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Supermarket Impact Analysis
Kingsbridge Armory
Bronx, New Yotk

introduction

The following has been prepared for the Law Office of Matvin Mitzner in otdet to analyze
and comment upon the secondary retail displacetnent analysis contained in the Draft
Environmental Impact Statement (DEIS) for the Kingsbtidge Armory development, and to
independently assess the potential impact of the proposed Kingsbridge Armory development
on the existing supermarkets and food stores in the area surrounding the Kingsbridge
Armory. Accotding to the DEIS, the proposed Kingsbridge Atmory development will
include approximately 377,235 square feet of retail and restautant space, of this total,
approximately 281,675 square feet would be used for a combination of department store and
non-department store shoppers goods. The remaining 64,000 square feet would be used for
convenience goods including a 60,000 square foot supermatket.

This report is based on a thorough review of the secondary displacement analysis portion of
the DEIS as well as independent field work and interviews with area merchants and
supermarket professionals in the metropolitan New York City area. Additionally, we have
used the same data service as used in the DEIS in ordet to ptovide compatibility. The
conclusions presented are further based on over 40 years of experience in retail market
analytics and research. Our firm’s qualifications are presented in the Appendix to this report.

Summary of Findings & Conclusion

The proposed Kingsbridge Armory development is expected to contain over 600,000 squate
feet of space that would include destination retail, restaurants, cinema, a fitness club and
64,000 square feet of convenience retail of which 60,000 square feet would be in a modern
supermarket or food department within a warehouse club. This report analyzes the impact of
the supermarket development on the existing food store space in the area and details the
deficiencies of the DEIS prepared for the Related Group, the developer. The following will
summarize our findings and conclusions.

DEIS Deficiencies

e The DEIS analyzes a trade area consisting of a 3 mile radius and we believe that this
is far too extensive an area to analyze. It had almost as many people as Bronx
County in 2000 (1,235,587 for the trade area vs. 1,332,650 for Bronx County).

¢  Based on discussions with area supermarket operators the existing supermarkets in
the immediate area setve a customer base that lives no mote than %% mile to %z mile
away. In all there are 14 super markets serving the tesidents of a trade area no more
than % of a mile from the site. It is this area that should have been investigated by
the DEIS not an area 4 times as large with over 7 times the population.

Roeert » PauLs, ue
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Additionally, there are two factors that will limit the draw of the proposed
supermarket - One is the low level of car ownership in the area — only 26% of
tesidents within 3% of a mile from the site have a cat, and the other is the severe
lack of parking at the proposed project (less than 1 space per 1,000 square feet of
development).

A more rational trade area would have far less population (1/7th the people) and
lower median incomes (31% less) and less retail potential (89% less).

The DEIS also underestimated the potential sales of the proposed food store.
They estimate $41.3 million, when a typical 60,000 squate feet market in NYC
will do between $55 million and $65 million in sales.

The combination of underestimating sales and measuring it against an over-extended trade
area significantly under-estimates the current level .of service provided by the existing
supermarkets and the impact that a large supermarket at the Kingsbridge Armory site would
have on the nearby existing competitive alignment.

Supermarket Analysis

Given the current distribution, the arez that these markets serve can be
accommodated in a ¥ mile radius from the Kingsbridge Armory. This is the area
that must be analyzed if a true measure of the impact of the proposed 60,000
square foot super market on local markets is to be assessed.

The total amount of dollars available from the atea setved by the existing
supermarkets is only about $150,000,000.

In total, the existing stores within % of a mile of the Armory produce over $158
million in sales and derive almost $110 million from nearby tresidents. Since area
residents rarely produce more than 80% of a store’s sales (in this case $120
million of the $150 million in total sales) the existing stores have a penetration
rate of almost 92%. In reality this area is not undersetrved by food stores.

Total sales from the trade area by existing or proposed projects other than the
Armory development would be in excess of $135 million (see Exhibit 4). Since
there is only $150 in available spending (money that can be spent anywhere)
there is little if any excess to flow to the proposed supermatket that will not
come out of the sales of the existing merchants.

Ronery B Patnns, ue
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Impact Analysis

¢ We believe that 50% to as much as 60% of the sales will be detived from
residents of the area within %4 mile of the site. This means that of the $55 to $65
million in expected sales from the 60,000 squate foot supermarket, up to $39
million of existing business will be siphoned off from existing markets from this
market segment alone.

¢ Additionally a large percentage of the typical inflow (non-trade area sales) of 15%
to 20% that accrue to existing markets from area employees and visitors may also
be transferred to the proposed 60,000 square foot supetmarket at the Armory.
This will potentially put an additional $10 to $15 million of existing sales at risk.

¢ Since the potential transfer of volume will impact those existing stores in the
closest proximity to the proposed Armoty development the most, the five
supermarkets closest to the proposed Armory development represent over $28
million in sales and have over 240 employees. Given the narrow profit margins
of the supermarket industry, only 3%-4%, 2 small reduction in sales on 10% to
15% will put these markets and other markets in the ted, and jeopardize their
existerice.

e Additionally many small food stores, delis and bodegas will also be at risk of
closing. In essence, all the proposed 60,000 squate foot supermarket will do is
transfer existing sales and jobs if built as well as putting many small locally and
family owned food stotes out of business.

Rowert 8 Paves, we
REAL ESTATE & RUANNING CONSUTTANES 20 WEST 17THSTREET  NEW YORK, NY 10011 5



Supermarket Impact Analysis
Kingsbridge Armory
Bronx, New York

Kingsbridge Armory Description

The proposed project (“The Shops at the Armoty”} would be located at 29 West
Kingsbridge Road in the Kingsbridge Heights section of the Bronx. More specifically, the
site is located on Block 3247, Lot 10 and a portion of Lot 2. The proposed project site
occupies most of the block bounded by West 195th Street, Reservoir Avenue, West
Kingsbridge Road, and Jerome Avenue. The Armory structure, a historic landmark, is
substantially vacant, apart from the storage of graffiti removal trucks by the Mayor’s Office
“Graffiti Free NYC” program. The project site is currently within a R6 zoning district,
surrounded by R7-1, R8, C4-4 and M1-1 zoning districts.

The proposed redevelopment of the Kingsbridge Armory would include approximately
605,370 square feet of new uses and about 400 parking spaces. Mote specifically, the
proposed uses for the renovated landmark would include retail, cinema, fitness club,
restaurant space and community facility use. Additionally, about 30,000 squate feet of public
open space would be developed adjacent to the Armory building on the project site. Lastly,
there would be some reconfiguration of the vehicular and pedestrian traffic and the south
side of West 195th Street would be de-mapped to provide additional land area for potential
City redevelopment of property on the north side of the Armory at a future date,

Exhibit 1

Proposed Project
The Shops at the Atmory

S
281,675
Restaurants 31,560
Cinema 57,485 | (1,644 seats)
Convenience Retail 64,000
Fitness Club 33,240
Common Areas 110,410
Subtotal SRS 608,370 o
Parking Area 164,285 | (400 spaces)
Service/Mechanical 128,205
Total : ' 897,860

In sum, the proposed project would require several actions, including the disposition of a
249,386 square foot parcel of land, a change to the City Map, a rezoning of the site from R6
to C4-4, the closing and de-mapping of a portion of Resetvoir Avenue, to create a new one-

acte public open space, and a portion of the south side of West 195th Street between Jerome
Avenue and Reservoir Avenues.

