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To: Chair and Members of the Board County of Westchester Industrial Development
Authority (“IDA” or the “Agency”)

From: Michael Grella, Economic Development Consultant to the Office of Economic
Development

Date: April 21, 2024

Subject: 3 WPD Apartments LLC (3 White Plains Drive — Harrison) Amended Project Cost-
Benefit & Impact Study Executive Summary (Originally Induced January 23, 2020)

Applicant background:
On April 12, 2024, The IDA received a request for financial assistance in the form of additional
sales tax exemption benefit from 3 WPD Apartments LLC (“Applicant”).

3 WPD Apartments LLC is an affiliate of Marcus Partners, Inc. and Trammell Crow Residential.

Marcus Partners, Inc. is a real estate private equity firm with a 25-year history of successful real
estate acquisition, development, asset management, and property management experience.
With offices in metro Boston, New York and Washington, D.C., Marcus Partners targets select
residential, office, industrial, and mixed-use investments in well-located and transit-orientated
markets. Marcus Partners uses a robust, vertically integrated platform combined with creative
development and financial structuring to enhance value and provide increased margins of safety.

Trammell Crow Residential (“TCR”) is a pioneer of U.S. multifamily real estate and has developed
more apartment units than any other firm. Over 40 years, we have built nearly 275,000 premier
multifamily residences, creating vibrant and amenity-rich communities that our residents are
proud to call home. With offices across the United States, TCR provides an on-the-ground
presence, deep network and an understanding of local market dynamics. Our longstanding
reputation is built on quality, entrepreneurship and operational excellence.

Project description (the “Project”):

On January 23, 2020, the Agency adopted an Authorization Resolution authorizing various tax
benefits for the Project, which consists of demolition of an existing office building and the
construction of 450 residential units in two new buildings of which 23 units will be rented at 80%
of the Westchester County Average Median Income (“AMI”). The Project will include ~70,000
square feet of amenities, 731 parking spaces. Significant Project construction has taken place
with residents moving into the first building in March 2024, and ongoing construction on the
second building is expected to be completed prior to the end of December 2024.

On April 2", 2024, the Applicant’s legal counsel submitted a letter to the IDA stating although
there have been no material changes in the nature or scope of the Project, due to unanticipated
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increases in the cost of building materials as a result of high inflation, the Applicant has
determined that an increase in the Sales Tax Benefits Limit is necessary in order to exempt the
final purchases required to complete construction of the Project and requested the Agency
authorize additional Sales Tax Benefits of $500,000 (total estimated Project assistance

$7,071,048 including $1,168,000 of Mortgage Recording Tax Exemption).

Breakdown of Units by Size

- Market Affordable | Total | Average Unit Rent - Rent -
Rate Units Units Units Size (NRSF) | Market Rate |Affordable
Studio 49 3 52 576 $2,500 $1,920
One Bedroom 140 8 148 742 $2,900 $2,044
Two Bedroom 228 12 240 1,080 $3,900 $2,430
Three Bedroom 10 0 10 1,818 $6,000 -
Total 427 23 450

Project Timeline:

Construction commencement: January 2020
Initial project occupancy: March 2024 (Completion: Fall/Winter 2024)

Project Budget

Project Costs and Construction Phase Spending - Total

Percent of Spending in Direct Spending inside

Total Project Westchester County Westchester_County
Construction Costs
Materials $ 70,471,652 30% $ 21,141,496
Labor $ 62,507,610 30% $ 18,752,283
Construction Subtotal $ 132,979,262 30% $ 39,893,779
Other Project Costs
Real Property Acquisition $ 29,250,000 n/a $ -
Non-Manufacturing Equipment $ 1,300,000
Soft Costs $ 34,798,038
Other Costs $ 8,948,076
Other Cost Subtotal $ 74,296,114 $ -
Total Costs $ 207,275,376 $ 39,893,779

Project Costs and Construction Phase Spending - Additional

Percent of Spending in Direct Spending inside

Total Project Westchester County Westchester_County
Construction Costs
Materials $ 5970,149 30% $ 1,791,045
Total Costs $ 5,970,149 $ 1,791,045

This table shows Project costs from the Application and shows which of these costs drive the construction phase impact analysis.
The Applicant was unable to provide details on the percent of spending sourced from within Westchester County, so the analyst
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Applicant expects to incur an additional $6.0 million of capital expenditures above the original
Project budget representing $1.8 million of additional direct spending in Westchester County.

Applicant could not provide detailed estimated labor and materials expended sourced from
Westchester County, thus, for purposes of this analysis, it is assumed that 30% of total Project
construction materials ($21.1M of $70.5M) and 30% of total Project construction labor ($18.8M
of $62.5M) will be sourced from within Westchester County resulting in $39.9 million in net new
County spending.

