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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: February 13, 2022

Saber-North White Plains, LLC (70 Westchester Avenue) Project Cost-Benefit & Impact Study
Executive Summary

Applicant background:
Saber-North White Plains, LLC (“Applicant”), based in Armonk, New York is seeking IDA financial
assistance for the development of 202,592 square feet of multifamily housing at 70 Westchester

Avenue in White Plains. The property is currently a car dealership and service center. The
Applicant is a special purpose entity and related company of Saber Real Estate Advisors, LLC, and
Saber Real Estate North (“Saber”). Saber specializes in the acquisition and development of retail,
residential and mixed-use projects. Saber is comprised of an experienced team of real estate
professionals with backgrounds in ground up development, private equity, structured finance,
workouts, and development.

With a track record of over 30 years dating back to its predecessor McCann Development, Saber
has completed over $1.5 Billion of developments and acquisitions to date. Saber is led by two
seasoned real estate professionals: Martin Berger of McCann Development (33 years of
experience) and Michael Klinger formerly of The Blackstone Group and The Related Companies
(23 years of experience). Saber is responsible for several projects in the tri-state area including
development of The Duet, 124-unit multifamily buildings in White Plains and Hudson Heritage, a
750 unit of housing and 350,000 square feet of retail mixed-use development in Poughkeepsie.

Saber’s commitment to diversity: “We do not just build buildings; we create foundations for
thriving communities. A diverse team of talented and creative people is essential to our mission
and our continued success. At Saber, diversity and inclusion are top priorities, both within our
workplace and on our construction and project sites. More than 40 percent of our talented team
is comprised of Hispanic and African American individuals. Our commitment follows through to
our job sites and construction activities, where we constantly seek every opportunity to engage
with MBE, WMBE and small, local sub-contractors, and we have contracted for professional
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services with many women-owned businesses. We also actively participate in internship
programs and job fairs to help shape and guide the next generation of industry professionals. The
world is evolving, and we must all be nimble to evolve along with it. At Saber, we will continue
our firm commitment to diversity as we progress with our objectives.”

Saber’s commitment to the environment: “We are sensitive to the impact development can have
on the environment and the surrounding community. We make every effort to ensure our
internal policies and external procedures all are in line with our company’s commitment to
sustainable development, and we have achieved some of the most rigorous sustainable building
goals. We take great pride in knowing our sustainable practices are helping reduce the effects on
the environment for generations to come. Our designs and construction practices are carefully
executed to achieve sustainability and resiliency.”

Project description (the “Project”):

The IDA received a request for financial assistance from Applicant related to the redevelopment
of 1.83 acres of property at 70 Westchester Avenue in White Plains which is currently occupied by
Chrysler Jeep of White Plains car service and dealership. In 2015, the project property was
proposed to be built as part of a mixed-use redevelopment consisting of multi-family housing, a
hotel, commercial space, and new car dealership, known as “The Collection”, however, the car
dealership was unable to relocate on a timely basis. As a result, the first phase of The Collection
was approved by the White Plains City Council in October 2017 with the Westchester IDA
approving benefits for this first phase by resolution in October 2018, with the understanding that
the second phase, this Project, would be approved thereafter.

Applicant submitted its application to the City for approval of the second phase consisting of
three buildings for 215,000 square feet of mixed-use development: two buildings located on
Westchester Avenue with 52 multifamily housing units and 15,100 square feet of motor vehicle
showroom, retail, and restaurant space, and the third building will consist of 123 multifamily
housing units on 11 floors with eight floors of residential apartments atop three levels of parking.
295 on-site parking spaces will be provided. The breakdown of housing units by building are as

follows:
Unit Type Building One Building Three Total
Studio 12 15 27 (2 affordable)
1 Bedroom 24 76 100 (6 affordable)
2 Bedroom 16 32 48 (3 affordable)
Total Units 52 123 175 (11 affordable)
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The Applicant is buying out of 10 units at a per unit fee of 1.25 the Westchester County Average
Median Income (AMI) for a family of four for the year in the first residential Certificate of
Occupancy (CO) is issued, per the City’s Affordable Housing Regulations, for a total fee of
$1,593,750 in addition to the 11 affordable units to be constructed at 80% of the Westchester
County AMI.

