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Matt –
 
Attached is an updated insurance outlook for the Clearwater project.
 
Construction Insurance – I kept all the values the same for the construction insurance. Lender’s will
require builders risk be placed for commencement of foundations.
 
Operational Insurance:

I backed out $70M for foundations, as requested. Lenders will need to confirm they are in
agreement with any proposed replacement cost values. This number directly effects the
property insurance premium.

Liability Insurance: I backed out some of the liability rate to align with the market today.
We originally had $515 per door.
I backed this down to $406 per door. This is based on the range that brokers are seeing
in today’s liability insurance market.

Property Insurance:  There has been a significant jump in property insurance rates from
before Hurricane Ian to after Hurricane Ian. Post Ian, many properties are seeing 100%
increases in their rates over expiring. While the property rates continue to rise and remain
vulnerable, we would anticipate that by the time this building is operational, the market will
have stabilized and rates have come down from Post-Ian levels.

Pre-Ian: $0.25 - $0.40 range for similar properties. If we were to use pre-Ian rates, I
would add 20-25%.
Post-Ian: Many properties right now are being quoted north of $1.00. The budget uses
a $0.70 post-Ian rate.
While you asked us to budget in today’s rates, as noted, the market is incredibly
vulnerable. It may make sense to budget using pre-Ian rates and adding 20%-25%. Right
now, rates are fluctuating on a daily basis.

 
Benchmarking: No buildings are going to be underwritten exactly the same. Underwriting will
take into account a variety of factors including but not limited to: exact location, loss history,
crime score, site security, deductible, amount of wind coverage purchased, umbrella limits
purchased, etc. Therefore, a building next door that was recently underwritten for a very high
rate doesn’t necessarily mean this particular building will get that same high rate and vice
versa. Additionally, due to the instability in the market place these rates are changing by the
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PROGRAM OVERVIEW

Harborview Site

150-Key Hotel
15,000 sq. ft. Retail/Restaurant
1,000-Person Conference Center
4,000 sq. ft. Rooftop Bar
Rooftop Pool & Amenity Center
163 Parking Spaces

City Hall Site
600 Rental Residences

25,000 sq. ft. Retail/Restaurant
600 Parking Spaces





















GOTHAM




Worst-Development Budget #1



				Gotham/Clearwater, FL/City Hall Site
Worst Case Scenario: Contemplates project under 100% development insurance and upon substantial completion of the entire project will be moved to operational coverage.




		Project Description: 525 unit MF (for rent), concrete non-frame, two towers- each 22 stories. 





		LINE OF COVERAGE		BRIEF DESCRIPTION		INSURANCE PROVIDED BY		LIMITS				ESTIMATED PREMIUM				DEDUCTIBLE		COMMENTS		QUESTIONS & INFORMATION 
NEEDED FROM CLIENT		calculation





		CONTRACTORS' INSURANCE COSTS		General Liability coverage for 3rd party bodily injury and/or property damage claims.  Also including miscellaneous Contractor Coverages (off-site GL, Auto, Crime, Contractor Pollution, E&O, WC)		General Contractor		TBD				$   1,010,688				N/A - this is contractor responsibility 		The GC will charge Owner a percentage of the construction value for their insurance. Best case would be that this is absorbed elsewhere in the contract and there would be no additional  line item charged. This projection contemplates .4% of the hard costs.				$113,824,200*.026 = $4,205,000



		BUILDERS RISK		Provides property coverage for physical loss or damage to property under construction including materials, equipment, offsite storage, loss of income, hard and soft costs, delay in construction, terrorism, etc.  Depending on program will include CAT - wind, flood, EQ.		Owner
 (and will include interest of GC and subs)		Hard		$   252,671,996		$   1,440,230		$   0.57		$100K
CAT deductibles will differ.
Named Windstorm deductible likley 10%-15% of TIV.		 Builders Risk estimated using a blended rate of $0.71 which accounts for full wind limits
  TRIA 5% of premium		WORST CASE SCENARIO: This is the projected premium to insure both towers under the builders risk policy at the same time with FULL wind coverage.

Premium was calculated contemplating a builders risk hard cost budget within column D and 36 month construction timeline. Premium would change should timeline be changed. 

Total soft costs are estimated to be $31,385,494.  We would not insure 100% of soft costs. We would seek to back out non-reoccurring soft costs. The value used ($17,854,156) uses 30% of soft costs plus loan interest.

