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FREEMAN

REAL ESTATE SERVICES

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

FRAZIER

& ASSOCIATES, INC.

October 24, 2007

Hon. Meenakshi Srinivasan, Chairperson

New York City Board of Standards and Appeals
40 Rector Street

New York, New York 10007

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

Dear Chairperson Srinivasan:

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

We provide the following in response to these questions:;

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

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

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

In order to account for these costs, we have undertaken a capitalization of income
analysis of the community facility portion of the project, assuming the income from
market rate rental which we identified in the September 6, 2007 response to the
Natice of Objections. The income and expense assumptions for the capitalization of
income analysis are identified in Schedule A2, attached as an exhibit to this letter.
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ECONOMIC ANALYSIS
10 WEST 70TH STREET
NEW YORK, NY
OCTOBER 24, 2007
PAGE 8

SCHEDULE A1: ANALYSIS SUMMARY - CONDOMINIUM USE

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

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

NOTE : ALL $ FIGURES ROUNDED TO NEAREST THOUSAND
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ECONOMIC ANALYSIS

10 WEST 70TH STREET .
NEW YORK, NY

OCTOBER 24, 2007
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SCHEDULE A2: CAPITALIZED VALUE OF MARKET RATE COMMUNITY FACILITY

BUILDING AREA (SQ.FT.}

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

CAPITAL INVESTMENT SUMMARY

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

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

www.protectwest70.org

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

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

DEVELOPMENT COST SUMMARY
ACQUISITION COSTS $0
HOLDING & PREP. COSTS:
BASE CONSTRUCTION COSTS $11,552,000
EST.SOFT COSTS $2,958,000
EST. TOTAL DEV.COSTS $14,511,000
ACQUISITION COSTS :
Land Purchase Prica 30
TOTAL ACQUISITION COSTS $0
HOLDING & PREP, COSTS: $0
BASE CONSTRUCTION COSTS $11,552,000
EST.CONST.LOAN AMOUNT : $10,883,000
EST.CONST PERIOD(MOS) ; 20.00
EST. SOFT COSTS :
Buiilder's Fee/Developer’s Profit 3.00% $435,000
Archit.& Engin. Fees 8.00% $924,000
Bank Inspect, Engin. $30,000
Construction Management 5.00% $578.000
Inspections, Borngs & Surveys
Laboratory Fees LS $5,000
Soll Investigation LS $0
Preliminary Surveys LS &0
Ongoing Surveys LS $10,000
Environmental Surveys/Reports LS $0
Controlled Inspection Fees LS $45.000
Legal Fees
Dev.Legal Fees $35.000
Con.Lender Legal 0.30% $33.000
End Loar Legal 3.30% $30,000
Permiis & Approvals
D.0.B. Fees 25.53% 54,000
Cond/Co-op Offering Plan NA 30
Other $0
Accounting Fees $5,000
Consuitant Fees NA $0
Appraisal Fees $8,000
421-a Tax Exemption Fee 0.00% $0
421-a Tax Certificates
Marketing/Pre-Opening Expenses
Rental Commissions 0.25 30
Sales Expenses & Adverlising NA $0
Hotel Pre-opening NA
Financing and Other Charges
Con Lozn int. @ Loan Rate = 9.50% $0
Rent-up Loarn int. @ Loan Rate = 0.00% 50
Con.Lender Fees 1.00% $108,000
End Loan Fee 1.00% $100.000
Construction Real Estate Tax $83,000
Rent-up Real Estate Tax 80
Title Insurance 0.33% $48,000
Mtge.Rec. Tax 2.75% $299,000
Construction Insurance 1.00% $173.000
Water and Sewer $5,000
Other 30
$2,859.000

NOTE : ALL $ FIGURES ROUNPED TO NEAREST THOUSAND
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Schedule C: Comparable Vacant Property Sales




www.protectwest70.org
Notice of Objections Response #2 .
6-10 West 70™ Street ‘
New York, New York
October 24, 2007
Page 14

Schedule C: Comparable Vacant Property Sales

1. 429 East 74™ Street

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

2. 439 East 77" Street

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

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

3. 212 East 95th Street

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

4, 200/208 Amsterdam Avenue

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

5. 307 West 46th Street

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



Freeman/Frazier & Associates, Inc.
Date : October 24, 2007

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

Zone :R8B & R10A
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Schedule D1: Revised As of Right - Residential Condominium Pricing

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

Schedule D2: [ esser Vanance - Residential Condominium Pricing

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

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

Zone :R8B & RI10A

Page 16

Schedule D3: Proposed Residential Condominium Pricing

Qutdoor

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

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

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

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

Outdoor

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

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

NEW YORK, N. Y.

AS OF RIGHT CONSTRUCTION COST ESTINIATE
LESSEHER WVARIANCE
SCHEME B

October 10, 2007

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

Page 2 of 15
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CONGREGATION SHEARITH ISRAEL

NEW YORX, N.¥.

ASOFRIGHT CONSTRUCITION COST ESTIMATE

MGGg-_uﬂk:ln Amssocintes, Inc.

SCHEME C -7 STORY

October 22, S00°7

Constraction Consualtamts

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

Page 2 of 10






