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AGENDA
JULY 23, 2018 SPECIAL MEETING OF
THE ROOSEVELT ISLAND OPERATING CORPORATION BOARD OF DIRECTORS
THE CULTURAL CENTER THEATER, 548 MAIN STREET,
ROOSEVELT ISLAND, NEW YORK
5:30 P.M. 1
I.
Call to Order
II.
Roll Call
III.
New Business
1. Authorizations Related to Amendment to Westview Ground Lease (Board Action
Required)
2. Authorization to Enter into Contract with Walter B. Melvin Architects, LLC for
Design Services for the Renwick Ruin Stabilization Project (Board Action
Required)
3. Authorization to Enter into Contract with Rosemar Contracting, Inc. for Roadway
Repair and On-call Services (Board Action Required)
4. President’s Report
5. Committee Reports
a. Audit Committee
b. Governance Committee
c. Operations Advisory Committee
d. Real Estate Development Advisory Committee
IV. Adjournment
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The RIOC Board Meeting will commence following a public comment period. The public comment period is not part of the
meeting.
591 Main Street, Roosevelt Island NY 10044

T: (212) 832-4540

F: (212) 832-4582

rioc.ny.gov

information@rioc.ny.gov

BOARD OF DIRECTORS
RuthAnne Visnauskas, Chair, Commissioner of NYSHCR
Robert F. Mujica Jr., Director of BUDGET
David Kraut
Howard Polivy
Michael Shinozaki

ANDREW M. CUOMO
Governor
SUSAN G. ROSENTHAL
President & CEO

MEMORANDUM
To:
From:
Re:
Date:

Board of Directors
Kimberly Quinones
North Town Phase III Houses, Inc. (Westview) Ground Lease Extension
July 20, 2018

EXECUTIVE SUMMARY
At its July 23, 2018 meeting, the Board of Directors of RIOC will be asked to consider approval
of an amendment (the “Amendment”) to the 1973 ground lease (“Ground Lease”) with North
Town Phase III Houses, Inc., the owner of Westview (the “Owner”). Approval of the Amendment
would enable the Owner to pursue an affordable home ownership conversion plan for Westview
(“Affordability Plan”). The Affordability Plan provides for current tenants to be able to purchase
their apartments at below market value with non-purchasers receiving guaranteed rent protections.
In approving the Affordability Plan, RIOC will need to extend the Ground Lease with increases
for Tax Equivalency and Ground Rent payments as provided in the Amendment. Prior to approving
the Amendment, the Board will be asked to approve certain environmental findings. Proposed
Board resolutions adopting the environmental findings and approving the Amendment are
attached.
PROPOSED AMENDMENT
The Proposed Amendment would modify and extend the existing Ground Lease between RIOC
and the Owner governing a Mitchell-Lama building with 361 residential rental units (“Westview”).
Although the Ground Lease is not scheduled to terminate until 2028, certain changes in
circumstances merit the proposed Amendment. The Owner seeks to exit the Mitchell Lama
program, as is its right under the State’s Private Housing Finance Law, and pursue a cooperative
and condominium conversion (the “Conversion”). The Owner also seeks to refinance the
mortgage on Westview. In order to accomplish these goals, the Owner needs to extend the term
of the lease. RIOC seeks to preserve affordable housing, consistent with its mission and statutory
purpose.
RIOC has worked with the Owner and the Empire State Development Corp. of N.Y. (ESD) the
New York State Division of Housing and Community Renewal (HCR) to develop a plan that
balances the parties’ goals. In exchange for an extension of the Ground Lease at a below market
ground rent, the Owner has agreed to maintain Westview as an affordable housing complex for a
period of 30 years pursuant to the Affordability Plan. In exchange for affordability protections,
the expiration date of the Ground Lease will be extended from January 31, 2028 through
December 22, 2068, and the ground rent payable to RIOC will be less than a full market ground
rent unencumbered by the Affordability Plan for a lease term through 2068. In addition, the
Amendment will allow RIOC to remain in occupancy of its current office space for a period of up
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to five (5) years, with no rent being payable by RIOC for the first three years. Finally, the
Amendment will permit the Owner to refinance its existing mortgage at advantageous rates so it
can make necessary capital improvements to Westview.
AFFORDABILITY PLAN HIGHLIGHTS
The Affordability Plan provides that for the next 30 years at least 55% of the 361 residential units,
(199 units) will either be affordable restricted price cooperative apartments or affordable rental
units. Affordable cooperative apartments will give existing tenants the opportunity to purchase at
a substantial discount while restricting resale prices and instituting income limitations upon
subsequent purchasers. Tenants who do not purchase apartments will be provided with rent
increases tied to the “Rent Guidelines Board” increased by 6.16% plus a 0% to 5% add-on
depending on the tenant’s income. Tenants who do not purchase their units will be provided
subsidized rent for as long as they remain up to the next 30 years.
Please note that the cooperative Conversion will require the approval of the NYS Attorney
General’s Office. In the event of non-approval, the building will convert to an “Affordable Rental”
whereby at least 55% of the residential units will be provided subsidized rents as described above
for the next 30 years.
As detailed in the attached Affordability Plan, the Sponsor is required to make an up-front capital
contribution to the building’s Capital Reserve Fund.
GROUND RENT HIGHLIGHTS
Under the Amendment, the effective starting annual ground rent would be $325,000 (an increase
as Westview does not currently pay ground rent to RIOC), and would increase by 10% every 5
years during the 30 year affordable period, and thereafter at 4% per year. The ground rent amount
is supported by an appraisal of the leasehold encumbered by the Affordability Plan. The ground
rent was structured in order to keep cooperative maintenance charges to a minimum. Ground rent
will be comprised of three components: Base Ground Rent (paid by the Lessee); Transfer Resale
Fees (paid by the shareholders upon re-sale); and Capital Event Fee (referred to as Sponsor
Transfer fees in the Amendment) (paid by the sponsor on initial sales). The NPV of the projected
estimated revenues comes to approximately 41% of appraisal. The appraisal was performed by
Jerome Haims, a highly respected appraiser with many years’ experience with public/private New
York real estate. In addition, a Valuation Letter was also obtained from Newmark Knight Frank.
TAX EQUIVALENT PAYMENTS (TEP) HIGHLIGHTS
The Amendment provides for a ten (10) year phase-in of Tax Equivalent payments to market rates
for units being sold or rented at market, provided that for the first thirty years, the Tax Equivalent
Payments for market rate apartments will be based on 80% of the market based tax equivalent
payment. Thereafter, the Equivalent Payments for market apartments will increase to 100% of
market based TEP. On July, 2018, the Empire State Development Corp. of N.Y. (ESD) approved
the TEP provisions in the Affordability Plan and gave its consent to the ground lease extension.
ENVIRONMENTAL REVIEW
Counsel has advised that the Proposed Amendment is a Type II action under the State
Environmental Quality Review Act (“SEQRA”), and therefore does not require environmental
review. However, as a conservative measure and for the avoidance of doubt, RIOC staff has
8311555.2

worked with outside environmental counsel to prepare the attached Short Environmental
Assessment Form and addendums (“SEAF”) to assess any potential environmental impacts that
may result from the Proposed Amendment. Based on the SEAF, I recommend that RIOC conclude
that the Amendment and implementation of the Affordability Plan will not have a significant
adverse impact on the environment. Copies of the SEAF and a proposed negative declaration for
Board approval are attached.
RECOMMENDATION
I believe that, in keeping with RIOC’s corporate mission of promoting Affordable Housing on the
Island if economically feasible, the proposed ground lease extension accomplishes this and I
recommend its approval.
ATTACHED DOCUMENTS FOR YOUR REVIEW
1.
2.
3.
4.
5.
6.
7.
8.

•
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Proposed Board Resolutions*
Haims Appraisal Letter
Valuation Letter – Prepared by Newmark Knight Frank
Housing & Community Renewal (HCR) Recommendation Letter
Explanatory Letter
Environmental Review Materials (SEAF)
Negative Declaration
Affordability Plan

Since the proposed Lease Amendment has not been finalized as of the date of this
Memorandum, alternate Board resolutions have been attached.

ATTACHMENT # 1
Proposed Board Resolutions*

* Since the proposed Lease Amendment has not been finalized as of the date of this
Memorandum, alternate Board resolutions have been attached.

ANDREW M. CUOMO
Governor
SUSAN G. ROSENTHAL
President & CEO

BOARD OF DIRECTORS
RuthAnne Visnauskas, Chair, Commissioner of NYSHCR
Robert F. Mujica Jr., Director of BUDGET
David Kraut
Howard Polivy
Michael Shinozaki

Agenda Item III.1; July 23, 2018
PROPOSED RESOLUTIONS
AUTHORIZATIONS RELATED TO AMENDMENT TO
WESTVIEW GROUND LEASE
WHEREAS, North Town Phase III Houses, Inc. (“Owner”), is the lessee under a Ground
Lease from the New York State Urban Development Corporation (“UDC”) dated April 25,
1973, as amended by undated First Amendment To Ground Lease, Second Amendment to
Ground Lease dated as of December 31, 1974, and Third Amendment to Ground Lease dated as
of January 31, 1997 (collectively, the “Ground Lease”) governing a Mitchell-Lama building with
361 residential rental units (“Westview”); and
WHEREAS, UDC's interest in the Ground Lease has been assigned to the Roosevelt
Island Operating Corporation (“RIOC”); and
WHEREAS, the Owner wishes to end Westview’s participation in the Mitchell-Lama
program, and in conjunction therewith, convert the property into condominium and cooperative
units, and refinance the mortgage on the property; and, in order to do so, needs to extend the
term of the Ground Lease, which expires in 2028; and
WHEREAS, in exchange for the extension of the Ground Lease and a below market
ground rent, the Owner has agreed to create and implement a 30-year Affordability Plan
approved by New York State Division of Housing and Community Renewal, and has agreed that
the terms of the Affordability Plan will be incorporated into the agreement pursuant to which the
Ground Lease will be amended and extended (the “Proposed Amendment”); and
WHEREAS, by resolution of the Board of Directors of RIOC dated February 18, 2010
the President of RIOC was authorized and directed to take such steps to negotiate an appropriate
amendment and extension of the Ground Lease on terms mutually satisfactory to both parties,
and in compliance with the terms of the Public Authorities Law and to cause an explanatory
statement of the proposed transaction to be prepared and transmitted to those parties entitled to
receive same under the Public Authorities Law; and
WHEREAS, an explanatory statement was forwarded to such parties on March 19, 2018;
and
WHEREAS, in conjunction with the extension of the Ground Lease, the parties also
intend to enter into an agreement whereby RIOC will have the right to occupy the office space it
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is currently occupying for a term of up to five years, with no rent to be paid for the first three
years of such occupancy; and
WHEREAS, RIOC has received a valuation letter in connection with the proposed
transaction; and
WHEREAS, RIOC has prepared a New York State Short Environmental Assessment
Form to assess impacts of the proposed Amendment on the environment in accordance with the
requirements of the New York State Environmental Quality Review Act (“SEQRA”);
NOW, THEREFORE, be it
RESOLVED that RIOC shall serve as lead agency for the environmental review pursuant
to SEQRA of the Proposed Amendment, which review has been coordinated with other
necessary reviews pursuant to other applicable laws and regulations; and
RESOLVED, that RIOC hereby approves the Short Environmental Assessment Form and
Addendum (“SEAF”) in the form submitted to this meeting, a copy of which is hereby ordered
filed with the records of RIOC; and
RESOLVED, that on the basis of the SEAF, including its Addendums, RIOC hereby (a)
determines that the Proposed Amendment will not, either individually or cumulatively with other
actions, have a significant adverse environmental impact and, accordingly, that no environmental
impact statement is required under SEQRA; and (b) authorizes the issuance of a Negative
Declaration under SEQRA; and
RESOLVED that the Board of Directors further finds as follows:
1. it is within the mission and statutory purposes of RIOC to maintain high quality,
affordable housing stock on Roosevelt Island;
2. in the absence of the Proposed Amendment, the Owner would be within its right
under § 35 of the New York State Private Housing Finance Law to remove
Westview from the Mitchell-Lama program;
3. the extension of the term of the Ground Lease is necessary in order to allow the
Owner to make desirable capital improvements to Westview;
4. in exchange for such extension at a below market ground rent, the Owner agrees
to maintain as affordable at least 55 percent of the Westview units for a period of
thirty years;
5. these actions are consistent with RIOC’s mission and statutory purposes to
maintain affordable housing; and
6. there is no reasonable alternative to this transaction that would achieve the same
purpose.
-28311445.1

