Testimony of Gerald Antonacci
re: proposed Willets West mall / Willets Point development
Serptember 3, 2013~

[THIS WRITING AND EACH OF THE ATTACHED WRITTEN MATERIALS AND
EXHIBITS — INCLUDING THOSE IDENTIFIED AS ét THROUGH R -
SUPPLEMENT MY ORAL TESTIMONY AND ARE HEREBY SUBMITTED TO BE
INCORPORATED IN THE RECORD PERTAINING TO THIS MATTER.]

Hello. I'm Gerald Antonacci, the owner of Crown Container Company and a member of
Willets Point United.

The ONLY reason there's an application to put a parking lot at Willets Point, is to
accommodate building a 1.4 million square foot shopping mall on parkland located next
to Citi Field. The effect of this application — if approved — is to allow that mall to be
built.

At the City Planning Commission review session on July 8, a commissioner mentioned
that perhaps Sterling and Related need the profits from the mall, to pay the cost of
remediation at Willets Point. That is totally incorrect, because there is a $99 million
dollar grant of taxpayer funds to Sterling and Related that they will use to pay for
remediation. Make no mistake: Any profits from the mall go straight to Sterling and
Related, and remediation does NOT depend on the mall because WE are paying for it.

The entire proposal of Sterling and Related is a bad idea for the following reasons:

UNNECESSARY MALL 1S PRIORITIZED
We don't need any shopping mall at that location. If one is built, it will destroy existing
shopping districts in Corona and Jackson Heights.

PARKT.AND SACRIFICE: 30+ ACRES
Building a shopping mall on publie parkland is not appropriate.

TRAFFIC NIGHTMARE

Even with the hypothetical mitigation measures in place, there will be very severe traffic
impacts — including gridlock conditions at local intersections. From the developer's own
mitigation report (DSEIS chapter 21): Delays of 821 seconds, 273 seconds and 226
seconds — even WITH the most optimistic mitigation measures in place.

Meanwhile, the report does not even guarantee the "feasibility" or "effectiveness" of the
recommended mitigation measures — but proceeds to rely on them.

Back in 2008, the City Planning Commission's report noted that the city would "monitor"
traffic impacts of this development. But when people are frozen at intersections during
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the project's 821 second delays, what difference will it make if the city is "monitoring”
those delays? At what point do you wake up and say, "This will not work?"

For more detailed information, see the report of engineer Brian Ketcham that is
submitted to separately to the record.

NO VAN WYCK EXPRESSWAY RAMPS

Despite all the talk about new access ramps to and from the Van Wyck Expressway, the
project contract specifies that, "for the avoidance of doubt, in no event shall EDC or the
City be required to construct the Ramps as part of the development”. And without those
ramps, ONLY Phase 1A (essentially, the mall) can be built.

NO HOUSING

Housing and affordable housing were touted as the linchpins of this project during 2008.
But their construction is being delayed until the year 2025, while the mall is prioritized
instead. There's also a contractual "escape" clause, allowing Sterling/Related to pay a
"cost-of-doing-business" penalty and then build NO housing. In addition, NO housing
can be built unless the Van Wyck ramps are built first — but no one is obligated to build
the ramps. The developers and the city have deliberately structured their contract to
prioritize the mall, while delaying the housing and not ensuring that the ramps — which
are prerequisites for the housing — will ever be built. That is tantamount to eliminating
the housing.

COSTS SHIFTED TO TAXPAYERS

Contrary to what the City Council was told during 2008, the city will not recoup the
value of the Willets Point Phase One property — in excess of $200 million — but instead,
will gift it to Sterling/Related for the price of $1 (one dollar). Also contrary to what the
City Council was told, remediation and other costs will not be paid by the developers, but
by the taxpayers — as Sterling/Related will receive a $99 million grant of taxpayer funds,
to cover their development costs.

REMEDIATION CHARADE

Several weeks ago at community board 7, Sterling/Related and the city were challenged
to produce any scientific reports proving the existence of alleged hazardous
contamination at Willets Point. Given that the city claims to own over 90 percent of
Phase One property, the city is certainly able to conduct tests on that land. Not only did
Sterling/Related and the city not produce any such report, but for several years the city
has rented Phase One properties to scores of tenant businesses — which the city could not
do, if the area was actually hazardous to anyone. Significantly, Dr. James Cervino — a
~ geochemist who is affiliated with the Woods Hole Oceanographic Institution and is also
Chair of the CB7 environmental committee — voted to DENY this Willets West mall /
Willets Point development application. If there really was an urgent need to remediate
any hazardous contamination at Willets Point, a scientist such as Dr. Cervino would be
expected to have approved this application instead of rejecting it.
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EMINENT DOMAIN ABUSED FOR PRIVATE ENRICHMENT

43 states other than New York have enacted laws to prohibit or curtail the use of eminent
domain for economic development. Last year, the U.S. House of Representatives passed
a bill that would cancel federal economic development funds to any state where eminent
domain is used for economic development. The rest of the country and Congress have
sided with property owners on this, and it is Mayor Bloomberg and the city
administration that are out on a limb and using inappropriate, un-American tactics for
this project.

Is it any wonder that there is strong public opposition to this application?

The Queens Civic Congress, an umbrella group representing more than 100 Queens civic
organizations, has issued a letter opposing this application.

Queens Community Board 7 initially DENIED this application in its committee by a vote
of 7-2, then the full board later approved it by a narrow margin of 22-18 only after arm-
twisting by the city.

Community Board 3 also held a public hearing and voted pursuant to ULURP, with a
near-unanimous vote of 31-1 to DENY this application. They do not want the mall on
parkland, and they reject the developers' claim that a mall will not impact existing
shopping districts.

Please reject this application. Let the city issue a new RFP, and let the respondents
conform to the parameters and goals of the project that was approved during 2008,
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APPROVE THIS PROJECT ?7??

Queens’ Willets Point Advisory Committee
Excluded From Developer Selection,
Violating Written Promises

Project Expanded to 108.9 Acres,
Versus 62 Acres As Originally Approved

Unnecessary Mall Prioritized

Parkland Sacrifice: 30+ Acres

Traffic Nightmare

No Van Wyck Expressway Ramps

No Housing (though formerly the ‘linchpin’ of the project)

Clever Contractual “Out” Clauses

v IF CITY DOES NOT BUILD RAMPS, STERLING/RELATED
DO NOT BUILD HOUSING AND DO NOT PAY ANY PENALTY

v STERLING/RELATED MAY PAY A $35 MILLION COST-OF-
DOING-BUSINESS PENALTY AND OPT OUT OF BUILDING
ANY HOUSING

Costs Shifted to Taxpayers
v PROPERTY GIVE-AWAY: 23 ACRES FOR $1
v/ $99 MILLION GRANT TO STERLING/RELATED

Remediation Charade

Businesses Evicted With No Group Relocation
Living Wage Provision Omitted From RFP
Eminent Domain Abused for Private Enrichment



DEVELOP WILLETS POINT,
WITHOUT ADDING A HUGE MALL ON 30+ ACRES OF PARKLAND,
AND WITHOUT EXPANDING THE DEVELOPMENT FROM 62 TO 108.9 ACRES?

THAT'S EXACTLY WHAT THREE OTHER DEVELOPER FIRMS PROPOSED TO DO!

THE CITY REJECTED THOSE PROPOSALS —
IN A SELECTION PROCESS THAT SHUT QUT CB7,
DESPITE PROMISING CB7 IN WRITING THAT IT WOULD PARTICIPATE.

Steriing/Related, and their expanded plan which adds the 1.4 million square foot
"Willets West" mall on parkiand, were designated by the City administration.

Here are the three proposals that required no parkland mall and ne expansion of the project —
and which CB7 was denied the opportunity to participate in evaluating:

Macerich

Features:

* "A True Retail Destination”
*  Food & Beverage

«  Entertainment

«  Housing

*  Hotel

«  Public Open Space
+  Parking

«  "A Model Green Community”

Features:

+  "Enteriainment Corridor & Urban Room”

«  126th Sireet Retail

= Restaurant Row

» Neighborhood Retail Street

* Eco-Promenade

= 100 percent affordable housing (400 units)
« A Mode! Sustainable Community"

Features:

+  "World Trade Center Queens”
+  Hotel

+  Restaurant

»  Trade Mart

+  Convention Center

= Retail Compiex

+  Entertainment District
«  Office Building

+  Neighborhood Park

Among the reasens given for rejecting those proposals:

» "Would have required public subsidies.” — And yet, Sterling/Related are set to receive
public subsidies worth nearly half a billion dollars: 23 acres of Willets Point Phase One property,
worth more than $200 million, for the price of just $1, & capital grant in the amount of $98 million
to cover numerous project costs, including remediation; and $20 million in sales tax exemption.

. "Would have required rezoning.” — Really? Perhaps rezoning the Willsts Point Phase
One property would have been preferable to expanding the project to 108.9 acres and adding a
1.4 million square foot mall to be constructed on parkland, with increased traffic impacts. Had
CB7 been allowed fo parlicipate in developer seleclion as was promised, it could have
expressed a preference ifo procesd with rezoning instead of expanding the project and
sacrificing parkiand to include a huge mall, with its untenable traffic impacts.

Development of Willets Point need not depend on constructing 2 mall on 30+ acres of public
parkland, and need not expand beyond the boundaries of the 8Z-acre Special District
established in 2008,

Deny the present application of Sterling/Related. Make the City publish a new Request for
Proposals, and insist that the City fulfill its written commitments to include CB7 in the developer
selection process. In that way, CB7 can do its part to ensure that proposals of all developers —
not just those who have special access to property beyond the boundaries specified within an
RFP — are fairly considered.










August 30, 2013

Elizabeth Fine, Esq.

General Counsel

New York City Council

250 Broadway, 15" Floor

New York, New York 10007-2516

Re: Proposed Willets West mall / Willets Point development CEOR No. 07DMEN140

Dear Ms. Fine:

At the urging of City Council members, we write to formally request that your office
prepare and furnish to all members of the City Council a legal opinion on constructing a
shopping mall on mapped parkland, as proposed in the above-mentioned ULURP application for
Willets Point, Queens in the neighboring Flushing Meadows-Corona Park just west of Citi Field
stadium. The disposition of 48 acres for what are clearly non-park purposes raises very serious
land use and policy issues. In addition to addressing the troubles raised by the project’s use of
public parkland, the opinion should answer whether the Mayor can dispose of this public
property without the involvement of the City Council. By considering only a rezoning
amendment, the City Council is abdicating its powers over land use.

We find numerous legal problems with the administration’s plans, and these problems are
sure to invite a court challenge. First, the proposed mall would violate the public trust doctrine,
which prevents the use of parkland for non-park purposes unless the land has been alienated by
state legislation (which itself requires a prior home-rule message from the City Council). As
New York’s highest court ruled in Friends of Van Cortlandi Park v. City of New York, 95
NY.2.d 623, 631-32 (NUY. 2001):

[Dledicated park areas in New York are impressed with a public
trust for the benefit of the people of the State. Their use for other
than park purposes, either for a period of years or permanent,
requires the divect or specific approval of the State Legislature,
plainly conferred.

Supporters of the proposed project cite Administrative Code § 18-118 to justify the mall
being built on parkland, but the courts have consistently held that parkland cannot be taken
without an explicit act of alienation passed by the state Legislature and approved by the
Governor. According to state guidelines, alienation bills should specify the number of acres and
require that the land be sold at fair market value, with the proceeds of the sale spent on
purchasing replacement parkland of equal or greater fair market value or for capital
improvement of existing parkland. Friends of Van Cordandt Park forced the city to come up
with an additional $240 million to fund park improvements in the Bronx. The proposed Queens
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mall would take much more of Flushing Meadows-Corona Park than the water filtration plant
needed in Van Cortlandt Park,

The law cited by the administration allowed for the financing and construction of Shea
Stadium in 1961. It is now ripe for a challenge. But even if this law were sufficient to permit the
permanent commercial use of this parkland (which we don’t believe it is), it would not permit
the private developers’ shopping mall. The law did not alienate the parkland — in fact, it states
the land remains “part of Flushing Meadow park,” and it grants the Parks Commissioner
authority to lease the land for periods not to exceed one year. For longer terms, the “approval of
the board of estimate” would be required. All agreements would be temporary, occurring, as the
law states, “from time to time.”

The administration has ignored this language and instead notes the law’s laundry list of
permitted uses. The law stresses that all of the listed uses are “declared to be public purposes.”
But the courts have since ruled time and again that a public purpose is not good enough for the
use of parkland — it needs to have a park purpose. The water freatment plant in Van Cortlandt
Park certainly had a public purpose, for example, but the park still had to be alienated. It would
be a costly mistake to disregard the long-standing case law in this matter.

The administration is abusing the law and its own powers, It claims the authority of the
Board of Estimate now rests solely with the Mayor, so it is not allowing the City Council to
consider a $3 billion project under ULURP. Instead, it is merely updating the previous
environmental impact statement for the redevelopment of Willets Point, not the neighboring
parkland, and sending to the City Council a new zoning amendment to permit previously
unanticipated uses on Willets Point property. The administration’s actions undermine the
legitimate role of all those involved in the ULURP process, and violate the fundamental
objectives of City Charter land-use review.

In recent testimony before the City Planning Commission, the private developers said the
mall’s revenues will be used to clean up the Willets Point site, though the city is already
providing $100 million for land remediation there and it will have to come up with another $50
million to build new highway ramps before the developers are commitied to providing just half
of the affordable housing promised in 2008. Who’s to say how this arrangement will work out in
the future, long after our elected officials have moved on? In the administration’s rush to win
approval, the City Council is supposed to accept much on faith.

Many details have yet to be worked out. The City Charter dictates that all park
concession revenue must go into the general fund, yet the 1961 law seeks ouf one exception:
“[A] business or commercial purpose which aids in the financing of the construction and
operation of such stadium, grounds, parking areas and facilities, and any additions, alterations or
improvements thereto.”

None of the mall’s revenues will go toward improving the municipal stadium or its
grounds. The law certainly does not say revenue can be diverted to clean up an off-site parcel of
land.
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The Urban Justice Center, a nonprofit legal advocacy group, agrees with our conclusions.
They sent a similar letter to lawyers from the Related Companies and Sterling Equities
explaining the illegality of putting the proposed mall on parkland. We have attached it for your
convenience. At a minimum, to permit the mall and its facilities, the city would need to first
alienate 48 acres of Flushing Meadows-Corona Park.

The City Council's legal counsel has disagreed with the Law Department in the past, For
example, the Law Department believes that NYCEDC does not need to register its lobbying
activities with the Lobbying Bureau of the Office of the City Clerk ~ an opinion with which legal
counsel to the New York City Council disagrees, as noted during a public hearing on December
12, 2012. New York State Attorney General Eric Schneiderman also found that the NYCEDC
and an administration-funded local development corporation had illegally lobbied City Council
members on behalf of the proposed Willets Point development. It is imperative however that the
City Council exert its powers and follow through on these important issues.

In our meetings with several Council Members thus far, many have suggested that we
request a legal opinion from the Office of General Counsel to the City Council, which leads us to
this letter and our urgent request that your office prepare and furnish to all members of the New
Yotk City Couneil a legal opinion on the proposed Willets West mall that is proposed to be built
on public parkiand, We also request that you please share such legal opinion with us.

if the land in Flushing Meadows-Corona Park is no longer needed for Citi Field parking
then it should be returned for public recreational uses.

“Thunk you for your time and consideration.

Day éﬁi{}nacci
On behalf of Willets Point United Ine.
MNYC Park Advocates

I enclosure

ce: Gary Altman, Esa.
Legislative Counsel
New York City Couneil
250 Broadway, 15% Floor
MNew York, NY 10007
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Hoss Moskowiiz

Stroock, Stoock, and Lavan LLP
TR0 § ;m&sﬁw Lane

New York, NY [0038

We wriie to vou *%‘%z‘gimw your elient’s pending ULURY application, which we
believe o be faially flawed. As the site of the potential redevelopment is patt of ; Tushing
Meadows Corona Park, i1 is covered by New York Siate’s public trust doctrine, That doctrine
prevents the use of parkdand lor non-park purposes unless it has been alienated pursuant 1o an
appropriate state statuie:

{&;mﬁ sated park areas in New Yo ‘s%x are impressed with a public

trust for the benelit of the people of the State. Their use for other

than park purposes, sither for a period of yeus or permanent,

requires the direct or specific approval of the State Legislature,

plainly conferred.
Friends of Vean Cortiendt Pork v, Ciry of New York, 95 .Y 2. 623, 65132 (.Y, 2001

The 1961 faw which authorized the construction and financing of Shea Stadium
on the fot that yvour client currently is seeking to redevelop, and which supporters of the
redeve %{:&gwmza nave cited as prov gémﬁ sufficient authority for i;z:: plan, does not explicitly allow
the alienation of the park lend upon which the stadium was buift, NYC Administrative Code 18-
118, The statute also docs not specifically refer (o the alienalion z;fz‘m parkland in question; nor
does it provide for replacement parkiand or restitution, a5 do alienation statutes genera i*:f. Sze
New York State Clfice of Parks, Recreation and Historie Presorvation, Handbook o ¢
Altenaiion and Conversion of Munfeipal Paridand in New York, a1 27 a;mzfabi?fi fiarch 43 12). For
this reason alone, Administrative Code 18-118 i3 insufTicient 1o %iz?;}mi the proposed project and
the state must pass additional legislation before any redevelopment of this land moves forward,

il
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Even if Adwinistrative Code 12-1118 were sufficient legislative ag%z@sz to alienate
the Flushing Meadows Corons parkland in question, the statute does not provide specific
authorization for the city’s contemplated use today: a sﬁﬁggmg mall, New York courte h,ave
long held that legislative action pesmitting alienation of parddand and setiing forth the permitted
uzes must be plain and @xyﬁxcﬁ. As the New York Supreme Court Queens County made clear
over a hali-century ago in Aldrich v. City of New York:

It has been held that legislative anthority permitting encroachment
upon park purposes must be “plainly c«sﬁﬁi’mﬁ {Wéﬁgm V.

Gallailn, 229 N.Y, 248, 253.) When speaking of the legislative
authority to slienate public parks, langusge varying only slightly

has been used. Some have said that the legislative authority must
be “special” .... others, that such suthority must be “specific” ... or
“direct” ..., or “express” .... Add to the foregoing the well-setiled
rule that “When there is » fair, reasonable and substantial doubt
concerning the existence of an alleged power in a municipality, the
power should be denied” (Matter of City of New York [Piars Old
Nos, 8-117, 228 W.Y. 140, 152), and it seems clear that the
legislative authority required to enable a municipality to sell its
public parks must be plain,

208 Misc. 930, 939 (N.Y. Sup. Ct., Queens Cty. 1955).

Adrinistrative Code 18-118 does nof permit the city to sell or leas gt
at issue to construct a mall, let alone suthorize such activity plainly or expressly. Rat

title indicates its express intent: “Renting of stadium in Flushing Meadow™. In ﬁm‘;&z«mﬁ@e
thereof Subsection 118(b) sets forth two groups of permitted uses for the land. The first states as

follows:

(1) for any purpose or purposes which is of such a nature ss to
fumish to, or foster or promote among, or gsmvzée for the benefit
of, the 53@@?18 of the city, recrestion, enterfainment, amusement,
education, enlightenment, cultura! development or betterment, and
improvement of trade and commerce, including professionsl,
amateur and scholastic sports and athletic events, theatrical,
musical or other entertainment presentations, and meetings,
essemblages, conventions, and exhibitions for any purposs,
including mestings assemblages, conventions and exhibitions held
for business or trade purposes, and other events of ¢civie,
community and general public interest . | .

Subsection (2) st at the land may also be used “for any business or commercial purpose
which aids in the financing of the construction and operation of such stadivm, grounds, parki

and other permitted uses set forth in subsection (1),
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Although a shopping mall is a “business or commercial purpose” contemplated by
subsection (2), it has not been proposed that any of the proceeds from the venture would aid in
the financing of the other endeavors currently located on the applicable parkland. Indeed, all of
the provisions of the 1961 Act addressing financing for Shes Stadium (a stadiura, we might add,
that nio longer exists) are obsolete today, Likewise, the contemplated commercial use does not
fall under the more narrow range of uses outlined in subsection (1) of the provision. That
subsection requires that any proposed use of the land provide all of the following benefits to the
“people of the city”: “recreation, entertainment, amusement, education, enlightenment, cultural
development or betterment, and improvement of trade and commerce.” {emphasis added). The
legislators undoubtedly could have used the term “or” rather than “and” when walling through
the scope of permitted uses, but they choose not to do so.

The mall that has been proposed to fill the Citi Field parking lot does not provide
any of the benefits contemplated by the statute, let alone ali of thern. The only language in
subsection (1) that even remotely suggests your client’s contemplated use is that which allows
uses that “promote” “improvement of trade and commeree.” However, that language plainly
assumes that the conternplated use would nof be trade or commerce itself. This assumption is
further supported by the long list of explicitly contemplated uses in the subsection, a list which
inciudes “professional, amateur and scholastic sports and athletic events, theatrical, musical or
other entertainment presentations, and meetings, assemblages, conventions, and exhibitions for
any purpose, including meetings assemblages, conventions and exhibitions held for business or
trade purposes.” Wholly commercial uses-—such as a shopping mall—are absent from the

provision,

Further, if the state had intended subsection (1) to cover all forms of trade and
commerce, such as a shopping mall, it easily could have included the phrase “any business or
comnmercial purpose” in that subsection, as it did in subsection (2). To read the two differently-
worded phrases as permitting the same range of activities, however, would essentially be to make
subsection (2) entirely superfluous. Norms of statutory construction prevent such a result. See,
e.g., Cohenv. Lord, Day & Lord, 75 N.Y.2d 95, 100 (N.Y. 1989) (“Words are not to be rejected
as superfluous where it is practicable to give each a distinct and separate meaning.”). Therefore,
there is simply no basis to read the phrase “improvement of trade and commerce” to cover the

contemplated shopping mall,

In light of the above arguments, we are confident that the ULURP, as presented
jointly by your client and the EDC, would not withstand judicial scrutiny. Accordingly, we urge
you not to attempt to move forward as currently contemplated.

Sincerely yours,

-,

-’ /MM

Heirvey Epstein.—
Arsotinte Director



May 14, 2013
Page 4

Ce: Seth Pinsky, President NYC Economic Development Corporation

Council Member Julissa Ferreras






Willets Point United Inc.
P.O. Box 560191 » College Point, New York 11356

July 19, 2013

New York City Planning Commissioners
¢/o Calendar Information Office — Room 2E
22 Reade Street

New York, New York 10007

Robert R. Kulikowski, Ph. D.

Mayor's Office of Environmental Coordination
100 Gold Street, 2nd Floor

New York, New York 10038

Re:  Proposed Willets Point / Willets West development
CEQR No. 07TDMEQ014Q
Comments pertaining to pending ULURP application and DSEIS

Dear City Planning Commissioners and Dr. Kulikowski:

I am writing on behalf of Willets Point United Inc. to supplement my oral and written
testimony delivered on July 10, 2013 at the public hearing associated with the Uniform Land Use
Review Procedure ("ULURP") and the Draft Supplemental Environmental Impact Statement
("DSEIS") pertaining to the proposed Willets Point / Willets West development, CEQR No.
07DMEOQ14Q. The following information addresses certain questions and issues raised by the
City Planning Commission ("Commission") during the public hearing on July 10, 2013,

(1.)  What is Willets Point United Ine.?

Willets Point United Inc. ("WPU") is a coalition of Willets Point property and business
owners, formed in 2008, that wants the City to stop its decades-long deliberate withholding of
municipal services from Willets Point which hinders the operation of the existing industrial
businesses here; that opposes the redevelopment of Willets Point in the manner being
promulgated by the Bloomberg administration, which includes the forcible acquisition of our
properties via eminent domain to transfer to other private parties to facilitate a non-essential,
speculative, alleged economic development project; and that holds project proponents
accountable for disseminating false information to decision-makers and the public, abrogating
thetr written guarantees, and engaging in plainly illegal activity to push this project: among other
WPU initiatives, For example:

v WPU discovered that the draft Access Modification Report ("AMR")} pertaining to
proposed new highway access ramps to and from the Van Wyck Expressway (ramps that
are essential to the entire proposed Willets Point development), submitted by the New
York City Economic Development Corporation ("NYCEDC") with the intent that it be
approved by the New York State Department of Transportation ("NYSDOT™) and the
Federal Highway Administration ("FHWA"), relied upon traffic presumptions that



differed dramatically from those contained within the Final Generic Environmental
Impact Statement ("FGEIS") previously prepared for the proposed Willets Point
development. As the New York Times reported: "State officials have repeatedly expressed
frustration with the city’s inability to provide reliable information and the pressure it was
placing on them to expedite their analysis, according to a review of hundreds of e-mails
involving the Willets Point project that were provided to The New York Times" by WPU.
{(Santos, Fernanda. 2010, E-Mails Show State Officials’ Skepticism About Willets Point
Project. New York Times, August 13; p. A17.) WPU's traffic engineer, Brian Ketcham,
formally interceded with both NYSDOT and FHWA, challenging the AMR during two
all-agency meetings convened for that purpose and by submitting hundreds of pages of
independent expert analysis. Thereafter, NYSDOT and FHWA did not approve the draft
AMR, but rejected it; restructured the ramp approval process to require an Environmental
Assessment prior to approval of any AMR; and sent NYCEDC back to the drawing board
to drafi a new AMR, which took two years.

WPU discovered that former Queens Borough President Claire Shulman and her local
development corporation ("LDC") conducted a lengthy, unlawful, unregistered lobbying
campaign advocating approval of the proposed Willets Point development. The Office of
the City Clerk agreed with WPU, resulting in a then-record penalty of $59,090.00
imposed upon Shulman's LDC.

WPU discovered that not only Shulman's LDC, but also the New York City Economic
Development Corporation ("NYCEDC™), violated state law by attempting to influence
legislation authorizing the proposed Willets Point development — activity that is
absolutely prohibited to all local development corporations. Moreover, NYCEDC
disbursed City funds totaling $450,000.00 to Shulman's LDC, then directed uniawful
lobbying by Shulman's LDC. The New York Mets, owned by the owners of Sterling
Equities (which has since been designated by the City as a developer of Willets Point
phase one), also financed Shulman's LDC. The New York State Office of the Attorney
General conducted a three-year investigation and ultimately agreed with WPU, declaring
in 2012: "These local development corporations flouted the law by lobbying elected
officials, both directly and through third parties, to win approval of their favored
projects.”  (http://www.ag.ny.gov/press-release/ag-schneiderman-ends-illegal-lobbying-
nyc-officials-three-local-development) New York City Comptroller John Liu wrote to
Mayor Bloomberg: "Last weck your Administration admitted in a settlement with the
New York State Attorney General that the New York City Economic Development
Corporation (EDC) knowingly and illegally lobbied City Council members about your
development agenda. ... | urge you to move swiftly to identify those senior officials from
City Hall and the EDC responsible for the flagrant and repeated law-breaking activities,
and hold them accountable.”" (http://www.comptroller.nyc.gov/press/2012_releases/prl2-
07-083.shtm) As a consequence of ifs illegal lobbying for the Willets Point development,
NYCEDC has had to cease operating as a local development corporation and has been
compelied to restructure as a different type of not-for-profit entity. The 2008 approvals of
the proposed Willets Point development — procured in the context of lobbying so illegal
that it required the restructuring of NYCEDC to ensure it will never happen again — still
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are the bases of the proposed Willets Point phase one / Willets West development being
considered now.

. WPU sued the City because of the inadequacy of the environmental review conducted for
the proposed Willets Point development. Among other things, WPU alleged that the City
could not pursue a phased development pursuant to its Technical Memorandum for the
Willets Point Development Plan FGEIS, TM004, dated February 11, 2011 ("Technical
Memorandum 4"), and that the City instead must prepare a Supplemental Environmental
Impact Statement ("SEIS"). In that court proceeding, on July 24, 2012, the City finally
stipulated that "the City will not proceed with development in Willets Point under
Technical Memorandum 4"; and the City is now taking steps {o finalize a Supplemental
Environmental Impact Statement, just as WPU had said was necessary.