In November 2021, the Common Council of the City of White Plains designed itself lead agency
for the environmental review of the Project under the State Environmental Quality Review Act
(“SEQRA”) and concluded the Project would not have a significant negative impact on the
environment, and granted the Project approvals including Site Plan Approval, Special Permit
Approvals, an increase in the number of stories, dwelling units, ceiling height, and building
coverage as well as a Zoning Map Amendment to remove the 15-foot Special Building Setback
along the frontage of Westchester Avenue.

Project Amenities. The Project offers substantial residential amenities for tenants including a
swimming pool, social deck area, clubroom, and fitness center, comprising over 23,000 square
feet in addition to 4,000 square feet of publicly accessible open space including a 44-foot by 58-
foot pocket park along the internal driveway system, 1,500 square foot dog park, and a
landscaped and lighted walkway with gathering places and street furniture connecting Franklin &
Westchester Avenues.

Environmental Conditions on Project Site: Environmental Assessments indicated the need for
contaminated soil removal and disposal of Volatile Organic Compounds (“VOC”), Semi Volatile
Organic Compounds (SVOCs), metals, pesticides, and polyfluoroalkyl substances (PFAS). Six
permanent groundwater monitoring wells will be installed as part of the cleanup project.

Project Parameters

Construction Costs:
e Land & building acquisition: $19,780,000 (including $426,800 closing costs).

e New building construction: $77,835,427 (529,967,311 labor & $47,868,116
materials).

e Payment to City Affordable Housing Fund: $1,593,750

e Other (Contingency, Development Fee, Reserve, & Other Fees): $8,882,379
e Soft costs: $14,414,867

Total: $122,899,473 ($81,790,686 mortgage, $5,913,415 Financed Value of
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Brownfield Tax Credit, $35,195,372 equity)

On-Site Job Creation (40 total):

Category of Job Number of Jobs to Average Salary or Average Fringe
be Created Range of Salary Benefits or Range of

Fringe Benefits

Property Manager 1 $70,000 - $85,000 $15,000 - $23,000

Sales and Marketing | 1 $40,000 - 850,000 $8,000 - $13,000

Associate

Maintenance 1 $60,000 - §75,000 $15,000 - $25,0000

Manager

Maintenance Tech $40,000 - $50,000 $10,000 - $15,000

Concierge 1 $40,000 - $48,000 $8.000 - $13,000
(Executive)

Concierge 1 $35,000 - $42,000 $5,000 - $11,000
Concierge 1 $11,000 $2,000
(Part-Time)

Commercial/Retail 33 $40,000

Request and Need for Financial Assistance

Applicant has requested IDA financial assistance including sales tax exemptions, real estate
Payment-in-Lieu-of-Tax (PILOT) incentive, and mortgage recording tax exemptions as follows:
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FINANCIAL ASSISTANCE REQUESTED

The Applicant is requesting that sales and use tax on construction materials purchased be exempted, along with a
portion of the mortgage recording tax equal to 1% of the mortgage amount®. The Applicant has proposed a
Payment In Lieu of Taxes (PILOT) schedule for review by Westchester County.

Table 13

Estimated Financial Assistance Requested

lotalProject  County Only

Sales Tax Exemption on Construction Materials

Construction Materials Sourced by Location 100% 25%
Taxable Construction Materials Costs, Estimated $ 47,868,116 § 11,967,029
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%
State Sales Tax (4%) Exempted $ 1,914,725 n/a
MTA Tax (3/8%) Exemnpted $ 179,505 n/a
Westchester County Sales Tax (4%) Exempted $ 1,914,725 § 478,681
Estimated Sales Tax Exemption $ 4,008,955 $ 478,681
Mortgage Recording Tax Exemption
Estimated Mortgage Amount 3 81,790,686 $ 81,790,686
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption* $ 817,907 $ 817,907
Real Property Tax Exemption, Present Value $ 5,404,412 $ 742,109
Estimated Financial Assistance Requested, Total § 10231274 % 2,038,697

Source: Applicant. County estimates: Camoin Associates

In its application, the Applicant cited the following reasons for requesting IDA financial assistance:

High Costs. The Agency’s assistance with the Project through sales tax exemption, mortgage
recording tax abatement and real property tax abatement are necessary to make the Project
economically feasible to offset the costs of demolition and redeveloping a challenging site in
Westchester County, where the costs of development are higher than in other areas of the State,
combined with the increased cost of construction materials.