Rosert 8 Pautis, we
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The project will require a high level of subsidy from the City of New York and would
NEW YORK, N 10011

therefore have a competitive advantage over the existing merchants that have received no

subsidy.
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DEIS Shortcomings

Although the DEIS professes to comply with all the CEQR requirements, it does not
accurately nor adequately address several critical issues. Additionally many of the conclusions
drawn are contradictory to the data presented in the analysis. This is especially true as it
relates to the Secondary Displacement Analysis for food stotes and supermarkets.

Trade Area Delineation

The DEIS analyzes a trade area for convenience goods (including food stores) that is a 3
mile radius. While it is possible that the proposed supermarket of 60,000 square feet could
have an extended trade area given the large amount of destination shopping as patt of the
project, traditionally urban supermarkets draw from a smaller area by virtue the density of
nearby population and the lack of car ownership in many urban ateas of New York. As such
thete is no support for the notion that the Armory development’s supermarket would draw
from such an extremely broad area and therefore in order to measure the impact on existing
stores and the level of current service these existing food store provide a much smaller area
needs to be analyzed.

By definition a trade area is the geographic area whete 70% to 80% of a store’s sales are
derived. The Primary Zone of a trade area can draw as much as 50% of the total volume.
The difference between total trade area sales and total sales is typically made up of area
employees and visitors. This can only truly be determined once a store is opened and
operating. In exurban and rural settings this can be a very large area and typically in densely
populated urban environment like the Kingsbtidge section of the Bronx it is very small.

Additionally no matter what the geographic area of a trade area is, there is one certainty and
that is that the further one goes from the store a diminishing percentage of sales is derived.
For example, in a mile trade area as much as 60% (the Primary Zone) can be produced from
the first ¥ mile and the other 10% - 20% from the outer % mile (the Total Trade Area). The
remaining 10% to 20% of the volume is typically derived from area employees and to a
lesser extent the occasional visitor from beyond the trade area.

Based on discussions with area supermarket operators the existing supermarkets in the
immediate atea serve a customer base that lives no more than % mile to %2 mile away. This is
borne out by the existing locations of the various chain supermarkets in the area. Morton
Williams has two stores approximately %4 mile from each other as does Pioneer and Bravo
Supermarkets. C-Town another major chain has stotes that are no more than % mile from
each other. In all there are 14 supermarkets serving the residents of a trade area no more
than % of a mile from the site. It is this area that should have been investigated by the DRIS
not an area twice as large with over 7 times the population. Logic also dictates this smaller
arca of investigation since most convenience store shoppers do not catry large quantities of
groceries long distances.

Rosert . Pauls, we
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The probable trade area for the supermarket at the Kingsbridge Armory will also be
diminished by two other factors. One is the low level of car ownership in the area — only
26% of residents within % of a mile from the site have a car, and the other is the severe lack
of parking at the proposed project. There are only 400 spaces for over 500,000 square feet of
commercial uses and that is less than 1 per 1,000 squate feet of space. That is far less than
the typical standard of 5 spaces per 1,000 square fect recommended by the ICSC and also far
less than most of the provisions of the New York City Zoning Code which typically
mandate 3-4 spaces per 1,000 square feet.

This lack of car ownership in the area as well as the lack of patking on the site will inhibit
convenience shopping by car on a regular basis and therefore the bulk of the sales volume
would be expected to be derived from nearby area residents.

We suspect that the artificially low availability of parking was guided by the severe traffic
impacts of the proposed garage and the impossible to mitigate impacts of a larger more
appropriate parking garage.

Trade Area Demographics'

The difference in delineating a proper trade atea is critical to any retail analysis. According to
the DEIS the 3 mile radius had approsimately 1.2 million petsons in 2000 residing in that
large geographic area while if one were to reduce the probable trade area to a % mile radius
the available population would drop to approximately 136,000 people. Within a %% mile
radius there were only 80,000. This is just one example of the distortion created by
significantly expanding the trade area geography.

The median income’s are also distorted and therefore so is spending, According to the DEIS
the Median Household Income in their large trade area was $35,238 in 2000. If a more
rational % mile trade area were used, then the Median Household Income would be only
$24,482. This would create far less money available to area food stores and would
significantly increase the impact of a new 60,000 square foot supermarket on the existing
merchants. According to the DEIS their large trade area has over $1.36 billion in food
potential and as we will show in the next section using a more rational trade area total food
potential will be less than §150 million or 89% less.

Rosert 5. Pauls, 1c
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Competitive Alignment

The DEIS purports to have analyzed the existing food stores in their 1% mile trade area.
Time did not allow us to confirm all of their figures, but they discuss and map
13 supermarkets within that 1% mile radius. Our investigation indicates that there are at least
13 markets within % of a mile from the site and at least 16 that serve the residents within
#: of a mile from the Kingsbridge Atmory.

Major Supermarket Competition
Kingsbridge Road & Vicinity

Rosert B PauLs, nic
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Kingsbridge Road & Vicinity

1 Morton Williams 15 East Kingsbridge Rd Bronx
2 Bravo 80 West 183rd Street Bronx
3 Pioneer - 2262 Jerome Avenue Bronx
4 C-Town 2274 Creston Avenue Bronx
5 Bravo - 2285 Grand Concourse Bronx
6 Pioneer 250 East 187th Street Bronx
7 Morton Williams = 2467 Jerome Avenue Bronx
8 Pioneer ' 125 West Kingsbridge Rd Bronx
9 C-Town - | 2891 Sedgwick Avenue . - | Bronx
10 Foodtown Broadway & 231st St Bronx
11 Stop & Shop Broadway & 234th St Bronx
12 C-Town East 198th Street & Jerome Ave | Bronx
13 Met Food 277 East 198th Street Bronx
14 Pioneer 410 Bedford Park Bivd Bronx
15 Pathmark 410 West.207th Street Manhattan
16 Compare Foods | 3815 9th Avenue Manhattan

In addition, the DEIS identifies 605 convenience goods stores in the 1% mile radius but
does not distinguish the amount of grocery stotes.

To further show the ludicrousness of such an extended trade area and its impact on the
analysis, the DEIS estimates that the total Grocery Store demand in this area was $1.36
billion in 2008. The DEIS furthermote estitnates that total Grocery Store demand in all of
the Bronx was $1.61 billion in the same yeat. In other words the total demand from this
extended 3 mile area which covers only a portion of the Bronx and some of upper
Manhattan represents 85% of the total demand available to all Bronx County grocery stores.
It is hard to imagine that any one supermatket location would have a draw that would
effectively compete with the entirety of Bronx County, especially given the presence of large
retall complexes throughout the Bronx including Co-Op City, Westchester Avenue, The
Hub, Gateway Center and others. Yet that is exactly what the DEIS measured expected sales
against, instead of the smaller area from which the existing supermarkets and food stores
serving Kingsbridge derive their sales.