and be it further
RESOLVED, that the President of RIOC be, and she hereby is, authorized and directed to
enter into, in compliance with the terms of the Public Authorities Law, the Proposed Amendment
in substantially the same form attached hereto as Exhibit A.
RESOLVED, that the President/Chief Executive Officer or her designee be, and she
hereby is, authorized and directed to take such further actions and execute such further
documents as are necessary or desirable to effectuate the foregoing; and
RESOLVED, that these resolutions shall take effect immediately.
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Agenda Item III.1; July 23, 2018
PROPOSED RESOLUTIONS
AUTHORIZATIONS RELATED TO AMENDMENT TO
WESTVIEW GROUND LEASE
WHEREAS, North Town Phase III Houses, Inc. (“Owner”), is the lessee under a Ground
Lease from the New York State Urban Development Corporation (“UDC”) dated April 25, 1973,
as amended by undated First Amendment To Ground Lease, Second Amendment to Ground Lease
dated as of December 31, 1974, and Third Amendment to Ground Lease dated as of January 31,
1997 (collectively, the “Ground Lease”) governing a Mitchell-Lama building with 361 residential
rental units (“Westview”); and
WHEREAS, UDC's interest in the Ground Lease has been assigned to the Roosevelt Island
Operating Corporation (“RIOC”); and
WHEREAS, the Owner wishes to end Westview’s participation in the Mitchell-Lama
program, and in conjunction therewith, convert the property into condominium and cooperative
units, and refinance the mortgage on the property; and, in order to do so, needs to extend the term
of the Ground Lease, which expires in 2028; and
WHEREAS, in exchange for the extension of the Ground Lease and a below market ground
rent, the Owner has agreed to create and implement a 30-year Affordability Plan approved by New
York State Division of Housing and Community Renewal (the “Affordability Plan”), and has
agreed that the terms of the Affordability Plan will be incorporated into the agreement pursuant to
which the Ground Lease will be amended and extended (the “Proposed Amendment”); and
WHEREAS, by resolution of the Board of Directors of RIOC dated February 18, 2010, the
President of RIOC was authorized and directed to take such steps to negotiate an appropriate
amendment and extension of the Ground Lease on terms mutually satisfactory to both parties, and
in compliance with the terms of the Public Authorities Law and to cause an explanatory statement
of the proposed transaction to be prepared and transmitted to those parties entitled to receive same
under the Public Authorities Law; and
WHEREAS, an explanatory statement was forwarded to such parties on March 19, 2018;
and
WHEREAS, in conjunction with the extension of the Ground Lease, the parties also intend
to enter into an agreement whereby RIOC will have the right to occupy the office space it is
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currently occupying for a term of up to five years, with no rent to be paid for the first three years
of such occupancy; and
WHEREAS, RIOC has received a valuation letter in connection with the proposed
transaction; and
WHEREAS, RIOC has prepared a New York State Short Environmental Assessment Form
to assess impacts of the proposed Amendment on the environment in accordance with the
requirements of the New York State Environmental Quality Review Act (“SEQRA”);
NOW, THEREFORE, be it
RESOLVED that RIOC shall serve as lead agency for the environmental review pursuant
to SEQRA of the Proposed Amendment, which review has been coordinated with other necessary
reviews pursuant to other applicable laws and regulations; and
RESOLVED, that RIOC hereby approves the Short Environmental Assessment Form and
Addendum (“SEAF”) in the form submitted to this meeting, a copy of which is hereby ordered
filed with the records of RIOC; and
RESOLVED, that on the basis of the SEAF, including its Addendums, RIOC hereby (a)
determines that the Proposed Amendment will not, either individually or cumulatively with other
actions, have a significant adverse environmental impact and, accordingly, that no environmental
impact statement is required under SEQRA; and (b) authorizes the issuance of a Negative
Declaration under SEQRA; and
RESOLVED that the Board of Directors further finds as follows:
1. it is within the mission and statutory purposes of RIOC to maintain high quality,
affordable housing stock on Roosevelt Island;
2. in the absence of the Proposed Amendment, the Owner would be within its right
under § 35 of the New York State Private Housing Finance Law to remove
Westview from the Mitchell-Lama program;
3. the extension of the term of the Ground Lease is necessary in order to allow the
Owner to make desirable capital improvements to Westview;
4. in exchange for such extension at a below market ground rent, the Owner agrees to
maintain as affordable at least 55 percent of the Westview units for a period of
thirty years;
5. these actions are consistent with RIOC’s mission and statutory purposes to maintain
affordable housing; and
6. there is no reasonable alternative to this transaction that would achieve the same
purpose.
-28311445.1

and be it further
RESOLVED, that the President of RIOC be, and she hereby is, authorized and directed, in
compliance with the terms of the Public Authorities Law, to negotiate and thereafter execute a
Proposed Amendment substantially in accordance with the terms set forth in the Affordability
Plan; and
RESOLVED, that the President/Chief Executive Officer or her designee be, and she hereby
is, authorized and directed to take such further actions and execute such further documents as are
necessary or desirable to effectuate the foregoing; and
RESOLVED, that these resolutions shall take effect immediately.

-38311445.1

ATTACHMENT # 2
Haims Appraisal Letter

ATTACHMENT # 3
Valuation Letter – Prepared by Newmark Knight Frank

July 23, 2018
Barbara Block Brown, Esq.
Carter Ledyard & Milburn LLP
2 Wall Street
New York, NY 10005
Re:

Valuation Letter for Westview, 595-625 Main Street, Roosevelt Island, New York

In accordance with your request, we have reviewed the provided material concerning the abovereferenced property in order to determine the fairness of the annual leasehold rent of
$2,910,000 indicated in the Jerome Haims Realty Inc.’s (“JHR”) report dated December 13,
2016. JHR’s report determines the market value of the leasehold interest as of January 1, 2017
based on the plan for preservation of affordable housing and withdrawal from the Mitchell-Lama
Program (“The Affordable Plan”). We have reviewed and analyzed the JHR report to verify the
assumptions and conclusions of it, and to determine the fairness of The Affordable Plan to the
Roosevelt Island Operating Corporation (“RIOC”).
Based on our review of the materials and on the following analysis, we find that all of the terms
of the lease deal set forth in the Haims analysis are fair in accordance with the affordability plan
as analyzed at the time of their analysis. However, it is our understanding that some of the
terms of the plan at the time of their analysis have changed to include but not be limited to the
sponsor sales fee which was reportedly proposed to be higher at the time of the Haims analysis.
The purpose of The Affordable Plan is to provide a structure for the withdrawal of Westview
from the Mitchell-Lama Program on terms that will preserve Westview as an affordable housing
project for both existing tenants and future occupants.
The Affordable Plan allows for the creation of a residential leasehold condominium unit and the
conversion of the residential unit to cooperative ownership. Westview is a 361-unit residential
rental apartment complex with street level retail space. It was built in 1976 as an affordable
housing apartment complex consisting of two interconnected residential buildings containing an
aggregate saleable residential area of 447,468 square feet. The complex consists of two
interconnected 19-story buildings. The central “connector” building contains seven stories and
has an adjacent indoor swimming pool enclosed within an aluminum frame and glass roof
system. The property is operated by the Roosevelt Island Operating Corporation, which was
created by New York State as a public benefit corporation, charged with developing,
maintaining, and operating Roosevelt Island.
Specifically, the main JHR factors that were examined for reasonableness were the following:
1.) The “fee simple” land rent of $7,800,000;
2.) The leased fee value of $91,500,000;
3.) The leasehold value (Non-Affordable) of $213,200,000;
4.) The leasehold value per The Affordable Plan of $112,400,000;
5.) The rent to be paid to the RIOC per The Affordable Plan of $2,910,000.
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THE AFFORDABLE PLAN
Relevant Data
Sublessor:

Roosevelt Island Operating Corporation

Sublessee:

North Town Phase III Associates, LP

Premises:

Westview
595-625 Main Street
Roosevelt Island, New York

Building Area:

447,468 square feet of gross residential area

Units:

361 units

Ground Lease
Expiration:

December 2068

Commencement
Date of Plan:

September 1, 2016

THE JEROME HAIMS REALTY, INC. APPRAISAL (JHR)
The JHR appraisal report dated December 13, 2016 was prepared for the purpose of providing
the leasehold value per The Affordable Plan. The following is a summary of the main
conclusions of the JHR report.

Summary of JHR Conclusions
Fee Simple Values
Fee Simple Value of the Land
Fee Simple Cap Rate
Fee Simple Land Rent Conclusion

$130,000,000
6.00%
$7,800,000

Leased Fee Values
Leased Fee Land Value Non-Affordable (rounded)
Leased Fee Cap Rate
Leased Fee Land Rent Conclusion
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$91,500,000
6.00%
$5,490,000

Leased Fee Value of Apartments Non-Affordable
Leased Fee Value of Apartments per Affordable Plan
Affordable/Non-Affordable = Discount (rounded)

$213,200,000
$112,400,000
47%

Leased Fee Land Value Non-Affordable (rounded)
Affordable/Non-Affordable = Discount (rounded)
Leased Fee Land Value per the Affordable Plan (rounded)

$91,500,000
47%
$48,500,000

Leased Fee Land Value per the Affordable Plan (rounded)
Leased Fee Cap Rate
Leased Fee Ground Rent per the Affordable Plan

$48,500,000
6.00%
$2,910,000

Fee Simple Land Value (Non-Affordable)
We have analyzed the fee simple valuation provided in the JHR report and have concluded that
a value of $290.00 per square foot of FAR was reasonable based upon the affordability plan at
that time. That said, we find that in today’s low interest rate environment, 6.00% is too high a
rent for land. A more realistic land rent on a fee simple basis would be 5.75%. These
calculations result in a fee simple land rent of $7,475,000 versus JHR’s $7,800,000. However,
the spread between this land rent figure and that of JHR is 4.2%.
Fee Simple Land Rent Summary
Fee Simple Value of the Land
Fee Simple Cap Rate
Fee Simple Land Rent Conclusion

$130,000,000
5.75%
$7,475,000

Leased Fee Land Value (Non-Affordable)
JHR computed the value of the Leased Fee by taking the present value of the fee simple land
rent (grown by 10% every 5 years) over a 52-year period and discounting it at a rate of 10%.
However, by using the annual land rent of $7,475,000, the resulting cash flow (presented on the
following page) results in a revised net present value for the leased fee land of $87,703,746 as
opposed to the JHR figure of $91,500,000.
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Year
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52