Loss of Rents: See Column C Row 41 of Model.

 CAT limits will need to be modeled and determined prior to binding so as to confirm lender compliance. 

Named Windstorm coverage in FL will largely effect premium. Deductibles will be approximately 10%-15% of TIV.		HC: ($113,824,200/100)*.05*3.0= $170,736
SC & DIC: ($23,000,000/100)*.065*3.0= $44,850
Subtotal: $215,586
TRIA: $272,500*.10 = $21,588
TOTAL: $237,174

								Soft		$   17,854,156		$   139,262		$   0.78

								Loss of Rents		$   15,036,305		$   117,283		$   0.78

								TIV		$   285,562,457		$   84,839		5%

								36 month term		24-Month Project Term Premium		$   5,344,844		$   0.710



		Construction Liability Insurance:

 OCIP		Coverage for Owner / Developer for General Liability coverage for 3rd party bodily injury and/or property damage claims during course of construction. 		Owner/ Developer		$50M xs Primary ($2M/$2M/$2M)				$   7,580,160				$50K		Need to determine whether there will be any contracts held by Owner/Developer outside of GC agreement as this will greatly impact the cost of the Owners Interest Policy budgeted for here.  		Excess coverage is becoming increasingly more expensive. The higher the limit carried, the higher the premium. 

This premium was estimated using the 4% of the hard costs. Thus, as the construction value fluctuates so will the liability premium. 

Note there are several different liability structure we could use. This budget contemplate an OCIP. For a project of this magnitude we would recommend a GL only OCIP or a CCIP.		$113,824,200*.005 = $725,000



		AUTOMOBILE LIABILITY		Provides coverage for bodily injury or property damage claims arising out of the use of any vehicles, owned, non-owned, hired, rented, leased.		Owner/
Developer		$1MM		$1 Million 		N/A				$   - 0		TBD - should be provided by GC.



		Bond / SDI 		Subcontractors Default Insurance		GC		N/A				$   3,790,080				Guaranteed Cost to Developer		Premium projected using 1.5% of hard costs.		Typically SDI is charged as a percentage of the GMP. Here, we used the hard costs.



								TOTAL ESTIMATED TERM BUDGET				$   19,507,387								*Additional costs to consider are PLL, CPL and OPPI
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Middle-Development Budget #2



				Gotham/Clearwater, FL/City Hall Site
Middle Case Scenario: Contemplates project under 100% development insurance and upon substantial completion of the entire project will be moved to operational coverage. Less than full wind coverage is contemplated.




		Project Description: 525 unit MF (for rent), concrete non-frame, two towers- each 22 stories. 





		LINE OF COVERAGE		BRIEF DESCRIPTION		INSURANCE PROVIDED BY		LIMITS				ESTIMATED PREMIUM				DEDUCTIBLE		COMMENTS		QUESTIONS & INFORMATION 
NEEDED FROM CLIENT		calculation





		CONTRACTORS' INSURANCE COSTS		General Liability coverage for 3rd party bodily injury and/or property damage claims.  Also including miscellaneous Contractor Coverages (off-site GL, Auto, Crime, Contractor Pollution, E&O, WC)		General Contractor		TBD				$   1,010,688				N/A - this is contractor responsibility 		The GC will charge Owner a percentage of the construction value for their insurance. Best case would be that this is absorbed elsewhere in the contract and there would be no additional  line item charged. This projection contemplates .4% of the hard costs.				$113,824,200*.026 = $4,205,000



		BUILDERS RISK		Provides property coverage for physical loss or damage to property under construction including materials, equipment, offsite storage, loss of income, hard and soft costs, delay in construction, terrorism, etc.  Depending on program will include CAT - wind, flood, EQ.		Owner
 (and will include interest of GC and subs)		Hard		$   252,671,996		$   960,154		$   0.38		$100K
CAT deductibles will differ.
Named Windstorm deductible likley 10%-15% of TIV.		 Builders Risk estimated using a blended rate of $0.427 which accounts for full wind limits
  TRIA 5% of premium		MIDDLE CASE SCENARIO: This is the projected premium to insure both towers under the builders risk policy at the same time with less than full wind coverage.

Premium was calculated contemplating a builders risk hard cost budget within column D and 36 month construction timeline. Premium would change should timeline be changed. 

Total soft costs are estimated to be $31,385,494.  We would not insure 100% of soft costs. We would seek to back out non-reoccurring soft costs. The value used ($17,854,156) uses 30% of soft costs plus loan interest.