Rosert 5 Pauls, e
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Expected Sales

In addition to inflating the probable demand the DEIS also underestimated the probable
level of volume that a 60,000 square foot market would produce at the Kingsbridge Armory.
By utilizing the Dollars and Cents of Shopping Centers as 2 guide they have taken national
averages and applied them to the extraordinary circumstances of New York City. Sales
volumes in New York City are considerably higher than any national or regional averages.
This is due to the extremely high operating costs such as rent, utilities, taxes and wages.

In fact while the DEIS estimate food store sales at the Kingsbridge Armory at $§41.3 million
from the 60,000 square feet of space, the Pathmark Supermarket in Co-Op City produces
over $50 million in less space. A typical New York area Costco will produce as much as $200
million in total volume with over 33% derived from food store type merchandise. This is in
excess of $66 million in food sales annually.

The combination of underestimating sales and measuring it against an over-extended trade
area significandy under-estimates the current level of service provided by the existing
supermarkets and the impact that a large supermarket at the Kingsbridge Armory site would
have on the nearby existing competitive alignment.

The following will offer a detailed analysis of the true impact.

Ronert 8. Pavis, ue
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Supermarket Market Analysis

Existing Supermarket Trade Areas

The existing supermarkets serving the Kingsbridge area have trade ateas typical of urban
supermatkets. Discussions with store managers and owners indicate that areas ranging from
4-6 blocks are typical. This represents about a % mile radius from each store. This is borne
out in the existing distribution of area markets where the 2 existing Morton Williams stores
are about %4 mile apart and the C-town, Pioncer and Bravo supermarkets ate only slightly
wider spaced.

Given the current distribution (see map below), the area that these markets serve can be
accommodated in a % mile radius from the Kingsbtidge Armory. This is the area that must
be analyzed if a true measure of the impact of the proposed 60,000 square foot super market
Is to be assessed.

Trade Area and Existing Supermarkets

Rounert 8 Pauts, uc
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Trade Area Demographics and Potential

Exhibit 2 below indicates the population, households, median household income, median
age and car ownership in the % mile radius.

Exhibit 2

Kingsbridge Road
Supermatrket Trade Area (3/4 Mile Radius)

Popuiation 136,669 139,730 140,845
Housghaide ™ 43566 TR} 43 458
Average Household Size 3.03 3.06 3.06
Median Household Income $24,482 $32,081 $35,265

Automohbile Ownership 25.9% !

Source: ERSI

As can be seen the total population in the area served by the existing markets is only about
140,000 persons who reside in only 44,152 households. Car ownership in this atea is
exceptionally low — less than 26%. Therefore these area residents are dependent on local
supermatkets within walking distance to their homes.

Exhibit 3 indicates the household expenditures on food at home and the total food at home
potential for this area. The total amount of dollars available from the area served by the
existing supermarkets is only about $150,000,000. It is from this pot of money that the

impact of potential food store sales in the proposed Armory development must be measured
against.

Rosent B Paurs, tie
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Exhibit 3

Kingsbridge Road
Supermatket Trade Area (3/4 Mile Radius)
Expenditures and Potential

Toal Trde Area

o Number of Households 44,152 44,408

Food at Home Expenditures $3,396 $3,396

““““ Total Potential | $149,957,411 | $150,826,887
Souree: ERSI

Existing Supermarket Sales from Trade Area

Based on discussions with store owners and managers, theit size and location within the %
mile area of influence we have estimated the level of sales that each store currently produces
from the trade area residential potential (See Exhibit 4) These figures do not include sales
volume from inflow sources such as area employees and visitors. This in some cases can
account for up to 20% of total sales volume. These additional sources of revenue are also at
tisk from the proposed 60,000 square foot supermarket at the Armory site.

As can be seen total volume produced by the existing supermarkets is approximately $79.4
million of which approximately $47.4 million is derived from trade area residents. In addition
to these supermarkets there are over 130 delis, bodegas, vegetable dealers and other small
specialty food stores with % mile of the Armory. The average sales in a bodega according to
their trade association is about § 600,000 per year and this would add another $78 million in
sales of which the vast majority will come from neatby residents. In total, the existing stores
within % of a mile of the Atmoty produce over $157 million in sales and derive almost $110
million from nearby residents. Since area residents rarely produce more than 80% of a stote’s
sales (in this case $120 million of the $150 million in total sales) the existing stores have
penetration rate of almost 92%.

In essence, this area is more than adequately served by the existing merchants. Additionally if
the upper Manhattan Pathmark and the new stores at Gateway Plaza are included the total
sales from the trade area would be in excess of $135 million. Since there is only $150 in
available spending (money that can be spent anywhere) most of the sales flow to the
proposed supermarkets will come out of the sales of the existing metchants.

Rosert 5 Paurs, e
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Exhibit 4

Kingsbridge Road
Supermarket Trade Area (3/4 Mile Radius)
Existing Supermatket Sales

Morton Williams - Kingsbridge |  $10,000,000 80% $8,000,000 |

Morton Williams - Ferdham Rd. $8,400,000 80% $6,700,000

Bravo - 183rd Street $3,500,000 60% $2,100,000

- Pioneer -Jerome Ave, $3,000,000 60% $1,800,000
B C-Town | $3,000,000 70% $2,100,000
Bravo - Grand Concourse $4,500,000 70% $3,150,000

~ Pioneer -187th Street $3,000,000 70% $2,100,000
Pioneer -Kingsbridge $3,000,000 80% $2,400,000

C-Town - Sedgewick $3,500,000 80% $2,800,000

Foodtown - Bway $5,000,000 30% $1,500,000

Stop & Shop - Bway | $20,000,000 30% $6,000,000

C-Town - E 198th St. $3,500,000 70% $2,450,000

N Met Foods - 198th St. $2,000,000 70% $1,400,000
Pioneer-Bedford Park Ave. $7,000,000 70% $4,800,000

_ Total From Existing Supermarkets | $79,400,000 $47,400,000
Deli's, Bodegas, Small Groceries | $78,000,000 ~ 80% $62,400,009_
Pathmark | $35,000,000 20% $7,000,000

Projectsby2013 | $60,700,000 30% $18,210,000

Total Existing & Future Sales | $253,100,000 53% $135,010,000

* Sales from residents only.
Source: Robert B. Pauls, L1.C

Rosert 5. Pauis, e
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Potential Impact on Existing Food Stores

As previously noted, the DEIS estimate food store sales at the Kingsbridge Atmory at $41.3
million from the 60,000 square feet of space. However, the Pathmark Supermarket in Co-Op
City produces over $50 million in less space. A typical New Yotk atea Costco will produce as
much as $200 million in total volume with over 33% derived from food store type
merchandise. This is in excess of $66 million annually. B]’s Warehouse does less overall
volume but the percentage of food sales is as much as 45%. Therefore it is probable that the
proposed food store will produce volume levels of between $55 and $65 million.