. WPU again sued the City to challenge its attempted use of eminent domain to forcibly
acquire Willets Point phase one properties. In that court proceeding, on May 2, 2012, the
City finally stipulated that it "would not proceed under its [eminent domain]
Determination and Findings, adopted by the City on May 2, 2011", and abandoned the
particular attempt to use eminent domain that was the subject of that court proceeding.
The City may still attempt to use eminent domain again in the future to acquire Willets
Point propertics.

In cach of the above instances, when WPU took a position and the relevant facts were
properly taken into account, WPU's position was vindicated.

Presently, it is the position of WPU that the proposed Willets Point phase one / Willets
West plan of Sterling Equities and Related Companies ("Sterling/Related”) is inappropriate and
cannot be implemented.

(2.)  The Commission must consider that the purpose of the special permit to which the
ULURP application pertains is to facilitate the shopping mall, and none other,

At the outset of the public hearing held on July 10, 2013, Commission Chair Amanda
Burden stated: "... an important element of the project analyzed in the Draft Supplemental
Environmental Impact Statement - the retail development at Willets West on the Citi Field site —
is not subject to the fand use jurisdiction of the Commission since it is located on parkland. ...
Just to make it clear, our purview as City Planning Commission really is on the Willets East part
of the project and the temporary interim uses there.”

We emphasize that the ULURP application now being considered, which pertains 1o the
prospective use of Willets Point phase one property as a parking lot, has but one purpose: to
facilitate the construction of a 1.4 million square foot shopping mall / entertainment center on
parkland property. Except for the intent to construct that shopping mall and to relocate the
existing parking lot, there would be no pending ULURP application for any special permit to
modify the use of Willets Point phase one property. It would be both inappropriate and an
abdication of the Commission's responsibilities, for the Commission to narrowly consider just
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the parking lot application, while disregarding the specific intended larger effect of that
application — the construction of a huge shopping mall on parkland ~ that will "change the
character of the surrounding neighborhoods and impact the livelihoods of 250,000 residents and

many small mom-and-pop businesses”, as Queens Community Board 3 wrote when it
disapproved this application by its vote of 30-1.

The Commission cannot allow the proposed site of the mall ~ which just happens to be
parkland ~ to circumvent the Commission's responsible analysis of an application that will
obviously "change the character of the surrounding neighborhoods and impact the livelihoods of
250,000 residents and many small mom-and-pop businesses”. In any other circumstance where
an application will "change the character of the surrounding neighborhoods” the Commission
certainly would be involved in assessing the potential changes in character, and would
necessarily factor them into any decision for or against the application. The Commission's
responsibility to the public is to do so here, as well.

WPU and the public-at-large are not the only ones who recognize that this parking lot
ULURP application is inseparable from the intent to construct a 1.4 million square foot mall, and
that the application must be evaluated in that context. The notice of the public hearing published
by Queens Community Board 7 describes this application as: "ULURP APPLICATION #C
130223 ZSQ —~ To allow for a 1.4 million square foot retail and entertainment development
known as 'Willets West" (See Attachment A.) As the local community board has formally
characterized this ULURP application as allowing for the mall (while not even mentioning the
modified parking use at Willets Point), the Commission is able to do the same.

Do not permit an end-run around the Commission's planning oversight — which is what
this ULURP application aims to do.

(3.)  The 1961 amendment to the City's administrative code provides po_basis to
construct a shopping mall on the parkdand at issue.

Since the purpose of the pending ULURP application to allow a parking lot on Willets
Point phase one property is to facilitate the construction of a mall on other parkland property, if
the construction of that mall is unfawful then there is no legitimate basis for the pending parking
lot ULURP application.

Please review the attached letter from attorney Harvey Epstein, Associate Director of the
Urban Justice Center, addressed to land use counsel for Sterling/Related (see Attachment B),
which sets forth legal reasoning why the 1961 provision of the City's administrative code
provides no basis to construct a shopping mall on the parkland at issue, and why the proposed
project of Sterling/Related is therefore "fatally flawed".

If the analysis within the Urban Justice Center letter is correct (and we believe it is), then
the Commission is being asked to approve a ULURP application to facilitate construction of a
mall that is unlawful and cannot occur. The Commission must not approve a ULURP application
that is intended to facilitate an unlawful land use that cannot occur.
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(4.)  Three other developers submitted proposals that kept within the bounds of the
Willets Point Special District and did not add any mail on parkland.

In response to the Request for Proposals ("RFP") seeking developers for Willets Point
phase one, three respondents other than Sterling/Related submitted proposals to implement
development consistent with the provisions of the RFP, within the bounds of the 23-acre phase
one site inside the Willets Point Special District. One of those proposals — submitted by
Silverstein Properties, Inc. and Taubman Centers, Inc. — even committed "100% of the
residential units in Phase 1 to the affordable housing program”.

But the City administration rejected all of those proposals, and instead selected the
proposal of Sterling/Related ~ initially a proposal to construct a casino and gaming facility on
the parkland property located west of Citi Field beyond the boundaries of the Willets Point
Special District, and which included no housing compenent whatsoever. The Sterling/Related
proposal is said to have been modified such that the parkland property where the casino would
have been constructed is now designated as the site of a retail mall and entertainment center, and
housing is to be constructed within the Special District in the year 2028 (but only if new
highway access ramps to and from the Van Wyck Expressway are constructed first - ramps that
no one is obligated to construct, and that the project contract specifies the City is not responsible
to build). The plan of Sterling/Related also expands the total size of the Willets Point
development from 62 acres as approved during 2008, to 108.9 acres as intended now. The Draft
SEIS ("DSEIS") explicitly admits this.

The decision to select the plan of Sterling/Related to the exclusion of all others was made
by the City administration via a process that violated writlen guarantees within the Willets Point
FGEIS and elsewhere, that the Willets Point Advisory Committee, led by Queens Borough
President Helen Marshall, as well as Queens Community Board 7, would participate in and help
to guide developer selection. Instead, those Queens entities were completely excluded from the
developer selection process. As we now know, the developer selection process was also an
opportunity to choose a plan that would not expand the size of the development from 62 acres to
108.9 acres (with associated increased impacts), and that would not sacrifice 30+ acres of
(Queens' public parkland for use as a retail mall. It is no wonder that the City administration
circumvented the promised involvement of Queens entities, and instead dictated the choice of
developers.

In the event that the pending ULURP application of Sterling/Related is disapproved, the
City can issue a new REFP for development within the Willets Point Special District that does not
sacrifice parkland for use as a mall, and that otherwise respects the goals of the Willets Point
development as approved in 2008. If the prior RFP responses are any indication, there will be
proposals that respect the property boundaries while realizing the goals established in 2008.

Attached is an informative flver prepared by WPU (see Attachment C) that summarizes
the three rejected development proposals. Also attached is a CD-R disc containing the three
rejected RIP responses (see Attachment D), so that the Commission may appreciate that
Sterling/Related was not the only available choice, and would not be in the future.
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(5.) The City and Sterling/Related are deliberately avoiding conducting any
environmental tests at this time on Willets Point phase one property.

During the public hearing held on July 10, 2013, Sterling Equities' representative Richard
Brown testified: "As soon as we close, we will be in there doing investigative work of all 23
acres. both above grade and below grade. There's been very limited work done at this time —
rightly 50, because the city has not had possession. We are to be delivered vacant possessions, So
whenever that happens, day one, day two, we go in and we start all of our testing."

But the City claims to already own 95 percent of the Willets Point phase one property.
Contrary to the misleading testimony of Richard Brown, nothing prevents the City from
performing borings, obtaining soil samples, and conducting environmental tests right now
throughout the 23-acre phase one site. That the City has not done so is very telling.

The City administration spent upwards of $200 million of taxpayer funds to acquire the
Willets Point phase one property, but intends to gift that phase one property to Sterling/Related
for the price of §1 (one dollar). It is bad enough that such a deal is contrary to what City officials
told the City Council during 2008: that the City would recoup the cost of acquiring the property,
through the sale of the property to the developer. As we understand it, the new rationale for the
steeply discounted $1 price is that the property has "negative value", because it is allegedly
contaminated. But with no scientific tests performed, how can the taxpayers be certain that a
discount of $200+ million is actually warranted?

The City and Sterling/Related are deliberately delaying any environmental testing of
Willets Point phase one property until after Sterling/Related have closed the property transaction
and taken possession of the property. WPU alleges that they are doing so, because (a) if testing
was performed now and it determined that the property is not severely contaminated and
required little or no remediation, then there would be no justification to transfer the property to
Sterling/Related at the sweetheart deal price of $1, when they should instead pay the going
market rate {(as the City Council was promised would be the case during 2008); and (b) if testing
was performed now and it determined that the property is very severely contaminated,
Sterling/Related might conclude that implementing the proposed development is not financially
viable — precluding transferring the property to them at all. For those two reasons, the City and
Sterling/Related cleverly prefer not to perform any environmental tests at this time, but to delay
any fests until after Sterling/Related have taken possession of the property for the price of $1.
That way, no matter what the test results ultimately show, Sterling/Related will possess the
property that they covet — even if it can only be paved over for use as a parking lot. But to delay
important environmental tests that could be performed now is not in the taxpayers' interest, and
constitutes reckless non-planning.

Is the $1 price justified? Is the proposed remediation and development feasible? Without
scientific environmental testing throughout the Willets Point phase one property, it is impossible
to answer those keyv questions. Therefore, the first order of business — before establishing the
price of the property, and before transferring ownership of it - must be to perform the
environmental tests that are being purposefully delayed until later.
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(6.)  Unknown "feasibilify" and "effectiveness" of traffic mitigation measures — despite
relying completely on them,

DSEIS chapter 21 describes traffic mitigation measures. It acknowledges that not every
traffic impact can be mitigated. In our opinion, the remaining unmitigated impacts are
coliectively so severe as to make this proposed development inappropriate and unworthy of
approval. Even with the most optimistic mitigation measures in place, a number of intersections
at major entry points to the proposed development will operate at Level of Service "I (fail),
with delays of between 100 seconds and more than 800 seconds (13 minutes!).

DSEIS chapter 21 also describes circumstances in which very severe traffic impacts
caused by the proposed development (described within DSEIS chapter 14) are completely
reversed by the recommended hypothetical mitigation. We think it is dangerous to trust this self-
serving mitigation report,

First, DSEIS chapter 21 (the mitigation report) quietly states: "The effectiveness and
leasibility of proposed mitigation measures will be further agsessed between the drafl and final
SEIS" (page 21-2).

In other words, no one is commitling to the "effectiveness” and "feasibility” of the
specific mitigation measures that are being touted now to decision-makers, and which so
miraculously improve traffic conditions. Rather, a future, final version of the mitigation report
may conclude that all or some of the recommended mitigation measures are simply not effective,
or even "feasible" — in which case improvements in traffic flow shown in the present mitigation
report will not occur, and those impacts may instead be unmitigated.

How can anyone rely upon a report that cannot vouch for even the "feasibility™ of the
alleged solutions that it presents?

How can the report represent that certain mitigations are essential — without knowing if
they are even feasible?

Second, per the mitigation report, some of the recommmended mitigations are "measures
that may call for detailed review by both NYCDOT and NYSDOT and which represent preferred
improvements that would benefit the overall traffic network. As discussed above, if these
mitigation measures are modified or rejected by the review agencies, significant adverse impacts
identified above would be unmitigated” (emphasis added; page 21-29).

In other words, achieving the vastly improved traffic flows deseribed in the mitigation
report requires measures that NYCDOT and NYSDOT have not yet reviewed or approved, and
which they may eventually reject. At the present time, no one can guarantee that any such
mitigation measure will actually be implemented.

Please refer to the analysis of WPU's traffic engineer, Brian Ketcham, submitted together
with my written testimony at the public hearing held on July 10, 2013, to understand the severity
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of the actual traffic impacts of the proposed project. DSEIS chapter 14 also sets forth what the
traffic impacts of the proposed project will be, in the event that mitigation measures cannot be
implemented or turn out to be ineffective.

{(7.)  The Commission has bent its rules to accommodate immediate proxy testimony in
favor of the proposed development, while enforcing its rules and delaying proxy
testimony opposed to the proposed development.

At the public hearing pertaining to the proposed Willets Point development held on
August 13, 2008 — during a section of that hearing dedicated to testimony in opposition to the
proposed project — the name "Kevin Loyst” was called to testify. In place of Kevin Loyst, a
person named Kevin Phillips came to the podium, identified himself, and stated that he was
"here to speak on behalf of Kevin Loyst, who's a colleague” who had to depart the hearing after
several hours.

Commission Chair Amanda Burden prohibited Kevin Phillips from testifying at that time
as a proxy for Kevin Loyst, telling Phillips unambiguously: "You have to sign up on your own,
It's a rule, we have to do — You can't substitute for somebody else. Sorry. So if you just sign up
on your own. ... Just sign up on a new card. You have to sign up for yourself. You can't
substitute for somebody else. ... We will definitely call you, fater.”

Kevin Phillips then left the podium, and the Commission called a different speaker.

We would have expected consistent enforcement of the Commission's rules at the public
hearing recently held on July 10, 2013, when — during a section of the hearing dedicated to
testimony in favor of the application — the name "Dan Hendrick" was called to testify, and an
unidentified person who was not Dan Hendrick came to the podium. The unidentified person
stated that he was "actually here on behalf of Dan Hendrick, who is the V.P. for the New York
League of Conservation Voters",

Neither Commission Chair Amanda Burden nor any other Commission member stopped
this unidentified person from testifving "on behalf of Dan Hendrick", or enforced the
Commission's strict rules that "vou have to sign up for vourself" and "vou can't substitute for
somebody else”. The unidentified person proceeded to deliver testimony as a proxy for the
absent Dan Hendrick, in favor of the application.

The Commission has treated unequally those who would provide proxy testimony
opposed to the Willets Point development, versus those who would provide proxy testimony in
favor of the Willets Point development. Kevin Phillips, who was opposed, was relegated to
filling out a new speaker's card and beginning the long wait to testify, again; whereas the
unidentified person who appeared on July 10, 2013, who was in favor of the application, was
welcomed and testified immediately.

WPU intends to post video recordings showing the Commission's unequal treatment of
the two above-described speakers on our YouTube channel
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(http://www.youtube.com/user/WilletsPoint) by Monday, July 22, 2013,

The ULURP process must be neutral and devoid of any such bias. It is no less
appropriate that a proxy speaker in favor of the Willets Point development be given a special
privilege, than it is that the City should fund an unlawiul lobbying scheme to influence decision-
makers to approve the project. Both of those tactics, and many others, large and small, have been
leveraged by powers-that-be against Willets Point property and business owners - and the WPU
membership will not tolerate it.

{8.)  The application has significant opposition and virtually ne public support.

Significantly, during the public hearing held on July 10, 2013, no one from the public
ever requested that the Commission approve the pending ULURP application so that they may
shop at a Willets West mall built on parkland, park their vehicle on Willets Point phase one
property, use a golf driving range at Willets Point during the Mets off-season (i.e., during
wintertime), or do anyvthing else that is associated with the ill-conceived, unwanted
Sterling/Related project. Indeed, there was a very obvious lack of public enthusiasm for this
proposed project during the Commission's public hearing.

Testifiers opposed to the Sterling/Related application outnumbered those in favor. And it
must be noted that those in favor merely consisted of NYCEDC employees, AKRF employees,
developers' aftorneys, and one union member. Simply put, there is virtually no public support for
the project which the ULURP application would enable.

(9.)  The DSEIS relies upon plainly inaccurate "No Action" baseline conditions.

The DSEIS states: "For the purposes of a conservative impact disclosure, this SEIS
assumes that the existing uses on the project site would be maintained in each of the three No
Action scenarios”" (emphasis added; page 1-12),

However, that assumption is inaccurate, for at least two reasons:

First, the City intends, and is already taking steps, to evict tenant businesses that operate
throughout the Willets Point phase one property. Tenant businesses are receiving telephone calls
from representatives of the New York City Department of Housing Preservation and
Development, informing the businesses that they will receive written vacate notices after July
22, 2013, That the Cily is issuing vacate notices even before obtaining any approval from the
Commission or from the City Council that would enable the Sterling/Related proposal to
proceed, indicates that the City intends that the tenant businesses vacate the phase one site,
regardless of whether the pending ULURP application is approved or any development ever
ocours.

The City cannot inform tenant businesses that it will evict them, and proceed to do so,

while falsely assuming in the DSEIS exactly the opposite ~ that "existing uses on the project site
would be maintained", Rather, the text of the SEIS must reflect the reality of the circumstances
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in the Special Distriet, and the intention of the City. If it does not, then the SEIS is inaccurate,

Moreover, the City has not disclosed what will become of the City-owned Willets Point
property in the event that the City's proposed Willets Point development does not occur, but it
must do so now in order to ensure an accurate SEIS analysis.

Second, the SEIS must account for the likely future effects of the newly-installed sanitary
and storm water sewer lines along 126th Street directly adjacent to Willets Point property, which
will be complete by the time the SEIS is finalized, or shortly thereafier.

Whereas during 2008 when the FGEIS was prepared no new sewer main lines actually
existed at Willets Point, that is not the case now at the time that the SEIS is being prepared. The
existence of the long-sought sewer lines is a significant change in background conditions
affecting the entire Willets Point site. All "no action" scenarios described in the SEIS must take
into account the likelihood that some existing Willets Point property owners will seek to connect
to the new sewer main lines, especially as doing so would facilitate the development of their
properties which they have consistently said time and again they would do, if sewer lines
existed. It is inconceivable that the sewer lines, having been installed, will not be used.

As part of the SEIS analysis, the City must assess what owner-development would likely
occur, even "without action" on the part of the City, now that the sewer main lines exist. The
conclusion cannot be that "no change" would be made to any portion of the project site, and that
"the existing uses on the project site would be maintained". The sewer lines are bound to inspire
changes, and the City is responsible for assessing what those changes might be, as part of the
SEIS analysis. That analysis should include outreach to all Willets Point private property
owners, to discuss whatever intentions they may have to connect to the sewer systems and
enhance the uses of their properties beyond those existing today, in the event that the City's
proposed Willets Point development does not occur. To presume that nothing about the area will
change despite the presence of the long-sought sewer lines, is to severely underestimate the
ambition of the private property owners; and guarantees an inaccurate SEIS analysis.

(10.) More tenant businesses are impacted than the Commission has been led to believe.

The public hearing on July 10, 2013 included testimony from representatives of the
Sunrise Cooperative, an association of approximately 60 tenant businesses that are seeking to
relocale together (co-locate) in a group or groups. It is our understanding that some of those 60
businesses are located within Willets Point but beyvond the 23-acre phase one area that would be
affected if the present Sterling/Related plan proceeds.

In the recent eminent domain court case pertaining to a first phase of Willets Point
property that was substantially similar to the phase one that is presently contemplated, the City's
"Response to EDPL Comments" dated May, 2011 acknowledged that 139 auto related businesses
in the first phase would be displaced.

Accordingly, it is important to recognize that the majority of tenant businesses to be
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displaced by the present plan are not members of the Sunrise Cooperative, and that even if all 60
businesses that are Sunrise Cooperative members would be successfully relocated (and there is
no indication that they will be), there are still 79 or more other business within the phase one
area — in fact, the majority of affected businesses - that would still need to be relocated, and that
would not be helped by any Sunrise Cooperative plan.

The 79+ businesses that are not members of the Sunrise Cooperative for whatever reason
(for example, because they decline to pay the membership dues charged by Sunrise Cooperative)
are just as dependent upon co-location for their future survival as are the members of the Sunrise
Cooperative. A City administration that is truly interested in preserving businesses, jobs and
livelthoods would implement a co-location plan that treats all affected businesses equally,
instead of favoring a subset of businesses that have joined a particular group; and would not
pretend that other businesses do not also need co-location,

Even as City representatives have told the Commission that the tenant businesses will be
relocated, the tenant businesses are receiving telephone calls from representatives of the New
York City Department of Housing Preservation and Development, informing the businesses that
they will receive written vacate notices after July 22, 2013. At the public hearing held on July
10, 2013, a Commissioner remarked that "we don't understand" why the City would send any
such letters now, especially considering that the project for which the property would be needed
has not yet been approved. The City presumptively sending vacate notices to tenant businesses
indicates a disrespect for the decision-making authority of the Commission and the City Council,
and confirms that the City's priority is to see the approximately 139 businesses gone from the
phase one site, regardless of whether this application is approved or any development ever
oceurs.

That is a far cry from the Commission's suggestions, during the 2008 public hearing for
the proposed Willets Point development, that the Willets Point businesses should be relocated
elsewhere together, as the City did for the Fulton Fish Market businesses and in other cases.

For all of the foregoing reasons, the ULURP application of Sterling/Related is
inappropriate and should be denied.

Respectfully Submitted,

per—

o

Gerald Antonaccl
On behalf of Willets Point United Inc.

4 enclosures
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Proposed Willets West mall / Willete Point development
of Sterling Equities and Related Companies

COMPARISON OF 2008 PROMISES AND THE PRESENT INTENT
Prepared by Willets Point United Inc. = September 3, 2013
2008;
Willets Point will be New York City's "next great neighborhood".

2012:
No "next great neighborhood” without a huge mall prioritized on parkland, first.

2008:
Project to encompass 62 acres of Willets Point property.

2012:
Project expanded to 108.9 acres (nearly double in size), with the addition of
"Wiliets West” mall on parkland.

2008:
No mention of parkiand property beyond the bounds of Willets Point.

2012;
Sterling/Related prioritize development of an unnecessary 1.4 miilion square
foot mall on 30+ acres of mapped parkland not connected to Willets Point.

2008:
Entire 62 acre Wilets Point site needed to be remediated all at once. "You
cannot say "'We'll do this acre and we won't do that acre.™ [Robert Lieber]

2611;
Phased development now suddenly possible and preferred.

2008:

The Willets Point Advisory Committee — chaired by the Queens Borough
President and composed of Queens officials ~ will "participate in" and "help to
guide" the selection of a developer for this project. Significant, because the City
Council had ceded its authority to vet prospective developers' specific
proposals.



2012:

Contrary to the written promises, the Queens-based Willets Point Advisory
Committee was gxcluded from the developer selection process. The Advisory
Committee was never consulted to review the four responses to the RFP, and
the present plan to expand the project from 62 to 108.9 acres — including a 1.4
million square foot mall on Queens parkland ~ has been dictated by NYCEDC
and the Mayor's office while shutting out the Advisory Committee.

2008;

Willets Point land glleged to be contaminated, hazardous and toxic, requiring
comprehensive, contiguous remediation that can only be accomplished if
everyone and everything vacates the entire area.

2013

Review of the lab results of the City's 2008 tests of a Willets Point automotive
site concluded that "no major pollution was found” and that "pollution levels in
Willets Point had been grossly exaggerated”. [Dr. Chaim Yosef Mariategui-Levi,
Environmental Chemist]

Dr. Jams Cervino, Queens Community Board 7 Environmental Chair and
geochemist affilated with Woods Hole Oceanographic Institution, voted "No" —
to deny this ULURP application. He considered the sacrifice of 30+ acres of
parkliand for a shopping mall more significant than any potential remediation.

2008:
5,500 housing units; 1,925 affordable. Housing was the linchpin of the entire
Willets Point development when it was evaluated and approved in 2008.

2013:

Housing delayed and susceptible to escape clauses in contract.

Housing not until the year 2025, if ever.

Any housing contingent upon new Van Wyck ramps — which no one is obligated
to build.

Sterling/Related may choose to pay a cost-of-doing-business $35 million
"penaity”, and build NO housing.

The original Sterling/Related proposal had NO housing whatsoever; that may
still be their intent.

2008:
Relocation of all 250+ Willets Point businesses.

2013:
Businesses evicted with no group reiocation.
Eviction letters already sent to 100+ Phase One businesses; paltry payout egual



to 12 months’ present rent for those who leave by November 30, 2013; no group
relocation — despite the businesses forming a co-operative in collaboration with
Council member Ferreras' office and submitting a business plan for group
relocation, as NYCEDC told them to do.

2008:
Living wage provision to be included in RFP; agreement betwaen Central Labor
Council and Mayor's Office aggressively promoted by unions to Council.

2011:
RFP issued by NYCEDC, missing the living wage provision.

2008:
Eminent domain is a "last resort”.

2011:
Eminent domain has already been attempted, without finishing negations with
affected properly owners.

2008:
New Van Wyck ramps necessary to alleviate traffic generated by development.

2012:

1.4 million square foot mall, ancillary retail and hotel all to be built without new
Van Wyck ramps; ramps are only necessary for the housing component to be
built. Moreover, the project contract specifies, "for the avoidance of doubt, in no
event shall EDC or the City be required to construct the Ramps as part of the
Development".

2008:
City will recoup the cost of acquiring Willets Point property, via sale of the
property to the developer,

2013
City not recouping cost; instead Sterling/Related to be gifted the Phase One
property, worth $200+ million, for the price of $1 (one dollar).

2008:
Costs of remediation to be paid by the developer / private sector; an alleged
huge benefit of this project.



2012
Costs of remediation to be paid by taxpayers, via grant of $99 million to Sterling/
Related, $40 million of which is to pay their remediation costs.

2008:

Would members of the 1.DC - lobbying illegally for approval of there project —
be prohibited from bidding?

"The developers that are on the board of the LDC ~ Would they be prohibited
from bidding on this project?” [Then-Council member Hiram Monserrate:
October 17, 2008]

2012:
Sterling not only was not prohibited from bidding, but won the bid and was
awarded the contract.

ADDITIONAL KEY INFORMATION, not comparison-based:
RFP RESPONSES:

There were 3 other responses to the RFP, which conformed to the goals and
property boundaries of the approved development — and did NOT require
building any mall on parkland. Those were all rejected by the Mayor's Office
and NYCEDC in a closed-door process that shut out the Queens-based Willets
Point Advisory Committee, contrary to multipole written promises.

The RFP response of Sterling/Related encompasses parkland property that was
nowhere mentioned in the RFP and that was never discussed in 2008 ~ and to
which no developer other then Sterling could have access, because of its
existing lease.

METS/WILPONS' 20 YEAR QUEST

1993 smuggled plan shows Mets' owners' intention to develop the entire area —
remarkably similar to how they now propose to proceed.

MALL ON PARKLAND

Legality of mall on parkland is dubious. Letter from Urban Justice Center sets
forth reasons why the mall is not authorized by the 1961 amendment to the
City's administrative code, or by the state legislation pertaining to Shea
Stadium. Moreover, construction of the mall implicates the Board of Estimate — a
defunct body.

RAMPS AND TRAFFIC



The City says it is "committed" to build the new Van Wyck access ramps that are
prerequisites for later phases of the development, including housing — but
contractually, the City is NOT. Do not be fooled by any promissory letter the City
may provide to the City Council, stating that the City is "committed” to construct
Van Wyck ramps. It is the confract, NOT any promissory letter, that obligates the
parties.

Traffic nightmare: 108,000 additional vehicle trips per day will gridiock
intersections, expressway and access ramps, creating far-reaching, severe
congestion at the nexus of popular Queens roadways — even without a Mets
game or U.S. Open.

Many of the developers' proposed traffic mitigation measures require NYSDOT
approval, but have not even been reviewed by NYSDOT. Per the FSEIS: "If
these mitigation measure are modified or rejected by NYSDOT, significant
adverse iImpacts ... may be unmitigated.”

If they are ever built, the new Van Wyck ramps will connect only to and from the
south. They provide no relief to travelers approaching from the north, who will
have to contend with the project's full traffic impacts.