Loss of Rents: See Column C Row 41 of Model.

 CAT limits will need to be modeled and determined prior to binding so as to confirm lender compliance. 

Named Windstorm coverage in FL will largely effect premium. Deductibles will be approximately 10%-15% of TIV.		HC: ($113,824,200/100)*.05*3.0= $170,736
SC & DIC: ($23,000,000/100)*.065*3.0= $44,850
Subtotal: $215,586
TRIA: $272,500*.10 = $21,588
TOTAL: $237,174

								Soft		$   17,854,156		$   80,344		$   0.45

								Loss of Rents		$   15,036,305		$   67,663		$   0.45

								TIV		$   285,562,457		$   55,408		5%

								36 month term		24-Month Project Term Premium		$   3,490,706		$   0.427



		Construction Liability Insurance:

 OCIP		Coverage for Owner / Developer for General Liability coverage for 3rd party bodily injury and/or property damage claims during course of construction. 		Owner/ Developer		$50M xs Primary ($2M/$2M/$2M)				$   7,580,160				$50K		Need to determine whether there will be any contracts held by Owner/Developer outside of GC agreement as this will greatly impact the cost of the Owners Interest Policy budgeted for here.  		Excess coverage is becoming increasingly more expensive. The higher the limit carried, the higher the premium. 

This premium was estimated using the 4% of the hard costs. Thus, as the construction value fluctuates so will the liability premium. 

Note there are several different liability structure we could use. This budget contemplate an OCIP. For a project of this magnitude we would recommend a GL only OCIP or a CCIP.		$113,824,200*.005 = $725,000



		AUTOMOBILE LIABILITY		Provides coverage for bodily injury or property damage claims arising out of the use of any vehicles, owned, non-owned, hired, rented, leased.		Owner/
Developer		$1MM		$1 Million 		N/A				$   - 0		TBD - should be provided by GC.



		Bond / SDI 		Subcontractors Default Insurance		GC		N/A				$   3,032,064				Guaranteed Cost to Developer		Premium projected using 1.2% of hard costs.		Typically SDI is charged as a percentage of the GMP. Here, we used the hard costs.



								TOTAL ESTIMATED TERM BUDGET				$   16,277,187								*Additional costs to consider are PLL, CPL and OPPI
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Best-Development Budget #3



				Gotham/Clearwater, FL/City Hall Site
Best Case Scenario: 50/50 split between development and operational insurance.




		Project Description: 525 unit MF (for rent), concrete non-frame, two towers- each 22 stories. 





		LINE OF COVERAGE		BRIEF DESCRIPTION		INSURANCE PROVIDED BY		LIMITS				ESTIMATED PREMIUM				DEDUCTIBLE		COMMENTS		QUESTIONS & INFORMATION 
NEEDED FROM CLIENT		calculation





		CONTRACTORS' INSURANCE COSTS		General Liability coverage for 3rd party bodily injury and/or property damage claims.  Also including miscellaneous Contractor Coverages (off-site GL, Auto, Crime, Contractor Pollution, E&O)		General Contractor		TBD				$   - 0				N/A - this is contractor responsibility 		The GC will charge Owner a percentage of the construction value for their insurance. Best case would be that this is absorbed elsewhere in the contract and there would be no additional  line item charged. Here we are contemplating 0% of the hard costs.				$113,824,200*.026 = $4,205,000



		BUILDERS RISK		Provides property coverage for physical loss or damage to property under construction including materials, equipment, offsite storage, loss of income, hard and soft costs, delay in construction, terrorism, etc.  Depending on program will include CAT - wind, flood, EQ.		Owner
 (and will include interest of GC and subs)		Hard		$   126,335,998		$   480,077		$   0.38		$100K
CAT deductibles will differ.
Named Windstorm deductible likley 10%-15% of TIV.		 Builders Risk estimated using a blended rate of $0.427 which accounts for full wind limits
  TRIA 5% of premium		BEST CASE SCENARIO: This premium represents the BR premium if we pursued a phased approach on the two towers. If we pursued this option, the total value of the project would not need to be insured because the construction value would not be fully exposed at any given time. Once Tower 1 was completed it would move to the operational property program and then Tower 2 would begin. This budget assumes there would never be a hard cost exposure above $126M. Soft costs would likely have to remain the same. Additionally this option contemplates something less than FULL wind limits.