Year Ending
Dec-17
Dec-18
Dec-19
Dec-20
Dec-21
Dec-22
Dec-23
Dec-24
Dec-25
Dec-26
Dec-27
Dec-28
Dec-29
Dec-30
Dec-31
Dec-32
Dec-33
Dec-34
Dec-35
Dec-36
Dec-37
Dec-38
Dec-39
Dec-40
Dec-41
Dec-42
Dec-43
Dec-44
Dec-45
Dec-46
Dec-47
Dec-48
Dec-49
Dec-50
Dec-51
Dec-52
Dec-53
Dec-54
Dec-55
Dec-56
Dec-57
Dec-58
Dec-59
Dec-60
Dec-61
Dec-62
Dec-63
Dec-64
Dec-65
Dec-66
Dec-67
Dec-68

Fee Simple Ground Rent
$7,475,000
$7,475,000
$7,475,000
$7,475,000
$7,475,000
$8,222,500
$8,222,500
$8,222,500
$8,222,500
$8,222,500
$9,044,750
$9,044,750
$9,044,750
$9,044,750
$9,044,750
$9,949,225
$9,949,225
$9,949,225
$9,949,225
$9,949,225
$10,944,148
$10,944,148
$10,944,148
$10,944,148
$10,944,148
$12,038,562
$12,038,562
$12,038,562
$12,038,562
$12,038,562
$13,242,418
$13,242,418
$13,242,418
$13,242,418
$13,242,418
$14,566,660
$14,566,660
$14,566,660
$14,566,660
$14,566,660
$16,023,326
$16,023,326
$16,023,326
$16,023,326
$16,023,326
$17,625,659
$17,625,659
$17,625,659
$17,625,659
$17,625,659
$19,388,225
$19,388,225
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Net Present Value
$6,795,455
$6,177,686
$5,616,078
$5,105,526
$4,641,387
$4,641,387
$4,219,443
$3,835,857
$3,487,143
$3,170,130
$3,170,130
$2,881,936
$2,619,942
$2,381,765
$2,165,241
$2,165,241
$1,968,401
$1,789,456
$1,626,778
$1,478,889
$1,478,889
$1,344,444
$1,222,222
$1,111,111
$1,010,101
$1,010,101
$918,274
$834,794
$758,904
$689,913
$689,913
$627,193
$570,176
$518,342
$471,220
$471,220
$428,381
$389,438
$354,034
$321,849
$321,849
$292,590
$265,991
$241,810
$219,827
$219,827
$199,843
$181,676
$165,160
$150,145
$150,145
$136,496
$87,703,746

Discount for Affordable Plan versus Non-Affordable (Non-Affordable)
We have reviewed the cash flow valuation of the leasehold based on the non-affordable
scenario as presented in the Addenda of the JHR report and take no issue with it. The resulting
$213,200,000 is considered reasonable. We have reviewed the JHR valuation of the leasehold
based on the affordable plan and conclude that the $112,400,000 value indicated is reasonable.
Leased Fee Value per the Affordable Plan
By applying the aforementioned discount of 47% to the Non-Affordable Leased Fee Land Value,
we have concluded to a revised Leased Fee Land Value per the Affordable Plan as follows:
Leased Fee Value Discounted per the Affordable Plan
Leased Fee Land Value Non-Affordable
$87,703,746
Affordable vs. Non-Affordable = Discount (rounded)
47%
Leased Fee Land Value per the Affordable Plan (rounded)
$46,500,000
Leased Fee Ground Rent per the Affordable Plan
In order to calculate the appropriate rent for the leased fee per the affordable plan, we applied
the ground rent rate of 5.75% as opposed to the 6.00% used throughout the JHR report. The
concluding annual leased fee ground rent per the Affordable Plan is indicated below.
Leased Fee Ground Rent per the Affordable Plan
Leased Fee Land Value per the Affordable Plan (rounded)
$46,500,000
Leased Fee Cap Rate
5.75%
Leased Fee Ground Rent per the Affordable Plan (rounded)
$2,670,000
The annual ground rent of $2,670,000 concluded in our analysis is within 8.2% of the annual
ground rent of $2,910,000 concluded by JHR.
In addition to analysis of the Haims conclusions based upon the affordability plan at that time,
we have also completed our own independent analysis of the ground rent based upon the
current affordability plan and our own independent conclusions.
The methodology of our analysis included the following steps:
Step One – Provide an opinion of the market value for the subject’s land as vacant and
available for development.
Step Two – Complete an analysis of the property based upon the ratio of rental units and units
available for sale under the affordability plan guidelines and also under market conditions.
Step Three – Compare the two indicated values and compute a ratio that indicates the discount
from market value that the affordability plan creates.
Step Four – Apply the discount to the market land value to indicate a residual land value that
results from the affordability plan restrictions.
Step Five – Compute the appropriate ground rent for the land value resulting from the
affordability plan.
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Step Six – Compare the land rent resulting from our independent analysis to the land rent
concluded to in the Haims report.
Step Seven – Project the cash flows that result from the stipulated ground lease payments of
the affordability plan and compare the present values of these cash flows to the present value of
the cash flows resulting from a market lease of the land in accordance with the affordability plan
based upon the conclusions of our previous analysis. The result of this analysis will indicate a
discount to market that is offered by the stipulated ground lease payments.
CONCLUSIONS
Step One - We have looked at land sales to include but nor be limited to the land sales
contained in the Haims report. After considering factors including market conditions, location,
size, corner / through block influence and utility, it is our opinion that the unrestricted value of
the subject’s land is $130,000,000.
Step Two – In step two we have completed two independent discounted cash flow models each
containing two component parts. The first model provides a present value for cash flows that
result from selling the units allowable for sale at market rates and rental income for the
remaining units. The second model provides the present value of the cash flows that result from
selling the units allowable for sale under the affordability plan and existing rental income. Each
discounted cash flow model is shown on the following pages.
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Market Cash Flow Component Tables (Rental and Sales)
DISCOUNTED CASH FLOW ANALYSIS (Market)
Rental Income and Expenses
Westview House, Roosevelt Island
Assumptions
Rental Increases

3.00%

Expense Increases

3.00%

Vacancy & Credit Loss

2.00%
Year

1

2

3

4

5

6

2019

2020

2021

2022

2023

2024

$18,175,200

$18,720,456

$19,282,070

$19,860,532

$20,456,348

$21,070,038

180
180

50
230

50
280

30
310

25
335

25
360

Beignning of Period

360

180

130

80

50

25

End of Period

180

130

80

50

25

0

75.00%

43.06%

29.17%

18.06%

10.42%

3.47%

$13,631,400

$8,060,196

$5,623,937

$3,585,929

$2,130,870

$731,599

For Calendar Year
Projected Rental Income
Total Potential Rent
Sponsor Units Sold
Sum of Units Sold
Unsold Units Remaining at:

Average Percentage Unsold
Gross Income
Vacancy

20%

20%

20%

20%

20%

20%

(Downtime Before Sale)

-$2,726,280

-$1,612,039

-$1,124,787

-$717,186

-$426,174

-$146,320

Potential Gross Income

$10,905,120

$6,448,157

$4,499,150

$2,868,743

$1,704,696

$585,279

Vacancy and Credit Loss

-$218,102

-$128,963

-$89,983

-$57,375

-$34,094

-$11,706

Other Income

$128,000

$131,840

$135,795

$139,869

$144,065

$148,387

Effective Gross Rental Income

$10,815,018

$6,451,034

$4,544,962

$2,951,238

$1,814,667

$721,960

Common Charges

$5,094,575

$5,247,412

$5,404,835

$5,566,980

$5,733,989

$5,906,009

TEP (Real Estate Taxes)

$3,622,000

$3,730,660

$3,842,580

$3,957,857

$4,076,593

$4,198,891

$109,051

$64,482

$44,991

$28,687

$17,047

$5,853

Total Expenses

$8,825,626

$9,042,554

$9,292,406

$9,553,524

$9,827,629

$10,110,752

Expenses of Unsold Units

$6,619,220

$3,893,322

$2,710,285

$1,724,942

$1,023,711

$351,068

Resid. Rental Expense (1% of PGI)

DISCOUNTED CASH FLOW ANALYSIS (Market)
Sales Income and Expenses
Westview House, Roosevelt Island
Assumptions
Sale Price Increase per Year

3.00%

Transfer Tax

Broker's Commission

3.00%

Insider Price/SF

$246

Total Salable Area

Legal Fees, Marketing, Misc.

1.00%

Re-Sale Price/SF

$492

Renovation Cost/Unit

Year

2.83%

Market Price/SF

1

2

3

4

5

6

2019

2020

2021

2022

2023

2024

$535,112,400

$551,165,772

$567,700,745

$584,731,768

$602,273,721

$620,341,932

180
50.00%

50
13.89%

50
13.89%

30
8.33%

25
6.94%

25
6.94%

$267,556,200

$76,550,802

$78,847,326

$48,727,647

$41,824,564

$43,079,301

Transfer Taxes

$7,571,840

$2,166,388

$2,231,379

$1,378,992

$1,183,635

$1,219,144

Broker's Commission

$10,500,000

$2,296,524

$2,365,420

$1,461,829

$1,254,737

$1,292,379

Renovation & Misc Costs

$6,000,000

$1,250,000

$1,250,000

$750,000

$625,000

$625,000

Legal, Marketing, Misc. (1%)

$2,675,562

$765,508

$788,473

$487,276

$418,246

$430,793

Total Sales Expenses

$26,747,402

$6,478,420

$6,635,272

$4,078,098

$3,481,618

$3,567,316

For Calendar Year

Potential Gross Sales Income
Units Sold this Year
Pecent Sold Annually
Total Sales Income
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$1,200
445,927
$25,000

Market Consolidated Model
DISCOUNTED CASH FLOW ANALYSIS (Market)
Total Cash Flow
Westview House, Roosevelt Island
Assumptions
Entrepreneurial Profit

15.00%

Discount Rate

10.00%
Year

1

2

3

4

5

6

2019

2020

2021

2022

2023

2024

$10,815,018
$267,556,200
$278,371,218

$6,451,034
$76,550,802
$83,001,836

$4,544,962
$78,847,326
$83,392,288

$2,951,238
$48,727,647
$51,678,885

$1,814,667
$41,824,564
$43,639,231

$721,960
$43,079,301
$43,801,261

Rental Income

$6,619,220

$3,893,322

$2,710,285

$1,724,942

$1,023,711

$351,068

Sales Revenue

$26,747,402

$6,478,420

$6,635,272

$4,078,098

$3,481,618

$3,567,316

Total Expenses

$33,366,622

$10,371,742

$9,345,557

$5,803,040

$4,505,329

$3,918,384

Cash Flow Before Enterpreneurial Profit
$245,004,595

$72,630,094

$74,046,730

$45,875,845

$39,133,902

$39,882,877

Less: Entrepreneurial Profit

$36,121,320

$10,510,857

$10,831,808

$6,697,432

$5,751,442

$5,926,798

Cash Flow After Entrepreneurial Profit

$208,883,276

$62,119,237

$63,214,922

$39,178,412

$33,382,460

$33,956,079

Net Present Value

$355,380,992

For Calendar Year

Effective Gross Rental Income
Total Sales Income
Total Gross Income
Expenses Attributable to:

Rounded $355,400,000
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Affordability Plan Cash Flow Component Tables (Rental and Sales)
DISCOUNTED CASH FLOW ANALYSIS (Affordability Plan)
Rental Income and Expenses
Westview House, Roosevelt Island
Assumptions
Rental Increases

