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TO: Chair and Members of the Board County of Westchester  

Industrial Development Authority (“IDA”) 
 
From: Michael Grella, Economic Development Consultant to  

the Office of Economic Development 
 
Date: August 24, 2023 
 
Subject: 136-140 Croton Ave LLC (Crescent Manor Ossining) – Project Cost-Benefit & Impact 
Study Executive Summary (UPDATED TO REFLECT NEW PILOT SCHEDULE) 
 
Applicant background: 
The IDA received a request for financial assistance in the form of tax-exempt bond financing, 
mortgage recording tax and sales tax exemptions, and exemption from real property tax from 
136-140 Croton Ave LLC (“Applicant”) for the proposed construction of affordable housing, retail, 
and community space located at 136 and 138-140 Croton Avenue in the Village of Ossining 
(“Project Site”).  The Applicant is a special purpose entity owned by 136-140 Croton Avenue 
Managers LLC whose owners are Joseph Apicella and Rella Fogliano of the MacQuesten 
Companies.   
 
The MacQuesten Companies history is closely tied to the story of its founder and CEO, Ms. Rella 
Fogliano. Since the age of six, Ms. Fogliano has been visiting construction sites. The only child of 
a prominent general contractor, Sabino Fogliano, at the age of seventeen she began working 
part-time in the company that he started in 1960 and that bore his name. Upon graduation from 
Fordham University in 1983 Rella joined the firm full-time. 
 
When Mr. Fogliano retired in 1988, Ms. Fogliano formed MacQuesten General Contracting, Inc. 
and continued to perform work for many of the same clients. In the early nineties, Ms. Fogliano 
set out to develop properties that the company had acquired, especially in the Bronx. She found 
that there was a significant shortage of new affordable housing throughout the New York 
Metropolitan area. The first successful example of this housing is Hughes Avenue Crescent. It was 
funded through the New York State Housing Trust Fund Corporation, the proceeds of tax credits, 
and conventional financing. The building, housing 63 families, was completed in March of 1996 
and is still operating successfully today. 
 
In early 2003 Ms. Fogliano formed MacQuesten Construction Management, LLC and MacQuesten 
Development, LLC. Together the companies specialize in financing, designing, and construction 
management of multi-family and commercial properties, which are then privately held by 
affiliated companies. 
 
The MacQuesten Companies successfully completed one of the first projects under New York City 
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Housing Development Corporation’s (HDC) then newly created New Housing Opportunities 
Program (NHOPS). The project, known as Palmer Court Homes, was completed in 2001. 
 
Another first in New York State was the project known as Tony Mendez Apartments which was 
funded under The State of New York Homes and Community Renewal’s (HCR) Homes for Working 
Families Program and Tax-Exempt Bond Financing through HDC. The property on which Tony 
Mendez Apartments are built is formerly owned by the City of New York. After the required 
ULURP, the land was disposed of to Madison Court Associates, LP an affiliate of MacQuesten 
Development. 
 
The MacQuesten Companies have completed projects utilizing all types of financing including but 
not limited to 9% Tax Credit, HPD LIRP, HDC LAMP, HDC NHOPS, 4% Tax Exempt Financing 
through New York State HFA and New York City HDC. All projects were completed on time and 
within budget. MacQuesten Construction Management has completed projects on properties 
with very challenging site conditions such as the Claremont Park Apartments site between 
Webster Avenue and Clay Avenue in the Bronx. The site was made up of a slope of bedrock. 
MacQuesten anticipated potential problems and completed 300 feet of shoring on adjacent 
streets as well as constructing a 30-foot high and 300-foot-long concrete retaining wall at the 
Clay Avenue side so as to secure the street and building for the future. In this instance, 
MacQuesten utilized innovative construction techniques to address extraordinary site 
conditions, thereby securing the street and buildings. 
 
The MacQuesten Companies have successfully worked with the New York City Housing Authority 
(NYCHA) to meet the Section 18 HUD requirements for disposition of its land to develop Rev. Dr. 
Fletcher C. Crawford and Mother Arnetta Crawford Apartments in the Bronx. This process 
required working with NYCHA staff and City Planning to accomplish the Transfer of Air Rights and 
CEQR approvals. The companies have also worked with the City of New York to complete two 
ULURP sites, the Tony Mendez Apartments, and the Olga Mendez Apartments. 
 