The ramp approval was based upon the 62-acre development that was
analyzed - not the different, expanded 108.9-acre project that is now intended.
There is a six-year statute of limitations to challenge the ramp approval in court,

NO COMMUNITY SUPPORT

Community is opposed to this project. Queens Community Board 7, whose
committee voted initially to disapprove, ultimately approved by a narrow margin
of 22-18. Board 3, whose district is directly adjacent to the proposed site of the
mall on parkland, disapproved by an overwhelming margin of 30-1, In total, just
23 community board members voted to approve, while 48 voted to deny the
application. "That's not suppor, that's a rejection of this development.” [Ed
Westley, Board 3 member]

The Queens Civic Congress, which represents 100+ Queens civic associations,
has called this appiication "... an unjustified, unnecessary and inexcusable
abuse of the City's land use powers", and is opposed to the mall plan.

ILLEGAL LOBBYING BY NYCEDC AND CLAIRE SHULMAN'S LDC;

3-year investigation by the New York State Attorney General concluded that
NYCEDC and Claire Shulman's local development corporation (LDC) illegally
lobbied for Willets Point development approval. "These local development
corporations flouted the law by lobbying elected officials, both directly and



through third parties, to win approval of their favored projects.” [Attorney
General Eric Schneiderman)

As a result, NYCEDC was compelled to restructure.
But $450,000 taxpayer funds given to Shulman's LDC have not been recoverad.

Sterling Equities is owned by the owners of the New York Mets — premier
financier of Shulman's LDC as it illegally lobbied.

RECOMMENDED OUTCOME:

Deny this ULURP application. Development of Willets Point need not depend
on constructing a "Willets West" mall on 30+ acres of public parkland, and need
not expand beyond the boundaries of the 62-acre Special District.

The City can issue a new RFP, and developers will be interested.

The Willets Point Advisory Committee must help to guide salection of a
developer, as the City promised.

IN THE EVENT OF APPROVAL, REQUIRE CHANGES:

No development should proceed unless the following changes are made and
memorialized in the contract:

Parkland/public trust doctrine must be adjudicated first, and no action taken on
any site unless and until there is a final court decision permitting development.

Building of Van Wyck ramps must be a precondition to any development at all.
Housing must be built contemporaneously with any other first step.

Comprehensive environmental testing must be performed, and the property
sale price established accordingly — Not the arbitrary price of $1 for 23 acres.

[End.]






Questions pertaining to the proposed
Willets West mall / Willets Point Phase One development
of Sterling Equities and Related Companies

Prepared by Willets Point United Inc. « August 29, 2013

PROPERTY SALE PRICE OF $1

In 2608, City officials told the Council that the City would recoup the cost of
acquiring Willets Point property via the eventual sale of the property to the
developer. Now, however, the City intends to gift 23 acres of Willets Point
"Phase One" property — which cost $200+ million to acquire — to Sterling/
Related for the price of $1 (one dollar). Why is the City reneging on its 2008
commitment to recoup the cost of property acquisition, and how is it in the
taxpayers' interest to provide $200+ million worth of property to Sterling/Related
at virtually no cost?

LACK OF ENVIRONMENTAL TESTING

Although the City intends to gift $200+ million worth of Phase One property to
Sterling/Related for $1 (one dollar), the City has refrained from conducting
environmental tests throughout the Phase One property, as should be done in
order to properly value the land. The City has claimed that it cannot perform
such tests because it does not have possession of the property — a false claim,
since the City says that it already owns 95 percent of the Phase One land and
certainly has access to it. The City also claims that tests performed now would
be unreliable - and yet, the City had no problem declaring the results of a
single test that it did perform in 2008 reliable. How is it in the taxpayers' interast
to refrain from performing comprehensive tests throughout the Phase One
property that would allow a proper valuation of the land, rather than setting a
purely arbitrary sale price of $1?

REMEDIATION COST SHIFTED TO TAXPAYERS

In 2008, the Council was told that the costs of remediating Willets Point property
(which were expected to be significant) would be paid by the developer — an
alleged huge benefit of implementing this project. Now, however, the costs of
remediation are to be paid by the taxpayers, via a grant of $99 million to
Sterling/Related, $40 million of which is to pay their remediation costs. How is it
that the City is so drastically changing the terms of the bargain, versus what the
Council was told during 20087 If the developers were to pay these costs, why
aren't they?



HOUSING

Housing — especially affordable housing ~ was the linchpin of the Willets Point
development when it was proposed and approved during 2008. But the present
plan delays all housing until the year 2025; makes any housing contingent
upon construction of new access ramps to and from the Van Wyck Expressway
(with the project contract specifying that the City is not obligated to build any
such ramps); and the project contract allows Sterling/Related to pay a cost-of-
doing-business "penalty" and never build any housing. Moreover, the original
RFP response of Sterling/Related proposed NO housing whatsoever. How did
we go from the 2008 plan which had housing as its linchpin, to the present plan
in which housing is riot a priority and is subject to escape clauses? f housing is
supposed 1o be the linchpin, then why are there escape clauses instead of
contractual guaraniees?

EXCLUSION OF WILLETS POINT ADVISORY COMMITTEE

In its 2008 FGEIS and testimony, the City promised that the Queens-based
Willets Point Advisory Committee — chaired by the Queens Borough President
and composed of Queens officials — would "participate in” and "help to guide”
the selection of a deveioper for this project. That promise was significant,
because the City Council ceded its authority to vet prospective developers'
specific proposals. However, contrary to those promises, the Advisory
Committee was never consulted to review the four responses to the RFP, and
the present plan to expand the project from 62 to 108.9 acres — including a 1.4
million square foot mall on Queens parkiand — has been dictated by NYCEDC
and the Mayor's office while shutting out the Advisory Committee. Why was the
Queens-based Advisory Commitiee excluded from the developer selection
process, conirary to the 2008 commitments?

UNNECESSARY MALL

There were 3 other responses to the Willets Point "Phase One" RFP — each of
which conformed to the goals and property boundaries of the approved
development, and did NOT require building any extra mall on parkland. One of
them even included 100 percent affordable housing units. Since the Queens-
based Willets Point Advisory Committee was excluded from evaluating the RFP
responses and selecting the developer, how do we know than none of the other
rejected proposals were not, in fact, preferable — especially as they did not
require any controversial and unnecessary mall on parkland?

NO EVIDENCE THAT MALL WILL SUCCEED AS ECONOMIC ENGINE
Sterling/Relayed claim that the proposed "Willets West" 1.4 million square foot

mall on parkland is necessary as an economic engine to make possible the rest
of the proposed Phase One development at Willets Point. However, there are



many indicators that a huge shopping mall at that particular site may not be be
successful ~ including the presence of numerous other nearby shopping malls
and traffic congestion that will limit and discourage customers from shopping
there. Beyond vague speculation, what evidence do Sterling/Related have that
the Willets West mall will be successful to the extent that it needs to be, 1o
perform its function as an economic engine that makes possible the rest of the
proposed Phase One development? If the mall is not successful, and there is no
economic engine, what will become of Sterling/Related's plan for the rest of the
proposed Phase One development (including the housing, school, etc.)? Will it
not get built?

NO GROUP RELOCATION OF TENANT BUSINESSES

In 2008 and thereafter, NYCEDC repeatedly said that it would listen to the
needs of the tenant businesses concerning their relocation, and collaborate
with them. The automotive businesses prefer to relocate in a group as
necessary to preserve their service network which atiracts customers, and so
best ensure their survival. To that end, and with the assistance of Council
member Ferreras' office, the tenant businesses formed a co-operative and
drafted a formal, comprehensive business plan aimed at group relocation.
However, NYCEDC has not progressed that plan. Instead, the City has issued
eviction notices 10 businesses located within Phase One, while offering a paltry
payout equivalent to 12 months' rent to each business that leaves Willets Point
by November 30, 2013. The City has had 5 years to figure out how and where to
relocate the tenant businesses as a group, but has not done so. Why not, and is
it 100 late to do so now?

LIVING WAGE PROVISION MISSING FROM RFP

In 2008, fabor unions testified to the Council concerning an historic agreement
pertaining to the Willes Point project that requires, among other things, that
certain living wage language be included in the RFP pertaining to the Willets
Point development. At the City Council's 2008 public hearing, there were very
specific questions and answers about the nature of the living wage agreement
between the Central Labor Council and the Mayor's Office ~ including an
assurance that the agreement would be binding on any future administration
and that a copy of the agreement would be provided to the Council. But contrary
to everyihing that was discussed, in 2011 NYCEDC issued an RFP that is
compietely missing the required living wage language. How did this happen?

HLEGAL LOBBYING

During 2008, when the illegal lobbying by Claire Shulman's local development
corporation first came to light (eventually formally found by the New York State
Attorney General to be completely unlawful, and stipulated as such by
Shulman's LDC), the Council asked then-Deputy Mayor Robert Lieber: Would



the developers that are on the board of the |LDC "be prohibited from bidding on
this project?" Lieber responded that he would have to "ask the lawyers". In
2012, when choosing Sterling Equities as one of the winning bidders, was any
consideration given to the fact that Sterling's owners participated in Shulman's
LDC via the New York Mets, and were premier contributors to the LDC during its
illegal lobbying for approval of the proposed Willets Point development? Is
Sterling not reaping the benefits of the LDC's illegal lobbying which it aided and
abetted?

[End.]






Queens Community Board 3
on the Willets West mall / Willets Point developmaent

Public hearing and vote held May 23, 2013

Blog post of Willets Point United Inc., inciuding franscription of resolution adopted
by CB3:

Queens Community Board 3 nixes Mets mall

By a wide margin of 30-1 (plus 1 abstention), CB3 voted on Thursday night to
disapprove the proposed "Willets West" mall / Willets Point development. The
landslide vote endorsed the earlier recommendation, on Tuesday night, of
several CB3 committees, and took place after a public hearing on the matter.
Reasons for CB3's disapproval include the project's huge and unaddressed traffic
congestion and related negative impacts, failure to prioritize housing and a
school, overcrowding of subway and bus lines as a consequence of the project,
and disregarding the Advisory Committee and Queens officials when selecting
the plan and the developers. CB3 concluded: "The proposed project would
change the character of the surrounding neighborhoods and impact the
livelihoods of 250,000 residents and many small mom-and-pop businesses.”

Likely aware of the commitiees’ Tuesday recommendation to disapprove the
project, no representative of developers Sterling Equities and Related
Companies, or the city, bothered to attend the Thursday night public hearing.

Although CB7 voted last week to approve the same development project by a
very slim margin of 22-18 (notoriously, after the CB7 committee had rejected if
the week before by a vote of 7-2), the city's Uniform Land Use Review Procedure
("ULURP"} entitles other affected community boards o also evaluate a land use
application that "may significantly affect the welfare of the district or borough
served by such board". CB3 has exercised that right, and decided to disapprove
the application. So at the moment, the Willets West mall / Willets Point
development has been approved by CB7 by a very slim margin, and rejected by
CB3 almost unanimously. ULURP does not give any greater weight to any
particular community board's recommendation - so both boards'
recommendations must be equally considered by the next decision-makers.

Donovan Finn, a former CB3 member and university professor who teaches
urban planning, urban policy and environmental design, stated during the public
hearing: "There are too many holes in this contract. it is completely designed fo
make Related and the Wilpons be able to build their mall, build their new parking
fot, do a few nice things along the edges of the development, and if they choose
- to pay what for them will be a piddly amount of money and walk away. The
affordable housing will never get built. ... I'm not a psychic, but that's the future |



see. This is not just a vote against a really bad plan, which it is, | think.
Something will happen on that site — It just should be something better; it should
be something that whoever builds it should come and ask us what we need, and
what we think should be there, instead of just deciding and telling us that it's in
our best interest.”

The CB3 Chairperson, Marta Lebreton, read the following statement prior to the
board's vote on Thursday night:

"I'm going to read the recommendation that was made on Tuesday night. ...
ULURP section 203, item (g.), allows for the review and vote on actions not in a
community district. Willets Point may be geographically located within Community
Board 7, but the proposed action will directly impact more than 250,000 residents
in Community Board 3. Our board is merely a couple of blocks from the site, and
therefore any and all actions that take place at Willets Point will directly impact
the residents of our board.

On Tuesday, May 21, 2013, Community Board 3 convened a joint committee
meeting of the business, economic development, parks, land use and
traffic/transportation [committees] to review the Willets Point redevelopment
project, which includes 'Willets West' [mall] and the Willets Point Special District.
After careful review of the proposal, the committee concluded that the plan in its
present form be disapproved.

Community Board 3 Queens is opposed to constructing a mall on mapped public
parkland; the demolition of the Empire Millwork Corporation building — a historic
site listed in the state and national registries; and the proposed development
schedule. The plan calls for soil remediation of 23 out of 62 acres of the
proposed site, which will be in Phase One of the project. The anticipated
completion date would be 2018, when retail and hotel space would be
constructed. Affordable housing and the construction of a school would not come
until 2028 — ten years later, in Phase 1B. The aforementioned school and
housing should be included in the first phase.

The impacts that are not addressed in the current proposal are:

Traffic: Although a commitment was made to provide $1.87 million to establish an
infrastructure and ftraffic mitigation fund for traffic improvements, there was no
mention of how traffic congestion would be mitigated in Community Board 3
Queens, particularly at 114th Street, Astoria Boulevard, 34th Avenue, Roosevelt
Avenue and Northern Boulevard,

Transit and pedestrians: Community Board 3 Queens will be impacted by the
increase of ridership on the subway line number 7 and the bus lines of Q48, Q66

and Q19.



Public health concerns: Community Board 3 Queens has been identified as one
of the districts that has the highest incidence of asthma and other respiratory
ailments. The applicants report that the increase in traffic would have no impact
on Community Board 3 Queens. The increase in fraffic volumes will surely
adversely affect our fragile constituents. The committee strongly recommends
that a complete environmental cleanup on all the acres in Willets Point be
conducted, not just in the Special District. Further, cleanup of Flushing Bay and
installation of a new sewer system so that Flushing Bay will no longer remain a
dumping ground.

Environmental and social justice: The current plans do not consider our
community needs, nor acknowledge the impact the proposed plan will have on
the commercial and residential displacement of our most vulnerable residents in
Community Board 3 Queens.

In conclusion, the Willets Point proposal — the city's largest development project
in this section of Queens: The impacts of this major undertaking will affect not
only the residents of Community Board 7, but all of the surrounding board areas.
In July, 2008, the Borough President's recommendation approved the application
with the condition that the Willets Point Advisory Committee be comprised of the
Queens Borough President, local elected officials, representatives from
Community Boards 3, 4 and 7, and other community leaders, should be
continued for the duration of the project, including during developer selection,
construction, implementation and all other phases of the Wilels Point
development. We strongly suggest that the Borough President's recommendation
be complied with. Community Board 3 Queens recommends that the application
be disapproved as presented. The proposed project would change the character
of the surrounding neighborhoods and impact the livelihoods of 250,000
residents and many small mom-and-pop businesses. That is the
recommendation of the committee. Do | have a motion — a motion is on the floor.
Do | have a second? Okay. Any discussion? Okay; we're going to call the
guestion. The motion on the floor, seconded by Ed Westley, is to disapprove the
application as presented. And we are going to include everything that | read.”

A "Yes" vote is for denial.
Vote tally: 30 "Yes" [for denial of the application]; 1 "No"; 1 abstention.

[End.]
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NewYork, NY 10022-4690

Tuly 17, 2013

Robert R, Kulikowski, Ph.DD.

Mayor’s Office of Environmental Coordination
100 Gald Street, 2™ Floor

New York, New York 10038

Re: Willets Point Development Project

Dear Dr. Kulikowski:
[ am writing on behalf of Willets Point United and individual members thereof to

provide these comments on the Draft Supplemental Environmental Impact Statement
{DSEIS) for the Willets Point Development Project, CEQR No. 07DME014Q).

Traffic Impacis

Neither the Executive Summary nor the text makes clear (as they should) the
magnitude of the traffic disruption that would be caused by the project at full build-out.
However, a close examination of the tables in the DSEILS uncovers a disturbing picture.
For example, in the year 2032, under the "no action" condition the average speeds on the
westbound Grand Central Parkway between Roosevelt Avenue and the Long Island
Expressway on non-game days would be 48.1 mph during the weekday morning run, 43.0
mph during the weekday midday, and 37.7 mph during the evening rush. (DSEIS Table
14-69, page 14-106.) If the project is built (including the Van Wyck ramps), the average
speeds during those same periods on non-game days would be 6.7 maph, 0.0 mph, and
#.4 mph, respectively. (DSEIS Table 14-75, page 14-119.)

In order for the reader to comprehend the implications of these sorts of speeds, the
[FSEIS {as previously requested) should caleulate the travel rime from one end of the
studied segment to the other (i.e., between Roosevelt Avenue and the Long Island
Expressway on the Grand Central Parkway). The CEQR Technical Mannal neither
mandates nor prohibits this kind of analysis; SEQRA and CEQR demand that decision-
makers be provided with information sufficient to make informed decisions. The
meaning of a 0.0 mph speed on a highway should also be explained. The FSEIS should
also explain the impacts of these speeds (or, during the 0.0 mph condition, this stationary
condition) on emergency response times and on airport access.

63278864v ]
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The DSEIS mentions a variety of mitigation measures but does not commit {o
them. [f these mitigation measures are undertaken, the DSEIS projects speeds in 2032
under the “build” condition of up to 48.8 mph during the morning rush and 48.1 mph
during the evening rush, but they would still be at 6.7 mph during midday. (DSEIS Table
21-21, p. 21-50.) The same pages show terrible traffic conditions for many other mainline
intervals and intersections in 2032,

The mitigation to accomplish this would involve, among other things, adding
Janes to various access roads. Pp, 21-27 - 21-29. It is highly speculative whether this
could be done. Adding lanes would require acquisition of additional real estate and a
variety of state and city approvals, in addifion to additional environmental review and,
presumably, condemnation. Even with this, the DSEIS concedes that many of the
projected conditions cannot be mitigated. Pp. 21-4, 21-20, 21.31.

[n 2032 on non-game days, if the project is not built, the number of signalized
intersections with Level of Service F would be 1 during the weekday morning peak; 4
during weekday midday; 2 during the weekday evening peak; and 3 on Saturday midday.
If the project is built, those numbers become 9, 12, 15, and 13. (Table 14-55, p. 14-84.)
Numerous intersections cannot be mitigated at all. Pages 21-4 - 21-5, 21-19 - 21-21.

If the City approves the project, the SEQRA Findings Statement will have to
explain why it is acceptable to undertake a lengthy and expensive action that will result in
traffic speeds of 6.7 mph, 0.0 mph, and 0.4 mph on one of the City’s major arteries. If
reliance is placed on the lane-widening and other mitigation measures, then 1) those
measures should be explained in detail, 2) their collateral consequences (e.g.
condemnation of real property and consequent loss of housing and jobs) should be
enumerated, and 3) they should be committed to.

The traffic impacts may actuaily be more severe than revealed in the DSEIS. The
reasons for this are set forth in the comments of Brian Ketcham, which are incorporated
herein by reference. To pick one notable example, it appears that the DSEIS uses trip
generation factors that are considerably lower than real world experience with
comparable uses would show are appropriate.

Ramns

The City still refuses to disclose anything about the cost of the Van Wyck ramps,
though they say the City has agreed to pay for them (Response to Comments p. 32).

It appears that the traffic methodology used for the DSEIS was similar to that
employed by the City in the original FEIS. That FEIS also projected terrible traffic

632788641
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consequences, though not nearly as bad as those in the DSEIS (at least in part because of
the considerable enlargement of the project). The City then abandoned that methodology
when it prepared an Access Modification Report (AMRY) in its successful effort to
persuade the State Department of Transportation and the Federal Highway
Administration to approve the Van Wyck ramps. Now the City is going back to its
original methodology. In view of this new information, the prior approvals by the State
DOT and the FHWA are invalid, and those agencies need to undertake a fresh review
under the National Environmental Policy Act.

My comments of September 27 on the draft scope for this DSEIS stated, “The
City has a history of releasing wildly contradictory reports about the traffic impacts of
this project, without ever clearly explaining the reasons for these discrepancies. The
supplemental EIS should include a table comparing the assumptions, methodologies and
other inputs of the traffic study used there and all the prior traffic studies for this project,
so that readers can understand the differences and draw their own conclusions as to
whicly, if any, is valid.” The DSEIS failed to include this table. The FSEIS should
include it.

Mass Transit Impacts

The tables in the DSEIS (though not the text, except euphemistically) reveal that
conditions within the Mets-Willets Point No. 7 subway station would also become
horribie; especially the stairs from the Roosevelt Avenue entrances down fo the
mezzanine. Conditions in 2032 on non-game days without the project show a Level of
Service A for these stairs (Table 14-111, p. 14-156); in 2032 with the project, the Level
of Service is H+ for one staircase and D+ for two. (Table 14-141, p. 14-187.) The DSEIS
says that wider staircases could help alleviate this condition, but that it s not clear
whether this would be feasible, there is no indication of how much they would cost or
who would pay for them, and they are not committed to (p. 14-189, 21-37).

The DSEIS says that in 2032 with the project built, on the Manhattan-bound
express #7 train, the volume/capacity ratic would be 1.20, and the available capacity
would be -3,673 (minus 3,673). In other words, the subway would be able to carry 3,673
fewer people per hour than want to take if, even with the subways ronning at the
maximum capacity that the signal system will allow. (Table 14-143, p. 14-190.) In order
to alleviate some of the subway crowding, the DSEIS suggests providing more LIRR
service there (p. 14-156). Again, there is no discussion of whether this is feasible, what it
would entail, or how much it would cost, and there is no commitment to do it.

6337880471
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Relocation

The DSEIS still does not identify relocation sites for the remaining businesses
that have not agreed to sell. The Response to Conunients on the Draft Scope (p. 20) says
the City 15 still working on this, but there is no indication that any progress has been
made for the last several years.

The original EIS assumed that all the businesses could be readily relocated. Five
vears later, relocation sites have not yet been found for my clients and others. The
supplemental EIS must acknowledge this reality.

The City rejected my request to study an alternative that looks at the project
without any eminent domain (pp. 51-52). This alternative should have been studied, for
only that way can the reader understand whether or not this condemnation is truly
necegsary. The possibility of leaving untouched any properties whose owners will not
sell voluntarily becomes more feasible in view of the City’s new plan to use much of
Willets Point as a parking lot.

Other Comments

The DSEIS does not satisfactorily address the comments raised by a number of
commentators that the land that the City acquired for park purposes cannot lawfully be
utilized for a shopping mall and associated parking, in particular that there is no, or
insufficient, legislative authorization to abrogate the public trust doctrine in this instance,
and that the Administrative Code does not permit the City to sell or lease the parkland at
issue to construet a mall.

A major rationale for the City’s insistence that the entire project be done at once,
without phases, was that soil contamination all needed to be remediated at once. The
City has now decided to adopt a phased approach. The FSEIS should explain this change
in position, and how it envisions that contamination will be addressed on a phased basis.
If phasing is now possible, the FSEIS should consider an alternative in which certain
properties (especially those being acquired from private parties) are exciuded from the
early phases.

Sincerely,

Jidoid B

iichael B. Gerrard

63278864V
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SHEA STADTUM DEVELOPMENT - FEASIBILITY STUDY o #
EXECUTIVE SUMMARY

The objective of this report is to analyze the- feasibility of
developing the existing Shea Stadium site, the adjacent Willets
Point Business District (junk yards), and the LIRR and New York
city properties into a unique 110 acre Sports, Entertainment and
Business Complex. This complex would create a dynamic vision for
the region providing a prestige effect that would reinforce the
international attraction of New York. i L 5

To support a facility of this magnitude, the New york City area has
unique population statistics and a flow of tourists and travelers
within the metropolitan area. v &

® 8% million people live within the metropqlit;n area, wﬁich
includes New York, Long Island, Putnam County and Wwestchester.

° 12 million people live within a 25 mile radius encompassing
the Tri-state area. .

° 25 million tourists visit New York each year.

° 45 million people pass through Kennedy and LaGuardia
Airports annually; this figure increases to 70 million
if Newark Airport is included. .- - i
The Shea Stadium site, due to its accessibility and its location
relative to the airports and its close proximity to New York City;
provides the ideal locatien for the development of this unigue
complex. : - o

Metropolitan New York Area Enhancements

The  economic impact to the New York. economy generatéd‘by this
project is anticipated to be substantial. Econonic. benefits will
include: '

° Jobs created during the construction ,phase consisting of
direct construction <Jobs and related -new employment in
business establishments providing goods and’' services to
contractors. e

o Creation of new permanent jobs necessary to operate the
various components of the completed project. :

o . Tax revenues generated to both New York City and New York
- State. )

o Increased consumer spending generated'by,thé_new complex.




SHEA BTADIUM DEVELOPMENT - FEASIBILITY SIUDY
EXECUTIVE SUMMARY

SITE

The ability to site this project in this location allows for local,
regional, national and international access on an unprecedented
ievel through the following means: ;

° Light-Rail Link

The Port Authority of NY and NJ is in the process of
developing a rail link which will tie the Willets Point (Shea
Sstadium) site to LaGuardia and Kennedy Airports. This link
will also tie into a station in Manhattan making it possible
to reach the site in approximately ten minutes.

@ Subway

The TRT No.7 subway line will continue to provide an essential
means of access to the site.

° Existing Road System

A fundamental part of the project will be to increase car
access to the site by means of improvements to the existing
roadways including direct ramp access to the site’s parking
facilities.

° Long Island Railroad

The LIRR currently has a station adjacent to the site.
Improvements in the circulation between the LIRR, subway, and
rail link will be enhanced through the expansion of the site.

PROGRAM

The Shea Stadium Development Feasibility Study represents a
thorough examination of the full potential of an expanded Shea
Stadium site. The study is structured as a-series of options which
are to be utilized as an aid in the. further refinement of a
financially viable program for the gite. This represents a first
step in creating a multi-purpose sports, entertainment and business
environment that would be international in scope and image.

Tack L. Gordon Architects has coordinated a team of consultants to
focus on each component of the project based on an initial
conceptual program and usage. The preliminary program at this
stage includes the following components:

%




SHEA STADIUM DEVELOPMENT - FEASIBILITY STUDY
EXECUTIVE BUMMARY

@ HULTI-PURPOSE STADIUM

The multi-purpose Stadium will be state-of-the-art in terms of
incorporating the latest in technology and spectator
amenities.

The propesed Stadium will incorporate the following

characteristics:

e Operable dome

° Natural turf baseball field

® Operable secondary floor system to accommodate other
events

° 50,000 Baseball seating capacity

° 110 Private suites

o 10,000 Club level seats

@ stadium expandability for football and other events

(75,000 seating capacity)

The Feasibility Study incorporates a scenaric of 224 event
days.

® MUOLTI~PURPOSE BUILDING
fnis low-rise structure is composed of two program elements.

o A 40,000 car parking garage which will serve Stadium
events and the Interactive Entertainment Complex, in
addition to ailrport, passenger and employee parking.

° ~pesignated areas which would be available for office
functions as a multi-use business centern.

The multi-purpose building will create a rédf platform of
approximately 3,000,000 square, feet and will support the
following program components: - -




SHEA STADIUM DEVELOPMENT - FEASIBILITY 8TUDY
EXECUTIVE SBUMMARY

° INTERACTIVE BHTERTAINMENT COMPLEZX

This component represents the core program elément of the
development. The Interactive Entertainment Complex will cover
approximately 70 acres, most of which will be enclosed space.
The use of advanced systems in interactive technologies allow
for the possibility of creating a unique "Virtual Reality"
entertainment environment. :

@ LIGHT-RAIL STATION / AIRLINE TICEKETING CENTER

These two components will be combined into,a single facility.
The light-rail system provides a valuable link to LaGuardia
and Kennedy Airports as well as Manhattan, and will be
enhanced by the potential of an Airline Ticketing Center. The
light-rail connection will allow for ease of transportation
between Willets Point, the airports and Manhattan making the
site extremely attractive for future hotel development. The
Feasibility Study does not include hotel facilities.