Without IDA assistance, the property will not be redeveloped with the City of White Plains’ vision
for the area and the applicable Urban Renewal Plan, which seeks to eliminate blight. Without the
project moving forward, the project related jobs would not be created, and remediation of a
certified Brownfield site would not take place. The Applicant will be undertaking remediation of
the project property through the Department of Environmental Conservation’s Brownfields
Cleanup Program.

Project Timeline

Start date: approximately August 2023
Completion date: approximately December 2025 (28 months construction period)

Project occupancy: approximately December 2025

Economic Impact — Construction Phase
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The Applicant estimates that construction will cost approximately $92,250,294 of a total project cost of $122,899,473.
The Applicant states that 25% of construction materials and 20% of construction labor will be sourced from within
Westchester County and therefore there will be $21,564,208 in net new spending in the county associated with the
construction phase.

Table 1
Project Costs and Construction Phase Spending

Direct Spending
Percent of Spending in inside Westchester

Total Project Westchester County County

Construction Costs

Construction Materials $ 47.868,116 25% $ 11,967,029
Construction Labor $ 29,967,311 20% % 5,993,462
Professional Fees $ 14,414,867 25% § 3,603,717
Construction Subtotal $ 92,250,294 $ 21,564,208
Other Project Costs

Real Property Acquisition $ 20,206,800 nfa $ -
Overhead, Contingency, Financing $ 10,442,379 nfa $ -
Other Cost Subtotal $ 30,649,179 $ -
Total Costs $ 122,899,473 $ 21,564,208

This table shows Project costs from the Application and shows which of these costs drive the construction phase
impact analysis.

Source: Applicant. 25% of construction and soft costs are estimated to generate economic impact, 20% of
construction labor costs are estimated to generate economic impact. Land acquisition is assumed to have no
economic impact.

Based on the net new direct spending, we determined that the Project would support 67 new full-time-equivalent
jobs and more than $8 million of eamings during the period of construction.

Applicant estimates 200 construction jobs will be created for a period of approximately 112
weeks including 112 laborers, 34 carpenters, 23 plumbers, 18 mechanics, and 16 electricians.
Applicant estimates 20% of construction labor will come from Westchester County and 40%
of construction labor will come from 5 New York State Counties including Bronx and Dutchess
Counties.

Note: Applicant will assist with relocation of car dealership to another location in Westchester
County and anticipates approximately 70% of the car dealership and service center jobs will
be retained in the County at the new site.

Economic Impact — Operational Phase:
The annual economic activity resulting from Project on-site operations is expected to generate 66
full-time jobs:
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Economic Impact - On-Site Operations

Jobs Earnings Sales
Direct 39 3 3517421 % 10,326,254
Indirect 13 $ 879,249 % 2,466,323
Induced 14 $ 1,261,989 $% 3,146,617
Total 66 3 5,658,659 % 15,939,194

Source: Emsi, Camoin Associates

The annual economic activity resulting from Project related household spending is expected to
generate an additional 50 jobs full-time jobs:

Economic Impact - Household Spending

Jobs Earnings =ales
Direct 37 § 1,500,439 § 4,412,745
Indirect 7 § 491,693 § 1,357,975
Induced 6 $ 511,290 §% 1,271,793
Total 50 $ 2,503,422 % 7,042,514

Source: Emsi, Camoin Associates

Combined Economic Impact:

Total Annual Economic Impact

Jobs Earnings Sales
Direct 76 $ 5017859 % 14,738,999
Indirect 20 $ 1,370,942 § 3,824,298
Induced 20 $ 1,773,279 § 4,418,410
Total 116 $ 8,162,080 $ 22,981,708

Source: Emsi, Camoin Associates

Cost Benefit Analysis and Ratio:

The cost benefit ratio of $0.98 in new County tax revenue for each $1.00 of foregone tax
revenues to induce the Project is in line with other projects the IDA has previously induced and is
nearly revenue neutral.
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ECONOMIC BENEFITS

As described above, annual economic activity resulting from the Project is expected to generate 116 jobs, $8 million
of new earnings, and $23 million of new sales of goods and services. This includes residency by 145 net new
households, which otherwise would likely live outside of the county.