Project description (the “Project”): 
136 & 138-140 Croton Avenue in Ossining are currently vacant properties.   The Project involves 
the proposed development of a 0.8-acre property including the construction of a 3.5 story 
building containing multi-family residential, up to 3,500 sf of planned retail and flex community 
space. The Project includes two parcels with frontages on Croton Avenue, Prospect Avenue, and 
Watson Avenue and no structures are currently present, only concrete slab remnants of the 
previous construction supply and nursery facility.  
 
The lower level of the building would contain flex community space and the first floor would 
contain retail.  The balance of the building would be comprised of 74 units of affordable senior 
(age 62+) housing, set at 40%, 50%, and 60% average median income (“AMI”), residential 
amenities, and parking.  The affordable senior housing would include 33 studios, 40 one-
bedroom, and one two-bedroom unit designated for the building superintendent.  Project 
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amenities include a fitness room, computer room community room/lounge, and laundry room.  
The Project would provide two levels of parking for building residents and customers of the flex 
community space totaling 79 parking spaces. The Project would introduce bicycles, enhanced 
pedestrian features and “Civic Space” as described in the Croton Avenue Form Based Overlay 
Zone requirements.  
 
Breakdown of units by size: 8 units of studio apartments at 40% AMI ($891/month), 8 units of 
studio apartments at 50% AMI ($1,133/month), 17 units of studio apartments at 60% AMI 
($1,376/month), 8 one-bedroom units at 40% AMI ($946/month), 8 one-bedroom units at 50% 
AMI ($1,206/month), and 24 one-bedroom units at 60% AMI ($1,466).   
 
Project Timeline 
Start date: April 2024  
Completion date: August 2026 
Project occupancy: September 2026 
  
Project Budget 
Total Project budget is $44,473,428 
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Other Project Tax Credits & Subsidies:  
New York State: Brownfield Redevelopment Tax Credits:    $7,367,927 
Federal Low Income Housing Tax Credits:      $1,698,615 
American Rescue Plan Act Funds:      $9,458,273 
Total Other Credits & Subsidies:      $18,524,815 

 
 
Updated Request and Need for Financial Assistance 

 

SOURCES AND USES
Amount Per Unit % of total

Construction Sources
HFA First Mortgage (bank loan) $8,530,000 $115,270 19.18%
HFA Construction Loan (Short-Term Bank Loan) $13,018,612 $175,927 29.27%
HFA HTFC $0 $0 0.00%
HFA SENIOR $0 $0 0.00%
HCR Accrued Interest during Construction $0 $0 0.00%

$0 $0 0.00%
Federal Low Income Housing Tax Credits $1,698,615 $22,954 3.82%
State Low Income Housing Tax Credits $0 $0 0.00%
Federal Historic Tax Credits $0 $0 0.00%
State Historic Tax Credits $0 $0 0.00%
CEI Funds $0 $0 0.00%
Brownfield Credits $7,367,927 $99,567 16.57%
ARPA Funds $9,458,273 $127,815 21.27%
Solar Panels Third Party Ownership $400,000 $5,405 0.90%
Deferred Developer Fee $4,000,000 $54,054 8.99%

Total Construction Sources $44,473,428 $600,992 100.00%
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UPDATED PAYMENT-IN-LIEU-OF-TAXES SCHEDULE 

 
 
Applicant has requested the following IDA financial assistance:  

• Mortgage Recording Tax Exemption of $232,460 
• Sales tax exemption: $1,216,462 of which $174,299 would be foregone County tax 

revenue.  
• Real estate tax exemption through a Payment in Lieu of Tax (“PILOT”) agreement: 

$5,382,643 (net present value, previously $6.6M), of which $644,316 (net present value, 
previously $795K) is foregone future County property tax revenue. 
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Total direct financial assistance requested: $6,831,565, of which $1,051,075 is foregone County 
tax revenue.  Additionally, Applicant is seeking $23,246,000 in tax-exempt bond financing. 
 
The Project is an all-affordable project with rents between 40%-60% AMI as long-term income 
restricted units.  The apartments are affordable and as such have limited debt capacity to pay for 
operating and maintenance expenses requiring a structured long-term PILOT agreement 
ensuring positive operating cash flow.  The Project can only afford an approximate $1,000/unit 
PILOT payment for real estate taxes to maintain debt coverage and pay for maintenance and 
operating expenses. There is not excess project cash flow to pay a higher real estate tax bill 
because of the 100% affordable housing nature of Ossining Crescent Manor.  Full projected taxes 
on the proposed project would make the project’s ability to generate sufficient operating cash 
flow decline precipitously by Year 2 of operations and go negative by Year 5, rendering the Project 
incapable of getting a permanent mortgage.  All affordable permanent mortgage underwriting 
requires that a project trend positively over a 15-to-30-year period and is also a requirement by 
the Low-Income Housing Tax Credit (“LIHTC”) investor who invests between 35% and 40% of a 
project’s equity capital needed to construct the housing facility.  Financial assistance from the 
Agency is therefore necessary to ensure the Project’s financial viability.  
 