&

REVENUE ANALYSIS

The following revenue charts, site diagram and access analysis
summarize the overall project which is outlined in detail in the
complete Feasibility Report. The intent is to create a Stadiunm
Authority which will be comprised of both public and private
representation. The public portion of the Authority will provide
funding for land acquisition, surrounding roadway improvements as
well as the multi-purpose Stadium and related parking facility.
The private financing will provide funding for the Interactive
Entertainment Complex and its parking facility. The New York Mets
will be the main tenants for the facility and will, via a wholly
owned subsidiary, operate the stadium facilities. The
entertainment facility will be operated by a Mets subsidiary along
with a major entertainment company. The Stadium and parking garage
revenues would produce a positive cash flow based upon 186 event
days of which 81 would be Mets games.

The construction of the multi-purpose building roof allows for the
development of the Interactive Entertainment Complex which is the

primary révenue source of the development. Based upon an annual
attendance of 11 million visitors (exclusive of  Stadium
attendance), it is projected that gross revenues of $467 million
will be generated. These estimates have been derived from

information and data of other entertainment complexes throughout
the United States. o




F -

&

k-3 &

8ITE

DEVELOPHENT

" agEf STADIUM DEVELOPMENT - FEASIBILITY 5TUDY
JACK L. GORDON ARCHITECTST E.Cq '

L

S

e




] LOPHENT -~ FEAS ' : - :
- @ﬁEf‘a STADIUM DEVE -] IBILITY 8TUDY = SITE ACCESS
* JACK L. GORDOH ?&ECHI’XEC‘I‘S, B.C, : - :

=

2T e

- #ROOSEVELT AVENUE

R ——

. wi??ﬁ .




. ¥ e . L . #
"
SHEA BTADIUM DEVELOPMENT - PEASTBILITY 8TUDY STADIUM, A
EXECUTIVE BUMMARY ? REVENUE :

Parking Garage

Stadiom (15,000 Cars)

$210,656,000

$19,285,000

<$22,000,000>

. . Gross Free & Ciear.
Financing Program Construction Total Cperating Gross, Operating
Source Element Cost Revenue Costs Incone

Stadium $362,238,000 573,017,956 $51,017,950

$14,785,000

uthority -
: : Parking Garagex
(11,000 Cars)

$155,981,000

533,%65,qéd~g"*

'L'$30,265;000

Infrastructure

'$37,762,675

Variable Message
Signage System

Toxic Removals
Aélowance“

$3,000,000

$10,000,000
<y

=

Total._

F oy

s,
BEed g

3000 Cars
3000 cars -~

&

$779,638,000%%

N e
Parking for non-Stadium events:

- Airporé Employee
) Park and Ride
5000 Cars -~ Airport Passenger

This cost does not include
external roadway improvements

$125,867,950

<$29,800,000>

...:;.-Z.$_g_5”r 067, 950




O N
"SHER_STADIUM DEVELOPMENT -~ FEASIBILITY STUDY INTERACTIVE ENTERTAINMENT COMPLEX
EXECUTIVE SUMMARY : REVENUE ANALYSISH
" ,@N" e Q;”ﬁ’ﬁ'
e S i; L o Gross Free & Clear
Financing up A*E Construction . Total Cperating Gross Operating
source . Element ~Cost o Revenue Costs Income

1000

$438,000,000

<$190,791,000> -

8247,209, 000

$196,612,000 $29,522,500 <$4,200,000> | $25,322,500
Private — : M.Z;;:f;.{&h,f' .
: ' Infrastructure $17,628,000
. 1,097,128,000 $467,522,5007|<§194,991,000> |$272,531,000
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I Executive Summary

As members of the Sunrise Cooperative, a for-profit entity iointly owned and demaocratically controlied by 57
aule repair shops and other smalt businesses, we
propose our collective relocation {rom Willets Foint
tea 139,160 square oot percet of vacant land in
tiaspeth, For purposes of redevelopment, the City
of New York has scquired s substantial amount of
property in the Willets Point Urkan Renewsl Areg,

which will result in the direct dispiscement of about

260 predominately Lating and immigrant-owned

businesses and an estimated 1,711 workers. We
seek to purchase and develop the vacant land in Maspeth and relocate < group, an historic effort that will

save existing businesses and jobs while generating future economic develonment and growth.

Cooperativaly owned businesses, such as the Hunts Point Terminal Market in the Bronx, are common group
ownership models in New York City and their development has the potential 1o generate wealth and help
mitigata the negative effects of growing income ineguality. The City has contracted Cornerstone Group to
individually relocate businesses in Willets Point. However, unless we relocate as g group, we will fose the
coliaborative and cross-referral relationships that have taken us decades to build. These types of
relationships are typical in the auto repair industry and are critical to our survival, The job retraining program
offered through La Guardia Community College retrains workers for jobs that do not exist znd ignores that
pusinesses and workers already have skills and can do business to support their families. Therefore, to ensure

our future growth and success, we have decided to form a cooperative and to relocate together.

Tha Sunrise Cooperative has partnered with Seagull Services inc., an 8{a} and MEE certified construction
company in the Bronx with 20 years of experience in pre-construction planning, general construction and
construction management and expertise in multiple areas including industrial and government work, charter
school build-outs, and fast-track commercial and retail projects . We are seeking to purchase the vacant land
in Maspeth for $7M and contract Seagull Services to develop and build a pre-engineered metal building for
$10.8M to house 52 shops. To build equity, the cooperative has opened an escrow account and will begin te
deposit on average $2,000 per month per business for a total of $62,400 after 6 months. To finance the cost
of the project, we will take out: (1} a $5M SBA 504 loan and (2) 8 SBA participating bank loan for $9.7M. Four - .

Officers of the Cooperative with U.S. citizenship and good credit will apply for the financing. To complete .tﬁ_é-




financial package, we are requesting a loan or grant of S3.10M {rom the City of New York,

inother cases the City has provided vast public subsidies to relocate successiul businesses snd retain existing
jobs. For examiple, in Febraary 2012 Fresh Direct was induced and incented 1o retain and expand thelr
operations in New York City with aver S100M in City and State incentives, including 5340 in State grants, tax
credits, andg loans, $16.4M in City grants and loans, and $2.5M in foans and grants from the Bronx Oversll
Ecenomic Development Corporation. $100M in public funds were aliocated to retain 2,000 Fresh Direct lobe
and increase an additional 1,000 jobs at a cost of over $32K per job. H members of the Sunrise Cooperative
were to recedve grants and leans to retain 52 individuat businesses with s total of 156 jobs a1 the same tost

per job, the total would equal 55.2M.

Small businesses are a vital aspect of economic recovery and growth, Indeed, research indicates that small
business ownership is at the crux of economic development efforts that build wealth and raise the overall
standard of living, At our new location in Maspeth, we expect to initially generate annual sales of $18.4M and
as we becoma more established, we have the potential to earn our full market share of $3%.1M. In addition
Lo the economic activity that the Sunrise Cooparative is expecied to generate a4 it intreases its growth and
profitabitity, we will fulfill 2 growing demand by cost-conscious residents and businesses for excellent
customer service and reasonable prices at a convenient, one-ston location, We will also be the firss
cooperatively-owned auto repair establishment in New York City and a success story and model for future

urban renewal and refocation efforts.




1l General Company Description

AL MISSION STATEMENT

sunrise Coaperative is a for-prefit entity jointly owned and dermocrativatly controlled by 52 sole proprietor
auto repair shops currently focated in Willets Point, Queens, Their hallmark is providing customers with g
crossssection of auto repair services lincluding, mechanical repairs, collision regairs and car washes and oi
and lube changes) in one location. The members are dedicated tw maintaining this synergistic slfiance, slong _

with their superior prices and commitment 1o cusTamer service at their new pcation in Maspeth, Queens,

8. COMPANY GOALS AND OBJECTIVES

Sunrise Cooperative will create a new “one-stop-shop” suto repair enterprise that is entirely comprised of
sole proprietor owners. These sole proprietors, who are currently based in Willets Point Gueens, have
decided to build their new auto repair ceoperative in Maspeth, Queens. Though they slready have 2 loyal
custorner base that is wifling to refocate with them, the goal is 1o increase growth opportunities and
profitability via expansion into the Maspeth community and the surrounding Trade Ares. As such, the
Cooperative is committed to becoming the main aute repair provider (o ma ny of the industriz! businesses
that are within a 5 minutes driving distance from the site. The members of Sunrize Conparative aiso intend to
gxpand thefr customer base through a renewed focus on providing niche services, To do gl of this, they hope

te achieve the following obiectives within § years:

1. Maintain their competitive advantage by continuing to provide quality services at s reasonable price

in a timely manner.
2. Maintain and improve upon their reputation for speedy service by adding a second 12-hour shift sp
that the repair shops will be in operation for 24 hours,
3. Improve the education and training for their auto repair technicians by requiring training at an
Automotive Service Association {ASA) certified auto repair school,
4. Expand into green technology
& New focus on servicing hybrid and electric cars
b. Minimize the cost of energy for the building via the use of green technology
5. Utilize economies of scale to minimize costs.
a. Members will pool together to {i) buy large equipment and {ii) deal with suppliers.

6. Increase revenue by renting space to non-member suto repair shop owners,

C. INDUSTRY DESCRIPTION
The members of Sunrise Cooperative are part of the automotive repair and maintenance industry (NA!C.S:_'

8111). This industry specializes in the repair and maintenance of vehicles including passenger cars, t'_ru’é&é




vans and trailers. The services provided in this industry can be categorized as: (i mecharcal repairs; {1
coliision repairs; {iil} car washes; and {iv) oif and lube changes. n 2011, the autemotive repalr industry had
revenues of SB2.640. This 2011 revenue was 2 0.2% increase over the SE2 48R from 2010 and 2 3.7%

increase over the $79.688 from 2009, In 2010, the sutomotive mechanical & elecirica repars and
maintenance sub-sector (NAICS B1111) accounted for $41 838 of this amaount {a 3.85% increase over the
540.24B in revenues generated in 2009), Also in 2010, the sulomative bady, painy, interior & gless repair sub-
seclor (NAKCS 81112) had ravenues of $28.538 (which was 2 3.1% increase over the 527 668 generated in
20090, For shat same year, the other automotive repair & mairntenance sub-sector (HAICS 81118 ~ whicn
includes car washes and oil & lubrication shops) had revenues of $5.88 (this was a 2.4% intregse over the

55 668 generated in 200017

The U.5. Census Bureau reports that there were 156,737 automotive repalr and malntenance locations
natiomwide in 2010.° The automotive industry is highly fragmented. Because of this high level of

fragmentation, the top 50 largest companies generate iess than 10% of the revenves.”

Most of the services offered in the automotive industry fall under the umbrells of mechanical repairs [INAICS
81111} and callision repairs (NAICS 81112).° The former represents 60% of the industry while the latter only

259, in 2010, there were 90,128 automotive mechanical & electrical repairs locations and 40,447 automotive

body, paint, interior & glass locations.® Though the entire automotive repair and maintenance industry

experienced a 5257 decline in revenue between 2008 and 2009 as a result of the econemic collapse, there
was a quick recovery in 2010 when the Industry grew by 3.5%.5 As discussed above, the growth continued in

20117

D, STRENGTHS AND CORE COMPETENCIES

The auto mechanics of the Sunrise Cooperative provide a unigue regional destination for aute repairs that
few other trade areas can provide. Like many large chain shops like Meineke and Midas, Sunrise Cooperative
vill be a “one-stop-shop” for all types of automotive repair services, Howaver, because this enterprise ig
comprised of individual sole proprietors, customners can not enly expect high quality and personalized service

but they will also have more opportunities to negotiate superior prices. In addition to this, the members of

L1185 Bureau of the Census: Annual Benchmark Reoort for Services throueh 2011 [4th Quarter 2003 - 4th Quarter 2011 {Not

Adjz.sted}
U $. Bureau of the Census: 2010 Anpual Services Reoort ;
U . Bureay of the Census: 2010 County Business Patterns: Geogranhy Area Series; County Business Patterns 2010 Business Pa%zems
*wpovers: Automotive Repalr & Maintenance Services Report far 2013 (Industey Description) e
*Hoovers; Automotive Benair & Maintenance Services Report for 2013 {Products, Operations & Technology) S
U 5. Bureau of the Census: 2018 County Business Patterns: Geo;{raphv Area Series: County Business Patterns 2010 Busmess Paﬁems'
Revenues batween 2008 and 2009 were $84.06b and $78.68b, respectively. U.5. Bureau of the Census: 2010 Annual Setvices Report
% Revenues between 2009 and 2010 were $79.680 and $82.46b, respectively, U.5. Bureau of the Census: 2030 Annual Services Repo

¥ mavenue in 2011 was 582,64, U.S. Bureau of the Census: Annual Benchmark Report for Services through 2011 [-ﬁzh Qumer 205

ath Quarter 2011 {Not Adjusted}] _




sunrise Cosperative place a high value on quick turnaround Umes Tor the services they offer, Similar to other
smaller a0t0 repatr shops, some of the memBers of Sunrise Cooperatve will continue 1o provige specislized

or fche aulo repair services 1o thelr customers,

Currently the members of Sunrise Cosperative are in Willets Point, an industrial district in northern Cugens
thatis being subjected to eminent domain, Upon relocation to Maspeth, members will have a more

convenient lotation that s specifically designed to their specifications,

E.LEGAL FORM OF OWNERSHIP

sunrise Cooperative, Inc. is a New York membership cooperative formed under the Cooperative Corporations
Law. The cooperative form was adopted because i€ provides the members limited Hability protection of their
personal assets beyond their individual contributions 1o the business. This form, however, pretects the
members from double taxation by allowing mambers the beeefit of “pass through” texation that they enjoy

by remaining sole proprietors of their individua! businesses while also being cooperative members, The
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IGURE 1: MAP OF TRADE AREA

T However,

k Loty wegs 9,99, which is 1.8% higher than the national

coonemic drawback 15 offset by the Trade

which 5 16.4% higher than the median household income

G and 2015, Market Profile Roport,
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CHART 1: 2010 MEDIAN HOUSEHOLD INCOME

60,000

Trade NYC
Area

CHART 2: 2010 TRADE AREA HOUSEHOLDS BY INCOME

Source: U5, Bureow of the Cenzus, JU00 Census of
incame, ESRE Farecasts for 2010, Markert Prefile
Repors, US Bureau of the Census, 2010 Americon
Cotrmunity Survey S-yeor Estimute of lncome.
2010 Census of Income i3 expressed in cutrent
dpliors.
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Source: LS. Bureou of the Census, 2000 Census of incorne, ESRI Forecosts for 2010, Market Profile Report. 2010 Census of tacome is
expressed in current doilars.

CHART 3: 2010 TRADE AREA RACE AND ETHNICITY
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Souree: 1.5, Bureou of the Census,
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Housing, ESRI Forecasts for 2010,
Market Profile Report,




The area immediately surrounding Newtown Creek (s » hight
Manufacturing-relsted functions

area contains warehouse / distribution activities

Non-Local Market Segment

y industrial and commercial neighborhaod,

account for nearly one-third of industrial space and approzimately hisll the

, reflecting the history of Newtown Creek 22 a heavy

manufacturing center. The remaining area containg automobile and truck servicing/parage butinesses,

private-sector industries including logistics firms, utilities, building service CONLractors, wasle managerment

and recycling firms, transportation compantes, printers, food manufacturers, furniture makers and repair

firms. Given its central focation, proximity to Manhattan and large ethnic population centers in Queens and

Brooklyn, and good regional access, th

e area provides businessas with oppontunities for retention and

As of 2000 (the most recent year for which detailed journey-to-work data arg available at the Census tract

level), most workers in Newtown Creek Business Context companies commuted to work from cutside the

Business Context with the largest portion (about 68 percent) living elsewhere in Brookiyn or Queens. Another

12 percent commuted from the Brony, Manhattan, or Staten lsland. Roughly the same share commuted from

Nassau or Suffolk counties on Long Island, Less than 2 percent of workers in sl Business Context businesses

also lived in the Business Context in 2000.% {See Table 4)

TABLE 4: RESIDENCE OF BUSINESSS CONTEXT WORKERS, 2000

Newtown Creek Area™
Elsewhers in 8rooklyn
Eisewhere in Queens
Manhattan

Bronx

Staten fstand

New lersey
Waestchester County
Connecticut
Nassau/Suffolk Counties
Other

826
10,201
21,408
2,132
2,211
1,002
1,473
656
112
5,303
1,072

22.0%
46,1%
4.6%
4.8%
2.2%
3.2%
1.4%
0.2%
11.4%
2.3%

Svurce: 2000 115, Census.
"The Newtown Creek areo includes census troces 455,

579, 588, and 593 in Brooklyn, ond trocts 179, 188, 181,
205,01, 218, 535, ond 539 in Queens.

* Newtown Creek Brownfield Opportunity Ares, Step ? Neminatisn Repart Appendix, May 2012,

14,5, Census, 2000




Market Share

The automotive maintenance and repair industry is hiight
that there were 156,737 locations nationwide in 2010%, For those estzblishments that specialized in
machanical repair, 98.5% of the work it done by independent owners with only 1.5% done by {ranchize
/’rzf;»twas’k;’c‘or‘sgﬁHdatm'jdeaiefships,” For establishments that sp
is done by independent owners and 14% by {fanchise{neth}{k/wnr—,c;Ef‘daw{/deaz!erf,hi;’;a,” Because of this
high level of fragmentation, the top 50 largest companies generate less than 10% of the reverues.” 1n our
wrace area, there are 1,632 auto repair establishments.®® Seeing that Willets Point is currently within our
Trade Area, the 52 sole proprietor owners of Sunrise Cooperative already represent 3.7% of this total, Given
the high level of fragmentation and competition in the auto industry, it will be difficed
Sunrise Cooperative 1o maintain a market share that s proportions! with thelr presence at first, However,
Sunrise Cooperative plans to attain a market share of at least 1.5% (See Table 5) of the entire Trade Ares with
the first year of relocation. This amounts to pach sole proprigtor in the Co-op having annual revenues of
shout $353,053. After the Cooperative becomes more established in their new location, esch <ole proprietor

has the potential to earn up to $751,457, representing 3.2

TABLE 5: SUNRISE CO-OP MARKET SHARE, VEHICLE MAINTENANCE AND REPAIRS

y lragmented. The US Bureau of the Cansus reports

of the total market ™

!

Source: U.S. Bureow of the Census, 2000 Census of Population ond Housing, ESRI Forecasts for 2010 and 2015, Market Profile Report,
Consumer Spending doto ore derfved from the 2006 and 2007 Consumer Expenditure Surveys, Bureou of Lobor Stetisties. 2010 Census

of Incame is expressed in current dalors.

.5, Bureau of the Census: 2010 County Business Patierns: Geography Ares Series: County Business Patterns 2010 Business

Patterns

0-5 minutes $20,187,594 4% $807,504

510 minutes $278,366,632 3% $8,350,99¢

10-15 minutes 5920,028,225 _ 1% $9.200,262
TOTAL $1,218,580,451 $18,358,765

Sunrise Cooperative Market Share 1.5%

Sales Generated per Shop (52 Shops) | $353,053

2 Autoint.org, How's Your Business? 2011, {Mechanical ~ Demographic/Business Profife)
# Autoine.org, How's Your Business? 2011, (Collision ~ Demographic/Business Profile)

*® gopt Forecasts, Business Locator Report

" .5 Bureau of the Census, 2000 Census of Population and Housing, ESRI Forecasts for 2010 and 2015, Market Profile Report,
Lonsumer Spending data are derived from the 2006 and 2007 Consumer Expenditure Surveys, Bureau of Labor Statistics,

¥ Haovers: Automotive Repair & Mainterance Services Report for 2011 {industey Description}

wiizlized in collision repairs, 26% of the work

for the members of




Current Demand in Market

Overalt demand for automotive repair services is dependent on the aumber of cars on the road, As such,
there tends to be more demand {or mechanical shops in summer because consumers tend (o drive more.
Alternatively, there is more demand for collision repair services in winter when there are more crashes,”
Economic factors can also have a significant effect on consurmer demand for sutamotive repair services. The
2008 - 2008 recession caused consurmers minimized expenditures for auto repair services by fixing their care
themselves, ™ However, though the recession caused & dramatic 5.9% fall in 1otal revenues between 2008

and 2003, the industry has recovered Lo the point where the shortfall between 3008 snd 2011 was Grily

L A4
1.2%.7

As the economy continues to improve, there will be even more cars on the road (8 direct result of potential
customers having more dispossbie income). This increase in the use of sutermabi les, not to mention the

financial security of the drivers, will result in more need for répairs at sutomotive repair establishments.

Target Market Trends
The table below shows that there is expected to be growth in (i} population; [ii] households; and (i) median
income in the trade area, These three factors have a great impact on revenues in the automotive repair

industry.

TABLE 6: PROJECTED RATE OF GROWTH IN TRADE AREA, 2010 - 2015

Population | 1.80% 2.54% 2.41%
Households 1.34% 2.10% 2.10%
Median Income | 18.87% 15.48% 20.63%

Source: Source: U.S, Bureau of the Census, 2000 Census of Population end Mousing,
E3RI Forecosts for 2010 end 2015, Market Profile Report.

Customers
In the automotive industry, customars see the service as undifferentisted and a "commodity” with little value

separstion between competitors (if they offer a suitable level of guality). As such, buyer power is very high.

¥ Hoovers: Automolive Repair & Maintenance Services Report for 2011 (Finance and Regulation)

18IS World: Auto Mechanics in the US: Market Research Repor: (Industry Analysis & Industry Trends)
gub. -saction titted "Deseribe Your Industry’ in section titled "Genaral Company Description’ of this document,




With an understanding that switching costs are virtually non-existent, the members of Sunrise Cooperative
prioritize offering the highest quality of service at the mast competitive prices. They als put 2 high priority
on spead in repatr turnaround times, Sunrise Cocperative wili focus on highlighling these features to their

CUstomers,

Regardless of this, the members of Sunrise Couperative kivow that, though while price is & primary motivator,
many customers are also seeking to bulld a relationshin of trust between themselves and their service
provider. Alarge number of people within the country have experienced or heard of bad service encounters

within this market, As a person's car is wsually connected in one way or angther with that individual's

vebhood, a dependable avtomobile is erucial, Therefore, having & mechanic who (i) they believe tdoes 2

quality job and {ii} is understanding and responsive to their needs is an asset ta the customer. 1t will zleo add
to the bottom line for the auto repair shop because 80% and 50% of the customers at mechanic repair shops
and body shops, respectively, are repeat customers™. 1t will also lead to new customers berause people

usually rely onreferrals when choosing their mechanic.

Traffic Volume

Given that many area workers commute from locations that don’t have efficient rail or subway secess to the
Newtown Creek area, they rely on means of vehicular transportation such as buses and ears {this conclusion
was also supported by interviews and surveys of businesses), Many of the area’s businesses slso refy heavily

on trucks to transport goods.

In 2002, the BQE segment at the Kosciuszko Bridge, which is adjacent to the proposed site, had an Annual
Average Dailly Traffic (AADT) volume of 161,880 vehicles, which is not only the highest volume segment on
the entire BQE but it is also one of the most traveled six-lane roadways in the entire New York City
Metropolitan area. The Long Island Expressway between 48" and 58™ Streets had an ADDT volume of

101,080 vehicles.”

In 2008, within 0.56 miles of the proposed site, the Brooklyn Queens Expressway had 120,820 vehicles within
0.02 miles SW of 54 Rozd. In addition to the BQE and LIE, some of the highest traffic counts within the

Trade Area were within 0.08 miles of the proposed location, reflecting an active industris! area. In 2004, the

¥ Hoovers: Automotive Repair & Maintenance Services Report for 2011 {Sales and Marketing)
* Newtown Creek Brownfield Opportunity Area, Step I Nomination Report Appendix, May 2012,
¥ Kesciustko Bridge Project Final Environmental Impact Statement, September 2008
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traffic counts for 567 Road .03 miles west of 497 Street were 16,053 vehides per day, 567 Rod 03 miles 1o

the east of 49" Sueet had 17,291 vehicles per day. " (See Fipure 2)

FIGURE 2: TRADE AREA TRAFFIC COUNT MAP

Growth Potential and Opportunity

Though the recession caused a dramatic 5.2% fali in total revenues between 2008 and 2009, the industry has

recovered to the point where the shortfall between 2008 and 2011 was only 1.2%.% As the economy

**ESRI Traffic Coumt Profite Report, 2012 Market Mlanning Solutions, Inc.




continues o strengthen in the Upeormning years, it is anticipated 1hat there will be cven more cars ¢n the road
{& direct result of potential customers having more disposable income). This increase in the use of
automobiles, not to mention the finsneial security of the drivers, will result in more need for repairs a1

automotive repair establishiments,

sunrise Cooporative in particular places a high gremium on providing the best guality services at (he most
affordable prices. They are also commitied to the speedy completion of 3l repairs, In addition, Sunrize
Cooperative is a hybrid sutomotive entity that provides the bensfits of both lerge and small suto repair
shops. Like many large chain shops, Sunrise Cooperative will be a “one-stop-shap” for ali typet of

automotive repair services, 1t can also reduce expenses by taking advantage of econormies of scale when

dealing with suppliers, In addition, the co-op members will stilf offer some of the agvantages found in smaller

auto repair shops, As such, customers of Sunrise Co-op will also receive personalized service and access 1o

more spectalized or niche service options.

Unlike traditional startups, the mernbers of Sunrise Cooperative already have an established and loyal
customer base that is willing to refocate with them. The Trade Area that is within a S-minute driving distance
from the new location in Maspeth is highly industrial. This will give the Cooperative an opportunity 1o
expand their customer base by becoming the main suto repair provider for many of these industrial

businesses,

In addition, Sunrise Cooperative will be building 2 brand new state of the art facility that is specifically
designed to meet the needs of their customers. This new site will 3lso be in & convenient location in Maspeth

Queens that is served by two major highways. Thus, the ease of access for customers will be retained.

Finally, there is sustained growth in the Trade Area with respect to: {1} pupulation, (i) households and (iii)
income. As such, for the foreseeable future, Sunrise Cooperative will have a large target market of

automobile owners with enough disposable income to spend on auto repair services.

Barriers To Entry

.

Though the members of Sunrise Cooperative are already established business owners in the auto repair

industry, there are still some barriers to the success of Sunrise Cooperative:

# Sub-section titled "Deseribe Your Industry’ in section titied "Ge erat Company Dasceription’ of this document.




1o First and foremiost is the $17.8M in capital needed 1o acquire and develop s bullding in Maspeth for
over 52 small avto-repair shops that are be refocated fram Willets Point. This can be broken down as
fuliows:

a Land Cost: 139,160 square (oot vacant parce! for  cost of $7M.
b Infrastructuce: simple structure housing 57 chops bulit from metal, urbanized and with &

working sewage system, water, gas, electricity, telephones, grate of external pratection,

parking, paved street, efc.

Bod

In addivional 10 the capital nesded to build the structure, there also needs to be funds for cantinued
maintenance i.e. hire property manegers o lease space and maintain bullding,

3. Costs of marketing 1o gel new customers and (o ensure that existing customaers get information

regarding the refocation,
4. Thereis concern regarding the foss in the existing custorner base lrom those who chogse not to

foliow the auto repair shops from Willets Point to Maspeth,

(¥l

It is also unknown as to whether existing customers will recognize and/or accent the brand change to

“Sunrise Cooperative”,

How To Overcome These Barriers

1. Sunrise Cooperative will overcome the cost of capital through: (i} 3 $5M SBA 504 loan and {#) z 5BA
participating bank loan of $9.7M. The cooparative is also seeking 2 loan or grant of $3.1M from the
City of New York.

2. The members and renters of Sunrise Cooperative will be responsible for paying ongoing fees 1o cover
the maintenance of the building.

3. inthe auto repair industry, companies generally dedicate 1.6% of their budget to advertising &
sales™. Funded by pro-rata contributions from its members and renters, Sunrise Cooperative will
seek 1o devote a similar percentage of its budget to a marketing strategy gesred toward: {I} informing
current customers of the relocation and (i} inducing new customers in the trade area to utilize their
serviges,

4. Currently, the members of Sunrise Cooperative have their auto repair shops in Willets Point, Queens;
2 location that is in close proximity to 3 major highways.”* Research shows that the location to an

auto repair shop is & major factor that contributes to success. Sunrise Cooperative will be in Maspeth

* Hoovers: Automotive Repair & Maintgnance Services Report for 2011 referenting Pratt’s State™
*van Wyck Expressway, Whitestone Expressway and Grand Central Parkway.