Premium was calculated contemplating a builders risk hard cost budget within column D and 36 month construction timeline. Premium would change should timeline be changed. 

Total soft costs are estimated to be $31,385,494.  We would not insure 100% of soft costs. We would seek to back out non-reoccurring soft costs. The value used ($17,854,156) uses 30% of soft costs plus loan interest.

 $15,036,305 is 12 months of NOI. I've divided this by two to represent a single tower. See Column C Row 41 of Model.

 CAT limits will need to be modeled and determined prior to binding so as to confirm lender compliance. 

 Named Windstorm coverage in FL will largely effect premium. Deductibles will be approximately 10%-15% of TIV. This scenario ocntemplates less than full wind coverage.

		HC: ($113,824,200/100)*.05*3.0= $170,736
SC & DIC: ($23,000,000/100)*.065*3.0= $44,850
Subtotal: $215,586
TRIA: $272,500*.10 = $21,588
TOTAL: $237,174

								Soft		$   17,854,156		$   80,344		$   0.45

								Loss of Rents		$   7,518,152		$   33,832		$   0.45

								TIV		$   151,708,306		$   29,713		5%

								36 month term		24-Month Project Term Premium		$   1,871,894		$   0.427



		Construction Liability Insurance:

 OCIP		Coverage for Owner / Developer for General Liability coverage for 3rd party bodily injury and/or property damage claims during course of construction. 		Owner/ Developer		$50M xs Primary ($2M/$2M/$2M)				$   3,790,080				$50K		Need to determine whether there will be any contracts held by Owner/Developer outside of GC agreement as this will greatly impact the cost of the Owners Interest Policy budgeted for here.  		If a phased approached were utilized, once the first tower is operational and receives TCO it would move to the operational liability program.

Excess coverage is becoming increasingly more expensive. The higher the limit carried, the higher the premium. 

This premium was estimated using the 4% of the hard costs. Thus, as the construction value fluctuates so will the liability premium. 

Note there are several different liability structure we could use. This budget contemplate an OCIP. For a project of this magnitude we would recommend a GL only OCIP or a CCIP.		$113,824,200*.005 = $725,000



		AUTOMOBILE LIABILITY		Provides coverage for bodily injury or property damage claims arising out of the use of any vehicles, owned, non-owned, hired, rented, leased.		Owner/
Developer		$1MM		$1 Million 		N/A				$   - 0		Premkum projectedusing 1% of hard costs.



		Bond / SDI 		Subcontractors Default Insurance		GC		N/A				$   1,263,360				Guaranteed Cost to Developer		Typically SDI is charged as a percentage of the GMP. Here, we used the hard costs.		Premium projected using 1% of hard costs.



								TOTAL ESTIMATED TERM BUDGET				$   7,549,299								*Additional costs to consider are PLL, CPL and OPPI
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Operational Budget (100%)



				Gotham - Clearwater, FL - City Hall Site
 Annualized Insurance Budget  

				Term:  1  year



				Property Name 		Gotham - Clearwater, FL				Property Premium		$   1,278,703.97

				Total project 100% operational.						General Liability Premium		$   68,250.00

										Umbrella Premium ($25M)		$   144,900.00		 

				Total Square Footage		1,080,097						 

				Number of Units		525				Total Annualized Insurance Premium		$   1,491,853.97

				Replacement Cost 
(Building Shell & Core)		$   182,671,996

				Rental Income		$   21,410,214.00				Total Cost Per Door		$   2,842

				Personal Property		$   100,000.00				Total Cost Per Square Foot		$   138.12

				Total Insurable Value		$   204,182,210

										Notes: This is for when the building is 100% operational. We took out $70M for foundations.

Liability (today's estimated rates):
GL = $130 per door
Umbrella ($25M)  = $276 per door

Property Insurance Assumptions:
Blended Rate: $0.70 (today's estimated rate)
*Flood limit most likely will be limited to $5,000,000 Annual Aggregate imbedded in the program if considered in a high hazard flood zone 
*If greater limits are required / wanted by insured this will come at an additional cost
*If Considered High Hazard Flood, deductible that will apply will be $500,000 / $500,000 / $100,000
*NFIP Policies will be necessary for purchase will come at an additional cost
*Named Windstorm limit most likely will be limited 
*Named Storm Deductible that will apply will be at starting point of 10% subject to $250,000 Minimum
*BI - Net Operating Income + Expenses Pulled from Pro Forma Provided by Gotham 
See Tab Annual CF - Column I (Dec 2028)
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Operational Budget  (50%)