Economic & Fiscal Impact – Construction Phase 
Applicant estimates creating 159 construction jobs of which 43% will be Westchester County 
hires and 30% of project capital expenditures will be procured within Westchester County. 98 
full-time equivalent jobs including 68 direct construction jobs will be created for County residents 
during the construction period representing ~$9.66M of employee earnings and ~$19.2M of 
economic activity within Westchester County.  
 

 
 
Total worker earnings from project construction workers spent in Westchester will generate 
approximately $68K in County sales tax revenue. It is assumed that 30%  of the construction 



       l      

 
 
 

phase earnings will be spent within Westchester County and that 25% of those purchases will be 
taxable.  
 

 
 
Economic Impact – Operational Phase: 
The Project will create 8 jobs on-site including 5 direct jobs resulting in approximately ~$390K in 
earnings and ~$1.23M in economic activity annually within Westchester County.  
 

 
 
Total Annual Project Economic and Fiscal Impact 
When combining the impact of household spending by residents and on-site operations, the 
Project will generate approximately 16 full-time jobs and an average of ~$26K of County sales tax 
revenue annually ($16,217 attributable to household spending, $9,639 attributable to on-site 
operations). Additionally, the project will generate ~$872K of earnings and ~$2.58M of economic 
activity annually within Westchester County. 
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Cost Benefit Analysis and Ratio  
The cost benefit ratio for the Project is 0.77:1 meaning $0.77 of Westchester County tax revenue 
will be generated for every $1 of County tax incentives awarded. While this project ranks in the 
lower half of other multifamily projects induced by the IDA where fiscal cost-benefit analyses 
have been performed, this number should be put in perspective as this is a 100% affordable 
housing project and there is a significant need for affordable housing in Westchester.   
 
Since the original analysis conducted in September 2022 which resulted in a 0.51:1 ratio, the 
Applicant updated its PILOT agreement, reducing its financial benefit from the agreement by over 
$1.2 million (previously $6.6M) including a reduction of over $120K (previously $795K) in 
foregone County taxes requested.  The Applicant also requested an additional $232K in mortgage 
recording tax exemption and $23M in tax-exempt bond financing which will generate $166K in 
revenue to the County through bond financing fees.   
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Project Community Benefit Analysis  
Affordable Housing.  The Project will help fulfill a need for affordable rental housing that exists 
in Ossining, Westchester County, and the broader region.  
 
Employment. The Project will increase employment opportunities as set forth in the Application. 
The Project will create 16 jobs for County residents contributing to the local economy in addition 
to significant employment for County based construction workers.  
 
Increased Revenue to City/County. It should be noted that the Project site is vacant land and 
there is no commercial activity at the Project site. The enhanced sales tax revenues that will be 
generated by the Project’s residents will benefit the City and County.  
 
Local Labor. The Applicant has stated it intends to comply with the IDA labor policy guidelines. 
 
Minority and Women Owned Business Enterprise (“M/WBE”).  Applicant is a woman owned 
business enterprise.  The Project estimates 22% of contracts awarded to Minority Business 
Enterprises (MBE); 10% of contracts awarded to Women Business Enterprises (WBE); and 6% of 
contracts awarded to Service-Disabled Veteran Owned (SVDO) Businesses. 
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Sustainability. The Project will be all electric and plans on a LEED Silver Designation. Energy 
reduction will be achieved through the utilization of continuous insulation in the thermal 
envelope components and right sized high performance mechanical systems. These systems 
include high-efficiency PTHP units for heating and cooling.  The Project will also use 100 % LED 
lighting with smart occupancy and Energy Star appliances and the building will be fossil fuel free 
with the latest in heat pump technology thereby minimizing carbon emissions.  The Applicant 
also plans to utilize the NYSERDA New Construction Housing Program (PON4337) and achieving 
carbon neutral ready status via electrification.  
 
Vacancy.  The Project site is currently underutilized and occupied by blighted and/or vacant 
structures.  
 