Source of Project Funds
Debt - $116,800,000
Equity - $90,475,375

Request and Need for Financial Assistance

In its original Application for Agency Financial Assistance, the Applicant stated, “As compared to
comparable suburban projects in the area, total construction costs are anticipated to be
approximately 20% higher (exclusive of land costs) for the project. This is due to many issues,
including hard cost inflation significantly exceeding CPI inflation, higher labor costs, and higher
materials costs due to tariffs and other federal trade policies. In addition, the challenges of
complex five-story building systems on a relatively small land parcel severely inhibits the ability
to build a class A apartment development without the availability of the Agency’s financial
assistance.”

The original Authorization Resolution states “In no event shall the total Sales Tax Benefits to the
Company hereunder exceed the sum of $5,402,000, unless and until: (i) the Company shall have
demonstrated to the satisfaction of the Agency that an increase in the Sales Tax Benefits Limit is
necessary to exempt from Sales Taxes additional costs of the Project as described in the
Application and contemplated by the Resolution, not resulting from a material change in the
nature or scope of the Project, and (ii) the Agency shall have duly authorized such additional Sales
Tax Benefits by further resolution.”

As noted above, the Applicant’s need for additional Agency financial assistance is due to
unexpected increases in inflation and the cost of building materials.
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Estimated Financial Assistance Requested - Total

Total Project County Only

Sales Tax Exemption on Construction Materials
Construction Materials Sourced by Location 100% 30%
Taxable Construction Materials Costs, Estimated (1) $ 70,484,149 $§ 21,145,245
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%

State Sales Tax (4%) Exempted $ 2,819,366 n/a

MTA Tax (3/8%) Exempted $ 264,316 n/a

Westchester County Sales Tax (4%) Exempted $ 2,819,366 § 845,810
Estimated Sales Tax Exemption $ 5,903,048 $ 845,810
Mortgage Recording Tax Exemption
Estimated Mortgage Amount $ 116,800,000 $ 116,800,000
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption $ 1,168,000 $ 1,168,000
Real Property Tax Exemption, Present Value $ - $ -
Estimated Financial Assistance Requested, Total $ 7,071,048 § 2,013,810

Source: Applicant. County estimates: Camoin Associates

Estimated Financial Assistance Requested - Additional

Total Project County Only

Sales Tax Exemption on Construction Materials

Construction Materials Sourced by Location 100% 30%
Taxable Construction Materials Costs, Estimated (1) $ 5,970,149 § 1,791,045
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%
State Sales Tax (4%) Exempted $ 238,806 n/a
MTA Tax (3/8%) Exempted g 22,388 n/a
Westchester County Sales Tax (4%) Exempted $ 238,806 $ 71,642
Estimated Sales Tax Exemption $ 500,000 $ 71,642
Mortagage Recording Tax Exemption
Estimated Mortgage Amount $ - $ -
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption $ - $ -
Real Property Tax Exemption, Present Value $ - $ -
Estimated Financial Assistance Requested, Total $ 500,000 $ 71,642

Source: Applicant. County estimates: Camaoin Associates

Economic Impact — Construction Phase

The Applicant estimates that construction will cost approximately $133 million of a total project
cost of $207.2 million. Assuming 30% of construction materials and 30% of construction labor
are sourced from within Westchester County, the Project will generate a total of $54.5 million in
net new spending in Westchester County during the construction phase, support 193 new full-
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time-equivalent construction jobs (including 112 direct jobs) representing $25.3 million of
earnings for Westchester based workers.

The additional new spending will result in 3 full-time equivalent construction jobs, $237K of
spending and $2.4 million of economic output within Westchester County.

Economic Impact - Construction Phase
Total Activity

Jobs Earnings Sales
Total Associated Actvity 372 $ 62,507,610 % 132,979,262
Percent in Westchester 30% 30% 30%

Economic Impact in Westchester - Total Construction Phase

Jobs Earnings Sales
Direct 112 $ 18,752,283 $ 39,893,779
Indirect 39 $ 3,191,983 $ 7,739,525
Induced 43 $ 3,362,376 $ 6,895,259
Total 193 $ 25,306,642 $ 54,528,562

Economic Impact in Westchester - Additional Construction Phase

Jobs Earnings Sales
Direct 0 $ - $ 1,791,045
Indirect 1 $ 115,551  $ 347,469
Induced 2 $ 121,720 $ 309,565
Total 3 $ 237,271 $ 2,448,078

Source: Lightcast, Camoin Associates
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Total Project Operational Economic and Fiscal Impact

The Project will create 11 total, including 6 direct, on-site jobs, representing $807K of earnings
and $2.38 million of economic activity in Westchester County on an annual basis. Including
household spending from new residents, the Project will create 109 full-time jobs, including 74
direct jobs, representing nearly $6.7 million of earnings and $19 million of economic activity in
Westchester County annually in addition to approximately $205K of annual County tax revenue.

