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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: January 18, 2023
Subject: Armory Plaza Housing, L.P. Executive Summary / Cost-Benefit Analysis

Applicant background:

Armory Plaza (“Armory” or “the Project”) involves the renovation of a 52-unit, Project Based Section 8
property located in White Plains, New York. The property, originally built in 1909, is currently owned by
an affiliate of Related Affordable and is managed by Related Management Company (“RMC”), Armory
Plaza Housing, L.P. (“Applicant”). Today, Related Affordable is looking to acquire and redevelop the
Project through tax-exempt bonds, Low-Income Housing Tax Credits (“LIHTC”), and Federal Historic Tax
Credits (“HTC”) in order to ensure its preservation as a safe and reliable community for low-income,
senior residents of Westchester County, New York.

As stated by Applicant, the Development Team working on this project will be comprised of members of
Related Affordable, a subsidiary of The Related Companies (together, “Related”), a leading acquirer,
developer, and preserver of affordable housing. Founded in 1972, Related has its roots in affordable
housing development and today stands as one of the world’s largest private real estate developers.
Despite growth into new countries, businesses, and various asset classes within real estate
development, Related has maintained its commitment to developing quality affordable housing for
America’s low and moderate-income households.

Related’s primary focus is on preserving affordable housing stock through preservation transactions. By
acquiring and/or redeveloping aging affordable assets, which are often at risk of losing their affordability,
Related can extend affordability at those properties in connection with significant physical renovations
and upgrades. Related manages its large affordable housing portfolio through RMC, a leader in the
management industry. Related controls over 50,000 units of affordable housing across the country and is
actively growing its affordable portfolio.

Project Property History & Description:

Armory Plaza was originally constructed in 1909 and utilized as a military armory until its redevelopment
as affordable housing in the early 1980s. The Property is comprised of a single, four-story elevator
building which sits on a 0.73-acre site. Armory is listed on the National Register of Historic Places due to
its location on a historically significant site as well as its castellated style of architecture. On July 9, 1776,
the New York Provincial Congress met at the original County Court House, which was located at the
current site of Armory Plaza, and declared New York an independent state.
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Today, the Project site is improved with 13 studio, and 39 one-bedroom apartments all of which are
restricted at 60% of Area Median Income (“AMI”). The Property’s lower level, a former drill hall, houses
a large commercial space, which is leased to the City of White Plains and is home to the City’s Adult
Community Center. Armory is located directly in White Plains’ city center and provides for walkability to
many of the City’s retail, office, and restaurant offerings.

Armory Plaza, which is currently owned by affiliates of Related, most recently underwent a tax credit
rehabilitation in 2007. The 2007 acquisition was financed with 4% LIHTCs awarded by the NYS Division of
Housing and Community Renewal (“HCR”) and tax-exempt bonds issued by the White Plains Housing
Authority (“WPHA”). Given the amount of time that has passed since the last renovation, the Project
property would benefit greatly from efforts to improve unit interiors, upgrade major buildings systems,
improve amenities, and enhance the site’s overall appearance and energy efficiency all while
maintaining and protecting the site’s historic components.

Project Description: Tax-Exempt Bond and 4% LIHTC Acquisition / Historic Rehabilitation Transaction
Related is utilizing Applicant, a new single purpose entity, to acquire Armory Plaza and enter into new
tax-exempt bond and LIHTC regulatory agreements extending affordability for at least an additional 30
years from closing. This will ensure the continued affordability for current and future senior residents.

In connection with the Project, Related plans to complete a comprehensive rehabilitation of the
property. The full scope of the renovation is still being determined but will include work on 100% of
units, including new cabinets, counters, fixtures, appliances, lighting, tubs, toilets, flooring, doors,
painting, and electrical outlets. Related Affordable is planning to pursue Federal Historic Preservation
Tax Credits and will adhere to requirements pursuant to the Secretary of the Interior’s guidelines.

It is anticipated that the project would begin shortly after closing and be completed within a 12 to 18-
month timeframe. Related and RMC will prioritize resident comfort and minimize disruption as much as
possible during construction, but renovations will need to be accomplished with temporary relocation.
Residents will not be able to remain in their respective apartments when in-unit interior work is being
undertaken. Instead, when a block of apartments is scheduled for renovation, the affected residents will
either move into “on-site hotel” units at the property or actual off-site hotel rooms arranged in advance
by management. Any unoccupied units at the time Related commences construction may be reserved as
on-site hotel units.