				Gotham 
 Annualized Insurance Budget  

				Term:  1  year



				Property Name 		Gotham - Clearwater, FL - City Hall Site				Property Premium		$   471,701.99

				One tower complete while the other  is constructed. 50% operational.						General Liability Premium		$   34,060.00

										Umbrella Premium ($25M)		$   72,312.00		 

				Total Square Footage		540,049						 

				Number of Units		262				Total Annualized Insurance Premium		$   578,073.99

				Replacement Cost 
(Building Shell & Core)		$   56,335,998

				Rental Income		$   11,000,000.00				Total Cost Per Door		$   2,206

				Personal Property		$   50,000.00				Total Cost Per Square Foot		$   107.04

				Total Insurable Value		$   67,385,998

										Notes: This is for when the the first tower is 100% operational. We took out $70M for foundations. This assumes there is a 50/50 between values.

Liability (today's estimated rates):
GL = $130 per door
Umbrella ($25M)  = $276 per door

Property Insurance Assumptions:
Blended Rate: $0.70 (today's estimated rate)
*Flood limit most likely will be limited to $5,000,000 Annual Aggregate imbedded in the program if considered in a high hazard flood zone 
*If greater limits are required / wanted by insured this will come at an additional cost
*If Considered High Hazard Flood, deductible that will apply will be $500,000 / $500,000 / $100,000
*NFIP Policies will be necesary for purchase will come at an additional cost
*Named Windstorm limit most likely will be limited 
*Named Storm Deductible that will apply will be at starting point of 10% subject to $250,000 Minimum
*BI - Net Operating Income + Expenses Pulled from Pro Forma Provided by Gotham / 2
See Tab Annual CF - Column I (Dec 2028) - using estimate here
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Term:  1  year


Total project 100% operational.




week, if not by the day.
 
Please review the attached and let me know if you have any questions.  Once reinsurance renews,
we can take another look at this to see what the market is doing.
 
Best,
Chelsey
 
 

 
Chelsey Turner, J.D.
Custom House Risk Advisors
Senior Risk Management Consultant

M: 617-645-8812
cturner@customhouserisk.com   www.customhouserisk.com

 
 
 
 
 
 

From: Matt Picket <mpicket@gothamorg.com> 
Sent: Tuesday, December 13, 2022 2:19 PM
To: Turner, Chelsey <CTurner@customhouserisk.com>; Charlie Loskant
<CLoskant@gothamorg.com>; Bryan Kelly <bkelly@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
Ok thanks
 

From: Turner, Chelsey <CTurner@customhouserisk.com> 
Sent: Tuesday, December 13, 2022 2:17 PM
To: Matt Picket <mpicket@gothamorg.com>; Charlie Loskant <CLoskant@gothamorg.com>; Bryan
Kelly <bkelly@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
Just about. I’m waiting on a couple updates as far as what rates are currently being quoted in the
market for similar operational properties.
 

 
Chelsey Turner, J.D.
Custom House Risk Advisors
Senior Risk Management Consultant

M: 617-645-8812
cturner@customhouserisk.com   www.customhouserisk.com
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From: Matt Picket <mpicket@gothamorg.com> 
Sent: Tuesday, December 13, 2022 2:15 PM
To: Charlie Loskant <CLoskant@gothamorg.com>; Turner, Chelsey
<CTurner@customhouserisk.com>; Bryan Kelly <bkelly@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
Thanks Charlie.
 
Chelsey – do you have all the info you need now to send updated budget?
 

From: Charlie Loskant <CLoskant@gothamorg.com> 
Sent: Tuesday, December 13, 2022 10:50 AM
To: Turner, Chelsey <CTurner@customhouserisk.com>; Matt Picket <mpicket@gothamorg.com>;
Bryan Kelly <bkelly@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
As far as the value of foundations and structure, its in the $70-75M range.
 
Regards
 
Charlie
 

From: Turner, Chelsey <CTurner@customhouserisk.com> 
Sent: Friday, December 9, 2022 1:25 PM
To: Matt Picket <mpicket@gothamorg.com>; Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant
<CLoskant@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
I wish I had better news, but we anticipate they’ll be high for the foreseeable future.
 