CGuesns, 3 lotation Lhat & served by two major highways, Thus, the aase of access for customers will

£

B retained.

How Changes Will Affect Business

Changes in Technology

Car Repair

Seeing that computer technology is hardwired in most of today’s sutomabiles, many sulcmotive repsir shops

now require computerized diagnostic sguipment to diagnose problems with engines and smilsr
companents, This special equipment facilizates communication with the oreboard diggnostic systems in
moders vehicies. Currently there are various handheld scan tools that resd the trouble codes when
connected to a vehicle’'s OBD system. In addition, ere car also connect aptops to automobiles in order 1o

record large armounts of data during a test drive,

vpresent, some (though not all) members of Sunrise Cooperative have ODB communication systems, Given
the current trend toward increasing computerization in the industry, members of Sunrise Cooperative are
contemplating the possibility of pooling their resources to purchase these ODS communication devices that

can be rented to auto repair shops in the cooperative on an “as peeded” hasis.

Use of the Internet

In today’s economy, many businesses have an internet presence. It is anticipated that Sunrise Cooperative
will have an internet site that will list general information such as hours of service, location snd directions. It
wilf also provide a list of services and the names of the various auto repair shops that are based on the

Maspeth site,

Inventory Manogement
With hundreds of parts needed for thousands of car models and production years, auto repair shops cannot
keep a complete inventory of all the parts they will need. Instesd they focus on storing only the most basic

items in-house. Parts for a particular job are often ordered for same-day delivery from regional suppliers,

Each member of Sunrise Co-op will be responsible for the inventory management of his own shop.




Database Progroms
Databate programs give companies (351 srcess g customer and vehicle inlormation and repair histories,
Each member of Sunrise Co-0p maintains a database of customer far his own shop. There are tentative plans

to creite a master database of the custemers of all the members of Sunrise Cooperative but cost is 2 factor,

Changes in Government Regulation

Current State and federal regulations for the auto repair mechanics are as follows:

L They must adhere to toxic disposal, ground contamination snd undergrount s1orage 1enks

regulations,

[

Body paint shops must try to minimize air emissions and worker ewposure 1o harargous fumes.

[

There will be penalties for overcharging, performing needless repairs and using posr-guality
replacemeant parts,

4. Shops that handle insurance business are subject to regulations relating to Insurance fraud,

Saeing that sl the members and renters st the Sunrise Cooperative sile are glready aulo repair shop owners,
they will have no difficulties with continuing to comply with these regulations. The co-op’s Compliance Team

will also monitor individual shop owners to ensure continued adherence 1o these regulations.

Changes in the Economy

Though the recession caused a dramatic 5.2% falt in total revenues between 2008 and 2009, the industry has
recovered to the point where the shortfali between 2008 and 2011 was only 1.2%.% As the economy
continues to strengthen in the upcoming years, it is anticipated that there will be more cars on the road {a
direct result of potential customers having more disposable income). This increase in the use of automobiles,
not to mention the financial security of the drivers, will result in more need for repairs at avtomotive repair

astablishments,

Changes In the Auto industry

Seeing that most cars today are highly computerized, repair technicians need to continue ongoing training on
new car models. Car manufacturers generslly provide repair manuals for new cars and codes for OBD
systems. In addition, professional groups like the American Institute for Automotive Service Excellence also
provide various grades of certification for auto technicians, However, auto repair shops generzlly have a

lmited number of technicians, so they usually have very little time fo dedicate to training.

* sub-section titled “Deseribe Your Industry” in section titled "Gengral Company Gescription of this document.




To ensure that their repair technicians will have the skills needed te handle today’s more hi-tech

automobiles, the members of Sunrise Cooperative have entered into & (entative gpreement with an 3uld
mechanks training school, (United Automotive Merchants Assotiation located in Brony, MY} for continuing

aducation for their mechanics,

B. PRODUCT FEATURES AND BENEFITS (FROM A CUSTOMER'S PERSPECTIVE]

Currently, the members of Sunrisa Cooperative have operations] suto repair shops in Willets Foints, Queens,

InAugust, 2012, a survey of 331 current customers of the co-op members was conducted. Dats from this

survey showed:

1. Similar to the auto repair industry nationwide, the majority of the services utifized by Sunrise

Cooperative customers are centered on general mechanical repair and collisian repair.

CUSTOMER UTILIZATION OF SERVICES

Car Wash
2%

Z. Though, (i} convenient location, (i) customer service, and (ifi} timeliness of the completion of services
are important factors, customers are drawn to the members of Sunrise Cooperative primarily

because of price and the quality of the service they offer.




BENEFITS/FEATURES VALUED BY CUSTOMERS

Convenient
Location

Othe
12% '

0%

Customer
Service
15%

This is an extremely important sdvantage because, though the “switching cost” in the auto repair industry is
almost non-existent, many customers are also seeking to build a relationship of trust between themselves
and thelr service provider, A lot people have experienced or heard of bad service encounters within this
market. As a person’s car is usually connected in one way or another with that individual's livelihood, 2
dependable automabile is crucizl. Therefore, having access to auto mechanics whe they believe provide
guality service at a reasonable price is an asset to the customer. 1t will alse add to the bottom line for the
auio repair shop because 80% and 50% of the customers at mechanic repair shops and body shops,
respectively, are repeat customers. 1t will also lead to new customaers becsuse people usually rely on

referrals when choosing their mechanic,

C. CUSTOMERS

The August 2012 customer survey also gave a clear demographic profile of the current client base of Sunrise
Cooperative. These customers tend to be males between the age of 25 and 64. Approximately 77% earn less
than $50,000 per year. More than 60% hail from the boroughs of New York City and almost 90% of them
drive cars that are older than 2 years oid, Most of the customers surveyed displayed extreme toyalty to their

suto repair providers with 97% indicating a willingness to follow them to Maspeth.

Below is the complete breakdown of the customer demographic profile ascertained from the survey:




AGE

Under 18
(1%

18-20
2%
20-24

7%

GENDER

Upstate
MY
5%

cY
6%

Westehes

RESIDENCY

N

76-10CK
5%

over
S1G0K

6%

INCOME
fess than

10¥
5%

Given the close proximity to the current Willets Point location, a dramatic shift in the demographic profile of

the target customers is not expected, The majority of the current customaers hail from the boroughs of New

York City and the Maspeth Trade Area is also entirely within the boroughs of Queens, Brooklyn and

Manhattan. The changes between the Maspeth trade area and the Willets Point location actually provide

areas of new opportunity and growth for the members of the Sunrise Cooperative.




These includs:

AGE GF CAR

[

Households with in the trade area have
a higher median income [$57,448) when
compared with 77% of current
customers {fess than $50,000);

2o Arelatively large Hispanic population

{28.5%) in the entire trade area; and

(53

ACCeSs 10 & new customer bage from the

industriat sector in the trade area.

D. COMPETITION

An automotive repair company that can anticipate,

meet, and even exceed customer's neads can build 3
defensible position within the market place and acquire market share at the sxpense of other rivals,
Currently, there are 3 total of 1,632 sutemotive repair shops [employing 5,450 auto repair technicians) in the

trade ares. The breakdown of competitors in the trade area is outlined in Table 7.

TABLE 7: BREAKDOWN OF CURRENT COMPETITORS iN TRADE AREA

0-5 minutes 98 T 303
0-10 minutes 682 2,167
3-15% minutes 1,632 5,450

Source: Busingss dute provided by Infogroup, Omuaho NE Copyright 2012, oif rights reserved. Eerd forecasts for 2621,

sunrise Cooperative is a hybrid automotive entity that provides the benefits of both farge and smali auto
repair shops. Like many large chain shops, Sunrise Cooperative will be a "one-stop-shop” for various types of
automotive repair services. Because the co-op members will still offer some of the advantages found in

smailer auto repair shops, customers can still expect personalized service and access to more specialized or

niche service options.




targe Shop Competition

Chief large shop competiters will be the automabite dealerships and farge major birand franchises ke
Meineke, Midas and Pepboys. Currently, there are 4 farge franchise shons in the portion of the wade ares
that is within 5 miles from the site, These competitars presently have advantages such & tpedisily vained

personnel, access Lo lower priced parts and tools, and more access to capital,

The members of Sunrise Co-op wilf actively try 1o increase training for their aute repalr technicians and wif
also reduce expenses by utilizing economies of scale when dealing with suppliers. In addition, unlike the
other large shops, their prices are not set by a corporate entity, Ingtead, customers will have the option of

negotiating among the various auto repair shops to receive the most zffordable price for the service they

H
|
f
i
i

sagk,

TABLE 8: LARGE AUTOMOTIVE REPAIR SHOPS WITHIN 5 MILES OF SITE

ot Avenue, Maspeth, NY 11378 0.9 miles
PEPBOYS | 61-01 Metropolitan Ave, Ridgewood, NY 11385 1 enile
 PEPBOYS | 38-50 21st St, Long Island City, NY 11101 3 miles
MEINEKE | 60-17 Eliot Ave, Maspeth, NY 11378-3545 ' 0.69 miles

Small Shop Competition
These mostly "mom & pop” style outfits make up the vast majority of the competition.43 The advantage of
these firms is that they can seek a low cost strategy due to lower personnel costs, However, they have &

much more fluid customer base and higher customer turnover,

The members of Sunrise Cooperative will continue to compete using the fow cost strategy. At the same time,
they will seek to provide & higher level of customer satisfaction by: (i) having more rigorous quatity control,
(it} increasing technologicat skills to keep up with today’s new automobiles and {iii) seeking ways to enhance

the entire service experience. In so doing, the co-op members will expand their already loyal customer base.

* 98,39 of mechanicsl repair shops are independently owned with only 1.5% owned by franchises/network/consolidators or deaters,
Autolne.org, How's Your Business? 2011, (Mechanizal - Demographic/Business Profile). 86% of collision repair shaps are

independently owned with 14% owned by franchises/network/consolidators or dealers. and Autolnc.org, How's Your Business? 3011
{Collision - Demographic/Business Profile),

26
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Cluster Analysis

Within the trade area, there are clusters of aute repair sarvice outlers that are in relatively close proximity 1o

the site. First, there is 2 small cluster of aute repair shops that is located in the same vizinily in Maspeth as

the site {circled red on Figure 3). Additional clusters of sute regair competitors sre lotated in the following

¢

ations,

1. Sunnyside neighborhood around the intersection of Quesns Bivd, and 48" <t

2. Eimhurst neighborhood in the general vicinity of 51% Ave. and Queens Bivd.

3. Ridgewood neighborhood near Metropolitan Ave,

4. Maspeth neighborhood around Grand Ava,

& 6. Ridgewood neighborhood around Flushing Avenue.

Greenpoint neighborhood in the general vicinity of Metropalitan Ave. and Grand St

Greenpoint neighborhood in the general vicinity of Greenpoint Ave. and McGuiness Bivd,

oo oW

Leng Island City and Hunters Point neighborhoods
10. Sunnyside neighberhood in the general vicinity of Queens Blvd. and 3™ st

11. Greenpoint neighborhood in the general vicinity of Greenpoint Ave. and Review Ave.

FIGURE 3: CLUSTER ANALYSIS OF COMPETITORS




SWOT Analysis

Strengths

«  Methanics are already in compliance
with federal and state laws that
regulate the auto repair industry. The
Co-op also intends to monitor
individual shop ewners 1o ensure
continued compliance with these
regulations.,

«  Customers €an go to ane location and
get multiple estimates from the
different sole proprietor mechanics,

s Customers can find auto repair
technicians with different specialties
in a single location

= The sole proprietor auto repair
technicians will have the flexibility 1o
compete on pricing; unlike other “one-
stop-shop” venves pricing for services
will not be set by & central suthority.

o

The members of Sunrise Co-op will
capitalize on economies of scale by
pooling their resources when [i)
purchasing large equipment and (i1}
when dealing with suppliers,

Opportunities

+  The new location will be built to the
Sunrise Ca-op's specifications. They
will ba able to include characteristics
that customers value,

#  The Sunrise Co-op will also include
technological capabilities,

+« The new location will be in 2 highly
industrialized area. The Co-op will be

Weaknesses

L]

Currently, some {though not all) members of
Sunrise Cooperative sre equipped to deal
with the technological advances in the
automaobile industry.

¢ There is nio guarantes thet &l of Sunse Co-
op's established customers will {ollow them
to the naw location in Maspeth, NY.

¢ The auto mechanics need 1o become moreg
flugnt in English. in so doing, they would be
able to attract & larger swath of the targer
market,

¢ Auto repair shops will require & transition
period to adiust to working collectively on
soMme is3uas,

Threats

¢ There are 4 one-stop-shop franchise auto
repair shops (Meineke, Midas and Pepboys)
in Sunrise Co-op’s primary competitive area.

e There is extensive competition from the other
auto repair shops in the trade area,

¢ There is resistance to the Co-0p’s refocation
to Maspeth from the existing residential and
industrial community because of the negative




abile 1o expand their services to
provide auts repair services Lo this
iy,

+  The Co-op will work with United Auto
Merchants Association, 3 501(3){c)
organization that will help the Co-op
runisize the cost of training its auto
repair technicians,

+  The Co-op will also be seeking to
expand into the area of green
technology i.e. {i} servicing hybrid and
electric vehicles and (if) utilizing green
technology to save on the cost of
anergy.

= The auto repair industry has almost
fully recovered from the fallout of the
2008 ~ 2009 recession and wiil only
continue to grow as the economy
completely rebounds.

¢ Auto repair shops can enhance
retention of their newly tralned
employees by working together with
the co-op to underwrite and offer full
benefits packages that includes
vacation, hezlth insurance, etc. to the
technicians.

impact of increased traffic and congestion,

Generally, turnover among technicians i hiph
becsuse their value is higher than their pay.
Also, s not particularly difficult for
sxperienced wechnicians (o start their own
shap,

E. NICHE

sunrise Cooperative is & hybrid sutomotive entity that provides the benefits of both large and small a2uto
repair shops, Like many large chain shops, Sunrise Cooperative will be a "one-stop-shop” for all types of
automotive repair services, However, like the small auto repair shops, clients can not only expect great

customer service, niche mechanic services and superior prices from the sole proprietor members,




FOSTRATEGY

Promotion

In the caurse of relocating front Willets Point to Maspeth, Sunrise Co-op has two concurrent goals: maintain
and transfer its existing customer base and (i} expand its reach into the Maspeth community. In furtherance
of this goal, the Co-op intends to do the following within the first 3 months of relocation:

1. Do mass sdvertisement via (i) flyers, (it} press releases, (i) radio and TV announcement, (v] subveay

advertisements and {v) billboard.

2. Build relationships with {i) neighborhood cab companies and (i) car SEIVICING Companies 1o

encourage them to provide referrals (o the new location,

3. Have a huge “grand opening” promotion where the auto repair technicians will offer discounts to sl
custemers for the first two months of the launch.

a. The Co-op will use funds from the Promotional fiudget to subsidize the discounte offered 1o
new customers during this period.

Promotional Budget
In the auto repair industry, companies generally dedicate 1.6% of their budget to advertising & sales™. Using
pro-rata contributions from its members and renters, Sunrise Cooperative will seek to devote = simitar

percentage of ils budget towsrds implementing its marketing strategy.

Pricing
In the automotive industry, customers see the service as undifferentiated and a "commeodity” with little value
separation between competitors (if they offer a suitable level of quality), As such, buyer power is very high.
With an understanding that switching costs are virtually non-existent, the members of Sunrise Cooperative
prioritize offering the highest quality of service at the most competitive prices. They also put a high priority
on speed in repair turnaround times. Sunrise Cooperative will focus on highlighting these features to their

customers,

* Hoovers: Avtomotive Repair & Maintenance Services Revort for 2011 referencing Pratt’s Stats™




Though Sunsise Cooperative will be a “one-stop-shap” for all types of sutomative repasir services, enlike other
targe shops where the pricing for services are sat by a central authority, each individual sole proprietor will

continue (o set prices for his own auto repair shop,

This policy gives customers the confidence that they will be abile to find the most competitive prices st

Sunirise Cooperative becsuse they can negoliate with the various auto reEpEr shops on the site,

Location

Research shows that having a convenient location is a major factor that contributes to suceess in the
autorepair industry. Currently, the members of Sunrise Cooperative have their asto repair shops in
Willets Point, Queens; a location that is in close proxdmity 1o 3 different highways: {i) the Van Wyck

Expressway, (i) the Whitestone Expressway and (iii) the Grand Central Parkway.




V. Operational Plan

AL SERVICES PROVIDED

The services offered by the members of sunrise cooperative (all in the categories of (i) mechanical repairs, (i}

collision repairs, (i) oif and lube change and (iv) car washes, |

automohiles,

An Aupust 2012 surviey of 51 members of Sunrise Cooperative

can be broken down as fallows:

TYPES OF SERVICES PROVIDED

State
inspections

2%

A detailed listing of the services provided by the membars of the Coopertive
is putlined in the Products end Services Section of this decument,

8. EQUIPMENT AND TOOLS USED IN PRODUCTION

in order to produce these services, auto repair shops need to have adequate space and a large seloction of

specialized tools and equipment. These services provided by Sunrise Co-op members will be produced ina

brand new state of the art facility that is specifically designed t

and their customers. A comprehensive list of these tools and equipment used by these sute repair providers

{from all subsectors) include:

Computerized Diagnostic Equipment
Plasma Cutter

Hydraulic Floor Jack

Brake Lache

Power/hand toels/eguipment

ri generel, work is done to repair or maintain

stiows that the types of services they provide

o meet the needs of the auto repair owners

Puller

Routineg maintenance tools
Welders

Computers, Printers, etc.
Drill Press




Tire Machine Tire Balancer

Car Lifys Heist
Hydraulic Lifts Jacks
Torch Air Tools
Steam Cleaner Grinders
Chopsaw

The members of Sunrise Cooperative are already established business owners and, based on the August 2012
survey, they have been in business for a median number of 10 years., As such, they aslready have the took
end equipment they need to keep their shops operational, Seeing that the vast majority of these members
intend to take their tools and equipment to the new lacation in Maspeth, and there will e very little need 1o

make any additional investment in that area.

L. REGULATIONS
In order to operate within the auto repair industry, members need to comply with certain state and federal

regulations. The auto repair shop owners have 1o adhere to the following regulations:

1. They must adhere to toxic disposal, ground contamination and underground storage tanks
regulations.

4. Body paint shops must try to minimize air emissions and worker exposure to hazardous fumes.

3. There will be penalties {or overcharging, performing needless repairs and using poor-gquality
replacement pants,

4. Shops that handie insurance business are subject to regulations relating to insurance fraud.

Currently, each member of the Cooperative is responsible for complying with these and other government
regulations. However, upon relocation to Maspeth, the Co-op will be establishing a Complance Department

that will be responsible for ensuring adherence to these taws by all members.

D, INVENTORY
Though the members of the cooperative will be pooling their resources to take advantage of economies of
scale to reduce the cost of supplies, each auto repair shop will be responsible for their own inventor control,

the quality of service they offer and their customer support services.




£, LOCATION

Description

The proposed site s a 200,000 SF parcel of vacant land (Tax Block 2525, Parcel 1C-1a}). The proparty is tonsd
as M3-1and s located between 57th Avenue and Newtown Creek in the Maspeth industrial Gusiness Zone
{IBZ). Te the west is the Brooklyn Queens Expressway (1-278), which provides a fast nonh-south connection
and finks the area to the Tri-borough Bridge, northern Queens, the Bronx, wouthern Brookiyn snd the
Verrazano Narrows Bridge. To the north, the Brooklyn Queens Expressway inlersects with the Long Island
Eapressway (1-495), the major east-west arterial between New Jersey/Manhattan and Nassau and Suffolk
Counties. This access to maior highways ensures that the convenience factor will be retained upon relocation

1o Maspeth,

Hext to the proposed site, the Montauk branch of the Long Island Raflroad (LIRR] runs slong the north side of
57th Avenue. The passenger train operates Monday through Friday, serving Long Island City and Jamaica,

New York and Atlantic Railway operates freight trains on the same railway lines. To the north of the Maspeth
B2 are the Calvary, New Calvary and Mt. Zion cemeterias. Further north end to the east are residential

sieighborhoods consisting primarily of one- and two-family buiidings.

FIGURE 4: PROPOSED SITE




Ivaddition, st this new lecation will be a simple structure built that i specifically built to meet the needs of
the membars of Sunsse Cooperative and their customers. This now structure shed will be metal, urhanived
ant with a working sewage system, water, gas, electricity, telephones, grate of external protection, parking,

paved strest, oo,

Planned Development

Phelps Dodge Site Redevelopment

Following a multi-year cleanup effort led by NYSDEC, the former Phelps Dodge s planned {or

redevelopment by Sagres Partners, Sagres Partners is currently developing the site for manufacturing,

dhistribution, warehousing and retail uses. The site has been carved into thirteen parcels, which have

been subjected to ownership changes and disputes for many vesrs. Fortions of the site have been
tapped and feature new development, including Restaurant Depot, 2 75,000 SF whalessle operation, and
& parking lot. Larger sites towards Kosciuszko Bridge are also owned by Sagres Pariners, and stifl reguire
remadiation work. The remzining undeveloped parcels, if developed to the maximurm density sllowed

under the area’s M3-1 zoning, could house up to 1.7 million SF of additionz building space.

Cross-Harbor Freight Movement Project — Maspeth Intermodal Yard Site

The New York City Economic Development Corporation proposes to build a new rail-truck intermodal
facility afong Newtown Creek in Queens, utilizing the former Phelps Dodge site and several adjacent
properties immediately to the east of the Kosciuszko Bridge as part of their plan to construct & new rail
tunne! under New York Harbor connecting Jersey City and 8rooklyn. If a single-track rail tunnel is built, the
yard will encompass 108 acres. If a double-track tunnel is built, the yvard will occupy 160 seres and also

inctude a 2 million SF container storage building. The DEIS for this project was published in April 2004,

NYC Department of Sanitation Solid Waste Management Plan

As part of the New York City Department of Sanitation’s 20-year solid waste management plan, which
aims for borough self-sufficiency when it comes to handling waste, as well as reducing the amount of
garbage thatis shipped out of the city by large trucks, the State Department of Environmental

Conservation gave approval in June 2012 for Waste Management to increase the amount of garbage that

“* Newtown Creek Brownfiald Opportunity Area, Step 2 Nomination Report Appendix, May 2012,




fttakes in atits transfer station at 38-22 Review Avenue in Long tsland City.™ The facility would operate
as either a truck-to-truck-to-rail or truck-to-barge transler station, exporting containerized waste, The
truck-to-truck-to-rail transfer station would require the use of the Maspeth intermodal rail yard and one
and a half miles away where the containers would be loaded onte railcars. The approval will increase the
amount of garbage that the firm ships via CS% Raifroad on its way to Waste Management landfills in
Virginia, Waste Management states that the changes will result in 3 “net reduction of 30 truck trips per

day in and out of the Review Avenus site.V

NYS5 DOT Kosciuszko Bridee Project

Construction on a new Kosciuszko Bridge is expected to begin inspring 2013, 2 year ahead of schedule, due
1o 5460 million made available for the job by Gov. Cuomo’s New York Work initiative. The 73-year-old bridge,
which carries the Brooklyn-Queens Expressway over Newtown Creek, quslified for the money in part because
itis on the state's “deficient bridge” list. The Initial phase of construction will build an eastbound fane next to
the existing bridge and traffic will be removed from the existing bridge upon completion of the new
eastbound structure, The 1.1-mile bridge Is expected to be completed in 2017 when two new spans with 2
total of nine vehicle tanes and paths for pedestrians and bikes will replace the original structure. ™

Some of the Build Alternatives would require a temporary bridge over Laure! Hill Boulevard in Queens,
baetween 56th Road and 54th Avenue, in order to regonstruct the approach at the ramps to the Long lsland
Expressway (LIE). Some shori-term street closures {limited to off-peak and nighttime periods} would be
required along these sections of eastbound Meeker Avenue and Laurel Hill Boulevard during erection and

removal of the temporary structures.™

Newtown Creek Superfund Clean-Up

EPA listed Newtown Creek and its tributaries as a Superfund site in 2010. Five companies {Phelps Dodge,
Texaco, BP, National Grid and ExxanMobil} and New York City were named as potentially responsible
parties (PRP's} with the responsibility to conduct and fund the Remedial Investigation and Feasibility
Study. The PRPs are currently conducting field work for a multi-year phased remedial investigation,

Fieldwork began in November 2011 ang continued on through the summer of 2012, Field activities

* residents: State’s garbage ruling stinks, Michael Gannon, Queens Chronicle, July 5, 2012,

* Residents slarmed over increase at wasta faciity, Ardrew Pavia, Queens Ledger, July 5, 2011,

*NYSDOT website: huns:/fwww dotov.aov/kbridee and Kosciuszko Bridge Project Final Environmental Impact Statement,
September 2008

Fajpwtown Cresk Browndield Qpporiunity Ares, Step 2 Nomination Report Appendis, May 2012,




nchuded: the shoreling assessment, creek-bed surveys, fish community surveys, sediment sarapling and
surface water sampling, The data fronm sampling will be reviewed and used 1o guide the development of
the rext phase of sampling.” Designation has raised concerns abour how the Superfund study sod clegn
up may affect planned developments, Residents and local businesses also have sald that they sre worrled

about increased truck wralfic and restrictions on use of the creek ™

FOLEGAL ENVIRONMENT

Licenses and Permits

1. Certificate of Fitness for Handling Motor Fuel W-14

A Certificate of Fitness (C of F) (W-14) {(F15]) is required for handling moter fuel,

2. Booting Company License
A Booting Company License is reguired for any business that will place & mechanical device on a

parked motor vehicle in order to prohibit its usual manner of movement,

3. Tow Truck Company License
A Tow Truck Company License is required for & business that tows vehicles for profit within the five

boroughs of New York City.

4. Tow Truck Driver License

A Tow Truck Driver License is required for anvone who will drive a tow truck in New York City.

5. Body Damage Estimator License
A Body Damage Estimator assesses body damage to lessen disputes between body shops and

insurance companies.

&, inspection Station License
License is raquired for inspection stations inspecting motor vehicles for compiiance with safety and

emissions regulations,

7. Inspector Certification

Ar Inspector Certification is required for all individuals who wilt conduct inspections of motor

vehicles,

¥ Hewtown Creek Fact Sheet, htte:/fwvaw epa.goviregionl2/superfund/npl /020628 2¢.pdf.
" Newtown Creek It Declared a Superfund Site, New York Times, Mireys Navarro, September 27, 2010,
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Health, Workplace and Environmental Regulations

Motor Vehicle Repair Station

A mabile repair shop registration may be issued to a facility that conducts its business from a vehicie
at a focation provided by the consumer, A repair shop that disposes of major component parts o
scrap Colectors, Scrap Processors or Disrantlers must register a5 a “Repair Shop Disposing of

Vehicle Scrap.”

Itinerant Vehicle Coliector, Official Business Registration:
fndividuals invalved in acquiring non-operable vehicles and selling venicles or major component parts

to a vehicle dismantler or scrap processor must register with the NYS Depariment of Maotor Vehicles.

Air Code

Buginesses are not allowed to conduct the foliowing activities unfess permitted and / or registered
with the New York City Department of Environmental Protection (DEP):

- Spraying of any insulating material in or upon any buildings or other structures during their
construction, alteration or repair;

- Demolition of any buildings or other structures;

- Instaliation, alteration, use or operation of any fue! burning equipment with & maximum input
rating equal to or greater than 350 Thousand BTU/Hour {regardiess of the number of units):

- Instaltation and / or operation of Industrial Frocess Equipment, including, but not limited to, dry

cleaning equipment, gas stations, spray booths.