2.00%

Expense Increases

3.00%

Vacancy & Credit Loss

2.00%
Year

For Calendar Year
Projected Rental Income
Total Potential Rent

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

2031

2032

2033

$7,717,687

$7,872,041

$8,029,482

$8,190,071

$8,353,873

$8,520,950

$8,691,369

$8,865,196

$9,042,500

$9,223,350

$9,407,817

$9,595,974

$9,787,893

$9,983,651

$10,183,324

180
180

50
230

10
240

10
250

10
260

10
270

10
280

10
290

10
300

10
310

10
320

10
330

10
340

10
350

10
360

Sponsor Units Sold
Sum of Units Sold
Unsold Units Remaining at:
Beignning of Period

360

End of Period
Average Percentage Unsold
Potential Gross Income

180

130

120

110

100

90

80

70

60

50

40

30

20

10

180

130

120

110

100

90

80

70

60

50

40

30

20

10

0

75.00%

43.06%

34.72%

31.94%

29.17%

26.39%

23.61%

20.83%

18.06%

15.28%

12.50%

9.72%

6.94%

4.17%

1.39%

$5,788,265

$3,389,351

$2,788,014

$2,616,273

$2,436,546

$2,248,584

$2,052,129

$1,846,916

$1,632,674

$1,409,123

$1,175,977

$932,942

$679,715

$415,985

$141,435

0%

5%

5%

5%

5%

5%

5%

5%

5%

5%

5%

5%

5%

5%

Vacancy

5%

(Downtime Before Sale)

$0

-$169,468

-$139,401

-$130,814

-$121,827

-$112,429

-$102,606

-$92,346

-$81,634

-$70,456

-$58,799

-$46,647

-$33,986

-$20,799

-$7,072

Effective Gross Income

$5,788,265

$3,219,883

$2,648,614

$2,485,459

$2,314,719

$2,136,155

$1,949,522

$1,754,570

$1,551,040

$1,338,667

$1,117,178

$886,295

$645,729

$395,186

$134,363

Vacancy and Credit Loss

-$17,726

-$12,915

-$7,904

-$2,687

$128,000

$130,560

$133,171

$135,835

$138,551

$141,322

$144,149

$147,032

$149,972

$152,972

$156,031

$159,152

$162,335

$165,582

$168,893

Effective Gross Rental Income

$5,800,500

-$115,765

$3,286,046

$2,728,813

$2,571,585

$2,406,976

$2,234,754

$2,054,681

$1,866,510

$1,669,992

$1,464,865

$1,250,866

$1,027,721

$795,149

$552,864

$300,569

Common Charges

$7,192,314

Other Income

-$64,398

-$52,972

-$49,709

-$46,294

-$42,723

-$38,990

-$35,091

-$31,021

-$26,773

-$22,344

$4,754,967

$4,897,616

$5,044,544

$5,195,881

$5,351,757

$5,512,310

$5,677,679

$5,848,010

$6,023,450

$6,204,153

$6,390,278

$6,581,986

$6,779,446

$6,982,829

TEP (Real Estate Taxes)

$576,769

$594,072

$611,894

$630,251

$649,159

$668,633

$688,692

$709,353

$730,634

$752,553

$775,129

$798,383

$822,335

$847,005

Resid. Rental Expense (1% of PGI)

$57,883

$32,199

$26,486

$24,855

$23,147

$21,362

$19,495

$17,546

$15,510

$13,387

$11,172

$8,863

$6,457

$3,952

$1,344

Total Expenses

$5,389,619

$5,523,887

$5,682,925

$5,850,986

$6,024,063

$6,202,305

$6,385,867

$6,574,908

$6,769,594

$6,970,093

$7,176,579

$7,389,233

$7,608,238

$7,833,786

$8,066,073

Expenses of Unsold Units

$4,042,214

$2,378,340

$1,973,238

$1,869,065

$1,757,018

$1,636,719

$1,507,774

$1,369,773

$1,222,288

$1,064,875

$897,072

$718,398

$528,350

$326,408

$112,029

$872,415

DISCOUNTED CASH FLOW ANALYSIS (Affordability Plan)
Sales Income and Expenses
Westview House, Roosevelt Island
Assumptions
Sale Price Increase per Year

3.00%

Transfer Tax

Broker's Commission

3.00%

Insider Price/SF

$246

Total Salable Area

Legal Fees, Marketing, Misc.

1.00%

Re-Sale Price/SF

$492

Renovation Cost/Unit

Year
For Calendar Year

Potential Gross Sales Income
Units Sold this Year
Pecent Sold Annually
Total Sales Income

Transfer Taxes
Broker's Commission
Renovation & Misc Costs
Legal, Marketing, Misc. (1%)
Total Sales Expenses

2.83%

Market Price/SF

$1,075
445,927
$25,000

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

2031

2032

2033

$109,698,042

$351,906,637

$368,301,143

$385,625,282

$403,939,778

$423,309,640

$443,804,473

$465,498,816

$488,472,506

$512,811,060

$538,606,099

$565,955,793

$594,965,341

$625,747,491

$658,423,095

180
50.00%

50
13.89%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

10
2.78%

$54,849,021

$48,875,922

$10,230,587

$10,711,813

$11,220,549

$11,758,601

$12,327,902

$12,930,523

$13,568,681

$14,244,752

$14,961,281

$15,720,994

$16,526,815

$17,381,875

$18,289,530

$0

$1,383,189

$289,526

$303,144

$317,542

$332,768

$348,880

$365,934

$383,994

$403,126

$423,404

$444,904

$467,709

$491,907

$517,594

$0

$1,466,278

$306,918

$321,354

$336,616

$352,758

$369,837

$387,916

$407,060

$427,343

$448,838

$471,630

$495,804

$521,456

$548,686

$6,000,000

$1,250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$250,000

$0

$488,759

$102,306

$107,118

$112,205

$117,586

$123,279

$129,305

$135,687

$142,448

$149,613

$157,210

$165,268

$173,819

$182,895

$6,000,000

$4,588,225

$948,749

$981,617

$1,016,364

$1,053,112

$1,091,996

$1,133,155

$1,176,741

$1,222,917

$1,271,855

$1,323,744

$1,378,781

$1,437,182

$1,499,175

Affordability Plan Consolidated Model
DISCOUNTED CASH FLOW ANALYSIS (Affordability Plan)
Total Cash Flow
Westview House, Roosevelt Island
Assumptions
Entrepreneurial Profit

20.00%

Discount Rate

10.00%
Year
For Calendar Year

Effective Gross Rental Income
Total Sales Income
Total Gross Income

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

2031

2032

2033

$5,800,500
$54,849,021
$60,649,521

$3,286,046
$48,875,922
$52,161,967

$2,728,813
$10,230,587
$12,959,400

$2,571,585
$10,711,813
$13,283,398

$2,406,976
$11,220,549
$13,627,525

$2,234,754
$11,758,601
$13,993,355

$2,054,681
$12,327,902
$14,382,583

$1,866,510
$12,930,523
$14,797,033

$1,669,992
$13,568,681
$15,238,672

$1,464,865
$14,244,752
$15,709,617

$1,250,866
$14,961,281
$16,212,147

$1,027,721
$15,720,994
$16,748,715

$795,149
$16,526,815
$17,321,964

$552,864
$17,381,875
$17,934,739

$300,569
$18,289,530
$18,590,100

$1,973,238

Expenses Attributable to:
Rental Income

$4,042,214

$2,378,340

$1,869,065

$1,757,018

$1,636,719

$1,507,774

$1,369,773

$1,222,288

$1,064,875

$897,072

$718,398

$528,350

$326,408

$112,029

Sales Revenue

$6,000,000

$4,588,225

$948,749

$981,617

$1,016,364

$1,053,112

$1,091,996

$1,133,155

$1,176,741

$1,222,917

$1,271,855

$1,323,744

$1,378,781

$1,437,182

$1,499,175

Total Expenses

$10,042,214

$6,966,566

$2,921,987

$2,850,682

$2,773,382

$2,689,832

$2,599,770

$2,502,927

$2,399,029

$2,287,792

$2,168,928

$2,042,142

$1,907,131

$1,763,590

$1,611,204

$12,839,644

$13,421,825

$14,043,219

$14,706,574

$15,414,833

$16,171,149

$16,978,896

Cash Flow Before Enterpreneurial Profit
$50,607,307

$45,195,402

$10,037,413

$10,432,716

$10,854,143

$11,303,523

$11,782,813

$12,294,106

Less: Entrepreneurial Profit

$9,769,804

$8,857,539

$1,856,368

$1,946,039

$2,040,837

$2,141,098

$2,247,181

$2,359,474

$2,478,388

$2,604,367

$2,737,885

$2,879,450

$3,029,607

$3,188,939

$3,358,071

Cash Flow After Entrepreneurial Profit

$40,837,503

$36,337,862

$8,181,045

$8,486,677

$8,813,306

$9,162,426

$9,535,632

$9,934,632

$10,361,256

$10,817,458

$11,305,334

$11,827,123

$12,385,226

$12,982,211

$13,620,825

Net Present Value

$125,834,152
Rounded $125,800,000
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Step Three – The two indicated values are compared to compute a ratio that indicates the
discount from market value that the affordability plan creates. The calculations are as follows:

Affordability Plan Indicated Discount from Market
Market Scenario
$355,400,000
Affordability Plan Scenario
$125,800,000
Ratio
35%
Indicated Discount
65%
Step Four – In Step four the discount to the market land value is applied to indicate a residual
land value that results from the affordability plan restrictions. The calculation is as follows:

Calculation of Land Value Under Affordability Plan
Market Land Value
Affordability Plan Indicated
Discount from Market
Land Value IAW Affordability
Plan

$130,000,000
65%

$46,015,757

Step Five – In step five the appropriate ground rent for the land value resulting from the
affordability plan is calculated as follows:

Calculation of Base Ground Rent
Land Value Under Affordability Plan
Capitalization Rate
Ground Rent

$46,015,756.89
5.75%
$2,645,906

Step Six – In step six we compare the land rent resulting from our independent analysis to the
land rent concluded to in the Haims report as follows:

Ground Rent Conclusion Comparison
Ground Rent IAW Current Affordability Plan
$2,645,906
Haims Coclusion from December 13, 2016
$2,910,000
Difference
($264,094)
Step Seven – In step seven, we project the cash flows that result from the stipulated ground
lease payments of the affordability plan and compare the present values of these cash flows to
the present value of the cash flows resulting from a market lease of the land in accordance with
the affordability plan based upon the conclusions of our previous analysis. The stipulated
ground lease payment schedule to RIOC is comprised of (1) a 1% transfer fee, (2) a sponsor
fee which is capped at $1,500,000 and a base ground rent of $325,000 which increases 10%
every five years for the first 30 years and 4% per year thereafter. Because of the diminished
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risk of the ground lease payments of the affordability plan we have discounted the cash flows at
5%. The market ground lease payments have been discounted at 7% to reflect the risk
associated with this projection. The 7% discount rate would indicate an overall capitalization
rate commensurate within the range of market capitalization rates. Further, it is our opinion that
a 200 basis point spread is sufficient to account for diminished risk of the safer ground lease
payments stipulated in the affordability plan. The result of this analysis will indicate a discount
to market that is offered by the stipulated ground lease payments. The comparison is shown on
the following page.
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Present Value of Affordability Plan Ground Rent