 
Chelsey Turner, J.D.
Custom House Risk Advisors
Senior Risk Management Consultant

M: 617-645-8812
cturner@customhouserisk.com   www.customhouserisk.com
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From: Matt Picket <mpicket@gothamorg.com> 
Sent: Friday, December 9, 2022 1:23 PM
To: Turner, Chelsey <CTurner@customhouserisk.com>; Bryan Kelly <bkelly@gothamorg.com>;
Charlie Loskant <CLoskant@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
Do rates ever meaningfully come down or should we expect them to remain this high for the
foreseeable future?
 

From: Turner, Chelsey <CTurner@customhouserisk.com> 
Sent: Friday, December 9, 2022 1:21 PM
To: Matt Picket <mpicket@gothamorg.com>; Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant
<CLoskant@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
Hi Matt –
 
We can do Monday at 11. I’ll send an invite.
 
And yes, we are in an unprecedented insurance market. As you know, insurance alone is killing deals
and stalling projects in FL right now. We don’t know exactly what the future holds but we do know
rates are going up.
 

 
Chelsey Turner, J.D.
Custom House Risk Advisors
Senior Risk Management Consultant

M: 617-645-8812
cturner@customhouserisk.com   www.customhouserisk.com

 
 

From: Matt Picket <mpicket@gothamorg.com> 
Sent: Friday, December 9, 2022 1:14 PM
To: Turner, Chelsey <CTurner@customhouserisk.com>; Bryan Kelly <bkelly@gothamorg.com>;
Charlie Loskant <CLoskant@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
Do you have availability to review 430-5 today? We could also do Monday 11-1130 or 5-530
 

From: Matt Picket 
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Sent: Friday, December 9, 2022 1:07 PM
To: 'Turner, Chelsey' <CTurner@customhouserisk.com>; Bryan Kelly <bkelly@gothamorg.com>;
Charlie Loskant <CLoskant@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
Chelsey – how can it be that insurance is $3k / door once the building is 100% operational? I don’t
think there’s a single rental project in the country that could support these costs
 

From: Turner, Chelsey <CTurner@customhouserisk.com> 
Sent: Friday, December 9, 2022 11:04 AM
To: Matt Picket <mpicket@gothamorg.com>; Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant
<CLoskant@gothamorg.com>
Cc: Lowe, Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL/Insurance Budget
 
Matt/Charlie/Bryan –
 
Please see the insurance budget attached for the Clearwater, FL project.
 
Let me know if you have some time next week to walk through this. There were several assumptions
made that could affect the premium projections.
 
When reviewing, please keep in mind that these are estimates only. The market is in flux right now,
especially in Florida.
 
There are 5 tabs on the spreadsheet. There are 3 tabs for construction insurance, which lay out the
worst, best and middle ground scenarios. There are 2 tabs for the operational coverage – one
contemplate the full project as operational and the other contemplates only one tower being
operational. The operational coverage projections are for annual premiums. The construction
coverage projects premium for the term of the project.
 
Best,
Chelsey
 

 
Chelsey Turner, J.D.
Custom House Risk Advisors
Senior Risk Management Consultant

M: 617-645-8812
cturner@customhouserisk.com   www.customhouserisk.com
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From: Matt Picket <mpicket@gothamorg.com> 
Sent: Tuesday, December 6, 2022 1:21 PM
To: Turner, Chelsey <CTurner@customhouserisk.com>
Cc: Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant <CLoskant@gothamorg.com>; Lowe,
Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL
 
Chelsey – please find updated model for 525 units attached.
 

From: Matt Picket 
Sent: Monday, December 5, 2022 7:45 PM
To: 'Turner, Chelsey' <CTurner@customhouserisk.com>
Cc: Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant <CLoskant@gothamorg.com>; Lowe,
Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL
 
Chelsey,
Attached is the model for City Hall. We only need an insurance budget for the residential project.
The attached model reflects a 600-unit project. I am going to send an updated model tomorrow that
reflects the currently contemplated 525 units. See answers below in red.
Thanks,
Matt
 

From: Turner, Chelsey <CTurner@customhouserisk.com> 
Sent: Monday, December 5, 2022 12:23 PM
To: Matt Picket <mpicket@gothamorg.com>
Cc: Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant <CLoskant@gothamorg.com>; Lowe,
Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL
 
Hi Matt –
 
Nice speaking with you this morning.
 
We’ll work to put together an insurance budget for the Clearwater – City Hall project. We’ll put
worst case and best case scenario budgets together for both the course of construction and the
stabilized asset.
 