Facility inventory Form FIF = Community Right-to-Know Program

Alf premises which, at any point during a calendar year, hald a hazardous substance at an amount gt
or above the threshold amount specified by City regulations must file a Facility inventory Form and
pay the applicable fees. Some facilities are also required to prepare and submit a risk management

plan to the Department of Environmental Protection on or before March 1 of every year.

Air Facitity Registration
Al facilities that emit pollutants or other emissions controlled by the New York State Department of
Environmental Conservation {DEC) or the Federal Clean Air Act must register with the DEC and

determing if they will need to apply for permits with the DEC.




Smoke Free Alr Act
The New York State Clean indoor Alr Act {CIAA) of 2004 imposed State restrictions on smaking

indoors,

United States Department of Labor Laws and Regulations

The United States Department of Labsr administers statutes and regulations that affest businesses
and workers including wages and hours worked, safety and heslth standards, health benefits,
ratirement standards, and workers compensation and other workplace standards such zs work

authorization for Non-U 5. Citizens,
New York State Department of Labor

The Division of Labor Standards enforces various New York $tate statutes proiscting the wages and
working conditions of workers in private sector employment, The Division of Labor Stendards
enforces the New York State Labor Laws that govern: Minimum wage, Hours of work, Child Labor,
Payment of wages and wage supplemaenis, Industrial homework, Apparel industry registration,

Registration of Professional Emplover Organizations and Farm fabor.

The Division of Safety and Health {DOSH) provides guidance through: Regulations, Training and

consulting and Evaluations and enforcement.

Zoning and Building Requirements

i.

Certificate of Occupancy
A Certificate of Occupaney (C of O} Is required if construction will create a new building or will result

in a change of use, egress, or occupancy 1o an existing building,

Sprinklers
All buildings that will have a sprinkler system installed must maintain their sprinkler systems in

accordance (o New York City Fire Department regulations.

Property owners that have installed fire suppression systems in coordination with an alarm company
must make sure that the alarm company is operating an FDNY approved central station. Additionally,
all fire suppression systems must be irspected in accordance to NFPA 25/2002 National Fire Alarm

Code standards for the specific systen in use by a person holding a Certificate of Fitness for City
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Wide Sprinkler Systems {5-12). Al personnel inspecting or maintaining & buildings fire suppression

system must hold a Centificate of Fitness {or City Wide Sprinkler Systems (5-12).

Portable Five Extinguisher
FONY regulations require a certain number, type, and placement of portable fire extinguishers in a
place of business, depending on the building, business type, and other factors. These reguirerments

are detailed in Section 15-02 of Title 3 of the RBules of the City of New York,

fire Alarms
An individual holding a Certificate of Fitness (C of F) for Supervision of Fire Alarm Systems and Other
Related Systems is required to be physically present at sny buildings where a fire alarm system is

installed.

All alarm monitoring companies reporting fire slarms to the FONY must operate from an FONY
approved central station. All new alarm connections and alterations to existing fire alarm systems

must be reported to the FONY.

Standpipes
Standpipes provide water access points for fire hoses and other fire suppression devices inside a
buitding. Depending on the type of occupancy of a building or the construction code under which it

was built the Department of Buildings may require & bullding to install a standpipe system.

Bureau of Fire Prevention Documents/Forms
FONY inspects and regulates the installation of eguipmant such as range hoods, refrigeration
systems, fire suppression systems, and other equipment that either poses a fire hazard or is required

by the City Administrative code to prevent fires.

Waste Removal
All businesses in Mew York City are required to recycle and to dispose of all types of waste through a

licensad carting company, or a registered carting company {for construction and demolition debris

onlyl.
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10,

iL

Al businesses must past and maintain decals listing their carterls) and collestion dayis), Additionally,
Al businesses must let employees and customers know what and how 1o recycle by posting signs st

thelr bushness locationds).

Businestes are required to recycle different matenals based upan their business category. Certain
businesses, due 1o their industry catepory [such as retaliers, sute service stations, snd hospitals), sre

required to take back specific products from the public for recycling and disposal.

Businesses must also follow a variety of state and federal disposal guidelines for hazardous and
universal wastes, such as florescent bulbs, electronic tems, rechargesble batteries, medical waste,
motor oil, and items containing CFC, or Freon, Many of these materials sre banned from disposal

with regular commercial trash.

Boiler Requirements
The Boiler Division reviews and issugs permits for work related 1o new boller installations, bailer

replacements, minor Alterations/repairs of boilers

Application for Approval of Backflow Prevention Devices
A property owner must install an approved backflow prevention device on every water service pipe
that has a connection between the drinking water supply and & potential source of contamination,

such as a busingss process or equipment that could potentially contaminate the water supply.

Storefront Sign Requirements

Non-ifiuminated signs that are six {6) square feet in total area or less, or those that are painted on an
exterior wall, de not rieed a permit, but they must comply with the local zoning regulations for signs.
Signs greater than six {6) square feet in total area must be approved by the Department of Gulldings

{D0OB], and comply with the local zoning regulations for signs,

Zoning Requirements

The NYC Zening Resolution determines the allowable size and use of buildings, where they are
located and the densities of the city's neighborhoods. Zoning for Commercial buildings regulates
permitted building uses, buiiding size in relation to zoning lot, distance between buildings and their

ipt lines, required parking and other requirements,




12, Construction

Al construction projects in New York City must comply with the NYC Construction Codes end the
City's Zoning Resolution. The NYC Construction Codes consist of the 2002 Building Code, the

Plumbing Code, the Mechanical Code, the fuel and Gas Code, the Electrical Code and the NYC Energy

Conservation Code,

insurance Coverage

In New York State, if businesses have any employees, they are required to carry workers’ compensation and
disability benefits insurance. Landlords often require & certain level of Hahility coverage as a condition of the
laase,

Financial lenders often require businesses maintain life, business interruption, fire and othar wypes of
insurance (o protect their investments. Generally, coverage falls under some of the following catepories
Property Insurance, Liability [nsurance, Auto Insurance, Workers’ Compensation and Disability Insurance,

Business Interruption Insurance, Crime insurance, Haalth Insurance and Business Life Insurance.

1. Employee Disability Coverage
MNaw York State (NYS} requires emplovers to provide dissbility benefits coverage to employees for an

off-the-job injury or ilness.

2. Unemployment insurance

The NYS Unemployment Insurance Law requires employers to pay iaxes o provide unemployment

insurance benefits,

3. Worker’s Compensation insurance
Any business operating in New York State must have workers’ compensation coverage for all

employees including part-time employees and family members employed by the company.

Trademarks, Copyrights or Patents
it is anticipated that Sunrise Cooperative wilf develop a logo. However, given the substantial cost associsted

with enforcing trademark infringement, it is uniikely that they will register the trademark. Despite the lack of
a budget for enforcing trademark infringement, it is possible that the Co-op will create some intellectual

property and utilize the services of pro bono counsel to protect it.




Business Taxeg

1,

Real Property Income and Expense

The Real Property Income anid Expense Statement {RPIE] s used 1o eslimate the markel value of
property for tax purposes. Owners of income-producing property with an assessed value of more
than $40,000 must file an annuat Resl Property Income and Cxpense $Statement with the New York
City Department of Finance unless the property is specifically excluded from the filing regquirements

by faw,

Mortgage Recording Tax
A NYC Mortgage Recording Tax is charged for mortgages recorded on property in the five boroughs,

Seme exceptions may apply,

Property Tax
Commercial building owners can register with the Depertment of Finance to pay any required

property taxes,

Application for Registration as a Sales Tax Vendor
This registration authorizes the collection of sales and use tax on the sale of taxable tangible personal

preperty, rentals, specific taxable services and purchases of tangible personal property for resale.

IRS Business Taxes

Alt businesses except partnerships must file an annual income tax return with the [RS.

G. PERSONNEL

In 2009, the U.S. Bureau of Labor Statistics reports reported that there were 312,939 peaple working in the

mechanical repair services industry nationwide. For that same year, 208,644 individuals worked as collision

shop employees nationwide, There are currently 1,632 employees in the trade area.®

The automotive industry is highly labor intensive. The difference between the pricing in & repair shop for
services and the wages of an employee are a major factor in the profits generated by the empioyer. Though

the typical auto mechanic generates $100,000 in revenues annuaily for the auto repair shop, wages in this

5 usiness data provided by Infogroup, Omabs NE Copyright 2012, aif rights reserved. Esr forecasts {or 2011,
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irdustry are stightly lower than the national average™. This explains wihy much a of 5 shop's profits come

from the difference between the ¢ost {or labar and the customer charge tor same.

Number of Employees
I August 2012, a survey of 51 members of Sunrise Cooparative showed that these shops had 5 medien of 3
employees. There is not expected to be any significant changes in the number of ermployecs hired by each

shop oy a result of the relocation to Maspeth.

by
H

he sutvey breakdown of employees working in the (i} mechanical repair i) coliision repalr (] fube and ol

sectors are as {ollows:

NUMBER OF CURRENT EMPLOYEES BY SECTOR

Type of Labor
The auto mechanic industry requires a skilled labor force. Repair technicians can receive certification from
organizations like the Nationa! Institute for Auto Service Excellence {ASE). However, in many circumstances

workers start out as apprentices to experienced technicians. The work in the auto repair field is fabor

intensive. Usually, the owners and managers are also experienced mechanics. They generally oversee the

e

repair technicians that do the actual work. The injury rate in this field is the same as that of the netional

average.

3 Lsovers Automotive Repair & Msintenance Services Report for 20131 {Competitive Landscape)
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e with navonal trends, the majority of the etnpioyees of Sunrise Cooperative are trained

dppronticeship. Presently, less than 10% of the em ployees are graduates of avto mechanic programs. The

survey showed a breakdown in the skill levef of the labor force a2 fotlows:

SKILL LEVEL OF CURRENT LABOR FORCE

Auto Meghanic
Program
Graduate __

9%

High School &
Apprenticeship
23%

Training Methods and Requirements

Seeing that an auto repair shop has a limited number of technicians, they usually have very little time o
dadicate to training, However, because most cars today are highly computerized, the members of Sunrise
Cooperative recognize that their repair technicians need ongoing training on how to service these new
models. Though manufacturers generally provide repair manuals for new cars and codes for Q8D systems,
Sunrise Cooperative will have a training depariment dediczted to ensuring that the technicians working for

the members of the Co-op have the skills needed to handle today's more hi-tech automobiles.

i1 se doing, this team will invite dealers to give seminars to the technicians regarding enhancements and
cnanges in their automobiles each model year, In addition, they will work to encourage each auto repair
shops to send their technidians 1o auto mechanic training school, {United Auto Merchants Association
located in Bronx, NY) for continuing education and Naticnal institute for Automotive Service Excellence (ASE)

certification.




Finding the Right Type of Staff

Generatly, the typical auto mechanic generates $100,000 in revenues annually for wapes that are, on
average, siightly lower than the national average. As such, turnover amang technicians is high because their
value is higher than their pay. Also, itis not particutarly difficult for experienced technicians 1o start their
own shop. Employers, however, can enhance retention by offering full benefits package that includes

vacation, health ins,, ete.

Based on the survey of Sunrise Cooperative members, almost sl of them find their employees vig word-of-
mouth: either from making request of peers or getting recommendations from others in the Willets Point

area. None of the empioyers surveyed hired contract workers.

Pay Structure

Nationwide, auto mechanics have an annual salary, on average, of $37,880 (by earning approximately $18.21
an hour), Mechanics in the bottomn 10 percent earn $1%,840 per annum {about $9.54 per hour). The highest
paid machanics, (those in the 907 percentile) bring home sround 558,920 annually [which is $28.81 hourly].

!

For auto mechanics that work in auto repair shops, the average salary is $34,820 (or $16.74 an hour}.

The survey of members of Sunrise Cooperative showed ermployee salaries that are in ling with the national

AVErages.

Over S60K.._ EMPLOYEE SALARY
1% Under 530K

11%

$35K-560K
12%




Assignment of Tasks

Collision Repair

Irs the collision repair shoyp, there are twe main types of workers: the master specialist and the helper,

1

The Master Specialist (who is usually the owner)

This person is responsible for determining the work that needs 1o be done for each autamobile that
1s brought into the shop for repair. He also provides the estimartes regarding the cost for the
required service{s). After an agreement is reached with the customer, the master specistist is
responsible for each phase of the repair — from start to finish. As such, ke must be able to work on

realignment and restoring doors, hoods, bumpers and fenders.

The Helper
This individual assists the master specialist by preparing the car for body work, His tasks include

sanding, priming, and any other task the master specialist may require.

Mechanical Repair Shop

In addition to general mechanical repair, there are shops that spacialize in certain services, like mufflers,

transmission, engines, etc.

1.

Mechanic

Like the collision repair shop’s master specialist, the mechanic (who may or may not be the owner} is
responsible for determining the work that needs to be done for each automabile that is brought into
the shop for repair. He also provides the estimates as to the cost, After an agreement is reached
with the customer, the mechanic usually provides instructions to the junior mechanic who is tasked

with doing the actual repairs,

Junior Mechanic

This individuai carries out repairs on the automoebiles in accordance with instructions from the
meachanic.




Schedules And Written Procedures
Lurrently, only 15 out of the 51 members of Sunrise Cooparative surveyed have wiitlen procedurss prépared
faf thuir empioyees. Susrise Cooperative intends to work with the aulo repair shops to ensure that this

oversight s rectified upon relocation.

HUINVENTORY

Auto répair shops do not have large inventory an hand. Instead they focus or storing only the most basic

ems in-house. Parts for a particular job are often ordered for same-day delivery from regions! suppiiers.

{. SUPPLIERS

Sunrise Cooperative miembers provide services in all of the sub-sectors in the auto repair industry, in
addition, many of the mechanics provide specialized services within each sector. 5o, with respect (o
nechanical repairs, there may be auto repair shops that specialize in mufflers or transmissions, For coliision

repairs, there may be shops that specialize in fixing auto glass. Depending on their ares of expertise, the

members of Sunrise Cooperative rely on different suppliers,
Below is a non-comprehensive list of the maior sunpliers.
1. Indy Auto Parts located in Corona, NY

2. R &M Autobody Supplies located in Corona, NY

[3%]

Volcano Auto Parts in Corong, NY
4, MicTires in College Point, NY
5. Best Value Auto Supply, Inc. logated in Flushing, NY

B, Parts Authority with multiple locations

J. CREDIT POLICIES

Currently, almost alf of the services provided by the members of Sunrise Cooperative are being done onz

cash basis. Thisis standard practice in this §ndustry.5“’ There are, however a few auto shops that currently

atcept credit cards and itis expected that this number will increase upon the relocation to Maspeth.

" Moevers: Automotive Repair & Maintenance Report for 2011 (Accounis Recelvabins)




K MANAGING ACCOUNTS RECEIVABLES

Currently, some members of Sunrise Cooperative (mainly the car wash companias) have accounts with focs!
car service companies. Given that Maspeth is a highly industrialized area, many co-op members will seek 1o
provide suto repair services 10 many of these types of companies, Given the high volume of sutomobiles and
vans utitized in industrialized services, it is expected that the mechanic shops that pravide the repair services
for these companies will have to maintain an account with each client, (U will be under the purview of the
individuzl auto repalr shop te make decisions about the accounts receivable policies they want to implement

for the services they provids,

Sunrise Cooperative will rely on rental income and monthly fees from each member to pay for the ongoing
maintenance of the building and related services. Sunrige coo;zera@ve will develop a policy that clearly
outlines: {i} payment due dates; and (i) the sliding scale of actions that will be taken sgsinst slow-paying
members that range from making a phone call to eviction from the cooperative. A copy of such policles will

be provided to each co-op member and renter.

L. MANAGING ACCOUNTS PAYABLE

it will be under the purview of the individual auto repair shop of Sunrise Cooperative to make decisions
about their accounts payables that are unrelated to the co-op. With respect to paying rental income end
monthly fees for the ongoing maintenance to the cooperative, each shop owner i3 required to comply with

the policies outlined and issued by the co-op Management,

The co-op intends to hire a management company to handle its day-to-day operations, 1t will pay the

management company from fees collected from members and renters. The managemaent company and the
co-op will develop accounts payable policies that ensure that not only the management company, but all of
the co-op’s other service providers get paid in & timely manner without undue depletion of the Co-op’s cash

flow,
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Managenient and Organization

e s farprothit entity with 52 member businesses. Under the purview of its board of

woof the (o

members of the (o-op 83 a whole, The complete ¢ e of the grgas

ORGANIZATIONAL CHARY

Baard of
Oirectors

Cpsrations Congultant /

Managemen!
Lompany Luppnrt

IS UFEngs

Banker Accountant Aiotncy

Agent

Adwisor

Compitanie tAarketing
=
Dest, Team

Training Dept

B, POSITION DESCRIPTION FOR KEY EMPLOYEES

Management Company
A management company will be hired by Sunrise Cooperative to mansge the day-to-cay operations of the

Co-op. The management company will also overses the compliance department.

Compliance Department

The members of the compliance department will be responsible for ensuring that all the members of the co-
op comply with the government regulations that are directly associated with the auto repair industry. In
addition, this department will also ensure that the co-op members comply with all the ancillary laws and

reguiations outlined in the sub-section titled “Legal Environment” of this document.
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A Gprtahions Sunpon

to inplerment decianns made by tne board 1o suppost the ingrease in profitability of the

SEihe CoeGp el awhole I so doing, iUwill wors (o pool the resources of the members Lo 1eke

g ot eronomies of seale when desling with suppliers and purchasing large equipment. In sddition, it

a0 the msarketing teany and the Uaining depantment.

Matketing Team

Ve miarketing tearn will be responsible for supporting the marketing and outreach efforts of the members of
Sunise Cooperative. [ will take aztions that will advance the reach of the co-0p a8 & whoie, 11 main

ective will be 1o (i} maintain and transfer the co-op members’ existing customer base snd (i develop and
expand the co-op’s reach into the Maspeth community. In so doing, it will be responsible for developing and
implementing the marketing strategy outlined above. > in the aute repair industry, companies generally
dedicate 1.6% of their budget to advertising & sales™, Funded by pro-rata contributions from its members
and renters, Sunrise Cooperative board will seek ta devote a similar percentage of its budget to ts marketing

strategy.

Training Department

The Training Department will ensure that the technicians working for the members of the co-op have the
skills needed to handie today’s more hi-tech automoebiles. As such, this team will invite dealers wo giv
seminars to the technicians regarding enhancements and changes in their automobiies each mode! vear. The
training department will also seek to negotiate a low cost training for members of the co-op from auto
mechanic training schools like United Auto Merchants Association in Bronx, NY. They will encourage the
auto repair shop owners 1o underwrite this continuing education for their technicians. The training
department will also research and apply for funding from the government, auto makers and charitable

organizations to subsidize the expense associated with these training programs.
C. PROFESSIONAL AND ADVISORY SUPPORT

Board of Directors

The members of the board of directors for Sunrise Cooperative are as follows:

¥ sub-section titled Strategy’ in section titled ‘Marketing Plan’ of this document,
¥ toovers: Automotive Renalr & Maintenance Services Report for 2011 refarencing Pratt’s Stats'™




srd, Uorong, WY 1136

»EWillets Point Boulevard, Corona, NY 11368

F26-07 A 36 Avenue, Corong, NY 11368

Willets Point Boulevard, C;)mﬁa, MY 11308

Management Company

spement company for Sunrice Cooperative 5 TRD

&

Attorney

The attomey for Sunrise Cooperative is
Harvey Epsiein

Associate Director

Lirban Justice Center

Community Development Project

113 Willdam Street, 16th Floor

New York, NY 10038

Accountant

The accountant for Sunrise Cooperative is TBD

Insurance Agent

The insurance agent for Sunrise Cooperative is TBD

Banker

The banker for Sunrise Cooperative is TD Bank
D. Mentors and Key Advisors

1. Council Member Julissa Ferreras

32-33A junction Blvd
East Etmhburst, NY 11369
718-651-1917

2, United States Small Business Association

New York District Office

-




4. Urban Justice Center
uly Development Project
3 iams Street, 16th Floor
New York, NY 10038

5. Queens Business Outreach Center

85.11 40th Road, Ground Floor
Corans, NY 11368
Phone: 718-2056-3773
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Development
Pro Forma

Property: Maspeth Queens
Gueens, NY
The Willet Point Sunrise Cooperative’s Relocation

Prepared For:  Sunrise Cooperative, inc.
126-56 willets Point Boulevard
Corona, NY 11368

Brepared By: Seapull Service Corp.,
199 Lincoln Avenue, Suite 206
Bronx, NY 10454
718-993-3385

Date: October 17,2012




Pulint Sunsise Cooperative

Relocatlon g 3 j

Project Summary

Peujest Locotion: Maspeth Queens

WY

The Willet Painl Sunnice Cooperstive’s Relocstion

(e

Type of Property: industrialfCommerdal

B3 987 of, Gross Site Ares
83,987 of, Rentable [Surructure) Ares

Date of this Report:  Gowober 17, 2012

Purposer The [oliowing pro forma summarizes the various

hard and solt development cosls, and the proposed
financing for the Sunrise Cooperative, Inc. Relocation Project

it alse presents sn anticipated first-year stabilized
operating statement, as well as a rate-ofreturn estimate
for a new buyer.

For the sake of the analysis, certain gssumptions
have been made concerning development costs,
financing terms, revenue rates and cperating expenses.

This pro forma does not include governmental incentives,
grants and/or tax credits the project is eligibis for.

Those assumptions, and the potential economic benefits
of this project are presented in the following pages.

The Bronx Overall Economic Development Corperation (BOEDQ)

is structuring the financing for this project that combines an SBA 504

of up te 55,000,00 with 2 conventional joan with 2 conventicnal commereis! loan
from an SBA participation loan, the combined construction loan
/Permanent loan is project for $14,724,500. The gap i3 $3,124,800,

The cooperative members/owner’s combined equipment

value will be considered towards meeting part this gap.

Each piece of equipment has to be verifisble and documentable.

The End uses are the cooperators, the rental, parking fees and surcharges
estimated herein, are based on development cost plus operations and
reserves. The present business owners' rent are comparable

to the propused new remt, demonstrates strongly that this project
revenues supports debt, operations including real estate taxes.




Pro Willed Poud suiilie Coaperotive's Relocation poge d

Praject Overview

Project: The Willet Point Sunrise Cooperative’s Relocation
Gueens, RY

Property type
Arghitect
fender

Comtractor @ TBD

Construction manager : Seagull {5
Leasing agent; TBD
Attorneyls] © Mr, DeSarbleri-Urkan Justize Center
Buyer @ Suntise Cooperative, Inc.

Developer | Witlets Point Defence Commintee
126-56 Willets Poirt Boulevard
Corona, NY 11368

Zoning ; Commercial/industrisl
Construction type | pre-anginesred metal buiding
Number of floors: 1

Mumber of suiles or units: 52
Number of parking spaces: 73

Gross Building Ares §3,987 square feet
Total rentable square feet : 83,987 sguare fest

tand: 139,160 sguare feat
3.185 acres
550 feat frontage

Map or block number
Lot or building number @




fre Waller #oint Sunvise Conperative’s Relocation

poge 3 J

Financing

DEVELOPMERNT FINARCING
Amiount

fatgredl rater
Teri:

Pointy:

2 balasce guistanding:

PERMANENT FINANCING
Amounts  $14,724,500
rtprest rate 6.000%
Term: 20 years
Paints: 0.600
feht Coverape Ratio (actual): 1.04
tMortgage Constant: 8.557%
Loan armount per square fool: §175.32

Laan to total projéect cost 82.449%
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Leasing
LEASE-UP TIRAE: 3 montisg

LEASE-UP PERIOD INCOME AND COSTS
INCOME FOR LEASE-UP PERICE 5306,75%

LEASE COMMISSION

0.000% cammission {or 5 years ¢

0.000% commission for b years G

0.000% commission for 5 years 0
Total Lease Commission Costs $0

OTHER LEASE-UP-PERIOD COSTS

Taxes for lease-up period 31,456
ingurance for lease-up period 36,600
Maintenance for lease-up pericd 44,588
Loan Payments for lease-up period 316,473
Miscallaneous legase-up costs 2,500
Total Other Costs $421,616

TOTAL NET LEASE-UP COSTS (INCOME) $114,817
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Project Soft Costs

ARCHITECTURAL AND ENGINEERING

Af Elurgt K engmeering peneral 170,626
IR 7,500
TOTALASGE 5378128

FINANCING COSTS

Loan processing fee 7
Development foan fees {polnts) FA0.R6R
Permanent losn feas (points) 4]
Land loan fees {points) {3

Development loan intergst 191,419

Land loan interest {during development) G
Prepayment penalty G
Appraisal Fee 12,500
Title Recordingfinsurance 23,500
Legal 113,553
Course-af-consfruction insurancea 69,159
imputed interest G
Other financing costs 4] Bonding
TOTAL FINANCING COSTS $631,400
LAND COSTS
Envirpnmental survey, Phase 1 0
Envirenmenta! survey, Phase 2 0
Soif tests 17,345
Engineering offsite costs 33,250
Zoning costs G
Legai/consulting 55,000
Land taxes 0,128
Land survey 22,500
Title work 14,500
Other fand costs 0
TOTAL LAND COSTS 8212,771
DEVELOPMENT COSTS
Accounting 7,500
Feasibility studies 5,600
Permits 62,258
Marketing 15,000
Travel ¢
Signage 7,500
Development fee 0
Project managemeant 535,470
Sales commissions G
Escrow and legal costs, resale 5
Title insurance, resale 1
Other development costs 300,000
TOTAL DEVELOPMENT COSTS §832,734
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Project Hard cost

LONSTRUCTION (08T

44

BRGET <l @ S1R.25 perdd

units  545.67 per ¢!
units

uris

Linis
Spaces
Toral cost of interior finish

Toral Structure Costs:

SITE COSTS
tand Cost
Site preparation
Site improvements
site civil / mechanical utilities
site electrical utilities
Other site construction
Environmental remediation

Total Site Costs
CONSTRUCTION CONTINGENCY
TOTAL PROJECT COST {rounded)
Loans requested
Development loan
Owner's Equity

Total Loans

Development eauily, incuding land
% of Total project costs

TOTAL COST OVERALL {including land cost or value)

3,835 GEG interior Work

tAechanicst

Electricat
Plumbing

Parking
3,835,686

6,958,000 S50.00
507,857
952,650

37,573
328,418
542,400

0 by present owner

59,426,978 56774
5783,743

$17,848,000 S212.52

14,724,500 $175.32
0

$14,724,500

$3,124,500 S$37.20
17.51%

$17,849,000 $212.52

ner & land

persf

per &.f.

per s.f,

per s.f.
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Frofortma Operting Statement

GROSE ANNUAL INCOME?