With the help of professional movers coordinated by management and the general contractor, residents
will be able to move all necessities and essential belongings into the on-site hotel units or to the off-site
hotel rooms, with larger items to remain in the unit or be placed in secure storage (as needed). On-site
hotel units will be furnished and will offer standard appliances and basic kitchen supplies. Residents
living in the units slated to undergo full ADA upgrades will be temporality housed in off-site extended-
stay hotel rooms for the duration of the in-unit interior work. Once respective unit renovations are
completed, all residents will return to their own apartments and any items or furnishings placed in
storage will be returned as well. Strict cleaning protocols will be followed by management and by the
general contractor as residents move in and out of units at the property. In addition, all temporary
housing units (both on-site and off-site units) will be inspected before use in order to ensure decent,
safe, and sanitary housing standards are met. The project will not involve any owner-imposed
permanent relocation of tenants.
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Management will also provide packing assistance or arrange for professional movers to provide packing
assistance if any households are unable to pack their own belongings. Related and RMC will ensure that
residents’ belongings leave a unit and return to a unit in the same condition. In the unlikely event of
damage to or misplacement of residents’ belongings through the moving process, management and the
general contractor will assist with any damage claims to be filed with the moving company. RMC has
significant experience in handling and overseeing these types of renovation projects.

Applicant Request and Need for Financial Assistance:

Related Affordable proposes to work with the IDA to obtain an allocation of approximately $15,000,000
in tax-exempt private activity bonds, which would be issued on a conduit basis arranged by the
borrower and financed by either Fannie Mae, Freddie Mac or privately placed with a commercial bank. It
is anticipated that the bonds would have a term of 17 years and amortization schedule of 35 years. In
addition to providing for the construction and permanent financing, the tax-exempt bonds would allow
the project to qualify for as-of-right 4% LIHTCs from New York State HCR which would be sold to a LIHTC
investor. Applicant currently benefits from a payment in lieu of taxes (“PILOT”) agreement with the City
of White Plains. Related Affordable intends maintain the existing PILOT and transfer benefits to the
Applicant and would not be requesting a new tax abatement in connection with this project. Applicant
is also seeking a mortgage recording tax exemption benefit of $150K and a sales tax exemption of $295K
of which $28K is foregone County tax revenue (~$445K total benefits, $178K of county tax benefits).

PAYMENT IN LIEU OF TAXES

The Applicant currently benefits from a payment in lieu of taxes (PILOT) agreement with the City of White Plains and
does not intend to change this or request additional benefits.

FINANCIAL ASSISTANCE REQUESTED

The Applicant is requesting that sales and use tax on construction materials purchased and mortgage recording tax
be exempted?.

Table 12

Estimated Financial Assistance Requested
Total Project County Only

Sales Tax Exemption on Construction Materials

Construction Materials Sourced by Location (1) 100% 20%
Taxable Construction Materials Costs, Estimated $ 3,520,880 $ 704,176
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%
State Sales Tax (4%) Exempted $ 140,835 n/a
MTA Tax (3/8%) Exempted $ 13,203 n/a
Westchester County Sales Tax (4%) Exempted $ 140,835 $ 28,167
Estimated Sales Tax Exemption $ 294,874 § 28,167
Mortgage Recording Tax Exemption
Estimated Mortgage Amount $ 15,000,000 $ 15,000,000
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption $ 150,000 $ 150,000
Estimated Financial Assistance Requested, Total § 444874 ¢ 178,167

Source: Applicant. County estimates: Camoin Associates

The Applicant is also requesting an allocation of approximately $15 million in tax-exempt private activity bonds to
support construction and permanent financing and allow for access to 4% Low Income Housing Tax Credits from
New York State Housing and Community Renewal.
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Applicant states the Project cannot move forward without the issuance of $15,000,000 in tax-exempt
bonds.

Applicant Request for Waiver from Local Labor Policy
Applicant has requested a waiver from complying with the Westchester IDA local labor policy due to the
limited returns of financing a 100% affordable housing project.

Project Timeline

Construction Commencement: 6/1/2023

Estimated Completion of Construction: 6/1/2024

Estimated Commencement of Operations/Occupancy: Shortly after 6/1/2024

RENOVATION PHASE IMPACTS

The Applicant estimates that construction will cost approximately $12.5 million of a total project cost of $32.3 million.
The Applicant states that 20% of construction costs will be sourced from within Westchester County and therefore
there will be $2.5 million in net new spending in the county associated with the construction phase.