Although it is possible that 80% of this volume may be detived from an area larger than %
of a mile due to the presence of destination type retailets serving a regional matket area the
vast majority of the sales will come from nearby residents. On a conservative basis we
believe that 50% to as much as 60% of the sales will be from the area within % mile of the
site. We believe that 50% to as much as 60% of the sales will be derived from tesidents of
the area within % mile of the site. This means that of the $55 to $65 million in expected sales
from the 60,000 square foot supermarket, up to $39 million of existing business will be
siphoned off from existing markets from this market segment alone.

Additionally a large percentage of the typical inflow (non-trade area sales) of 15% to 20%
that accrue to existing markets from area employees and visitors may also be transfetred to
the proposed 60,000 square foot supermarket at the Armory. This will potentially put an
additicnal $10 to $15 million of existing sales at risk.

While not all stores will suffer equally, it is certain that those in close proximity will suffer
the most. This means that the two Morton Williams stotes, the Kingsbridge Road and the
Jerome Avenue Pioneer stores as well as Sedgewick Avenue C-Town will bear the brunt of
the sales losses. Since the potential transfer of volume will impact those existing stotes in the
closest proximity to the proposed Armoty development the most, the five supermarkets
closest to the proposed Armory development represent over $28 million in sales and have
over 240 employees.

Given the narrow profit margins of the supermarket industry, only 3%-4%, a small reduction
in sales on 10% to 15% will put these markets in the red, and jeopardize their existence.
Additionally many small food stores, delis and bodegas will also be at risk of closing, In
essence, all the proposed 60,000 square foot supermarket will do is transfer existing sales and
jobs if built as well as putting many small locally and family owned food stores out of
business.

Robert 8 PauLs, 1ic
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Appendix
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Market Data - Kingsbridge Armory Resident Trade Area
(3/4 Mile Radius)
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Kingsbridge Armory - Bronx NY 3/4 Mile Site Map

Radius

W Kingsbridge Rd & Jerome Ave Prepared by ESRI Latitude: 40.86749

Bronx, NY 10468 July 14, 2009 Longitude: -73.89737
- - o —

®2009 ESRI On-demand reports and maps from Business Analyst Online, Qrder at www.esri,com/bao or eall 800-292-2224 Page 1 of 1



Market Profile

Prepared by ESRI

W Kingshridge Rd &

Jerome Ave

Latitude: 40.86749 Bronx, NY 10468
Longitude: -73.89737 Radius: 0.75 Miles

2000 Total Pop Iatlon

'2009 Total Populatlon
2014 Total:Population ¢
2009 - 2014 Annual Rate 0.16%

139, 730

2000 Househokds

2000 Average Househald Size:

FE2009 Avérage Household Siz
2014 Households
£::2014 Average Household Size

Data Note: Household population includes persons not residing in group quarters. Average Household Size is the household

Source: ESRI forecasts for 2008 and 2014; U.S. Bureau of the Census, 2000 Gensus of Population and Housing
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Jerome Ave
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2000 Househo!ds by Incom

2014 Households by Inc
iHousehold' Income Base

<815, 000
i ¥ 2

1/$35,0001-'849,999 ¢
$50,000 - §74,999

) $2oo 000+
‘Average Household Incom

sing Units by Value

$200 00Q - $299 999
$300,000-'$499,999
$500 000 - $999,999 0.9%

$154,432

Data Note: Income represents the preceding year, expressed in current dollars. Household income includes wage and salary eamings,
Souyrce: ESRI forecasts for 2009 and 2014; U.S. Bureau of the Census, 2000 Census_of Population and Housing
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s

2000 Population by Sex

Females 52.9%
2009 Population by Sex
Males!
Females 52.9%
2014 Population by Sex
M

0

Source: ESRI forecasts far 2009 and 2014.; U.S. Bureau of the Census, 2000 Gensus of Population and Housing
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2000 Popufatlon by Race/Ethnicity
ta

Hispanic Origin
Diversiy IRdex

52 Enrolledin Kindergarten
Enrolled in Grade 1-8

zEnrolled in'Grade 8-12
Enrolled in College

Not Enrolled in School 64.1%

2009 Population 25+ by Educational Attainment

Less than 9th Grade

E0th= - 12th Grade, No Diplom
ngh School Graduate
T o =

" Graduate/Professional Degre

Data Note: Persons of Hispanic Origin may be of any race. The Diversity Index measures the probability that two pecple from the same

Source: ESRI forecasts for 2009 and 2014; .S, Bureau of the Census. 2000 Census of Pogulation and Housing
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2009 Population 1§+ by Marital Status

Clwllan Unemployed

Not in Labor Force

2008 Civilian Population 16+ in Labor Force

: ployed
Civilian Unemployed

2014 Civilian Populatlo

. Civillan‘Employed
Civilian Unemployed

Source: ESRI forecasts for 2009 and 2014.; U.S. Bureau of the Census, 2000 Gensus of Population and Housing
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2009 Employed Population 16+ by Industry

Manufacturing

inance/Insurance/Real Es
Services

-Managemeni/Blisiness/Financia
Professional
-Sales

stallation/Maintenance/|
Production

Average Number of Vehicles Available 0.3

Source: ESRI forecasts for 2009: U.8, Bureay of the Census, 2000 Census of Population and Housing
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ouseholds by Type

i

With Related Children
Other Family.(No:Spotls
Wth Relate Children

) Householder Ll\;mg Alane
Householder Not:Living /

:Households with Related Childre
Households with Persons 65+ 15.1%

2000 Households by Size

Baraoh
3 Person Household
4 Person Household

Med:an Year Structure Built 1947

Source: U.S. Bureau of the Census, 2000 Census of Population and Housing
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Top 3 Tapestry Segments

1. High Rise Renters
2 Retirement Communities
3. Family Foundations

20109 Consumer Spending shows the amount spent on a variety of goods and services by households that reside

5017254

' Average Spent m$1",'§52w.72
Spending Potential Index -

‘Computers & Accessories: Total

$136.01
60
30765760
$901.06

Average Spent
Spending Potential Index
Food-at Home: Total

Average Spent
___Spending Potential Index
‘Food Away from-Home: Total $

Average Spent

___Spending Potential Index

21,68
Average Spent $491.25
Spending Potential Index
{Retail Goods: Total $ 173,85’
Average Spent $13,321.57
Spending Potential Index 52
eliter: Total $ 6380396
Average Spent
Spending Potential Index
TVIVideo/Sound:Eguipment: Total:§
Average Spent

'$11,184.18

g a 9,286,729
Average Spent $889.81

Spending Potential Index 48
Vehicle Maintenance & Repairs: To :

Average Spent $495.30
Spending Potential index 53

Data Note: The Spending Potential Index represents the amount spent in the area relative to a national average of 100.
Source: Consumer Spending data are derived from the 2005 and 2006 Consumer Expenditure Surveys, Bureau of Labor Statistics.
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Kingsbridge Road & Vicinity
Existing Supermarkets