Giass seheduled rend income },807 405
eanepus fyome - 80,592
Totat Gross Income 1,887,942
Less 300% Vacancy and Credit Loss 56,640
Gross Operating Income 51,831,357

OPERATING EXPENSES
Tuxes 85,824
Insuraneeg 146,400
KMaintenance 178,350
Management {ee at 6.00% of GOI 109,881
Other oxpenses o
Total Operating Expenses 520,455
NET OPERATING INCOME (before debt service) 51,310,887
ANNUAL DEBT SERVICE $1,265,881

CASH FLOW

Cash flow {after debt service} 45,007
Cash flow {vacancy & management excluded) 211,528

Oebt Coverage

Ratio: 104

Cash on Cask o
New Buyer: 0.00%
NfA

The informaotion, projections ond calcutations presented in this document are belleved to be

| accurate and correct but are not guaranteed.
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Alternate address from RYC Dept of City Planning:

57 AVENUE, Queens 11378

Vacant Land

Block: 252% Lot 49

Property Characteristics

Lot Ares: 244,370 sq U (168.34" x 706.06%

# of Buildings: 0 Year buil; 0

Primary zoning: M3-1 Commercial Overlay: None

Eloor Ares Ratic: O Max, FAR: 2

Zoning Map#: 138 (how (o read NYC zoning maps)

OASIS shorteut to this property:

http:/fwww oasishyc.net/printmap. aspx?zeomto=lot: 4025250048

source: The Bytas of the Big Apple {TM) PLUTG (TM] and Tax Block & Tax Lot files are
copyrighted by the New York City Bepartment of City Planning, 2010 {ver. 10v1),

Owner will subdivide land
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[ e Bafasef Bogher - Ao Auto Body & Oiays Separr 1510 L% BT S A fyear 13708 4,558
s Avtelumg Carmy - Chrmg The Mutflar Corp 1,508 HE >4 1850 8 fynnr 34,428 48
L33 Karce News - Master Dxpross Dok Restsueant 1,544 1B 15.5¢ Sl iyanr 35,425 &ES
(5§ Leray - Express Transmission 1,850 LETH SESG St hvear 35,505 L850
£33 Ramon Lovn - Ramon Auto Body 1705 1.70% 1BED S vesr 3558 5,131
2134 Grisuda Satahena - E Catigue 2,050 2LEY 1550 S et 23,017 6537
EREYS Garlod - Jat Complets Ao Mechanic 2o 202% 18.50 §i3liveat 35037 £y
138 Rew Brsus Hepale FRE ] Za 16.50 3/stivear 43537 £017
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agves Neirs - Master Exprasy Deli Restauront
taray - Eaprest Tranmission

Ramon Lona - Raman Avto Body

Cirsuds Rarahong - Bl Casigue
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MNew fosus Repair
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Lirrvpesal Auts Repal

e Minf - Brothers Jeiys Auto Batdy
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Chong Yuk Xum » Rich At

Ko Ersus Aute Repair

ariz Ahmad - () Fas1 Done Muthlor & Glass
Sarge Aguirto « Sp Aule Repair

Rodraps « Atias Aute Body
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& 58 Shllyear
1858 G/sl vt
185G Bl year
LR35l yeer
1856 Sielhyenr
$& 58 Sl iveer
LB B S fyeatr
1850 5 Al yest
18,50 55t iyaar
1850 5758 ypar
L850 S year
18.50 Srstiyear
$E50 /58 fyear
1E.50 45t fyest
1850 Sl fyear
5850 S fear
1850 5 eidyear
1850 85 ver
$BER S/ vaar
1850 $/5dfpear
1550 35t fvear
JREG S/l fyesr
LB Sostfynnr
15.80 $fstivesr
1550 Sptivear

Parving Totalt

Buss/Ehop Torsis
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e
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6887 1587
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1E7284 8 330
Remt Surchsrge
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Arta Cve Gotenez » Leo Auto Repair
SHstrve - Alesander Auto Body

fowr Apgupele - R & M

Las Ullbvigos - ey Ao Glass

pencer Flores - JAP Aute Repuir
Fowma-dex

Angle Quishpibima - Leua Auo Body Shop Ine
T Cesar Caro - Cesar Auto Repair

Silvie Morsiin - Speed Mulller Ine

Pedra Barena - Barons Transmisiones

Cuenca Auto Body Shop body shep
Ldgar Murniog body shep
Luis Sapuisily - Luis American Auto body shop
Inctss - Ny Auto Repair body shop
William Rossi - W) Auto Repair :

Segundo Rws - ZR Mechanic Flery Dty
Sergio Aguirro - $pa Aute Repuir

William Peniz - Celombia Auto Glass
fusue Rivas - Josue Auto Glass

Cesar Navas - Cesar Complete

Armando Hervsudez - Mario Auto Radio
Javier Tomala - Tomala Mufiler

Arus Auto Repair

Juem Moling - La Casa Qel Amountiguaor

Ry

L Oscar Cruz - American Racing Auto Glass ceionl
Karim Haliz - AGFA asito body rep

,,,ﬁ,,w& o,

¢ Rafuse! Suchez - Rod Aute Body &Glass Repadr
037 Aurclumo Carma - Chrma The MefTier Corp
ﬁ% Muaroo Neira ~ Master Express Deli Restaurant

9% = Leroy - Express Transmission

:g% Ramon Loon - Ramon Auto Body

Oraudo Barahona - Bl Casique

“ Garles « Jac Complete Aute Mechanie

“New Eesus Repoir
CLulsChe L &C
Liniversal Aue Repair
- Metanla Ortiz - Chasis Corp
© Tirso Mier - Brothers Jesus Aunto Body
Fresia Ortegs - G&F Detacling Corp
“ Chong Tuk Kum - Righ Asto
New Ecsus Auto Repaiv

Aziz Alrsad {1) Fast Done Mufflor & GlassA2) G&A

PARKING 73 spaces =/) (excl. driveways)
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The pr@gﬂsezﬁ Wilietg Point redevelopment project just seems to get worse for the
people of Queens, and now with the recommendation for ﬁ;}provai from the office
of the Queens Borough President, the sideshow of slights {}f hand W;H likely continue
to make any benefit to Queens r@s;ﬁaﬁ% ézsapp&ar

While many would likely enjoy a new retail and entez‘mzﬁmem Cf;}mgﬁe}i Quiszde
Citi Field, the City should be focusing on getting ‘the more zmparte}m piece of this
development done: affordable housing.

As the population of Queens continues to grow,.the lack of affordable housing
throughout the Borough is a hindrance and a crime ngainst those that cannot af-
ford rising apartment costs in the City. When the Willets Point proposal was first
announced in 2008, 1,900 affordable units were announced. Now, that number is
down to 875, none of them being built until at least 2025, By that time, who knows
how many more units will be cut out of the plan.

With each change to the project, and each recommendation for approval, City
officials are endorsing a large-scale 3-Card Monte scheme at Willets Point. With each
bait and switch on this project, we are told that the City cares more about money
from {%@V@E{}pers than it does making a decision to better its citizens.

Why even bother giving a recommendation for a project that will not be completed
potentially for decades, long after anyone who approved it has left office? The only
way this project should be recormumended for approval is if the aff@rdaé}le housing
component is guaranteed and moved up to be made the main priority.

Without that, Queens will i;kei}f never seg those hmsmg urnits,




by Benfamin M. Haber

Good and responsible government docs
a0t exist in the zbsence of TEnsparency, and
zi‘ yarticular when i involves land use mat

ters which have boan soioricus in favoring
real estnte interesis and thoss with politieal
connections, Years age Daniel Dowterof],
then Mavor Bloomberss soonomic ozar,
bragged bafore 2 group of real ostate mom ‘§s
that under the Bloomberg admunistratio
they raceived about 90 percent of all zoni .r.g
fL{iQCS?E m”‘r‘ swaniid,

When it comes to transparency the
Bloomberg administration earns 2 fatling
erade. A case in point is Willets Point, For
decades, and miost of Mayor Bloomberg's
erm in offtos, the ciry collectad sewer rent

Peint, notwithsianding there were no sows
ers, Tt collected real estate and other tanes
and Jid not spand any money on the ares
indrastiuoture,

A body and fender shop's operations,
which for the most part serve the needs of
the poor apd the middle class, camnot be as
spoiess ag a Bloomingdale’s department
stare, which makes it 21l the more important
government ke care of
the infrastrusiure,

Ag g coverup for his
failpre in- éaim 50,
Bloomberg declared e
site a blight that must-go,
even-though it wonld
mcsn removing more than
200 zmall businesses, toy-
m;mmg ‘*fﬁ;‘mmmn* for
thetr 1,000 employess and causing havor o
eheir thousands of dependents, Clearnp of
v%:f so-catled ifi'g“‘z:, wiigh the city &azii %:«%“‘
for, Tor the benelit of 2 developer, ¢
‘beer done for Willats Point b §5e8. Easz
il not be, sinve tey e not el estae
moguls with tentactes In the oity weasury,

Ths, ot 1o correct the ;:s:f 2 and repair the

P

infrastructure, io ahienate parkisng free of

charge, and o provide su :33:‘1 will be
S\ eval i aww&b of million ] al

e paid for by taxpavers for the benefit of ¢
private m«zwaxner E«or Bloomberg to allew

“this fapaver ripoff ignores b responsibiliny
to e faff and abov e-board with &’i"’ public
E?‘f@ zma%,z:e;ﬁmais 3
¢ ng E%m:“fh&’z ot
op Willets Polnt into 5
with ver another cony e“z
}*omng with 2 small por
housing for the middle ¢ i ass; & st
" and & school, Building a school next door &
- LaCuardiz Afrport, the Mets’ stadium, the
O Ui Sies Tennis o ;:«,scmaufm and 2 huge
“rwi. wonld e absurd, & feigned icing on the
p;;wzar thetbrnposal waE not

from the owners of property in Willets

he mavor is selling
out the public for
the sake of rich
private interests, osaer of the Mets, who

%l avgéemﬁ :zf.‘ buis

Avenue,  privs

SIreals ?}&iﬂﬁ oul ol
the guestion, These
arieries have been
apd are choked to capacity, Quesns was
ravked gy having one of the most congesiad
vehicular arteries i the country snd there i3
no way ~— I 1epeat, no way — 15 increase
thelr capacily 1o absorb the tens of thousands
of additional vehicles the Bloomberg plan
would bring.

Faced with & vehicular nightmare and
unzble 1o come tup with a solatjon, ?d:s}&z
Bleomberg has devised what san be
described as the mother of ali ‘ack of irang-
parencies, The ongingl Willets ?a‘fz: plan
has suddenly been sg:m{ into fwo phases. His
mnieh-heralded orlginal Willets Poit @E A 18
now relegated o :3'513%~ twao, whick for all
practical purposes will be on the back Burner
and ;:sr@%;;a‘csw Aot anumy
p?ig%&i for decardes.

he reason for the so-
called sphit 15 not just the
vehicnldar probiem, but
Gloomberg’s desire o
heip out his billionsivd
friend Fred ‘u’ﬁé%;ﬂ@{z, the

&
L

sing a‘%’}%ﬂ;ﬁ ad?

have s}m

financi :;33}’ Phase o
maove hig W"Mﬁgi 1%
iand, a5 is Cm Fiold — zcz
to construct & ’”‘zig_ E
pariing ok, Pard : 3”
mall will not address ¢

but will destroy the 3
Northern Bouk 'v::m, Eoo
’Q‘;?ﬁ Srrew, the malls iy
i Svenue b Whi
downiows Fhgh f"‘m i’a
any of those arcas, T would !
long-tormn lease, Unless thess merg]
g'*f%c; m:zh knowwn e mavor, §

P 4;
23 8

o3
i;g

“mara:i% thair uﬁﬁﬁ&?:f}a“ the m
will be a falr accompll.
Former Presi Ei'ﬁ 1 Frank!
FREIN e & 10 be remem
what he did & poar pad 1ot .
‘*\?{;‘s*mzmims: orne lnudable philanthrop-

fm w’zwmﬁ;m
and ot the Boo
aci;gw he il iz:avc: & b
thatol Presulent B

%r%mz;; Y, Faber iz 2 ¢
whe fives s

&%
A

i
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5?‘3”% st % bl,s“ 51 igeﬁi‘x
in the horough iz threats
ened on all sides

Quesns” landmark park start.
v oul as the “valisy of pshes”
in The Great Qai&z‘}g‘ Robert
Moses remmde It for the World's
Fairs in 1939 and 1084, 1 mmgsﬂ
the observation fowers that the
movie “Men in Black” used fora
isunching ?“,;

But ever since, the elty has
been chipping away 8t the only
SFEER SpECe many Qa £n% resh-
dentg ean reach. In 1964, the
state ol the Mets oocuny 100
acres of the park, followed by
472 aeres for the fennis conter. In
2004, the Meis bejlt Chi Fieid

1 parkiand, but got to keep the
sores they elready had,

Mow there's more. Recently,
the tennis cendey was given an-
ether sure of the park, Then the

Releied Companies announced

they wanted
tobuilda 14
mitlion-sauarse-
foot shopping
mall and park--
MG SHTREE O
the ggﬂgé’mfjw
sarnede-parie
ing-lot nest to CH 2%3

Mext, Major League ‘«‘&caw*’ :

sel is sighis on 13 acres of the
park just past the huge silvez ©

globe called the ifmggﬁagxa Obs- . |

Sewevs expect they'H ask for sta-
dism-size éa:{ braaks, oo, The

slan would bulldoze the famods:
i Meadows Corgne Park. | Emﬁﬁ
ke community action will head
-oif one of then: telling the suc-
“eer eapueto build theirstadinm

Fountain of Planels,

Mext to the park, on iy~
owned iand in Willets Doint,
smialt business owners ars ﬁﬁmg

evicted from theirrented spaces
to make w jay Tor more parking,
more retnil and 2 hotel. Locs!

advocaies are furious that the

aifordable housitg that is sup-
posed to be pard of the Willeis
Point cedevelopment plas wilh
be dedayed for 15 years, ifltls
byl at ail

These proposals are clas-
sic gxamples of the most tron-
Hing legacy of the Bloomberg
administration’s approach o
economic dovelopment, The
cily has :@rgzm‘;eé dozens of renl
estate mega-projects on oty or
state swnedd land, o on prop-

v where the city has changed
somi zzg;:zmaé nit developers.
They al & Peconomic
devel :;z':g‘;‘g 1, b i
czézaga% employment or reduced

ere a;,ﬁ 7 cr% by 25 it

nibbling away af p
ﬁeﬁ”‘iiglb oullag break
can make smart pub
ments in parks, schools and oth-
o needs, Any tax breaks need

o be targeied to companies that

-aciuglly hire new a%mgm*ees

The nexi mayor ¢ ‘amié aleo

focus onindusivies that baild

the middle class, Instead of lot-
ting hotels and supersiores en
croach on manufactoring zones
viding low-wage and
:jobs, i%z city shonid
study the suceess of i‘é’w Hrook-
Iyn MavyYard and develop
1erati ZO58S
ke Hunts Point or ihe Broskiyn
Army Terminal to create belter
jobs.

1 the city decides to continue
offering subsidies 1o bipname
desls, the next administration
should make sure those sub-
sidies include local hiring and
aa*awa-@quim;;eﬁ” Already,
ﬁ&zmg of zs’zu_mmg&;@zmes, fromm

e Los Angeles 1o
Minneapoliz'to
- ?‘fﬁgﬁéﬁﬁiiéﬁg
mghe surethe
Hax sibs zén:g
upport nmj~ .':

; --zmm ] usmy ihfi
and other elected of-

Heials should stand up for good
-;ﬁsﬁ}%c spacs am‘i Bars poono-
e seyeésgﬁmé Thit midans op-

pusing the projects in Flushing

somewhere Gther thag a busy

park, The CHy Planning Com-
mission votes on another plan,
the shopping mall and parking

garage that targets fand next lo

Citi Fleld, in just o fow weeks,
Werding “nn” and bringing this
land ?t}:sz:?i to Flushing Meadows
would mean parkland wihin
walking distance for another
25,000 residents Hwe can't all
spend our summers at garden
parties ke Gatshy, we at east
need the green of 3 gresd gty
park

Tarrry Hume is professor o
ban spudies at Quesrs College.
{; eg Srithsimon i3 gw%ge aF

xrysmgm { Pre i

g:fp;u; 4}%;{&53&



g Surday, Juss 30, 2013

1

g

1
LIL

BATLY WEWE NYDallyNe

SOk

WE.LOm

FSLANE

Ty Hall putawres %zw Biali
i O00unitsol azz’{;z‘ég%is
howsingiomukeroomiors
shoppingmall, iwouldbe
fronbpagenewsand there
wouldbe noendiotheoudrage,
That's pssentinlly what' %E‘z:»p«
pening atWillsts P{}im Lnforis
nafely, Wshardiy causingusiir
with snyone olher than]oeal
aifordable housing advocaies,
The Wilies Poini developinent
ps;m agfeed tobythe City Councit
i¥: 2008 called for s a mix of retail
:}g;éz.zs_&nﬁ%mzmﬁasm%m.:é?ﬁ e
construction ol 820 homes oy

farsilics making 538 400 ayenror

tesg; 330 homes for femities
garping between 338 400apnd
846,680 and TT0uniis for famis |
Hesenrning from 546, i}%m
Fo0R4n,

Lonstruction of these ‘ééZﬁ

uritswaztobeginatibeculsetof

thedevetizomoent. The inclusion
ofaffordable howsing intheplan
was chifical o overne ?l“ﬁi’ii’jfégﬂ
standing onposttion tothe devel
opment from several g fsﬁ;z,fu,
includingelecied :
olficialelik W
Underarevision
i i?ssmsgiz‘zaﬁhe
&,’Ié‘&iﬁiﬁxigﬁ(}ﬂ plan,
however, only 875
unitsofaffordable
housingwill bebuiliand
oW Al ot beginuntiiatleast
2025, And that's the best-case
scenario, Weentirely possible
that noaflordable housingwilt

averbebufltes partof the Willets

Pointdevelopment,

That'specause housingoon-
struction cannot begln unili the
sity builds additional exit ramp
off the Var Wyck Ex g}i‘azzwa;,
Butihecityvappearsiohaveno
intention of completing the work
before 2024 ~ dolayving the bulld.
Ei:gﬁiggﬁ’id§}§£ %*msfx;v;gawz;zam

east 2025, :

Hihe ramp constructionisnot
:z}zzzg:zgug{i Thy Dree. 1,2025, the
developer, i wQ,z ens Develop.
wmzaii}?gﬁ.gsseg undernooabiiga -
tiontobuildany affondabise
housing whatsoever, And the
Cneens D ;if?_f}i}mitf‘i Lroin
itselfwilld

are bullt, fitiakesconstruciion
overfromthesity,

Burevenifthe rempsare buill
ingtimely manner, the e‘:%az’;éiagk S
hastheepionih i E;Sféz yoi
wiifs d_jﬁ}?gﬁﬁa?‘ ¢
o

whihe

Thesecondifionsg
sonstruction ofanys
housingunits inserions di}as%i,
zaiéq}%?‘g’f’éﬁgs ininjuryfora
commuinivin {?zpéé’?’*””*“’ﬁizi’zé of
more aifordabis
s:iﬁ;@ﬁ::ze,s ;

°(§}’§‘*§ %.E{J”

R 42 ‘*ZI’?‘? sok ag

unpt

scidewhen tie rmps

o §T§ti§zaﬂ Income,

ment We'lendupwithamall s
hofel, arelall centergnd aparking
for, but per hapsnotsomuchasa

- single unitofaffordable housing.

“Wevegonefrom 1,920 uniisof
affordable housinguniisheing
builtls Willets Polnt 10875 unjly,
i quite possibly nounits ai 51,
Thelessontobegleaned bare
ould be that we should have

i ia"ii}‘a%x neiier, 5%“”}’2 fow Ziﬁi?ii‘;i‘

segn ﬁsﬁea;z}z}mmxg mtheoily, the
ﬁ%imf ic Yards yft}}i:t} haspl &m.i -
ouk,

While ih? ﬁa;"gmas's Center
opened fogreat fanfurein the ol

Casthehome of the Brookhin Neis

and the sieo! :3‘;«3‘:5‘§.§2‘%§3€§ congerts
and fightcards thod Sresidential 7

“iowerssurroundingthearens

thatreredriginally phanned by
a;wéﬁﬁaiﬁ;ﬁfa%a@z‘aszc_;%f Ratner

Campaniss, have vetto be bl

T the 2 250 ordsble hous
gunits, only 181 sréplanned for

- afirsst fower, ind ground for the
“huliding hasyetiobe broken,

Consiractionofthe 22-aore
deve 3553‘*;3;&3&;@3%55»&2;%1 4%
a;zhim,z%‘fe;zrg

- farlongerthan -
snelledoutin ;%:-,e
Cinifalplan:

© Y Thabuitand-
swhih facticswe
“havesuenusedio

“win suppost for e Willets Point
Cand Atlantic Yards éw Avnents

cannot petolessied, sspecialivat
atimeoirecord ;‘;a&s?‘ééﬁ“ﬁwc%,
rishngrenis and stagnant wages,
Pow York isindire, E%ﬁ;“z;z?{‘ig&i{?
need ofaffordable housing 7 §§§22<ﬁ
arzmorethan 167,000 fmmik
the MNew York Clty Housing
Authority’ bws.fzazf';g,, =8 :
Andasihe Association for
Neipghborhood and Houslng
Dwgg}z;:“wmﬁm uﬁ&igﬁ.i}aé
able fzzmng{z:%w sxists iodaymay
next continueto be affor é.;%"s?s:,w
e exist, in the future, a5 expir-
é igag %ﬁi‘?ﬁ(ﬁz&isﬁii@%‘&ﬁabi’s%:?if
sized and olderafforduble '_
i sk,
I jusst thic Unbversity %écs,gétcis
section ofthe Bronx alone for
exampt s,ﬁ?&hﬁ?m.m il af;,,gcss 3
200810201 i.:ms{}{hz
nouging hecame aliz,
withrenls r**:;a%*;z;n mwn;gjs of
vore than 0% of

L MriMEYor stop aﬁgmxmsﬁtﬂ'_'
icwreckingball Hold develop .
wg’ tothelrword apd siakesure
thayprov zsze:“*z‘ desperately
‘gﬁi’ﬁgi?j Hordabie housing that
w sw“f}msmé -
z Peralia representy fock-
iefghits, Covona, Eleihurss,
st Elmburst and
Asforig

part o
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NLY in Michas}
Bloomberg's New York
arewe aslked wobeliove
thatgiving sway huge
swaths of city- -owmed
land e m}hc}nmms isawonder-
fuldeal.

Themayorannounced
Wednesdaythat the citvhad
selected the Wilpons, of the Mets
and Sterling Eguities, and Steve
RossoiThe
Reluted Compa-
nies, io develep
23acresoiland
inthe Willets
Pomtredevelop-
met areain
Gueens.

The Wilpon-
Ross partnership, Queens Devel.
opment Group, will be handed
thisland completely free of
charge, soitcan build its own new
retail, entertainment and hotel
complexadiacent 1o the Mets' Citd
Field.

Yes, free land, eventhoughthe
cityis on track tospend nearly
E300 mullion buying thatvery
fand from scores of industrissand
suterepalr firms that operated
there for decades, putting innew
sewer lines, and erecting new
Longisland Expressway ramps.

Freeland. even though

Queens Development has com-
mitied to developing only one-
third oftheentire 80-zore Willer
Points project City Council
approved back in 2008

Crueens Development wor't
even haveto begin construciion
on asingleunit of residential
housing — part ofthe original hure
oftheproject — until 2025,

“How do you give away 23
seres of land
fornothing?”
Jerrv Antonac-
elwansio
know. Hehas
run Crown
Container, g
waste hauling
andrecycling
plantin Willets Point for nearly
40 yearsand hasheen battling the
city'sefforisto move him out,
“Thisis e the biggest heist
ever,” Antonacci said, “Weall
knew the Wilponswanted our
fand forthemselves all along, and
nowthey gotit”

Butwhen City Hall originally
got Council'sapproval for Willets
Point, there was nomention of
giveawaysorofthe Wilponsasa
possible developer,

Justthe opposite.

Backthen, Bloomberg's aldes
assured the Councilthatany

taxpayer money spent on Willets

Fointwould be recouped when

the city seld theland toa develop-
rthat would be chosen later,

Counctl was understandably
skeptical. Foronething, all
previous development projects
abways had e developers name
sttached to themwhen they came
upforvote, Thisonedidns

Then therewasthe big ity
money upfront foracquiring
private land.

OnOctl 17, 2008, forinstance,
then-Deputy Mavor Rober
Lieberwas grilled by former City
Councilman Hiram Monserrate
aboutthe land sales,

“Ourgnalwould be 1o get the
city taxpayer money back out of
this,” Lieber said

“Inthesale ofthe propertes?
Monserrateasked,

“That'scorrect.” Lisher sald.

Lieberconceded that if potential
developers clatmed the costof
cleaning up the polivted land was
too high, the city might agreeto “get
less forland.” He never saidany-
thingabout free land.

Backthen, thecity's skininthe
game was 3400 million. That has
now goneup byanother $80
millionto build the LIEramps for
theproject.

Bacl then, the project’s

Mets chalnman and CEG Fred Wilpon will receive 23 acres of fand, free
of charge, to redevelop in Willats Polnt, Queens. Photo by Getly images

timeline was five to 1Wvears It
included aconvention cender, a
new school, twice asmuch
housing,

Now, youwon'tseeany

housing open for mavbe 15 years.

Noconvention center, No
school And two-thirdg of the
Willets Pointsitewill remain
undeveloped and polhuted
possibly for decages.

“Weare thrifled to have besp
selected by the City
o .. . refuvenate Willets Polnts
into a stunning, new, mixed-use
reighborhood,” Jeff Wilpon said
as he stood nextto Bloomberg.

Sure, they're thrilled. You'd
be, too, fyouhad justbeen
handed 23 acres ofland paidfor
bytaxpayers, right next doorto
yourownnew baseball stadium

‘QQ"ZE*:’;':‘ZW TS I BN, SO
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by Joseph Orovie
Assistant Managing/Uniine Edjtor
dollar can still 20 prefy far these days.

Willets Point.

The Department of sz’a Planning on Mon- =
day certified Sterling Eqmizea and the Related ™
{I‘gmpmm plans for the Phase | redevelop-

ment of the Tron ?‘m*;ﬁgi&

The 53 billion project promises 1o bring 3 -
shopping mall, hotel, remediation and afford-
-on the aree’s infrastructure.

able housing (o the heart of Nonth Queens, Bot

the land won't cost much for the duo, which
. has adopted the pame The Queens’ Bﬁi’tzi}p*. :
wient G!‘Qé&? for the joint venture. And prwzw_

ous promises for community givebacks in the

form of affordable housing are not ironclad in
, 20120
between the developers and.the city’s Econom-
‘ing conundrm a%z}zéfslsé the contract, just as they
~doin real life.

the text of a contract dated é‘agg

i Development Corporation.
In reality, several condifions laced into the

151-page contract allow the Mets® develop-
ment wing and Related 1o walk awsy from the

project i it amounts to bad business, It also

coniradicty previously stated reasons for the
- delayed construction of the affﬂrs;iab te i‘ii}l}zinﬁi -

Dolars and Sense

The 23-acre parcel set the two mm;zames _
back one buck. But the project also came with -
' a reduced price tag of more than $100 millien
- through tax savings &mé gmr@ts czu;{}rdmﬁ to.

__:.i}% coniract,

- When the pkm ﬁf&i mmé zjubhc review in
2008, some members of the cominunity and -
- elected officials were wary of plans altowing a
- private developer'to remake all 62 atres of
“Willets Point.

“You can spend iton a small cup of cof-
b fee, a can of soda, 2 ho dog {ouiside .
of Citi Freld). Or it a@zﬂé bty you 23 acres of
'f.{}i?}ils 1o La{:% out.of affordable housing
-pz{}mz&:&q

' _%he affordable housing, it faces a 533

- ﬁf'%‘ariigb§§'hau§iﬁgr ﬁas';i; ded as the big-

B '_nc}sﬁt selling point, anda plan was approved in
= Movember 2008, The' community has been

waiting for the‘affordable housing ever since.
~The mvémgs{ty s comtract with'the vity, how-
ever, is Jaced with clausés that would allow the

Bamping up
At the heart of the matier rest additional
exit ramps off the Van Wyck Expressway,
vhich were necessary 1o mitigate the impact

- The contract requires the 23 acres be

_'.-._izieéz_mi up Thst. QDG rolled out the plan on
- Monday touting the ben
Ciden of the area.

efits of the femedia-

But afier the cleanup, only the ramps’ cre-

+ ation blocks the affordable housing.

- Those exits off the highway ﬁ%f o bedevil-

-For axamgﬁe, should the mw not f@fi low

_;%';raugh on building _t}mmm;}s:b&;er@ Bee.
12023, Sterling and Related will not be

@en&?zzc{i for énehmg ihe s%f%&ré&%:&;e §'z¥:3{3§~

“ing component.

T1E, howsver, QEG is ﬁahmd %c%ze:éuie o
mitlion
Tine in 2012 dca}iam ot ﬁmichmg a risz in
inflation.

s probabl }, a ﬁzghar penalty than yau’H

':'.fﬁ'%é &ié}%’ihh in the-country for a project of
© this scale;” said an EDC spokesmar.