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50

1% Resale Fee of Units Purchased by Tenants
Annual
Projected
8% Turnover
Gross
1%
Sponsor Sales Base Ground
Increase Sale Price/SF 50% of 445,917 SF
Sales
Transfer Fee
Fee
Rent
2019
$492
17,837
$8,775,843
$87,758 $1,500,000
$325,000
2020
7.5%
$529
17,837
$9,434,032
$94,340
$0
$325,000
2021
7.5%
$569
17,837 $10,141,584
$101,416
$0
$325,000
2022
7.5%
$611
17,837 $10,902,203
$109,022
$0
$325,000
2023
7.5%
$657
17,837 $11,719,868
$117,199
$0
$325,000
2024
7.5%
$706
17,837 $12,598,858
$125,989
$0
$357,500
2025
7.5%
$759
17,837 $13,543,772
$135,438
$0
$357,500
2026
7.5%
$816
17,837 $14,559,555
$145,596
$0
$357,500
2027
7.5%
$877
17,837 $15,651,522
$156,515
$0
$357,500
2028
7.5%
$943
17,837 $16,825,386
$168,254
$0
$357,500
2029
7.5%
$1,014
17,837 $18,087,290
$180,873
$0
$393,250
2030
7.5%
$1,090
17,837 $19,443,837
$194,438
$0
$393,250
2031
7.5%
$1,172
17,837 $20,902,125
$209,021
$0
$393,250
2032
7.5%
$1,260
17,837 $22,469,784
$224,698
$0
$393,250
2033
7.5%
$1,354
17,837 $24,155,018
$241,550
$0
$393,250
2034
7.5%
$1,456
17,837 $25,966,644
$259,666
$0
$432,575
2035
7.5%
$1,565
17,837 $27,914,142
$279,141
$0
$432,575
2036
7.5%
$1,682
17,837 $30,007,703
$300,077
$0
$432,575
2037
7.5%
$1,808
17,837 $32,258,281
$322,583
$0
$432,575
2038
7.5%
$1,944
17,837 $34,677,652
$346,777
$0
$432,575
2039
7.5%
$2,090
17,837 $37,278,476
$372,785
$0
$475,833
2040
7.5%
$2,247
17,837 $40,074,362
$400,744
$0
$475,833
2041
7.5%
$2,415
17,837 $43,079,939
$430,799
$0
$475,833
2042
7.5%
$2,596
17,837 $46,310,934
$463,109
$0
$475,833
2043
7.5%
$2,791
17,837 $49,784,254
$497,843
$0
$475,833
2044
7.5%
$3,000
17,837 $53,518,073
$535,181
$0
$523,416
2045
7.5%
$3,225
17,837 $57,531,929
$575,319
$0
$523,416
2046
7.5%
$3,467
17,837 $61,846,823
$618,468
$0
$523,416
2047
7.5%
$3,727
17,837 $66,485,335
$664,853
$0
$523,416
2048
7.5%
$4,007
17,837 $71,471,735
$714,717
$0
$523,416
2049
7.5%
$4,307
17,837 $76,832,115
$768,321
$0
$544,352
2050
7.5%
$4,630
17,837 $82,594,524
$825,945
$0
$566,126
2051
7.5%
$4,978
17,837 $88,789,113
$887,891
$0
$588,772
2052
7.5%
$5,351
17,837 $95,448,297
$954,483
$0
$612,322
2053
7.5%
$5,752
17,837 $102,606,919 $1,026,069
$0
$636,815
2054
7.5%
$6,184
17,837 $110,302,438 $1,103,024
$0
$662,288
2055
7.5%
$6,648
17,837 $118,575,121 $1,185,751
$0
$688,779
2056
7.5%
$7,146
17,837 $127,468,255 $1,274,683
$0
$716,331
2057
7.5%
$7,682
17,837 $137,028,374 $1,370,284
$0
$744,984
2058
7.5%
$8,258
17,837 $147,305,502 $1,473,055
$0
$774,783
2059
7.5%
$8,878
17,837 $158,353,415 $1,583,534
$0
$805,774
2060
7.5%
$9,544
17,837 $170,229,921 $1,702,299
$0
$838,005
2061
7.5%
$10,259
17,837 $182,997,165 $1,829,972
$0
$871,526
2062
7.5%
$11,029
17,837 $196,721,952 $1,967,220
$0
$906,387
2063
7.5%
$11,856
17,837 $211,476,099 $2,114,761
$0
$942,642
2064
7.5%
$12,745
17,837 $227,336,806 $2,273,368
$0
$980,348
2065
7.5%
$13,701
17,837 $244,387,067 $2,443,871
$0
$1,019,562
2066
7.5%
$14,729
17,837 $262,716,097 $2,627,161
$0
$1,060,344
2067
7.5%
$15,833
17,837 $282,419,804 $2,824,198
$0
$1,102,758
2068
7.5%
$17,021
17,837 $303,601,289 $3,036,013
$0
$1,146,868
NPV $7,873,983
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$1,428,571

Appraised
Total
Ground Rent
$1,912,758
$2,645,906
$419,340
$2,645,906
$426,416
$2,645,906
$434,022
$2,645,906
$442,199
$2,645,906
$483,489
$2,645,906
$492,938
$2,645,906
$503,096
$2,645,906
$514,015
$2,645,906
$525,754
$2,645,906
$574,123
$2,645,906
$587,688
$2,645,906
$602,271
$2,645,906
$617,948
$2,645,906
$634,800
$2,645,906
$692,241
$3,561,041
$711,716
$3,561,041
$732,652
$3,561,041
$755,158
$3,561,041
$779,352
$3,561,041
$848,617
$3,561,041
$876,576
$3,561,041
$906,632
$3,561,041
$938,942
$3,561,041
$973,675
$3,561,041
$1,058,596
$3,561,041
$1,098,735
$3,561,041
$1,141,884
$3,561,041
$1,188,269
$3,561,041
$1,238,133
$3,561,041
$1,312,674
$4,792,692
$1,392,072
$4,792,692
$1,476,663
$4,792,692
$1,566,805
$4,792,692
$1,662,884
$4,792,692
$1,765,312
$4,792,692
$1,874,531
$4,792,692
$1,991,013
$4,792,692
$2,115,268
$4,792,692
$2,247,838
$4,792,692
$2,389,309
$4,792,692
$2,540,305
$4,792,692
$2,701,497
$4,792,692
$2,873,606
$4,792,692
$3,057,403
$4,792,692
$3,253,716
$6,450,333
$3,463,432
$6,450,333
$3,687,505
$6,450,333
$3,926,956
$6,450,333
$4,182,881
$6,450,333

$8,205,445 $17,508,000

$42,847,761

Based on the foregoing, we find that a starting rent of $2,645,906 reflects the appropriate
payment resulting from the market value of the land with consideration of the affordability plan.
We further find that the present value of the stipulated ground lease payments to RIOC in
accordance with the affordability plan represents a 59% discount from the market indicated
payments resulting from the plan.
Respectfully,
Newmark Knight Frank Valuation & Advisory

Gerald R. Sanders, MAI, AI-GRS
Senior Vice President
NYS Certification #46000024637
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CERTIFICATE OF APPRAISAL
We certify that, to the best of my knowledge and belief:
1.

The statements of fact contained in this report are true and correct.

2.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are our personal, impartial and unbiased
professional analyses, opinions, and conclusions.

3.

We have no present or prospective interest in in the property that is the subject of this
report and no personal interest in with respect to the parties involved.

4.

We have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.

5.

Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.

6.

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

7.

This fairness opinion is not based upon a requested minimum valuation, a specific
valuation, or the approval of a loan.

8.

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

9.

The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

10.

As of the date of this report, Gerald R. Sanders, MAI, AI-GRS, and Robert H. Mayer,
MAI have completed the continuing education program for Designated Members of the
Appraisal Institute.

11.

Robert H. Mayer, MAI did not make a personal inspection of the property that is the
subject of this report.

12.

Significant real property appraisal assistance was provided by Robert H. Mayer, MAI in
the preparation of this analysis.

13.

Valuation & Advisory operates as an independent economic entity within NKF. Although
employees of other NKF divisions may be contacted as a part of our routine market
research investigations, absolute client confidentiality and privacy were maintained at all
times with regard to this assignment without conflict of interest.
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14.

Within this report, "Newmark Knight Frank", “NKF Valuation & Advisory”, “NKF, Inc.”,
and similar forms of reference refer only to the appraiser(s) who have signed this
certification and any persons noted above as having provided significant real property
appraisal assistance to the persons signing this report.

DATE: March 27, 2018

Gerald R. Sanders, MAI, AI-GRS
Senior Vice President
Newmark Knight Frank Valuation & Advisory
NYS Certification #46000024637
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STATEMENT OF BASIC ASSUMPTIONS AND LIMITING CONDITIONS
The valuation letter contained in this Report (herein “Report”) is subject to the following
assumptions and limiting conditions:
1.

Unless otherwise stated in this report, title to the property which is the subject of this
report (herein “Property”) is assumed to be good and marketable and free and clear of
all liens and encumbrances and that there are no recorded or unrecorded matters or
exceptions to title that would adversely affect marketability or value. No responsibility is
assumed for the legal description, zoning, condition of title or any matters which are
legal in nature or otherwise require expertise other than that of a professional real estate
appraiser. This report shall not constitute a survey of the Property.

2.

Unless otherwise stated in this report, it is assumed: that the improvements on the
Property are structurally sound, seismically safe and code conforming; that all building
systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working
order with no major deferred maintenance or repair required; that the roof and exterior
are in good condition and free from intrusion by the elements; that the Property and
improvements conform to all applicable local, state, and federal laws, codes, ordinances
and regulations including environmental laws and regulations. No responsibility is
assumed for soil or subsoil conditions or engineering or structural matters. The Property
is appraised assuming that all required licenses, certificates of occupancy, consents, or
other legislative or administrative authority from any local, state, or national government
or private entity or organization have been or can be obtained or renewed for any use on
which the value estimates contained in this report is based, unless otherwise stated.
The physical condition of the Property reflected in this report is solely based on a visual
inspection as typically conducted by a professional appraiser not someone with
engineering expertise. Responsible ownership and competent property management are
assumed.

3.

Unless otherwise stated in this report, this report did not take into consideration the
existence of asbestos, PCB transformers or other toxic, hazardous, or contaminated
substances or underground storage tanks, or the cost of encapsulation, removal or
remediation thereof. Real estate appraisers are not qualified to detect such substances.
The presence of substances such as asbestos, urea formaldehyde foam insulation,
contaminated groundwater or other potentially hazardous materials and substances may
adversely affect the value of the Property. Unless otherwise stated in this report, the
opinion of value is predicated on the assumption that there is no such material or
substances at, on or in the Property.

4.

All statements of fact contained in this report as a basis of the analyses, opinions, and
conclusions herein are true and correct to the best of the appraiser's actual knowledge
and belief. The appraiser is entitled to and relies upon the accuracy of information and
material furnished by the owner of the Property or owner’s representatives and on
information and data provided by sources upon which members of the appraisal
profession typically rely and that are deemed to be reliable by such members. Such
information and data obtained from third party sources are assumed to be reliable and
have not been independently verified. No warranty is made as to the accuracy of any of
such information and data. Any material error in any of the said information or data could
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have a substantial impact on the conclusions of this Report. The appraiser reserves the
right to amend conclusions reported if made aware of any such error.
5.

The opinion of value stated in this report is only as of the date of value stated in this
report. An appraisal is inherently subjective and the conclusions stated apply only as of
said date of value, and no representation is made as to the effect of subsequent events.
This report speaks only as of the date hereof.