Morton Williams 15 East Kingsbridge Rd Bronx

s é{*w

Bravo 60 West 183rd Street Bronx

Bosert 8. Pauls, e
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Pioneer 2262 Jerome Avenue Bronx

C-Town 2274 Creston Avenue Bronx
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Bravo 2285 Grand Concoutse Bronx

Pioneer 250 East 187th Street Bronx
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Morton Williams 2467 Jerome Avenue Bronx

Pioneer 125 West Kingsbridge Rd  Bronx
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C-Town 2891 Sedgwick Avenue Bronx

Foodtown Broadway & 231st St Bronx
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Stop & Shop Broadway & 234th St Bronx

C-Town East 198th Street & Jerome Ave  Bronx
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Met Food 277 East 198th Street Bronx

Pioneer 410 Bedford Park Blvd Bronx
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Supermarket Market Analysis
Kingsbtidge Atmory
Bronx, New York

Qualifications

ROBERT B. PAULS, LL.C - Offers a full range of real estate consulting services to retail
tenants, private developers, financial institutions, public agencies and communicy
development otganizations. Since its inception in 1975, the fitm has provided market
feasibility analyses, highest and best use studies, financial pro forma and cash flow analyses,
economic impact studies, cost-benefit analyses, project valuations and expert testimony on
every type of real estate development. Assignments have included projects throughout the
United States as well as in Europe, South America and Africa.

MARKET STUDIES: The firm has prepared a large number of market feasibility studies
for public and private clients for virtually all types of projects including retail, office,
industrial, hotel, residential, and recreational uses. These studies have analyzed market
demand, pricing, absorption, demographic characteristics, zoning requitements, user
availability and political climates in order to determine feasibility. The firm has had
experience in projects ranging from single use sites to large mixed-use developments.

FINANCIAL ANALYSES: The fitm has provided financial pro forma and cash flow
analyses for all segments of the real estate community. Many developers, financial
institutions and real estate attorneys have used our firm to aid in their "due diligence"
process, to documnent preparation for lenders or to obtain zoning changes ot variances.
Factors that are typically analyzed are construction costs, soft costs, financing costs, land
values, absorption, pricing and operating costs. These studies range from single pro forma
analyses to complicated multi-year, multi-use cash flow analyses.

ECONOMIC IMPACT ANALYSES: We have been active in prepating economic impact
analyses for private developers and local governments as part of environmental impact
studies, cost-benefit studies, zoning applications and use vatiances.

EXPERT TESTIMONY: Partners of the firm have provided expert testimony regarding
economic viability, market demand, fiscal impacts and other real estate issues at zoning
hearings, variance application proceedings, and before other judicial and administrative
bodies. Many environmental firms, real estate attorneys and architects have included us as
part of their team to present their case before public agencies municipal and judicial
authorites.

Rotery s Paves, e
REAL ESTATE & PLASSING CONSCLTANTS 20 WEST 17THSTREET  NEW YORK, NY 10011



Supermarket Market Analysis

Kingsbridge Atmoty
Bronx, New York

ROBERT B. PAULS, LLC - Has worked extensively throughout New Yotk City, the
nation and the wotld, in the planning and implementation of all types of real estate
developments. Previous assignments have ranged from complex central business district
mixed-use projects to smaller projects involving development or redevelopment of

individual sites. Clients have included:

Private Sectot

Zubizarreta - Montemayor Assoc.

Murray Hill Properties

Zeckendorf Company

Continuum Company Brodsky Organization

STV, Inc. Homart Development

Prestige Properties

INT Public Service & Gas Columbia University
Princess Hotels Nathan's Famous, Inc.
| A&P Supermarkets The Mills Corporation o
Michael Kwartler & Associates Konheim & Ketcham
Greater New York Savings Bank Citicorp
New Brunswick Savings Bank Procter & Gamble
Archstone Propertes Petroleos de Venezuela
Stroack & Stroock Univision
Kushner Companies Carl Marks & Company
Shopco Group | Finast Supcrma.tkcts
Chemical Bank Ozxford Development Corp.
Conway Stores Rosenshein Associates

Herrick Feinstein

Paul Hastings et al

Phillips Nizer

Ohrenstein & Brown

Public Sector

New Yotk City Economic Development Corp.

New York City Office of BusDev.

New York City Department of City Plan.mng

New York City Dept.of Trans.

Empire State Dev.Corp.

Jacob K. Javits Conv. Center

Roosevelt Island Operating Corp.

United Nations Dev. Corp.

State of New Jersey Dept. of Histozic Pres,

City of Bloomfield, Connecticut

City of New Haven, Connecticut NYC Board of Education
City of Jamestown, New York Long Island City Dev. Corp.
New York City Board of Education NYC Housing Authority

Greater Jamaica Development Corporation

Upper Man. Empwrmnt Zone

South Bronx Overall Economic Dev. Cozp.

Fourteenth-Union Square BID

Times Square BID Fashion Ceater BID
Dowatown Alliance Downtown Brocklyn Council
Shopco Group Finast Supermarkets
Chemical Bonk Oxford Development Corp.
Conway Stores Rosenshein Associates
Herrick Feinstein Paul Hastings et al

Phillips Nizer " Ohzenistein & Brown

Roszrzt 8 Pavlrs, we
REAL ESFATE & BLASNING CONSULTASTS 29 WEST 17TH STREET
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Supermarket Market Analysis
Kingsbridge Atmory
Bronx, New York

Robert B. Pauls
Managing Partner

EXPERIENCE

Mr. Pauls has been providing extensive real estate and planning consulting services since
1975. He has been involved in a vardety of assignments including highest and best use,
project feasibility, land use analyses, market feasibility studies, housing analyses, cash flow
analyses, pro forma statements and residual land value analyses, on all types of real estate
development. These services have been provided for every conceivable type of development
from a small retail or residential project to hundred million dollar plus mixed use projects.

Clients have included major architectural and planning firms, governmental agencies, retail
tenants, private developers, financial institutions and major cotporations. Representative
clients include the City and State of New York; NYC Economic Development Corporation;
the State of New Jersey; Procter & Gamble; Conway Stores; Oxford Development Corp.;
A&P Supermarkets; Jacob K. Javits Convention Center; Princess Hotels International,
Petroleos de Venezuela, and many others.

Prior to commencing a private consulting practice, Mr. Pauls gained experience in all phases
of real estate development including land acquisition, project planning, financing, and
matketing working for several major developers including Kimco Corporation and Sanndrel,
Inc. Mt. Pauls also served as a vice president for Nordal Associates on various large, mixed-
use developments throughout the United States, South Ametica, Africa and Europe.

In addition to his consulting activities, Mr. Pauls is an active lecturer, having given seminats
at New York University, Columbia University, Princeton University, City University
Graduate Center, Lehman College, Brooklyn College as well as many professional
conferences and workshops. He has also been qualified as an expert witness in both State
and Federal Courts

Mr. Pauls has degrees in Econoimics and graduate studies in Urban Planning,

Roeert 5 Paves, 1
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Supermarket Market Analysis
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Bronx, New York

Barbara J. Cohen
Senior Associate

Ms. Cohen has wotked with Robert B, Pauls, LLC — Real Estate & Planning Consultants
for the past 18 years. She has been involved in a number of assignments, including retail
market studies, commercial revitalization strategies, Business Improvement District studies,
feasibility studies, and commercial and residential market analyses. Most recently, she has
wotked on the economic and revitalization strategies for the Times Square BID, The
Fashion Center BID, The Upper Manhattan Empowerment Zone as well as a variety of
othet planning and real estate analyses.