Please confirm you only need a budget for the City Hall residential portion of the project, NOT the
hotel portion.
 
Please confirm the following or send over an OM, budget, etc., and I can extract the info:
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Construction insurance budget:
Construction term: 36 months
Hard Costs: $276M – will be reduced ~10% with updated model
Soft Costs (including loan interest): $64M – will be reduced ~10% with updated model
Year-1 Net Operating Income (if not included in the soft costs): Included in model
Project Description: 600 door MF (for rent), 2 towers, subterranean garage, shared
podium

How many stories? 22-stories
Construction type? Concrete

Stabilized insurance budget: All included in model
12 month rental income for each tower
# units: 600 units
Total square footage:
Retail space: 25,000sf

 
Thank you!
 

 
Chelsey Turner, J.D.
Custom House Risk Advisors
Senior Risk Management Consultant

M: 617-645-8812
cturner@customhouserisk.com   www.customhouserisk.com

 
 
 
 
 
 

From: Matt Picket <mpicket@gothamorg.com> 
Sent: Thursday, December 1, 2022 11:27 AM
To: Turner, Chelsey <CTurner@customhouserisk.com>
Cc: Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant <CLoskant@gothamorg.com>; Lowe,
Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL
 
Chelsey – please see answers below.
 

From: Turner, Chelsey <CTurner@customhouserisk.com> 
Sent: Wednesday, November 30, 2022 2:50 PM
To: Matt Picket <mpicket@gothamorg.com>
Cc: Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant <CLoskant@gothamorg.com>; Lowe,
Elizabeth <ELowe@customhouserisk.com>
Subject: RE: Gotham Project in Clearwater, FL
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Hi Matt –
 
In preparation for our call Monday, can you tell me a little about the project?

Does Gotham currently own the land currently? No If so, where is it insured? If no, let us
know when you close on it and we will add to the master Gotham program.
Can you provide a description of the project? City Hall is a projected ~$340M development
budget; Harborview is ~$75M. Gotham is focused on the City Hall component (residential)

When are you hoping for construction to commence? 4Q 2024
 
Thank you,
Chelsey
 

 
Chelsey Turner, J.D.
Custom House Risk Advisors
Senior Risk Management Consultant

M: 617-645-8812
cturner@customhouserisk.com   www.customhouserisk.com

 

From: Matt Picket <mpicket@gothamorg.com> 
Sent: Wednesday, November 30, 2022 9:58 AM
To: Turner, Chelsey <CTurner@customhouserisk.com>; Lowe, Elizabeth
<ELowe@customhouserisk.com>
Cc: Bryan Kelly <bkelly@gothamorg.com>; Charlie Loskant <CLoskant@gothamorg.com>
Subject: Gotham Project in Clearwater, FL
 
Chelsey and Liz,
We have a Geotech engineer onsite taking borings for our project in Clearwater. Please review the
attached COI ASAP and let us know if everything looks ok. I’ve also asked them to include the
following Gotham entities as additionally insured:

1. Gotham Organization
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2. GO REM
3. Go Dev I
4. Go Dev II
5. Gotham Property Acquisitions
6. Gotham Construction Company

 
Let us know if you think we should add others. We have a yet to form a project specific LLC.
 
Also, we read today that projects in Florida (specifically southern FL) have started to be put on hold
due to insurance costs. Can we have a call to wrap our arms about what the current insurance
environment is for new construction in the Tampa area.
 
Thanks,
 
Matthew Picket
Vice President, Development & Acquisitions
Gotham

432 Park Ave South, 2nd floor | New York, NY 10016
212-716-2523 | MPicket@GothamOrg.com | www.GothamOrg.com
Gotham is a proud contributor and founding member of Project Parachute
 

 
 

 
This message and its attachments may contain information that is confidential.
If you are not the intended recipient, please delete the message and notify sender.
 
 

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely for use
by the recipient and others authorized to receive it. If you are not the recipient, you are hereby notified that
any disclosure, copying, distribution or taking action in relation of the contents of this information is strictly
prohibited and may be unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived by
Mimecast, a leader in email security and cyber resilience. Mimecast integrates email defenses with brand
protection, security awareness training, web security, compliance and other essential capabilities. Mimecast
helps protect large and small organizations from malicious activity, human error and technology failure; and
to lead the movement toward building a more resilient world. To find out more, visit our website.
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