6.

Any projected cash flows included in the analysis are forecasts of estimated future
operating characteristics and are predicated on the information and assumptions
contained within this report. Any projections of income, expenses and economic
conditions utilized in this report are not predictions of the future. Rather, they are
estimates of market expectations of future income and expenses. The achievement of
any financial projections will be affected by fluctuating economic conditions and is
dependent upon other future occurrences that cannot be assured. Actual results may
vary from the projections considered herein. There is no warranty or assurances that
these forecasts will occur. Projections may be affected by circumstances beyond
anyone’s knowledge or control. Any income and expense estimates contained in this
report are used only for the purpose of estimating value and do not constitute predictions
of future operating results.

7.

The analyses contained in this report may necessarily incorporate numerous estimates
and assumptions regarding Property performance, general and local business and
economic conditions, the absence of material changes in the competitive environment
and other matters. Some estimates or assumptions, however, inevitably will not
materialize, and unanticipated events and circumstances may occur; therefore, actual
results achieved during the period covered by the analysis will vary from estimates, and
the variations may be material.

8.

All prospective value opinions presented in this report are estimates and forecasts which
are prospective in nature and are subject to considerable risk and uncertainty. In
addition to the contingencies noted in the preceding paragraphs, several events may
occur that could substantially alter the outcome of the estimates such as, but not limited
to changes in the economy, interest rates, capitalization rates, behavior of consumers,
investors and lenders, fire and other physical destruction, changes in title or
conveyances of easements and deed restrictions, etc. In making prospective estimates
and forecasts, it is assumed that conditions reasonably foreseeable at the present time
are consistent or similar with the future.

9.

The allocations of value for land and improvements must not be used in conjunction with
any other appraisal and are invalid if so used. This report shall be considered only in its
entirety. No part of this report shall be utilized separately or out of context.

10.

Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraiser, or any reference to the Appraisal Institute) shall be
disseminated through advertising media, public relations media, news media or any
other means of communication (including without limitation prospectuses, private
offering memoranda and other offering material provided to prospective investors)
without the prior written consent of the Firm. Possession of this report, or a copy hereof,
does not carry with it the right of publication.

11.

Client and any other Intended User identified herein (should consider this report and the
opinion of value contained herein as only one factor together with its own independent
considerations and underwriting guidelines in making any decision or investment or
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taking any action regarding the Property. Client agrees that Firm shall not be
responsible in any way for any decision of Client or any Intended User related to the
Property or for the advice or services provided by any other advisors or contractors. The
use of this report and the appraisal contained herein by anyone other than an Intended
User identified herein, or for a use other than the Intended Use identified herein, is
strictly prohibited. No party other than an Intended User identified herein may rely on this
report and the appraisal contained herein.
12.

Unless otherwise stated in the agreement to prepare this report, the appraiser shall not
be required to participate in or prepare for or attend any judicial, arbitration, or
administrative proceedings.

13.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. No
survey or analysis of the Property has been made in connection with this report to
determine whether the physical aspects of the improvements meet the ADA accessibility
guidelines. No expertise in ADA issues is claimed, and the report renders no opinion
regarding the Property’s compliance with ADA regulations. Inasmuch as compliance
matches each owner’s financial ability with the cost to cure the non-conforming physical
characteristics of a property, a specific study of both the owner’s financial ability and the
cost to cure any deficiencies would be needed for the Department of Justice to
determine compliance.

14.

Acceptance and/or use of this report constitutes full acceptance of these Assumptions
and Limiting Conditions and any others contained in this report, including any
Extraordinary Assumptions and Hypothetical Conditions, and is subject to the terms and
conditions contained in the agreement to prepare this report and full acceptance of any
limitation of liability or claims contained therein.
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ROBERT H. MAYER, MAI
First Vice President

Robert H. Mayer, MAI joined Newmark Knight Frank, Valuation & Advisory in
2000 and currently serves as First Vice President and head of its New York
Litigation Support Group.
With more than 27 years of appraisal experience, Mr. Mayer focuses on
valuations and consulting for litigation support, condemnation, rental
redetermination, estates, financing and real estate transaction
negotiations. Mr. Mayer specializes in the valuation of land and air
rights and valuations to support just compensation in condemnation
proceedings. He has appeared as expert witness for a variety of
purposes, including valuation disputes, eminent domain appropriations
and insurance litigation.

PARTIAL LIST OF ASSIGNMENTS:
Newmark Knight Frank
Valuation & Advisory
125 Park Avenue
New York, NY 10017
rmayer@ngkf.com
T 212.359.8511

Eminent Domain:
Fulton Street Transportation Center
Number 7 Subway Line Extension – Easements required for its construction
Second Avenue Subway - Easements required for its construction
Tappan Zee Bridge – Easements required for its construction

Years of Experience
27 Years

Ground Rent Determination
Cornell University Tech Campus, Roosevelt Island

Areas of Specialization

Alexandria Center

Land
Air Rights
Arbitration
Eminent Domain
Consulting

Consulting:
Valued air rights above Grand Central Terminal for the owner.
Developed pricing mechanism for selling the air rights above the Eastern Rail
Yards, which was incorporated by New York City in the zoning regulations
for the Special Hudson Yards District.
Assisted NYC Department of City Planning develop the rate for public realm
donation for landmark air rights sales in connection with the East
Midtown rezoning.
Long Island College Hospital (LICH) – Valuation of 20 hospital, medical office
and residential buildings.

PARTIAL CLIENT LIST
Hudson Yards Development Corporation
NYC Department of City Planning
NYC Economic Development Corporation
Internal Revenue Service
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Empire State Development Corporation
State University of New York
Carter, Ledyard & Milburn LLP
Goldstein, Rikon, Rikon & Houghton, P.C.
Troutman Sanders LLP

PROFESSIONAL ACTIVITIES AND AFFILITATIONS:
Presentation to Royal Institute of Chartered Surveyors (RICS), 2017
New York State – Certified General Appraiser (License No. 46000020549)
Appraisal Institute – MAI Designation, 1996
Member of the Wharton Real Estate Club of New York

PERSONAL AFFILIATIONS:
Chair of Endowment Committee and former Treasurer, The Cecilia Chorus of
New York

Mr. Mayer graduated from The Wharton School at the University of
Pennsylvania, where he earned a Bachelor of Science degree in finance.
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ATTACHMENT # 4
Housing & Community Renewal (HCR)
Recommendation Letter

ANDREW M. CUOMO
Governor

RUTHANNE VISNAUSKAS
Commissioner/CEO

MEMORANDUM
To:

Susan Rosenthal

From:

Mark Colon/Alex Abrams

Date:

July 17th, 2018

Subject:

Westview

Executive Summary
The decision to be made is whether the State (ESD, RIOC, and HCR) should take the necessary steps to
approve an affordable home ownership conversion plan for Westview on Roosevelt Island. The Plan
provides for current tenants to be able to purchase their apartments at below market value with non
purchasers receiving guaranteed rent protections. In approving the Plan, the State will need to extend the
Ground Lease as follows: an increase in effective annual ground to $325,000 escalating by 10% every 5
years through 2048 and then 4% annually through 2068.
The reasons to support the Plan are as follows:
-

-

Preservation of Mitchell-Lama(s) (M/L) as a housing resource is a priority policy initiative;
Non-purchasing tenants will have annual rent increases limited to a formula based on % of
AMI tied to NYC Rent Guidelines Board rates
Non-purchasing tenants will face an initial 6.16% increase (the first at Westview since 2009),
down from an initially proposed 14.8% increase
Residents are being offered to purchase apartments at approx. 30% of market value with
limitations being imposed on re-sales; rent protections tied to RGB guidleines are guaranteed
for non-purchasers;
Income restrictions for new purchasers based upon the statutory M/L formula;
Sponsor contributions and flip tax proceeds fund a substantial capital reserve fund;
Substantial flip taxes on affordable units help keep project affordable;
The Plan is overwhelmingly supported by the Westview tenants, with 92% of those voting in
favor of the Plan (73% of the apartments voted);
The Plan is supported by local elected officials, including AMB Seawright and MBP Gale
Brewer;
All of the above vs. the owner exercising the option to buyout of the M/L program and
transition Westview to a market rate rental or coop likely forcing a significant number of
families to relocate

Background
Westview is a 361 unit Mitchell-Lama rental housing development on Roosevelt Island. In 1969, the City
of New York leased Roosevelt Island to the Urban Development Corporation (UDC) for a period of 99
years. A master development plan, later amended, for the creation of a mixed income community was
implemented. UDC (now known as ESD) thereupon entered into subleases with the four housing
companies developed under the M/L program, Westview being one of them. The Westview sublease
(hereafter referred to as the “Ground Lease”) expires in 2028.
Mitchell-Lama Law/Voluntary Dissolution
Westview is organized pursuant to Article II of the Private Housing Finance Law (PHFL); Section 35 of
the PHFL allows a M/L housing company to voluntarily dissolve (buyout), without the consent of the
Commissioner, upon prepayment of its mortgage after twenty years from the date of initial occupancy.
Westview is currently eligible to voluntarily dissolve. Of the 282 State M/L(s) originally constructed, 133
have bought-ought of the program.
Starting with the Spitzer Administration, a policy initiative was developed to aggressively pursue the
preservation of M/L companies as an affordable resource, and these efforts have been greatly expanded
upon during the Cuomo Administration. In the case of Westview, we engaged the owner, David
Hirschhorn, to discuss the possibility of a conversion to a Business Corporation Law (BCL) cooperative
(but with long-term affordability restrictions) modeled on the cooperative regime implemented as part of
the 2012 buyout of Westview’s sister property, Island House, from the M/L program. Mr. Hirschhorn has
agreed to such an approach, and the current Plan under consideration is the product of our negotions with
him and his subsequent agreement to proceed on such basis.
The Affordability Plan
The major provisions of the agreed upon Affordability Plan are as follows:
-

-

-

-

-

The term of the Affordability Plan is 30 years.
Insider prices on average of $246 per sq. ft. (market price of $816 per sq. ft.)
Initial resale price by purchaser – $492 per sq. ft. (increasing annually by 7.5%)
The first $6 million of flip tax proceeds will be deposited into the Apartment Corporation’s
Reserve Fund account. Therafter, the next flip tax proceeds will be distributed a) 50% to the
Sponsor, up to the difference between the Reserve Fund contribution, and the Local Law 70
Reserve Fund contribution, and b) the remaining 50% shall be deposited into the Apartment
Corporation’s Reserve Fund account. All flip tax proceeds thereafter shall be deposited into
the Apartment Corporation’s Reserve Fund account.
A flip tax equal to 60% of the gross profit for the first two years, declining by 5% per year to
30%, then declining by 2% per year to 22% through year 30 will be assessed on insider first
time sales.
Future purchasers must meet income qualifications for admission based upon the M/L
statutory formula of:
“[Max. Income for Admission = 7X or 8X (depending on family size) the annual carrying
charge + 6% of equity]”
Non-purchasing tenants will receive annual rent increases equal to the then 1 year RGB
increase plus a % based upon income as it relates to AMI; for households with an income at
less than 200% of AMI, the annual increase cannot exceed 7.5%.
Sponsor will fund a $6 million reserve fund for specified capital improvements

-

-

Sponsor will deposit into a special fund $3.6 million for Tenant Association expenses and
other building related items as may be jointly approved by the Board of Directors of the
Corporation and the Sponsor.
Spsonsor is permitted to sell up to 45% of units at market.