As a senior associate, her responsibilities with the firm include research, data analyses, field
inventories, project supervision and other planning and real estate functions. Ms Cohen has
also been actively involved in the many services that we have performed for private sector,
public sector and Business Improvement District clients and has a unique understanding of
the BID process.

Prior to joining forces with Robert B. Pauls, LLC — Real Estate & Planning Consultants,
Ms. Cohen completed her B.A. in Architectural History at State University of New York at
Buffalo and received her Master's degree in Urban Planning at CUNY — Hunter College.

Additional experience in the field is demonstrated by her work with the NYC Landrarks
Preservation Commission, the Center for Building Conservation, The Pitkin Avenue BID,
The Alliance for Downtown NY, The Glen Cove BID and Phipps Houses. Ms. Cohen has a
masters degree in Urban Planning from Hunter College.

Roeert 5. Pauls, uc
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BRIAN KETCHAM ENGINEERING, P.C.
175 Pacific Street, Brooklyn, NY 11201, 718-330-0550

The Real Traffic Impacts from the Proposed
Kingsbridge Armory, CEQR No. 08SDME004X

By Brian T. Ketcham, P.E.’
November 16, 2009

Summary of Results

This report provides a picture of the proposed Kingsbridge Armory project that is different from
that provided in the Final Environmental Impact Statement (FEIS). Based on detailed traffic
simulation models, it is demonstrated herein that the project will have a much greater impact not
only in the overall study area assumed in the FEIS but particularly in close proximity to the
proposed project. Contrary of the claims made by The Related Companies, the project will have
a very significant impact on traffic in the Kingsbridge Heights community on both weekdays and
weekends, especially in close proximity to the project. While the FEIS reports many locations
where project traffic will cause a significant impact it does not provide a full picture of the
effects of this project on the Kingsbridge Heights community. The Related Companies admit it
cannot mitigate some of the intersections impacted by their project. What they do not describe is
just how severe these impacts will likely be.

This report presents, separately, the results of modeling traffic impacts for the weekday PM peak
hour, and the Saturday midday peak-hour for conditions without (No Build) and with project
traffic (Build) for area wide impacts and for the area in close proximity to the project site. The
conditions were modeled using traffic volume and other data as detailed in the FEIS.

For area wide impacts, during the weekday PM peak hour, the model indicates that total travel
for the area increases by 9%. However, total vehicle delay increases by 75%, average travel
speeds decrease by 14%, fuel consumption increases by 57% as do vehicular emissions while
average vehicle fuel economy declines by 30% all due to project traffic. In close proximity to
the project travel increases by 57% compared to 9% for the entire study area. In comparison to
effects for the entire study area presented above, total vehicle delay increases by 143%, average
travel speeds decrease by 16%, fuel consumption increases by 92%, average vehicle fuel
economy declines by 29% while vehicular emissions increase by 96% due to project traffic near
the project site.

For Saturday midday conditions, project impacts are greater area wide but slightly less for an_
average Saturday midday peak hour compared with the weekday PM peak hour. For area wide
impacts the model indicates that total travel for the area increases by 12%. However, total

! Brian Ketcham is a licensed Professional Engineer. His expertise is in transportation and environmental
engineering. He has had more than three decades experience preparing large scale environmental and traffic impact
statements for private and public clients including the NYC Department of City Planning, the NYC Department of
Transportation and the NYC Dept. of Sanitation,
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vehicle delay ncreases by 83%, average travel speeds decrease by 29%, fuel consumption
increases by 64% as do vehicular emissions while average vehicle fuel economy declines by
32% all due to project traffic. The summation of impacts near the project impacts (including all
intersections touching the project) are slightly less than for weekday PM peak hours. This is due
to the lower No Build baseline traffic compared with weekday PM peak hours that offset
significantly the much greater project impacts for Saturday midday peak hours (1,307 vehicle
trips for Saturday midday vs. 868 trips for weekday PM peak hours). In close proximity to the
project travel increases by 66% compared to 12% for the entire study area. In comparison to
effects for the entire study area presented above, total vehicle delay increases by 128%, average
travel speeds decrease by 11%, fuel consumption increases by 85% as did vehicular emissions,
and average vehicle fuel economy declines by 29%. Clearly the Kingsbridge Armory project
will bave far greater impacts on the Kingsbridge Heights community than has been reported for
weekday PM peak hours and Saturday midday peak hours and very likely for all time periods.

Summary of Failures of FEIS

It was previously reported that a number of problems had been identified for the Kingsbridge
Armory project that demonstrated that this project would have impacts greater than reported (See
“A Summary of the Traffic Impacts from the Kingsbridge Armory Project Kingsbridge Armory
FEIS, CEQR No. 08DME004X” appended to this report). The following summarizes some of
these findings:

e Traffic impacts cannot be mitigated: The project will add thousands of auto trips daily
(and even more on weekends) to the Kingsbridge community streets; some impacts
cannot be mitigated and will result in significantly increased congestion levels.

* Traffic impacts could actually be worse: The Final Environmental Impact Statement
(FEIS) has under-reported traffic impacts; traffic could be 20% to 50% greater than
reportf:d.2

* Project truck trips have also been under-reported: Estimated truck trips are about
half what has been assumed for other similarly sized shopping malis.

e Off-street parking will accommodate a fraction of demand: The Related Companies
would provide just a fraction of the off-street parking needed to support the Armory
project and relies, instead, on the Kingsbridge Heights area local streets to supply free
parking.

* Kingsbridge Armory traffic will result in increased traffic accidents: Contrary to
claims, the project will result in 60 more traffic accidents injuring about 20 people every
year.

¢ Some project impacts might be mitigated: The EIS ignores the only effective
mitigation where none is available now —— a reduction of the project size by half, down to
about 300,000 square feet.

¢ Public comments were entirely ignored: More than two dozen comments were made
in public hearings involving traffic, parking, transit and pedestrians summarized, in part,
above but no changes were made to the Final Environmental Impact Statement.’

% “Report to the New York City Planning Commission regarding the proposed Kingsbridge Armory DEIS, CEQR
No.08DME004X,” Brian T. Ketcham, P.E., September 14, 2009

3 See “Reaction to Response to Comments on the FEIS” document, Chapter 24 of Kingsbridge Armory, FEIS,
October 25, 20609, attached.
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The Related Companies concludes, in essence, that while this project will extract some pain from
the Kingsbridge Heights community, it will not be so bad that benefits will not outweigh the
costs. However, the full impact of this project is not revealed in the FEIS. While the community
has repeatedly asked Related to undertake a full traffic simulation model to more fully examine
the Kingsbridge Armory project on the community Related has refused, claiming that traffic
modeling was not required by the CEQR Technical Manual.