Economic Impact - On-Site Operations

Jobs Earnings Sales
Direct 6 $ 434,222 % 1,349,484
Indirect 4 $ 252,828 § 718,230
Induced 1 $ 120,384 $ 304,485
Total 11 $ 807,434 $ 2,372,199
Source: Lightcast, Camoin Associates
Total Annual Economic Impact
Jobs Earnings Sales
Direct 74 $ 3,895,222 % 11,655,618
Indirect 20 $ 1,465,130 $ 4,029,790
Induced 15 $ 1,294,875 $ 3,270,832
Total 109 $ 6,655,226 $ 18,956,240
Source: Lightcast. Camoin Associates
Total Annual Sales Tax Revenue
On-Site Operations $ 5,652
Household Spending $ 199,008
New County Tax Revenue $ 204,661

Source: Camoin Associates




THE 7

CATALYST

WESTCHESTER COUNTY
INDUSTRIAL DEVELOPMENT AGENCY

|
Cost Benefit Analysis and Ratio

Fiscal Benefits and Costs of Financial Assistance in Westchester County over 15 Years - Total

One-time Sales Tax Revenue from Construction Earnings $ 177,146
Sales Tax Revenue from Household Spending, Present Value $ 2,065,640
Sales Tax Revenue from On-Site Employee Spending, Present Value $ 58,666
Add'l Property Tax Revenue, Project vs. No Project, Present Value $ 551,345
Total Fiscal Benefits $ 2,852,798
Foregone One-Time Sales Tax on Construction Sales $ 845,660
Foregone One-Time Mortgage Recording Tax $ 1,168,000
Foregone Property Tax Revenue, Present Value $ -

Total Costs of Financial Assistance $ 2,013,660
Benefits to Costs ($2,852,798 / $2,013,660) 1.42

Fiscal Benefits and Costs of Financial Assistance in Westchester County over 15 Years - Additional

One-time Sales Tax Revenue from Construction Earnings $ 1,661
Sales Tax Revenue from Household Spending, Present Value $ -
Sales Tax Revenue from On-Site Employee Spending, Present Value $ -
Add'l Property Tax Revenue, Project vs. No Project, Present Value $ -
Total Fiscal Benefits $ 1,661
Foregone One-Time Sales Tax on Construction Sales $ 71,642
Foregone One-Time Mortgage Recording Tax $ -
Foregone Property Tax Revenue, Present Value $ -
Total Costs of Financial Assistance $ 71,642
Benefits to Costs ($1,661 / $71,642) 0.02

Notes: Sales tax on construction materials purchased in county only. 15-year figures discounted at 5%.

The cost benefit ratio for the overall Project IDA financial assistance requested is 1.42 meaning
$1.42 of Westchester County tax revenue will be generated for every $1 of County tax incentives
awarded. The Project is in the upper median of cost-benefit ratios for mixed-use and multifamily
residential projects induced by the IDA and addresses a significant need for additional multifamily
housing units in the County. The cost benefit ratio for the additional assistance requested is
$0.02 meaning two cents of additional County tax revenue will be generated for each additional
dollar of County financial assistance provided.
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Exhibit A - Project Community Benefit Analysis

Employment. The Project is estimated to create 109 full-time jobs including 74 direct jobs for
Westchester County residents.

Increased Revenue to City/County. The incremental mortgage recording tax sales tax revenues
that will be generated by the Project’s residents will benefit the Village of Harrison and
Westchester County and provide a positive return on investment to taxpayers for the overall
Project incentives awarded.

Labor Policy Compliance. The Applicant’s Project grandfathered under a previous Uniform Tax
Exemption Policy (“UTEP”) and preceded the current County Local Labor Policy.

Sustainability Features. The Project includes multiple sustainable features and/or green
technologies including utility submetering, Energy Star appliances, 95% covered parking spaces,
interior bike storage, zero use of CFC-based refrigerators, accessible storage and collection area
for recyclables, a construction waste management program, operable windows, low-flow
plumbing fixtures and majority of LED light fixtures.

The Proposed Project will also include the following features: minimizing light pollution using
dark sky compliant LED fixtures with downward facing hooded light sources that provide cutoff
control; maximizing use of drought-resistant landscaping throughout the site; maximizing re-
charge of roof/rainwater runoff into the groundwater; and minimizing heat island effect through
interior parking and reduced paving.

Other green features include: properly insulating and sealing the entire exterior building
envelope; taping and sealing all lapped joints within the continuous air barrier; providing no-VOC
interior paints; providing no- to low-0VOC carpets, resilient flooring and adhesives; providing 90%
or higher efficiency furnaces/AC units with zero use of CFC-based refrigerants; providing air
infiltration compartmentalization between all units and units/public areas; and providing light
colored high-albedo roof materials.

Vacancy. The Project site was vacant office buildings, and, as such, there was no commercial
activity at the Project site.

Workforce Housing. The Project addresses the need for additional workforce housing in the
County with 450 new units including 23 affordable housing units.
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g BUILDING B
216 units