- But the most bizarre part remains the devel-

-opment group’s complete control over wWhen
Jthe ramps are bmlﬁ “which i s exp] ;msii’ %%aie&

m%%m contract.” o
{:f;?;fsmwd e pégﬁ 13



continped from page 2

o Harwit] zxéa;‘sdmzz anything contained
hergin te the vonirary, EDC agrees that
the Joint Venture ci'zf i have the righy in
the Joint Venmre's sole discreiion and ai
the Jolnt Venture's sole cost and sapenss,
o complew the ramps 81 any me after
ﬁ,m;m&,,’ i e fé% The eontract also
mcludes 2 veritable “How TU” manusl for
the ranps,

The verbiage surrownding the ramps was
ﬁmﬁﬁw i for opponenis of the prejet.

“Peopie can have that housing being
Built sometime next voar” said Jersy
Antonacel, ownar of Crows Container in
she Iron Triangle sod membor of opposi-
*'écwi group “ﬁi'?k:m Point United. “They can

art building their ra Hips then bus Eam“
ilmr hausing ‘s‘*m' can’t they do this? i
cun 't usderst ;mé.. Why are you %}séainw_ this
housing hostage af such # ate date?”

The provision stamds B dirsct contradic.
tion 1o assertions made by the Qusans
Development Group sftomey Jesss Masyr,
who said the developer had fo walt an the
city 1o complote the mmps.

“H{ehe city] bullds exis off the Van Wik
three vears curlior, we will consmruct bousing
three years sarkier)” ‘3{: tobed & Queens Hons-
g Coplgon mesting i Janvary, QDO could
nof explain the discrepancy s smements as
oiw Fitinng,

“There's seafly no guaranioe that they're
going to build sny of the affordable houss

g pary,” said the conlition's coordinator

Ivan Controras upon beatdng :amm tho con-

fractual clause,

Ap EINC spokesman said the oy was
conmmitted o hwkh i the ramns juelll

Both the city and developer have stated
that sizeable fines stmehed w the affordable
housing will deter Swerling and Relsted fram
finpantly wallking away,

QDG said & will bave sesentially ereated
the landy value; walking sway would supe
repder the satue of that work to most likely

another developer. Gaod bustness dictaies i
sees the project teough, QD0 concluded,

Good business indend

The oity’s BDOC has promised the devel-
aper $99.9 million i oity grsns and ap to
S0 milton in inflation-adjusted savings
o construciion work, according 1o the
contract.

Amonaest ook 2 jab gt the %:i%f;‘ financidd
aid offered w e developer, I Hele of the
insistence the city bulld remps.

“This is city tsipayer mongy tiy’re m»
ing awvay to developers who can afford 1o py
for it themsel ves)” e said.

The minbmal cout of the 23 acres has also
been justified by the sizable cost awd effon
of the remedintion. Well, up io 2 poing

The dend slse setg g 340 milllon cop on
sleanup cosls, the-sih the sstimated cost
bandied shout by then-Deputy Mavor Robert
Lizher dusing {iﬁjg Counctl hearings in 2008,

benefis of the remediation,

Should the work eross thay threshold, the ciry
and developer have reserved the right o
walk away from the rest of the project.

The dovee oper said the 540 million thresh
old reprosents @ sort of poinl of a0 retuen,
when so much has been vested thal fo walk
awary without having bult anvihing would be
Hiogical,

CWhat's nent?

The plan's wert iffeation sety the },ifﬁitf
dowr ih&, usual ohein of pariicipans in e
Uniform Land Use Review Procedure: Come
saasity Bossd 7, he borough president, pos.
sibly the City Council and the City Planning
Cormmission.

The projest calls for the creation of & 1.4+
E?!%?i%(ﬁ’ﬁ«%ﬁ?ﬁf»;&i}! mald, 2 hotel, conmrmniny

faeifines, opon spave & and affordable bousing,

o5t single private inves-
izésmr}z, sccording 1o

comstitisting the lar,
ment in the borough'’s
Masyrn,

But since most of the proje m%; sy v
gated DLURP five voars hép oty ponmg
approvals for p:;z“kﬁ v east Bi Cid Flehd amﬁ
interi recreation uses ab the site will techni-

Cé‘ﬁ v b open fo discussion,

Urti} then, Masyr has progaed

hard the

“1 bave | beliove Tor the first time In 50

vears g true plan, more important than 5;3%;*

thi ﬁg, o stop the currens pollution and clean
the land” Em said, *It's been & hereulean
gffor” ot
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u 2008, the Bloomberg
adninistration el
plaved 82 aoves of prop-
erty In Flushing to the
east of Ci Field called Wik
ipts Point, on which therp
were more than 200 small
anto businesses as well as
nthers, g biight..

Aute repalr shops in
and of themselves  can-
not be considered a bileht,

-

4

i

much lke a fariory that -

manuizetures ghie. To the
rtemt there was - Blighi
it was eansed by the oity,
which for decades collected
gewer rerd Drom the owners,
notwithstanding that there
wers no sewers, and col
lzcted veal estate snd othey
taxes without repairing the
ares's infrastracture.

The Wilets Point plan
spproved in 2008 wasclear
and unambiguous, The eity
wonlkd acguive 42 acves in
Willete Polnt. through the
voluntary - sale’ by prop-

erty owners or if nesd he |

through eminent domain,
& private developer would
construet onthe site retall
stores, office buildings, #
convention tentér, & school
and ooy housing with s
portion set aside for afford-
able housing:: The . deved-
oper would be regitired o

remove whatever contami-

nation existed ona-23-accs
wortionof “the she. There

was no mention of a 14amil
Hon-square-foot shopping

mall at Citf Field or conues-

Ction to O Field. .

Bearing i ming that

of all the developers inder

ested in the plan, B owas

prly the New York Mets -

ang its Relpted Cos that

held the lease at it Field,

Bloomberg saw to # that it
wotld T selectiod 4% the de

veloper because what was
- really onthe horizon wasa
harge shopping mall at Gl

Field, That heeame svldent

in 2013 when the Mets and -
Related Cosoosought what

they deseribed a5 a mihoy
change to the 2008 plan,
Al ey wanted was

Cthe right o copstruct on
the Z3-acre ares & parking
lot." A parking lot 10 and

of itself weudd indéed be

capiner and  probably net
subject 1o much épposition,
The clain the dmendment

sounght was minge and, i

ot an euiright i a hoax,

The change was major

The reason v & parking.
dot at-Willets Point was to

prighle the Wets o move
its parking lot ot Citl Fisld

-t Willets Pointand on the

vacated Ol Field parking

lot construet a L4 ibon- -
m @a am ﬂm mm& {entral

stuare-foot shopping mall
The mall wonld have nbth-

g o with Willeta Poiut
or the. biEn m}mmeé? ‘zn

“and Will be's

:‘&Q 5

200%, and on thiat Basis the
‘aniendiment gwghf mm&ﬁ. .
_' be re;es::’imﬁ

Hut ﬁz@:@a mm avar

. -@ES/‘ f?ii’“ ather mwn’é TEREONE

t’“m* " I&E‘}E‘i“‘i 3114

L The Willats }vmm'
pr@mrtg the ohy has o

fay vosts tens of millions of

tapayer doflays, wilt cost -
ek more’ i the: fitare
m to'the Mets

‘and By combaniesfor s1.

L 8 The oty Wit suhm~ :
'ziize e Mty dnd s oo
'psmm m the mm— mf 599 -

m&ﬂ ;m, .

After cm‘zw‘imﬁtmﬂ .

i?f ﬁ‘%ﬁ gmk ing arsa at Wil

lets- Point: the: hm}mf: o -
. _e:mtj,f will “m the 14 million-
@quz&r&k %m a‘hmzpmg wmalls
B housing, which " -
S %gmﬁmm part ‘of ttie
3009 plan, without which it .
e doubbial Bowiald have
“hesly a;%pmw&ﬁ et bnly
given the Jeast Diiority but

will mot be bullt uniil 2025,
Hever | osay “if ever” be-
cavse housing will not be

- budlt ontil there is dn place
© traffie Tamps o accomimo-
" fate the Hoge Weorease in.

traffie tiat will evigus from
the development.

The only wéumi‘:? e
tevies thist can serviee the

grteries that are choked to

capacity and cannot inany
vy be Inoreased In size

So-cilled ranys are akin to

~the infamous bridee to no-
“where, We'will have s huge

shoppitig mell and some

commmercial aress, but ne -

howsing,
B, Doss Queens need
ahuge mall thet will dect-

o mate the many small busi-

nesses on Hoosevell Avenue
axl. Northern - Boulevard
and in downiown Flushing,
aswell as the malls in Rego
Parke and ob 28th Avenue?

" Ho.

8. The fact that Bos

Jongh President Helen Mar-
bl huds

aoproved  the
arigndment - i3 mesning

lessopiven har history of
- considéring the real estate

mcnds wnd the wealthy her
frue constitiients, and that

* Cominnniiy Boards §and 7

congidersd the tmendment.

-CB 7 dpproved it 2218 while
COE Fredscted 15301 with

one abstention, The resali
was 48 sgainst. and 23 in

favor. Marshall rofused ta
“enngider the CB'3 vole, an

sxhmple of ineptitude.

T Since 8 vote to ape
prove the perking lol on'fhe
2-sove Wilsls Polut site
does mean 8 goahead for

“the Tdmiilion-squarefoot
e shopping mall at Citi Fleda,
“hthy

B TEASL ic_,}_ _}f’&}%ﬁ%ﬂ’{ it

is the fact that in so doing
amockery is belng made of

the Uniform Land Use Ree
“view Procédure principles.:
ULURP was " enacied -

womake sore there was
fransparency in land use
changes with community
input. 3t I8 to be noted that
the Mets and Related Cos.
have pursued ULURP only

with regerd to s parking

fres ab Willsts Point. Thers

s e ULURY pending with
regerd-to & huge madl, The

Mets ‘clahin - that because

“of thelr lease they can do

whatever it wishes dnd the
community has no say in
thematter,
Forthermore, . Ot
Fiedd s #s parking aveas
are on Flashing Meadows
Corons Park land. Again,
the Mets olade that, by
virtue of its lease, itoanw s

ndve the fact that a change
~frorm aparking ot on park

property to a mwall can be
tpnored ahd that it isnetre-
yulred to replace parkland
takenforamall. .
CThese -positions - ate

“gleurd el consistent with

Bloombersgs  partnership
with big husihness and the
public be damned bocause
hie has gone along with the
Mets” position. A7 nspvor
wher caves shout franspar
anoy: i governzaent wonkd

redort these olabmd and, i

need be, Hilzste the matter
Suffice to cay, Bloomberg, a
foe of government transpar-
ency, will do nothing, Ub
Himately, the decision will
rest with the Clty Couneil
B vemains to be seen i the
majority of the Counell will

Che oue o their constitn

onis,

Given the dictatorial
manner reminiscent of the
banana republics of old,
Blovmbers. has  puprsoed

“this watter for the bensfit

of his friend. Fred Wilpon,
the multihillionaire owner
of the Mets, Hoomes 85 no
surprise-that eviction ne.
tices weie send to the small
business  owners  {CAnio
shops rall against city plan
at Willats Podnt,” July 185
At evietlon procesd
ings, the court  always
takes into secount whether
eviction should be held in
ahevance until the svictee
can flnd other suitable
space for Bts business, Glw
en Blodmberg's ack of dili
genes in fnding space for

the shap owners, eviction

should be postponed for at
lenst twi vears.

Beyjamin Hober
Flushing




BYVERACHINESE
NEW YORK DAILY NEWS

TWO city economic develop-
ment agenciss have admitted to
illegallylobbying the City Council
to support a plan to overhaul
gritty Willets Point.

A three-year probe by the state
Attorney General's office con-
firmed what many property own-
ers in the so-called Iron Triangle
hadlongcomplained about — that
these agencies were exerting un-
dueinfluence onthe Council.

The findings, unveiled Tues-
day, found both the city Econom-
ic Development Corp. and the
Flushing-Willets  Point-Corona
Local Development Corp. unlaw-
fully lobbied the Council in 2008
toapprovethe redevelopment.

The investigation extended to
the Coney Island Development
Corp., which also admitted to so-
liciting support fora project there.

The agreement between the
chiy EDC, the two other LDCs
and the AG validates vears of
complaints from Willets Point
business owners who charged the
Flushing-Willets  Point-Corona
LDC and specifically, its presi-
dent, Claire Shulman, curried fa-
vor for a plan to take properties
through eminent domain.

Mayor Bloomberg announced
a different plan last month, when
hesaid the city had reached a deal
with Sterling Equities and Relat-
ed Cos to build & 1 million-
square-foot mall on land already
owned by the city.

Under state law, “no such cor-
poration shall attemnpt to infiu-

Flushing-Willets Polnt-Corona Local Development Corp., headed by Claire
Shuthnag, found o have legally lobbisd Clty CouncH, Christie M. Farrislls

ence legislation by propaganda or
otherwise,” The law does not list
monetary penaities for violkations,
sothe LDCswillnotpay fines.
The agreement stipulates that
each LDC will not employ out-

side lobbyisis, drafl testimony for
third parties to submit to the
Council and divectorswill haveto
undergocompliance training.
Members of Willets Point Unit-
ed said sanctions should have

been harsher.

“There was a crime conunitied
here,” said Willets Point United
President Gerald Antonacci
“Pepple ran for the hills when
they were threatened with emi-
nent domain. A lot of peceple who
sold thelr properties would have
never havesoldit”

Shulman, the former Queens
Borough President, could not be
reached for comment. Flushing-
Willets Point-Corona LDC offi-
cials said they were “glad the mat-
ter was behind them.” _

The EDC will also have to re-
structure, losing its status as an
LDC.

LDCs are quasi-city agencies
that have the power to buy or
lease city land without undergo-
ingthe publicbidding process.

An EBC spokesman down-
played the ruling, stating the law
did not clearly define what consti-
tuted lobbying.

“The restructuring should be
seamless from the perspective of
third parties and should have lit-
tle to noimpact on the day-to-day
operations of the company,” the
spokesman said in a statement.

Some of the transgressions in-
cluded ghost-wriling op-ed plec-
es, preparing testimony for third
parties and providing transporta-
tion forsupporters athearings.

“These local development cor-
porations flouted the law by lob-
bying elected officials, both direct-
¥ and through third parties, to
win approval of their favored
projects,” Attorney General Eric
Schneiderman said.

vohinese@nvdalivnews.com



- ment Corp.y

2 illels Poind prop
erty and hasiness
; &wnm‘;\r are ot
surpeised that
Stk Pmsia};, president of
the city Beonemic Develop-
is aifempting
o do damage control, now
that the stale atlorney gan
eral has determined that
DG aned Cladre Shadbman's
Ineal developmerdt corpn-
ration acled iHepally in
mirsuing the Willels Point
developmont project (“EDC
cites 08 global crisis,” Aug
2-8%

Buat we will not alb
Iow Pinsky o wmisinfem
the public by downplaying
BUHYs ardindtted Ulopal acts
Hhat fhresten our property
awnership, o thus  distract
g atiention from the ghay
ing need [or accountability.

Here ave the facts vou
did nol hear from Pinsky:
Bruring his lenure as BDC
president, EDC engaged in
activity so oonfrary o law
that the aliorey gencral
18 NOW oRer msmg his statu
fory power 1o dissodve EDC

Cand reguive it to-oemse e
E'xgws‘a&%s‘zm zma‘E %m f‘ﬁﬂg %t‘r

Emta m Emmi%@ esu*:z}e:.z;sm:
developinent.  Far  Bom
safegunrding  the corpo.

ate existence of BDC, Pire
sky saw i driven into the
provnad on his watch,
Acting on 8 forma
complaint made by Willots
Paind Huited e the at
torney genersl has deder
mined that Pinsky's DO
vickusd the slate NotFor
Profi Corporadion Low asg
wall ns EDCs cortificale
of  ineorporation.  Uniike
garden-variely  nonprofits
?E; ab ave permitted to lohby,
BOC was a specific iype
of nonprofil, dedicated fo
development, that s pro
hibiled from sitenmting o
influenee lgisiation,
Bat BDC Jdid so ooy
way in s zeal o obiain

City Counell apmroval of

the proposed Willsls Poind
developinent, inchuding
puthorization o forelbly
aequire our Willels Tolnt
properties and businesses

vin eminent domain,

To those ends, Pine
sky's BDOC dishursed oity
funtls {0 another loeal de-
velopment corporation sot
wr by Shulman, which was
Hkowise prohibiied from
lebbyving v legisiation
ERC deliberately assigned
specifie tasky to Sholman's
LRE. For Hs pare, Shub
mrany's LU Iobbied bt flled
none of the reguived regis-
frations or S Te-
parts for 18 months - until
the clly cleck Doally Inter
coded, holding Shutman's
L Hable to vay o record
S55,080 ponaliy.

But EBERC continoed
toe disburse cily funds o
Shilmaw's LIMD, even afb
ter the LDO registered s
stafl members/employess
as lobbwists while thedr
salaries  remained  pay
ahle using obty fwmiz dis
brarsed by BT Moreover,
EDC dishursed olty Dunds
by Shubmawy LG with
aut reguiring Shwman {o
produce evidence of antusl
siigihitity for those lunds

or enteving into Punding
agrecments hat contain zs%i
of €§w wrovisions reguired
by BECY master {fzmmci
wﬂ?‘; Hhe ity

Al of that anpd more
was done o push the pro-
posed Willets Point deveb
ppment, an BOC project
that wonld later be ope to
bicdding by developer firms
that ave Hoanciers of Shub
LT N I

Is i any wonder that
city Comnpirobier mzm Liun
hassineecalled this "BOCs

culinre of lawles mww« o
that Piosky now wants o
start @ friendly dialopue
with a rzi.evssgmps:é ot ather
et I any ofher compo
H-fonenwn B Che pubdic
hiad shown the same disre-
gard for w and contracts
as hes BRO, the sharvebodd
ers womkd cmm‘md Pher fue
matiate resienations of Hs
pregident and board of ¢i-
rechors,
Bt i the case of BIC,
no one has heen held fo age
eount, The altorney gen-
erals recerd action merely

wevents BDC from lobby
ing ilegally in the future,

Lobbving is nol pyon
the hall of i Plnsky’s BDC
has slso Ineeplicably omie
ted the reguired “lHyipg
wape” provisien from the
Willets Point Phase 1 oye-
aquest b proposals, victat
i a wrilten promise io fa-
bew aprdons thal was relied
upon by the Counell and
siiminaling  any  chanee
that retail workers at a fe
ture Willets Poind dovedop.
ment will he paid g Hving
W,

Aped, nlhouph aflord
able housing was the Haehe
pin of the proposed develop-
ment when # was evaluated
by the Council in 2008, the
city 15 now reportedly ene
teving into a condract with
Phase t developers that will
provide them the opllon to
not construct any housing
whatsoaver

Finally, atthoueh
the Counell was told that
the oty would recoup the

taxnaver deflars spent to

arguibre Willets Poltt prop-

erty to the greafest extent
possible via the sale of the
land to the project’s devel

apers, the city nleads o

give the Phase D properiy to
the developers af ne cost,
Mew Yorkers wast de
il wach botier of BDO
and s gtewards — no dis
regard of the bw and no
abrogation of commibiments
to eheeted offivials and the
public, all of which has
been the disturbing halb
mavk of BOC wder Pinsky.
For him and others, Ima
charade must end and they
ruislh be held aceouniabie,

&

Creveld Andoneced
President

Willets Podns Direised Ine.
Willets Point

Jake Bono
Aeniher
Willats Podnt Enited fne
Willets Fotnt

frene Prostiplornme
Member

Wiltets Point United Ine.
Willers Poine

Make skies safe
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Published on New York State Senate (hitp/fwww.nysenate.qgoy)

Homs » Paralia to Mayaor: Keep Allordable Housing Promiss

By José Peralta

0
Like

Posted by José Peralia 1 on Friday, May 31st, 2013

e Related issues: Community Development i, Housing i

State Senator Jose Peralta was joined by the Queens Housing Coalition and Make the Road
New York foday in calling on Mayor Michael Bloomberg fo “stop the bureaucratic wrecking balf”
that has laid waste to more than 1,000 units of affordable housing slated 1o be built in Willeis
Point and threatens the construction of all of the 1,920 affordable units that were supposed o be
built.

The Willets Point development plan agreed to by the City Council in 2008 included the
consiruction of 1,920 units of affordable housing. Construction was to begin at the outset of the
development process, or after the initial remediation. Under a revised plan, construction of 875
affordable units will not begin until at least 2025, if at all.

“If they put a wrecking ball to 2,000 units of affordable housing to make room for a shopping mall,
it would be froni-page news and there would be no end o the outrage,” Sen. Peralta said.
“That’s exacily what's happening here. It's just as outrageous. It's just as unacceptable.

“Mr. Mayor, stop the bureaucratic wrecking ball. Let’s hold everyone to their word and provide
the affordable housing this community $o desperately needs. That way, in a few years, instead
of a New York City mayor coming into this community to complain about a census undercount,
the visit will be to tout this area as a model of mixed-use development where everyone has a
dignified place o live.”

Former New York City Comptroller William C. Thompson, Jr. said: “Middie-class and working-
class families in Queens and around the City need more affordable housing. I'm concerned about
plans to scale back the development of affordable units in Willets Point and urge Mayor
Bloomberg o recommit to building quality, affordable housing in every borough. As Mayor, | will
work to expand middle-income and low-income housing so we can end the middle-class squeeze
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and allow more New Yorkers to remain in the City they love.”

Assemblyman Francisco Moya said: "Developers have an obligation to address the needs and
concerns of the local community. Al too often we have seen in working class neighborhoods
and communities of color that promises are not kept. The community surrounding Willets Point
needs to be guaranteed by the developers and city officials that the one element of this project
that will benefit residents the most will be fulfilled: the construction of affordable housing uniis.
The proposed delays and reduced number of units is not acceptable. | look forward to working
with the City Council, local community boards, and the Queens Development Group o make
sure that our voices are heard, promises are kept, and that we will not have our communities
needs pushed to the side.”

Council Member Julissa Ferreras said: "Affordable housing is a necessity for Willets Point and
has always remained my priority. Since day one, | have worked to negotiate with ithe
Administration to secure a fair pian that will ensure 35 percent of the new apartment units being
built are affordable housing units. | am appreciative of the support that | have received from my
colleague in local government, Senator Peralta, to bring affordable housing to Willets Point now.”

Council Member Daniel Dromm said: “It is unconscionable that the Administration is spending
substantial resources on enticing a major league soccer stadium to the area but refuses 1o
reaffirm a commitment {o ensuring that affordable housing will be included in any future
development at Willet's Point. New Yorkers who work hard and live in the area should be
prioritized over special interests who will give little back to the community.”

lvan Contreras, Coordinator of Queens Housing Coalition, said: "According 1o the official contract
between the City and the Joint Venture neither party are legally obligated to build the ramps
which are needed to develop the housing part. This means that they can walk away from the
project leaving the community with a mall, a hotel, a retail center and a parking lot and not
building a unit of housing. | don't think this is what the community wants and needs. New York is
in a housing crisis we need affordable housing and we need it now"

Leandra Requena, Queens resident and member of Make the Road New York, said: "Members
of the community fought hard for affordable housing to be included in the original Willets Point
agreement. Now the developers are backing away from this commitment, After a history of
broken promises, the City should not allow this developer io build a mall at Willets Point,
especially when this community does not need yet another mall."

As the plan stands now, there may be no affordable housing ever constructed as part of the
Willets Point development. That's because housing construction may not begin until the city
builds additional exit ramps off the Van Wyck Expressway.

The problem is that the city appears o have no intention of completing such construction before
2024, delaying the building of affordable housing until at least 2025. Moreover, if the ramp
consiruction is not completed by December 1, 2025, the developer, the Queens Development
Group, is under no obligation to build any affordable housing whatsoever. And, ultimately, it
could be the Queens Development Group deciding when the ramps are built, should the
developer undertake the job.
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But even if the ramps are built in a timely manner, the developer may buy its way out of iis
affordable housing obligation.

“These conditions put the construction of any affordable housing units in serious doubt,” Sen.
Peralta wrote in a letter last week to Mayor Bloomberg, City Council Christine Quinn and Queens
Borough President Helen Marshall. “My community and other communities affected by the
Willets Redevelopment simply can't afford to wait or rely on conditional promises. We need
answers and we need results.”
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Cueens Livic Congress

Testimony Concerning Proposed Willets Point West Mal
at Flushing Meadows Corona Park

fune 6, 2012

The Queens Civic Congress is an umbrella organization consisting of over 100 civic associations
throughout Queens. The Congress has been active with the Flushing Meadows Corona Park
Conservancy, the Fairness Coalition of Queens, and Save Flushing Meadows Corona Park over the past
several months. The Congress has in the past and remains adamantly opposed to any further
commercial development in the Park. The Queens Civic Congress Platform, entitled Civic 2030, adopted
and endorsed by the full Congress in 2008 and ratified by resolution in December 2012, includes the
following statements:

15, Support the Flushing Meadows Corona Park Conservancy.

16. Protect Flushing Meadows Corona Park from any further commercial and corporate exploitation.

17. Impose a moratorium on all new construction/development of non-public-benefit projects in
Flushing Meadows Corona Park pending completion of a Master Plan by a Commission that has
public members,

Flushing Meadows Corona Park is the largest park in Queens and ought to serve as the flagship park in
Queens, but instead has become the dumping ground of last resort for placing any project that no other
area will aceept. While we gladly accept the long standing cultural facilities such as the Queens Museum
and Theater and Hall of Science and Zoo, the more recent move of the US Tennis Center and US Tennis
Open to the park and its recent expansion has been a serious encroachment on precious parkland that
could and should be enjoyed by residents of Queens. CitiField has taken additional acres of public land
on a deal that benefits only the Mets owners with very little direct financial benefit to the City and no
benefit to Queens or to the Park. The parking lots surrounding the stadium sit on parkland and any
change in use should be subject to alienation requirements. As parking lots they could be easily
removed and returned to public use.

But the introduction of a massive steel and concrete, brick and mortar mall to these western parking lots
would permanently destroy what the community should enjoy as a public park amenity. in addition to
removing forever land that could be used by the thousands of nearby residents, the mall would destroy
hundreds of nearby “mome-and-pop” businesses, small boutiques and restaurants in surrounding
neighborhoods and would introduce significant and possibly devastating competition to existing,
struggling malls, such as the beautiful Atlas Park Mall in Glendale and even Queens Center Mall,

Queens Civic Congress and fellow organizations believe that FMICP has been intentionally neglected by
the City by providing inadequate maintenance budgets and minimal capital improvements over decades,
resulting in a2 untidy and disorganized park. None-the-less, the Park serves as the backyard to tens of
thousands of working class and middle income workers from nearby neighborhoods. The lack of upkeep
seems to justify to the city its ability to propose commercial and corporate projects such as a Major
League Soccer Stadium, the tennis center and this mall. Despite the terrible condition of the Park, on
this Memorial Day there was not a square inch of space available to put down a blanket or park a car.



People with barbeques and badminton, boom boxes and soccer were everywhere enjoying the outdoors
space that is not available on their blocks.

if, as the City is proposing, the CitiField parking lots could be repurposed, the space could better be used
by the people for additional picnic and recreation space, not for stores and movie theaters that have
guestionable demand and little or no access. There is no pedestrian traffic nearby to support a mall and
residential development plans for Willets Point remain unclear and far in the future.

Queens Civic Congress urges the Borough President to oppose this project unegquivocally. Willets Point
West is an unjustified, unnecessary and inexcusable abuse of the City’s land use powers. We believe
that the project is also in violation of parkland alienation regulations and should be reviewed by the
State. The justification to avoid these regulations seems o be that a lease agreement providesto a
private entity unrestricted use of the land, but we contest that s lease could supersede contradictory
parkland alienation {egislation.

Borough President Marshall, please continue to make your permanent and lasting mark on Queens by
preserving open space at Fushing Meadows Corona Park and just say “No.”

Richard C. Hellenbrecht, President
prosident@cenyn ore

347-722-1872