Need for a Traffic Simulation Model

While the FEIS reports the project will have significant traffic impacts at many locations that
cannot be mitigated and that the Kingsbridge Heights community will suffer increased traffic
congestion it fails to explain just how great this impact will be. The FEIS reports various
engineering ‘mumbo-jumbo’ that fails to make clear just how severe this impact will be if the
project is completed. Recognizing this failure, numerous people testified at the City Planning
Commission hearings on the Kingsbridge Armory project that the developer should analyze this
project using a traffic simulation model. As noted above, the City countered that modeling was
not done for a project of this size and, anyway, it was not required in the CEQR Technical
Manual. At the same time that the City was reporting their refusal to use a traffic simulation to
adequately expose the effects of this project on the Kingsbridge Heights community, another
project in Queens, the Willets Point Development Plan, did undertake a traffic simulation
modeling of both their local streets and surrounding expressway system. Clearly, NYC does
require modeling for some projects. This report shows why, perhaps, NYC was so reluctant to
insist the developer use a traffic simulation model. As this report shows, the traffic impacts of
the Kingsbridge Armory are far greater than anything described in the FEIS.

Traffic Simulation Modeling

For this analysis we have used the Synchro/SimTraffic’ computer software to simulate
Kingsbridge Armory traffic. To maintain accuracy the model is developed by overlaying an
aerial map of the Kingsbridge Heights area. For No Build and Build conditions, we have used
the traffic volumes provided as part of the FEIS (Figure B-11 for the PM peak hour No Build
conditions and Figure B-19 for Build conditions for the weekday PM peak hour and Figure B-12
for the Saturday No Build midday peak hour and Figure B-20 for the Build Saturday midday
peak hour). No adjustments were made for the failure to properly account for supermarket trip
generation characteristics.

4 Synchro is a software application for optimizing traffic signal timing and performing capacity analysis. The
software optimizes splits, offsets, and cycle lengths for individual intersections, an arterial, or a complete network.
Synchro performs capacity analysis using both the ICU and HCM methods. SimTraffic is software that performs
micro simulation and animation of vehicle traffic. With SimTraffic, individual vehicles are modeled and displayed
traversing a road network. SimTraffic models signalized and unsignalized intersections, and freeway sections with
cars, trucks, pedestrians, and buses,



Summary of limitations and improvements

In the preparation of the traffic simulation a number of limitations were encountered requiring a
number of site specific and areca wide improvements.

Limitations

a.

b.

As noted above, the model does not account for increased traffic from a
supermarket.

It does not account for failure to provide adequate parking and the resulting
endless circling of the Kingsbridge Heights community seeking free on-street
parking or double parking near to site. If such a simulation could be shown, then
one would see Armory-bound shopper-vehicles cruising the nearby streets to find
parking spots and interacting with other non-Armory traffic thus resulting in
reduced speeds, increased delays, congestion, and an overall a degradation of
traffic operations in nearby streets in the Kingsbridge neighborhood.

It does not account for the traffic jams associated with shoppers seeking off-street
parking, being turned away from the Reservoir Avenue garage and the resulting
traffic confusion along project block faces.

Modeling was completed for only weekday PM peak hour and Saturday midday
peak hour conditions reported in the FEIS; while the estimates are for one hour
for each time period, they are representative of what can be expected for all
evening peak periods and for midday on Saturdays.

Improvements

The model includes the FEIS mitigation modifications which are described on page 13-14
of Chapter 13 of the Traffic and Parking portion of the FEIS. These include roadway
geometric changes, signalization changes for optimum operation of the signals at the
intersections bordering the Armory, roadway circulation turning movement changes and
the addition of left-turn protected signal phasing’s at some intersections to prevent
extended lengths of queuing for such movements.

Description of the Modeling

Weekday PM Peak Hour Conditions: Figure 1 illustrates the model for No-Build conditions.
It includes all of the intersections analyzed in the Kingsbridge Armory FEIS. The No-Build
condition is based on the traffic volumes presented in the FEIS for 2013 without the project.
Figure 2 presents conditions in proximity to the project site. It shows traffic volumes and
approach lanes for each intersection. Because The Related Companies has refused to provide
level of service calculations and signal timing and phasing used in the FEIS it was necessary to
optimize each intersection along with the entire study area network for both No-Build and Build
conditions. Based on LOS (Level of Service), Figure 2 shows that for No-Build traffic volumes
in 2013 traffic are moving fairly nicely on surrounding streets while Kingsbridge Road at
Aqueduct Avenue is operating at LOS D.”

® Level of Service, or LOS, defines how an intersection operates. LOS A, B and C demonstrate good operating
conditions with minimum average vehicle delay. LOS D means traffic begins to show congestion with increased
delay. LOS E is the effective capacity of an intersection with some intersection approaches exhibiting LOS F. LOS
F is effectively breakdown conditions with very substantial vehicle delays with some approaches forcing motorists
to wait two, even three signal cycles, to move through the intersection.
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Figure 3 shows traffic simulation for No-Build conditions for the same area shown in Figure 2
including the project site reinforcing the description above that traffic is flowing freely except
along Kingsbridge Road where some delay occurs. Figure 4 shows traffic volumes for the Build
conditions. Note that certain changes have been made in addition to the mitigation described in
the FEIS. In particular, we were forced to signalize the entrance/exits to the truck docks and the
off-street parking garage because of the volume of Left-turn vehicles which enter/exit the garage
and which conflict with vehicles that make thru movements along Reservoir Ave. Due to the
high volume of thru moving vehicles, the left turning vehicles at unsignalized entry/exit points to
the docks and garage would not be able to make the turns and would cause severe queuing and
likely gridlock as the simulation had shown. Due to this situation, the entry/exit points to the
docks and the garage were signalized, as a mitigation, so as to prevent gridiock conditions.

Figure 4 shows breakdown conditions (LOS F) along Kingsbridge Road at University Avenue
and at Kingsbridge Road and Aqueduct Avenue. This condition is reinforced in Figure 5 which
illustrates the effects of heavy traffic movements not only along Kingsbridge Road but on all
streets facing the project site. Simulation reveals widespread traffic congestion to the north,
south, east and west of the site for Build traffic conditions.

This condition is reinforced by Tables 1 and 2 below for weekday PM peak hour traffic.

Saturday Midday Peak Hour Conditions: Conditions presented in the FEIS and simulated for
the Saturday midday peak hour is similar to that for the weekday PM peak hours except that
traffic without the project is slightly lighter and traffic impacts of the project are 50% greater.
Pictorially (i.e., Figures 1 through 5 from the simulation of PM peak hours conditions), the
conditions are little different between the weekday PM peak hour and Saturday midday.
Relatively free moving traffic without the project in 2013 but breakdown conditions along
Kingsbridge Road with the project near the site and propagating to the cast and west from the
site. This is likely the case for Fordham Road as well. However, the FEIS did not provide
sufficient data to undertake a corridor analysis for Fordham Road so it is very likely the area
wide estimates reported on herein that do include parts of Fordham Road are actually
underestimated as a consequence of this omission of data from the FEIS. The same would likely
hold for all time periods. Figure 6 presents LOS and traffic volumes for Saturday No-Build
conditions. Figure 7, the resulting traffic simulation showing relatively free flowing conditions.

