REGIEL T RUAPPRAINERY ARl DUNSPLTARYY

Copspaepention Bhcueith bt
Faped
bR A L

Yatuubion Seonsa 1 ﬁ\;yt!’rz};’a’;‘il_fgzpigﬂ sarehaniniCondmuinium Intis)

in Vatuation Seenario HE wesiilestimasethe  vabueol thenetprocesds "romthesdrof the
g residentislomatnminiuin, whivt willherserived fromtheproposet developer of which
Heowiitheatiotied with thel”  onprepatinn

Thesaharion dutes wiithethecurrontdate,

T wxtignmatwill bovonducid in canformity with thereguirsewnls of el odeof Lihivs and
Sagndards of PodessionniPracticonf tho AppratsaBratuse. slong with dw UnifismBlandasds of

ProfoviensiappuisaiFractive LEFAPY, ws sromuigated by teApprsseSandards Board of
i A ppeaizetl oumdation

ar Yooy Yo assigamoipwilibed  115D9.08, poyable, 50% (36,2 50040 upen rotpiner and the
alaneeld 0250 BB, duvnpss submisuinn of sdrafireporito sou fr your v of uctusidng
Thermpeintlibedeli  vorsd to you or vour designesby Juby 27 2015, Plepse ecturn this sigyed
vofainer and xobinisbic thoimbivdretunes {oeand allnertiaenisebyeriproperty data AS s s
possibles so notls delsy fheschedubid deibvery dawe

in stidbien 1o seid prodessipnalioeiive thesenssipunanta, U0 ogreds LTSHUANEEDT Jor any
demeenpendnd by un shonld webtrequired (by subpoenar otieradses or reguesiad by you o
soul reproaitdaes 10 becomelavaled B any Hugedeon adeoation, legsipieseding o
peEbIGn I am sty Mveivilg 9S engagement. Should sool tiidgetion o i on breome
neeessary, wow ilkitlnouwr preveiling by totes, As of thedates? this reminer Sgecement,
they are:

Soritor Desigrotsd Anptaisds LS IR
Sentor Swll Appraizer §us 50 hewar
Stl Appratiser MM dhour
Research Tinwe 100 U6 hour

i1 dhenborels agrovablets yon, ok ibdenw sign sl roieen this hetior 1o our Corpusle
Hondguarivrs;

£ oidmen-arks Assaclstes, lne.

156 Otd Country Toed, SuiteS501

Mincola, NY F15D1
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Engagement Lefter
(continued)

CAMN AN B ARET ARTAE 62§ 434, e
REALEZVATES EFRAMIIRL A @ COUEY L1ARTE

Clontgangaion Shraik lesd
Juls 8281
Welnsk forwnnd w beiny of servioere yvou in dils matio

YVery truly yours,

GUHIBEAN-MAREN AXSOCIATES, FNC,

Nemubew 3 Gagrorankd, MATL BRICS
Presideni
Agteed cnd foorbd

N B - S e e,
g R ST
A Do, o7 0

Sobomon

R TR AT S
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