FISCAL BENEFITS AND COSTS TO WESTCHESTER COUNTY

The Applicant has stated that if no financial assistance is provided, the Project will not be undertaken, and the
estimated tax revenues would not be generated and collected. In addition, while tax abatements are often
considered costs, they actually represent foregone revenue, not an expenditure of funds or a reduction in revenue
already being received. However, it is useful for the Agency’s evaluation of a Project to see a ratio of fiscal benefits
to costs, or foregone revenue.

The table below compares Westchester County’s fiscal benefits (not the economic benefits) of the Project, to the
foregone revenues, or estimated costs.

Table 14

Fiscal Benefits and Costs of Financial Assistance in Westchester County Over 13 Years

One-time Sales Tax Revenue from Construction Earnings 3 56,482
Sales Tax Revenue from Household Spending, 13 Years, Present Value $ 959,053
Sales Tax Revenue from On-Site Employee Spending, 13 Years, Present Value § 449,516
Add'l Property Tax Revenue, Project vs. No Project, Present Value $ 536,452
Total Fiscal Benefits 3 2,001,503
Foregone One-Time Sales Tax on Construction Sales 3 478,681
Foregone One-Time Mortgage Recording Tax $ 817,907
Foregone Property Tax Revenue, Present Value 3 742,109
Total Costs of Financial Assistance $ 2,038,697
Benefits to Costs ($2,001,503 / $2,038,697) 0.98

Motes: Sales tax on construction materials purchased in county only.

Project Community Benefit Components

Increased Revenue to City/County. The enhanced sales tax and property tax revenues that will be
generated by the Project’s residents will benefit the City and County. The Project will also generate
substantial fees to the City, including building permit application fees and recreation fees in excess
of $1,500,000.

Sustainability. The Project involves the remediation of a State designated Brownfield Cleanup Site
which will improve the environmental conditions and quality of the site and surrounding area.
Additionally, the Applicant’s projects are designed in accordance with Leadership in Energy and
Environmental Design (LEED) and they state in their application that the Company takes the extra
time and absorbs the added expense to recycle building materials and reuse materials such as steel,
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brick, and concrete in new construction whenever feasible. This also avoids the need for thousands
of truckloads of import, thus reducing congestion on local roads and harmful emissions into the
environment. Specifically, the Project will have strategic placement of plants to reduce
heating/cooling costs year-round.

Provide market rate and affordable housing units to County Residents. There is a need for
residential market rental housing in the City of White Plains and the Project will meet those needs.

Investment by Applicant. The Applicant will make a substantial capital investment in the Project
as set forthin the Application. The Project, once completed, will be a part of the core of the City of
White Plains and willadd to the vitality of the County and to the City of White Plains by improving
the area surrounding the Project site.

Create Employment. The Project will create 116 permanent net new jobs in the County in addition
to approximately 200 construction jobs.

Eliminate Blight. Currently, the site is occupied by vacant or underperforming commercial uses
and is isolated from the rest of the City of White Plains. The block functions as a transition zone
between residential uses to the north and commercial uses to the south. The Project will improve
this high visibility gateway into White Plains, extending and improving access to green spaces and
public parks.

The Project’s landscaping/streetscaping, fenestration, pedestrian connections, and facade
materials will help to enhance the character, commercial core, and property values of the adjacent
neighborhood, improve the City skyline, and attract new residents to the area.

Affordable Housing: The Project will comply with the City’s Affordable Housing Rental Regulations
by providing 11 on-site affordable units, and payment of a fee-in-lieu of a minimum of $1,593,750
for 10 affordable units to the City’s Affordable Housing Fund.

Infrastructure Improvements: As part of the Project, the Applicant anticipates approximately
$1,000,000 in off-site sewer, water, traffic and infrastructure improvements.