Figure 8 shows LOS and traffic volumes for Saturday Build conditions. Figure 9 shows the
resulting traffic simulation. It demonstrates characteristics similar to those for the weekday PM
peak hour with heavy congestion eastbound and westbound traffic movement toward the project
site. It also shows heavy congestion surrounding the project site, again similar to weekday PM
peak hour conditions. Results are shown in Tables 3 and 4 below.

Measures of Effectiveness (MOEs): MOEs are a means of quantifying the effects of project
traffic. They include vehicle delay, number of trips made during the study hour, vehicle miles of
travel for the study area, average travel speeds, fuel consumed, average fuel consumption and
vehicles emissions, all measures of how well traffic is moving within the study area. All MOE’s
can be estimated for the entire study area, for parts of the study area or for any single
intersection. For this study MOEs have been presented for No-Build and Build conditions as
presented in the FEIS except as described above for the entire study area and for intersections in
proximity to the project site shown in Figures 2 and 4 for the weekday PM peak hour.

5



Summary of Results

Weekday PM Peak Hour. Tables 1 and 2, below, summarize the MOEs for this simulation of
the traffic with and without the proposed Kingsbridge Armory project. Table 1 summarizes
MOEs comparing No Build and Build conditions for the entire study area. The model indicates
that total travel for the area increases by 9%. However, total vehicle delay increases by 75%,
average travel speeds decrease by 14%, fuel consumption increases by 57% as do vehicular
emissions while average vehicle fuel economy declines by 30% all due to project traffic. While
very significant, these impacts pale in comparison to conditions near the project site.

Table 2 compares project impacts at the site, totaling the impacts at adjacent intersections. For
these intersections travel increases by 57% compared to 9% for the entire study area. In
comparison to effects for the entire study area presented above, total vehicle delay increases by
143%, average travel speeds decrease by 16%, fuel consumption increases by 92%, average
vehicle fuel economy declines by 29% while vehicular emissions increase by 96% all due to
project traffic.

Clearly, these estimates provide a different picture from that presented in the FEIS based on
simplistic level of service calculations that fail to account for the interaction of nearby
intersections with spill over traffic as traffic volumes increasing beyond the available capacity
for the intersection approaches. This is what is obvious from the results along Kingsbridge Road
where travel along the length of Kingsbridge Road is very slow with backups typical of those
depicted in Figure 5 with the project in place.

Saturday Midday Peak Hour., Tables 3 and 4, below, summarize the MOEs for midday
Saturday simulation of the traffic with and without the proposed Kingsbridge Armory project.
Table 3 summarizes MOEs comparing No Build and Build conditions for the entire study area.
The model indicates that total travel for the area increases by 12%. However, total vehicle delay
increases by 83%, average travel speeds decrease by 29%, fuel consumption increases by 64% as
do vehicular emissions while average vehicle fuel economy declines by 32% all due to project
traffic. In comparison to weekday PM peak hours; these impacts are somewhat greater on
Saturdays than on weekdays for area wide effects.  And, as with the PM peak hour data, project
traffic impacts on Saturdays are even greater near the project site, an obvious consequence of
project traffic concentrating at the site.

Table 4 compares project impacts at the site, totaling the impacts at adjacent intersections. For
these intersections travel increases by 66% compared to 12% for the entire study area for
Saturday midday. In comparison to effects for the entire study area presented above, total
vehicle delay mcreases by 128%, average travel speeds decrease by 11%, fuel consumption
increases by 85%, average vehicle fuel economy declines by 23% while vehicular emissions
increase by 85% all due to project traffic. While Saturday impacts are much higher than reported
in the FEIS they are actually slightly lower near the site compared with weekday PM peak hours.
This is likely due to lower No Build baseline traffic volumes on Saturdays than on weekdays
during the evening peak hours, a little surprising considering project impacts are 50% greater on
Saturdays.

Clearly, these estimates provide a different picture from that presented in the FEIS for weekend
conditions that were based solely on simplistic level of service calculations that fail to account
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for the interaction of nearby intersections with spill over traffic, as traffic volumes increase
beyond the available capacity for the intersection approaches. This is what is obvious from the
results along Kingsbridge Road where travel along the length of Kingsbridge Road is very slow
with backups typical of those depicted in Figure 9 for midday’s on a Saturday with the project in
place.

LOS Comparison for Intersections in Close Proximity to the Armory Site

While traffic simulation provides a visual context for evaluating the dynamics of traffic flow
and, in particular, the spill back effects when congestion levels are heavy, it is useful for
comparison purposes to present level of service (LOS) in both letter designation as defined above
but in average vehicle delay in seconds as well. Table 5 is provided to do this. It depicts LOS
and delay for No Build and Build conditions for the weekday PM peak hour and for Saturday
midday. The data is taken from the models described above and depicted in Figures 1 through 9.
Table 5 illustrates in letters and numbers the severity of the impacts from the Kingsbridge
Armory project. Again, the Build conditions include not only the mitigation promised in the
FEIS but additional mitigation needed in order to get the models to simulate traffic operation for
the Build condition described above. What Table 5 does not show is how traffic congestion
propagates along Kingsbridge Road to the west to the Major Deegan Expressway in spite of the
reasonable intersection operation west of Webb Avenue. Table 5 is also provided to emphasize
the need to investigate traffic impacts by means better than available using the CEQR Technical
Manual required Highway Capacity Manual methodology. It is obvious by comparing Figures 3
and 5 for the weekday PM peak hour and Figures 7 and 9 for Saturday midday that a full
understanding cannot be secured using just HCM procedures alone as reported in the FEIS but
that The Related Companies must go the extra step if they are to report fully on the community
impacts from their proposed Kingsbridge Armory project.

Conclusions

Contrary of the claims made by The Related Companies, the project will have a very significant
impact on traffic in the Kingsbridge Heights community both on weekdays and on weekends
even with the mitigations proposed for the project. The FEIS reports many locations where
project traffic will cause a significant impact. The FEIS also reports that many of these impacts
cannot be mitigated; that the Kingsbridge Heights community will suffer increased traffic
congestion. Not revealed in the FEIS is just how great this impact will be. The fact that the City
approved this project in spite of these impacts suggests that the New York City Planning
Commission does not appear to care about how this project affects the community. They
apparently accept that there will be problems that the community will just have to get used to.

It was the purpose of this analysis to examine in some quantitative detail precisely how great the
impacts that this project will have on the Kingsbridge Heights community. Clearly the
Kingsbridge Armory project will have far greater traffic impacts on Kingsbridge Heights than
has been reported in the FEIS. In fact, the impacts are so much greater than what has been
reported that we firmly advocate that The Related Companies should go back and reevaluate
their project and, if they wish to continue to pursue it, to reissue their environmental impact
statement in a form that fully addresses all the community’s concerns.
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