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In the press

For what 1t’s worth in New York

I'n the real world. btg parcels and premier properties prove tough to value

The West Side il yards, kft, were aspraized 2213 billisn. Peter Cooper VIRZe and Stuyresant Town. right, nay =&l for 15 billion, despite cifficultes n appraising them,

Br Lauren ELxies

[t took about three minutes for appraiser
Jonathan Miller to put a 8548 billion price
tag on Central Park.

Miller, the president of Manhattan ap-
pracsal firm Miller Samuel, estimated the
real estate value of the city’s maost fimous
parifor New York magazinelast year, eom-
ing up with the startlingly precise figure of
$598,783,552,000,

The tancful appraisal wasmadensng the
following miath: Cencral Parkis comprised of
S43acres, the equivaknt ol 36 721,080square
feet. Subtract 3,672,108 squace feet forinfra-
structuresuch as roacs, bridges and sidewalks,
Fignring a maximuom floorarea ratio of10, the
33,048,972 square-ivot net footprint would
translate into 330,459,720 buildabl: FAR.
Employing the $TOC per FAFE. figure wsed for
the 15 Central Park West site,slash th: num-

ber down to $400 per FAR because of loss of

views and the loss of a Central Park West ad-
dress. A developer would pay about $132bil-
lion tor the sile; so, four times the developer's
enst would equal the 5528 hillion estimate.

Real appraisals can be jus: as simole,
in some cases, With mammoth New York
properties now on the block, the determi-
nation ofa property’svalue can mean a dif-
lerence of billions of dollars.

The Matropolitan Life Insurance Com-
pany, owner of the muddle-class encleves
Peter Cooper Village and Stuyvesant Tosvn,
put thetwo complexes on the block, seeking
bids by Oct. 5. The 11, 2Z30-apartment, 110-
building complexes. which span 10 Last
Side blocks, conld fetch between S4 bil ion
to $5 killion - a national record.CB Rickard
Ellis is merketing the propertizs.

Brizn Corcoran, global head of valuacion

services al Cushman & Wakefield, said the
eomplexes are easy to appraise because they
areexisting umproved properties wvith ten-
ants and established income strezms, Sur-
rounding properties can be used formean-
ingful comperisons.

A source familiarwith the properties said
their cash flow doesn't justify a £5 billion
price tag, and opined that investors willing tn
nay that much would likely come from cut-
side the New York markel. Polential buyers
of the apartment eomplexes include the Le-
trak Organization, the Related Companies,
Starwood Capital Group e nd INGClarion.

As the Metropolitan Transport ation Au-
taority learned this vear, some aspmisals
cun be a real headache. The ageacy gol a
lesson earlier thisvear when it tried tovalue
the 26-acre West Side rail vards.

The city bid $500 million for property

off 11th Aveaue between 30th and 35rd
streets this sommer, Last month, the MTA
rece ved anappraisal from Jzrome Haims
Realty that estimated the rezoned price at
s1.3hillion, nearly triple thecity’s offer.
The city ofier got savaged by New York
Attorney General and Democratie guber-
natorial candidate Ehiot Spitzer, who alled
it “grossly urder market value™ in an inter-
view with th: New York Times. Even if the
authority subtracted the £400 million cost
for a platform over the rail vard to faclitate
development, the appraised value still ap-
prozches twice the amount the city offersd.
(AL press time, the MTA board voted to
sell the land to private developers. The ety
will instead control development nghts for
halfotfthe yasds at a price of $200 million.;
The rail yards “are much more difficult
to appraise” Corcoran said. “They are sub-

jective becznse they are massive parcels of

land that require numerous assumptions
about what would be develoned.”

The rail vards appraisal depends on the
zoning ehanges and how soon the No. 7
subway extrnsion oecurs, said Robert Von
Ancken. executive managing director at
Grubb & Ellis. Von Ancker said that the

S0-acre proderty is tricky to assess because

it has~a lotof moving parts”

Unlike Corcoran, Von Arcken does no
thirk appraising Peter Cooper Village an
Stuyvesant Town would be easy.,

The mair, difficulsy, he said, is calculati
the project] income. “You'te dealing wi
rent-stabilized apartments and free-mar
apa-tments,” Von Ancken said. mo