RIOC
Regarding RIOC’s ground rent payments, an agreement has been reached on an annual ground rent
payment beginning at $325,000. In total, there are three (3) revenue sources being used to generate
payment under the ground lease: a) a direct ground rent payment of $325,000 escalating at 10% every 5
years through 2048 and then 4% annually through 2068; b) a 5% capital event fee on all sponsor sales
(capped at $1,500,000); and c) a 1% transfer fee on all re-sales.
While the negotiated ground lease terms are less favorable than what RIOC had sought based on its
appraisal of the land (and admittedly represent a lower percentage of notional value than was achieved as
part of the conversion and exit from the M/L program of Westview’s sister property, Island House, in
2012), the negotiated Westview lease terms nonetheless represent in whole dollar amounts a reasonable
improvement over what was achieved at Island House ($236,000 per year) in 2012, and constitute a
critical and necessary component of the grand bargain being struck with the owner that is enabling
Westview to remain affordable for renters for 30 years and to offer affordable first-time homeownership.
Discussion
Other than the 2012 conversion of Island House, there has never been a successful conversion of a State
Mitchell-Lama rental to affordable home ownership (a NYC supervised M/L, West Village, has been
successfully converted). The difficulty encountered is the need to satisfy the goals of both the owner and
residents, while maintaining affordability. On the one hand, the owner is being asked to leave some
money on the table (it has been pointed out that, in this case, the owner’s profit potential is somewhat
limited by only 10 years remaining on the existing ground lease) by offering the sale of units at 30% of
market. From the perspective of those tenants considering purchasing, they are being asked to make a
fairly significant investment and not only must determine whether the additional monthly cost is
affordable but whether the potential return justifies making the investment. Also a factor for the tenants to
consider is the owner’s right to exit the Mitchell-Lama program and operate the property as a market rate
rental which likely will cause a significant number of families to have to relocate.
In sum, we are attempting to achieve a balance as to the owner’s and tenants’ interests and, once having
done so, incorporate additional restrictions so that affordability for future residents and non-purchasers is
being achieved.
Summary and Recommendation
To summarize, an agreement has been reached among the involved parties to offer an affordable home
ownership opportunity to Westview tenants while preserving long-term affordability for those who
choose not to buy and instead continue to rent. Further, an agreement has been reached to extend the
Ground Lease between RIOC and the property owner, a necessary action to implementing the conversion.
The agreement was successfully negotiated with the knowledge that a failure to do so would result in
Westview’s withdrawal from the M/L program and it becoming a market rate rental.

The structure of the conversion plan – insider pricing, flip taxes, resale prices, capitalized reserves, and
regulated rents, etc. – negotiated between the owner and the Tenant Association representatives – was
presented to the tenant body and received overwhelming support. Also, future ground rent payments
through the end of the extended lease term have been settled upon between the owner and RIOC, which
effectively reach market levels during the post-affordability term.
We view the agreement in its entirety as successfully achieving the State’s goal of preserving MitchellLama housing as an affordable housing resource and recommend you support the Plan.

ATTACHMENT # 5
Explanatory Letter

ATTACHMENT # 6
Environmental Review Materials (SEAF)

Introduction
The Roosevelt Island Operating Corporation (“RIOC”) is a public benefit corporation and
political subdivision of the State of New York created to operate the Island pursuant to the 99-year
lease (the “Master Lease”), which expires in 2068, between the New York State Urban
Development Corporation (“UDC”) and the City of New York, as lessor and RIOC’s predecessor
as lessee. Among RIOC’s obligations under the Master Lease is the development and management
of housing on the Island, including the thousands of residential units that already exist. In carrying
out this mission, RIOC is guided by the terms of the General Development Plan (“GDP”), which
is attached to the Master Lease and sets forth certain goals for housing affordability on the Island.
RIOC is also subject to the State Environmental Quality Review Act (“SEQRA”), which requires
agencies to analyze the environmental impacts of their actions prior to approving, funding or
undertaking them.
Westview is a privately-owned building that was constructed in 1976 under the State’s
Mitchell Lama law, which required the building’s 361 rental units to remain “affordable” for
twenty years. That statutory term is concluded and the building owner’s ground lease with RIOC
expires in 2028. The building’s owner, North Town Phase III Associates, LP (“Owner”), desires
to exit the Mitchell Lama program, extend its lease term and pursue a leasehold condominium
conversion.
Although the ground lease is not scheduled to terminate until 2028, certain changes in
circumstances have precipitated a renegotiation of terms. As mentioned above, the twenty-year
affordability protections for Westview tenants under the State Mitchell Lama program have
expired, and the Owner seeks to exit the program, as is its right under the Private Housing Finance
Law. At the same time, section 10 of the master lease between New York City, the New York
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State Urban Development Corporation (d/b/a Empire State Development Corporation) and RIOC’s
predecessor, the Welfare Island Development Corporation, requires the State to develop Roosevelt
Island consistent with the Island’s General Development Plan (“GDP”), including housing
affordability goals. Guided by the GDP, RIOC seeks to preserve affordable housing options on
the Island, including at Westview.
RIOC has worked with the Owner, the State Division of Homes and Community Renewal
(“DHCR”) and the Westview Task Force, Inc. (“WTI”) to develop a plan that balances RIOC and
WTI’s desire to maintain affordability to the maximum extent possible with the Owner’s desire to
exit the Mitchell Lama program and extend the Ground Lease. The two parties have therefore
negotiated a proposed lease renewal through 2068 and agreed to new affordability terms consistent
with Westview’s Plan for Preservation of Affordable Housing and Withdrawal From the MitchellLama Program (the “Affordability Plan”). The proposed amendment to the ground lease extends
the term to 2068 and provides the Owner with the right to pursue a leasehold condominium and
the conversion of the residential portion of the building to cooperative ownership. Current
Mitchell Lama tenants may remain in their apartments at rental rates initially determined by
DHCR, subject to rent increases promulgated by the New York City Rent Guidelines Board and
adjusted for tenant income, and, if the conversion becomes effective, may purchase their apartment
at discounted rates. If RIOC were to take no action, the Owner may have been entitled to end all
affordability protections for the Westview residents.
The Proposed Action would maintain a strong affordable housing component in Westview,
since 55% of the apartments will remain affordable for an additional 30 years. The proposed
amendment to the ground lease would permit existing tenants who do not purchase their
apartments to remain in their homes at below market rents; and if the conversion becomes
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effective, existing tenants may purchase their apartment at discounted rates. Thus the Proposed
Action would not significantly change the current number of affordable units on the Island and
therefore would have no significant adverse impacts on affordable housing public policy.
Moreover, the proposed amendment to the ground lease represents a vast improvement over the
no-action alternative, which could involve the Owner’s withdrawal from Mitchell Lama without
any future affordability commitments. Further, the proposed amendment to the ground lease
would not change the current use of the first floor as retail space.
Accordingly, the Proposed Action would not result in any significant adverse impacts on
the environment. No construction or modification to the existing residential building or the
property is proposed and the action would not result in any direct displacement of tenants. Because
the Proposed Action involves no physical changes to the building or land, the Proposed Action
also has no impact on New York City’s Waterfront Revitalization Program and thus the action is
consistent with the City’s coastal zone policies.

Attached are the SEQRA Environmental

Assessment Form and the New York City Revitalization Program Consistency Assessment Form.

3
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Short Environmental Assessment Form
Part 1 - Project Information

Instructions for Completing
Part 1 - Project Information. The applicant or project sponsor is responsible for the completion of Part 1. Responses
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.
Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully
respond to any item, please answer as thoroughly as possible based on current information.
Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful
to the lead agency; attach additional pages as necessary to supplement any item.
Part 1 - Project and Sponsor Information
Name of Action or Project:
Westview Lease Amendment and Extension

Project Location (describe, and attach a location map):
595-625 Main Street, Roosevelt Island, New York, Block 1373/Part of Lot 1

Brief Description of Proposed Action:
Roosevelt Island Operating Corporation seeks to amend its ground lease with North Town Phase III Associates, LP to extend the end of the
lease term from 2028 to 2068 and to convert Westview into a leasehold condominium pursuant to a Plan for Preservation of Affordable Housing
and Withdrawal From the Mitchell-Lama Program (the "Affordability Plan").

Name of Applicant or Sponsor:

Telephone:

Roosevelt Island Operating Corp (RIOC)

E-Mail:

212-832-4540

[need]

Address:
591 Main Street

City/PO:
Roosevelt Island

State:

Zip Code:

New York

10044

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?
If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that
may be affected in the municipality and proceed to Part 2. If no, continue to question 2.

NO

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval:

NO

3.a. Total acreage of the site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?

9 Forest
9 Agriculture
9 Parkland

9 Aquatic

✔

✔

about 2.327 acres
___________
___________
0 acres

___________acres
about 148

4. Check all land uses that occur on, adjoining and near the proposed action.
9 Urban
9 Rural (non-agriculture) 9 Industrial ✔
9 Commercial
✔

9 Residential (suburban)

urban residential
✔
9 Other (specify): _________________________
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YES

YES

5. Is the proposed action,
a. A permitted use under the zoning regulations?

NO

YES

N/A

✔

✔

b. Consistent with the adopted comprehensive plan?
6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape?

NO

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________
_______________________________________________________________________________________

NO

8. a. Will the proposed action result in a substantial increase in traffic above present levels?

NO

YES

✔
YES

✔
YES

✔
b. Are public transportation service(s) available at or near the site of the proposed action?

✔
✔

c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?
9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies:
_______________________________________________________________________________________
_______________________________________________________________________________________
10. Will the proposed action connect to an existing public/private water supply?

NO

✔
NO

If No, describe method for providing potable water: ______________________________________
_______________________________________________________________________________________
11. Will the proposed action connect to existing wastewater utilities?

YES

✔
NO

If No, describe method for providing wastewater treatment: ________________________________
_______________________________________________________________________________________

YES

✔

12. a. Does the site contain a structure that is listed on either the State or National Register of Historic
Places?
b. Is the proposed action located in an archeological sensitive area?

NO

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

NO

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _______________
_______________________________________________________________________________________
Note:
the Proposed Action involves extending and amending a lease for an existing residential building: No modifications are
proposed
to the physical building.
_______________________________________________________________________________________

YES

YES

✔

✔
YES

✔

✔

14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:
 Shoreline
 Forest
 Agricultural/grasslands
 Early mid-successional
✔ Urban
 Wetland

 Suburban
15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
by the State or Federal government as threatened or endangered?

NO

YES

16. Is the project site located in the 100 year flood plain?

NO

YES

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,
 YES
a. Will storm water discharges flow to adjacent properties?
 NO

NO

YES

✔

✔

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
 YES
If Yes, briefly describe:
 NO
_______________________________________________________________________________________
_______________________________________________________________________________________
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✔

18. Does the proposed action include construction or other activities that result in the impoundment of
water or other liquids (e.g. retention pond, waste lagoon, dam)?
If Yes, explain purpose and size: ____________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

19. Has the site of the proposed action or an adjoining property been the location of an active or closed
solid waste management facility?
If Yes, describe: _________________________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?
If Yes, describe: __________________________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

YES

✔
YES

✔
YES

✔

I AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY
KNOWLEDGE
Roosevelt Island Operating Corporation
Applicant/sponsor name: ___________________________________________

Signature: _______________________________________________________

PRINT FORM
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Date: ___________________________

Agency Use Only [If applicable]
Project:
Date:

Short Environmental Assessment Form
Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by
the project sponsor or otherwise available to the reviewer. When answering the questions the reviewer should be guided by
the concept “Have my responses been reasonable considering the scale and context of the proposed action?”