Table 1
Project Costs and Renovation Phase Spending

Direct Spending
Percent of Spending in inside Westchester

Total Project Westchester County County
Renovation Costs
Construction Labor and Materials $ 10,914,728 20% % 2,182,946
Soft Costs (Architects, Fees, etc.) $ 1,545,794 20% § 309,159
Construction Subtotal 4 12,460,522 § 2,492,104
Other Project Costs
Real Property Acquisition % 14,000,000 nfa % -
Financing Costs % 1,630,023 n/a
Reserves % 505,378 n/a
Developer Fee $ 3719838 na $ .
Other Cost Subtotal $ 19,855,239 $ -
Total Costs $ 32315761 $ 2,492 104

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

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

Renovation Phase Activity and Impact to the County:
The Project will create 10 new County construction jobs, approximately $1.25M of earnings for County
residents, and ~$3.3M in economic activity in Westchester during the renovation phase.
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Tobie 2
Economic Impact - Renovation Phase
Sales
Total Associated Activity $ 12,460,522
Percent in Westchester 20%
Economic Impact in Westchester County - Renovation Phase
lobs Lamnings sales
Direct & § 941,595 % 2,492,104
Indirect 2 5 147,977 % 430,001
Induced 2 § 167,082 % 424 411
Total 10 3 1,256,654 % 3,346,516

Source: Lightcast, Camain Assocates

IMPACTS OF ON-SITE OPERATIONS

The Applicant anticipates that the residential portion of the Project will generate 3 onsite jobs. Since 84% of the
units are net new, this means that 84% of the associated jobs will be "net new” for the purposes of measuring
economic impact (Table 3, above). Therefore, 3 jobs (rounded up) are used as the net new economic activity because
of this Project.

Table 6

Economic Impact - On-Site Operations

Jobs Earnings Sales
Direct 3 $ 145,500 $ 622,626
Indirect 1 $ 111,881 § 312,162
Induced 1 $ 57,249 % 144,288
Total 5 $ 314630 % 1,079,077

Source: Lightcast, Camoin Associates

Total Project Annual Economic & Fiscal Impact

TOTAL ANNUAL ECONOMIC IMPACT

The combined annual economic impact of new household spending and on-site operations is displayed in Table 7.

Table 7

Total Annual Economic Impact

Jobs Earnings Sales
Direct 9 3 399,524 % 1,365,134
Indirect 2 3 190,329 % 528,910
Induced 2 3 144,019 % 361,400
Total 13 3 733,872 $ 2,255,444

Source: Lightcast, Camoin Associates

The combined economic impact of tenant household spending and Project on-site operations will be
responsible for 13 full-time jobs annually for Westchester residents, ~$734K of earnings and ~$2.26M of
annual economic activity in the County. Additionally, the Project will create ~$16,300 of annual County
sales tax revenue and no additional property incentives will be awarded.
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Cost/Benefit Ratio Comparison:

The cost benefit ratio for the Project is 1:1 meaning $1.00 of Westchester County tax revenue will be
generated for every $1 of County tax incentives awarded. This project ranks among the middle of the
pack in cost benefit ratios for multifamily projects induced by the IDA where fiscal cost-benefit analyses
have been performed and will not have any adverse fiscal impact on Westchester taxpayers while
continuing to provide much needed quality senior affordable housing units.

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

One-time Sales Tax Revenue from Construction Earnings $ 8,797
Sales Tax Revenue from Household Spending, Present Value $ 146,523
Sales Tax Revenue from On-5ite Employee Spending, Present Value $ 22,860
Total Fiscal Benefits $ 178,180
Foregone One-Time Sales Tax on Construction Sales $ 28,167
Foregone One-Time Mortgage Recording Tax $ 150,000 I
Total Costs of Financial Assistance $ 178,167
Benefits to Costs ($178,180 / $178,167) 1.00

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

Project Photos:

nagement
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Project Community Benefits
Affordable Housing: The Project is substantially renovating 52 units of Section 8 affordable housing in
the County.

Community Assistance & Contributions: Applicant will coordinate with the Related Affordable
Foundation (“RAF”) to bring additional resources and resident services to the property. RAF is a
charitable, tax-exempt 501(c)(3) organization committed to enriching the lives of affordable housing
residents and breaking the generational cycle of poverty. Established in 2016, RAF sponsors impactful
programs and activities in the areas of education, food security, health and wellness, and workforce
development. RAF plans to work with the City of White Plains, New York State Office for the Aging, and
the Westchester County Department of Senior Programs and Services to identify quality partners and
organizations to sponsor.

Enhanced Amenities, Security, and ADA Compliance for Senior Residents: A certain number of units
will be made fully handicap/ADA compliant to improve site accessibility. Other site improvements will
include facade work, roof work, landscaping, asphalt paving (including curb repairs and new ADA ramps)
and upgraded property signage. Additional security enhancements will replace and/or supplement the
existing camera system to improve resident and community safety. Finally, free in-unit Wi-Fi will be
added throughout the property for the benefit of residents to help promote digital literacy amongst
Armory’s senior population.
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MWBE: Renovation work will comply with all the Westchester County and local MWBE utilization goals.

Sustainability: The renovation plan would also include any energy efficiency / sustainability
improvements as identified by an IPNA/energy audit report, as well as any environmental mitigation
identified by a Phase I.