No, or
small
impact
may
occur
1.

Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

✔

2. Will the proposed action result in a change in the use or intensity of use of land?

✔

3. Will the proposed action impair the character or quality of the existing community?

✔

4. Will the proposed action have an impact on the environmental characteristics that caused the
establishment of a Critical Environmental Area (CEA)?

✔

5. Will the proposed action result in an adverse change in the existing level of traffic or
affect existing infrastructure for mass transit, biking or walkway?

✔

6.

✔

Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

✔

b. public / private wastewater treatment utilities?

✔

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

✔

9. Will the proposed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

✔

10. Will the proposed action result in an increase in the potential for erosion, flooding or drainage
problems?

✔

11. Will the proposed action create a hazard to environmental resources or human health?

✔

PRINT FORM
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Moderate
to large
impact
may
occur

Agency Use Only [If applicable]
Project:
Date:

Short Environmental Assessment Form
Part 3 Determination of Significance
For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a
particular element of the proposed action may or will not result in a significant adverse environmental impact, please
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that
have been included by the project sponsor to avoid or reduce impacts. Part 3 should also explain how the lead agency
determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting,
probability of occurring, duration, irreversibility, geographic scope and magnitude. Also consider the potential for shortterm, long-term and cumulative impacts.

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action may result in one or more potentially large or significant adverse impacts and an
environmental impact statement is required.
✔ Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action will not result in any significant adverse environmental impacts.
Roosevelt Island Operating Corporation
_________________________________________________
Name of Lead Agency

_______________________________________________
Date

_________________________________________________
Print or Type Name of Responsible Officer in Lead Agency

_______________________________________________
Title of Responsible Officer

_________________________________________________
Signature of Responsible Officer in Lead Agency

_______________________________________________
Signature of Preparer (if different from Responsible Officer)

PRINT FORM

Page 2 of 2

ATTACHMENT # 7
Negative Declaration

State Environmental Quality Review
NEGATIVE DECLARATION
Notice of Determination of Non-Significance
Project:

Amendment and Extension of Westview Ground Lease

Date:

July 23, 2018

This notice is issued in accordance with Article 8 (State Environmental Quality Review
Act) of the Environmental Conservation Law and its implementing regulations at 6
NYCRR Part 617.
The Roosevelt Island Operating Corporation (“RIOC”), as lead agency, has determined
that the proposed action described below will not have a significant environmental impact
and a Draft Environmental Impact Statement will not be prepared.
Name of Action:

Extension of Westview Ground Lease

SEQR Status:

Type 1
____
Unlisted
x
Type II emergency action ____

Conditioned Negative Declaration:

___
x

Yes
No

Description of Action:
The Roosevelt Island Operating Corporation (“RIOC”) proposes to amend its
1973 ground lease, as subsequently amended (“Ground Lease”) with North Town Phase
III Houses Inc. (“Owner”), for Westview, a 361-unit residential rental building (the
“Proposed Amendment”). The Owner seeks to remove the building from the State
Mitchell-Lama program, as is its right under the Private Housing Finance Law, and
pursue a coop and condo conversion (“Conversion”).
Pursuant to its mission and statutory purpose, RIOC seeks to preserve affordable
housing options on the Island, including at Westview. Under the Proposed Amendment,
the term of the lease will be extended and the Owner will be permitted to pursue a
Conversion, provided that 1) 55 percent of the units remain affordable for a period of
thirty years and 2) Mitchell-Lama tenants who wish to continue renting regardless of the
outcome of the Conversion will be permitted to remain subject to rent protections linked
to income and rent increase caps set by the New York City Rent Guidelines Board.
Location:
595 and 625 Main Street, Roosevelt Island, New York

8311496.1

Reasons Supporting This Determination:
Although RIOC is of the opinion that the Proposed Action is a Type II action
pursuant to 6 NYCRR 617.5 and does not require any environmental review, RIOC has
completed a Short Environmental Assessment Form (“SEAF”). The SEAF analyzed
potential environmental impacts related to land use, air and water quality, noise, traffic,
infrastructure, erosion, drainage, flooding, natural or cultural resources, community
character, vegetation or fauna and their habitats, community goals and cumulative
impacts. Based upon the SEAF, RIOC has determined that the Proposed Action would
not have any significant adverse impact on the environment and, accordingly, that an
environmental impact statement is not required. A full statement of the reasons
supporting RIOC’s determination is set forth in the Addendum to the SEAF.
For Further Information:
Contact Person:
Address:

Jacqueline Flug
591 Main Street
Roosevelt Island, NY 10044
Telephone Number: (212) 832-4540
E-mail:
jacqueline.flug@rioc.ny.gov

8311496.1

ATTACHMENT # 8
Affordability Plan

BOARD OF DIRECTORS
RuthAnne Visnauskas, Chair, Commissioner of NYSHCR
Robert F. Mujica Jr., Director of BUDGET
David Kraut
Howard Polivy
Michael Shinozaki

ANDREW M. CUOMO
Governor
SUSAN G. ROSENTHAL
President & CEO

Agenda Item III, 2. July 23, 2018
PROPOSED RESOLUTION
AUTHORIZATION TO ENTER INTO CONTRACT WITH WALTER B. MELVIN
ARCHITECTS, LLC FOR DESIGN SERVICES FOR THE RENWICK RUIN
STABILIZATION PROJECT
___________________________________________________________________________
RESOLVED by the Board of Directors of the Roosevelt Island Operating Corporation of the State
of New York (“RIOC”), as follows:
Section 1.

that RIOC is hereby authorized to enter into contract with Walter B. Melvin
Architects, LLC for design services for the Renwick Ruin Stabilization
Project, upon such terms and conditions substantially similar to those
outlined in the Memorandum from Stephen Noone to RIOC Board of
Directors/Susan G. Rosenthal dated July 18, 2018, attached hereto;

Section 2.

that the President/Chief Executive Officer or her designee is hereby
authorized to take such actions and execute such instruments as she deems
necessary to effectuate the foregoing; and

Section 3.

that this resolution shall take effect immediately.

591 Main Street, Roosevelt Island NY 10044
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SUSAN G. ROSENTHAL
President & CEO

MEMORANDUM
TO:

Susan G. Rosenthal/Board of Directors

FROM:
DATE:

Stephen Noone
July 18, 2018

RE:

Renwick Ruin Stabilization – Design Services.

Background
The Smallpox Hospital or Renwick Ruins are located in the southern end of Roosevelt Island.
Multiple restoration efforts have taken place over the years. Most recently, the architecture firm
Walter B. Melvin Architects was chosen through a competitive RFP process for stabilization study
services (first planning grant, EPF- 129775). The grant covered planning and scoping services for
the Smallpox Hospital. This 2015 process was managed by the Four Freedoms Park Conservancy,
who undertook the study with the approval of RIOC, as managers of Roosevelt Island under a
long-term City lease. The stabilization study concluded in Schematic Design drawings detailing
the structural needs of the ruin and an estimated cost to complete the restoration work of about 25
mm.
RIOC subsequently applied and received funding for the next phase of a planning grant from New
York State, which is to complete the stabilization studies and prepare full construction documents
for the stabilization of the Smallpox Hospital.
Pricing
No bidding was conducted. Despite a change in grantees, the second planning grant is for the same
structure and it is most prudent and economical to utilize the services of the architecture firm from
the first phase without any rebidding. RIOC obtained a proposal from Walter Melvin assuming a
single source procurement process would be the most appropriate for this project. Furthermore,
RIOC understands that Walter B. Melvin Architects will be grandfathered into the second planning
grant and approved by the New York State Parks, Recreation and Historic Preservation Office as
a single source consultant to provide the design services for the second planning grant.
Recommendation
Based on the above, I recommend, subject to the satisfaction of all contracting requirements, that
the Board of Directors authorize and approve entering into a contract with Walter B. Melvin
Architects, for the purpose of providing Professional Services for the Renwick Ruin Stabilization
project for a total amount of $627,298.00 with a 10% contingency of $62,730 bringing the total
authorized not-to-exceed amount to $690, 028 for a contract term of fifteen (15) months.
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Agenda Item III, 3. July 23, 2018

PROPOSED RESOLUTION
AUTHORIZATION TO ENTER INTO CONTRACT WITH
ROSEMAR CONTRACTING, INC. FOR ROADWAY REPAIR AND ON-CALL SERVICES
___________________________________________________________________________
RESOLVED by the Board of Directors of the Roosevelt Island Operating Corporation of the State
of New York (“RIOC”), as follows:
Section 1.

that RIOC is hereby authorized to enter into contract with Rosemar
Contracting, Inc. for roadway repair and on-call services, upon such terms
and conditions substantially similar to those outlined in the Memorandum
from Tamara Andreatta to RIOC Board of Directors/Susan G. Rosenthal
dated July 16, 2018, attached hereto;

Section 2.

that the President/Chief Executive Officer or her designee is hereby
authorized to take such actions and execute such instruments as she deems
necessary to effectuate the foregoing; and

Section 3.

that this resolution shall take effect immediately.
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TO:

Susan Rosenthal and the Board of Directors

FROM:
DATE:
RE:

Tamara Andreatta, Director of Asset Management
July 16th, 2018
Roosevelt Island – Roadway Repair & On-Call Services

Need:
RIOC solicited proposals from licensed and qualified Roadway Repair contractors to provide
services on an as-needed basis. Contractor will furnish all equipment, material and labor
necessary to complete requested roadwork repairs, in compliance with NY City, State & Federal
rules and regulations. On-call work will be performed on an as-needed basis only and as
requested by RIOC. All work performed in this capacity shall be under the direction of Director of
Asset Management or her designee.
Due to multiple temperature fluctuations in winter, the water within the subsurface of the
asphalt freeze and defrost repeatedly, resulting in numerous cracks, potholes and collapsed
drains throughout the island.
The RIOC maintenance crew has addressed some of the worst stretches of roadway potholes
(near the Octagon and by the Tram and subway stations) this spring, using cold patches. However,
those are only temporary repairs, and need to be properly addressed before next winter. Several
drains have collapsed into the road and need to be reframed as well.
Pricing:
RIOC issued a Request for Proposal (“RFP”) on June 5th, 2018. Only one vendor, Rosemar
Contracting Inc, attended the mandatory walkthrough and submitted a bid, despite pre-bid
solicitations. Rosemar’s proposed unit prices were reviewed by RIOC Capital Planning and
Projects Department as well as Gardiner and Theobald (RIOC’s owner representatives) against
industry rates and was found to be competitive.
Rosemar Contracting Inc has prior experience with other NY State agencies, Towns and Villages,
Schools Districts and other Communities. Some of their featured projects include:
•
•

•
•
•
•

New York State Parks Department (Sunken Meadow Park, Camp Hero Park, Hither Hills Park)
New York State Office of General Services (Army Aviation Support Facility (AASF) #1, Flightline
Rehabilitation, MacArthur Airport)
New York State DOT (Route 24 – Flanders Road, Route 27 – Sunrise Highway)
Town of Islip (Milling and Paving, Reclamation, Drainage)
Suffolk County Department of Public Works (Milling and Paving, Drainage)
Town of Southampton (Mill & Pave Various Roads)
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Recommendation:
It is our recommendation to award this contract to Rosemar Contracting Inc. for Roadway Repair
On-Call Services on Roosevelt Island. This contract is for an amount Not-To-Exceed $300,000 /
year and a contract term is one (1) year with RIOC’s option to renew for another one (1) year
term.

