
   

 
 
 

 
 
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: October 20, 2021 

 
Arthouse WP Developments LLC Project Cost-Benefit & Impact Study Executive Summary  
 
Applicant background: 
Arthouse WP Developments LLC (or “Applicant”), based in Brooklyn, NY, is seeking IDA financial 
assistance for the development of 212 units of multifamily housing at 1 and 10 Lyon Place in 
White Plains.   

 

The Applicant is a special purpose entity/subsidiary of Beitel Group, a Single-Family Office with 75 
years of experience owning and managing a diversified worldwide real estate portfolio.  Beitel 
Group has developed over 100 projects and 10,000 residential & commercial units, with $1 billion 
of assets under management.   
 
Project description (the “Project”): 
The Westchester County Industrial Development Agency (the “Agency” or “IDA”) received a 
request for financial assistance from Arthouse WP Developments LLC related to construction of 
251,000 square feet of 212 multifamily housing units also referred to as “The Esplanade” in White 
Plains.  The Esplanade will provide approximately 149 units at the 1 Lyon Building and 63 units at 
the 10 Lyon Building. The unit mix will be 50 studios, 128 one bedrooms, and 34 two-bedroom 
units. The Project property currently consists of two vacant buildings and lots.  The Applicant 
expects to dedicate 6% of its units or 13 units total to affordable housing at 60% Area Median 
Income with 3 affordable studios, 7 affordable one-bedroom, and 3 affordable two-bedroom 
units.  The Project site will not have on-site parking; however, arrangements have been made for 
building tenants to park at an adjacent parking lot. In addition, the Applicant expects the Project 
to offer valet parking. 

 

Building amenities will include large gym with outdoor yoga studio; recreational garden; business 
center; pet spa; rooftop pool with grilling stations; virtual reality/game room; party room; art 



   

 
 
 

gallery/wine bar; billiard lounge; storage units; marketplace for household items; coffee shop; 
movie room; roof deck; package room; refrigerated package room; and doorman.  

 

Demolition has already started on the property, and it is estimated the Project will be completed 
by December 2022 with initial occupancy by tenants in Spring of 2023.  Contracts have been 
signed for demolition, asbestos remediation, and scaffold, however, building construction has not 
yet begun.  

 

Project Parameters 

Projected permanent jobs: per the application, 9 full-time jobs (3 associate/entry level & 6 
management level) and 5 part-time jobs will be created at the Project site. 

Construction Costs: 

• Land & building acquisition:  $25,000,000 

• New building construction: $45,500,000 ($13,660,000 labor & $31,850,000 
materials) 

• Furniture & Fixtures: $4,777,500 

• Soft costs: $6,000,000 

• Financing/Carrying Costs: $6,500,000 

Total: $83,000,000 ($66,400,000 debt financing, $16,600,000 equity) 

 

Need for Financial Assistance 

Applicant states that the County IDA financial assistance (sales tax exemption, mortgage 
recording tax exemption, and property tax relief through the PILOT) is necessary to make the 
Project economically feasible to offset the high costs of design, approvals, entitlements, 
construction, and financing, as well as constructing affordable units.  Applicant states the Project 
will be difficult to finance due to the high costs of on-site parking and environmental remediation 
as it will need to remove asbestos at the existing facility.   

 

Applicant also notes with respect to the IDA transaction the City of White Plains “recaptures” 
sales and mortgage recording tax benefits which the IDA grants to Applicants meaning the City 
will recapture 0.50% of the 1% mortgage recording tax and the 2.5% city portion of the 8.375% 
sales tax exemption.  

 

 

 



   

 
 
 

 

Project Timeline 

Construction start date: Demolition started; vertical building construction has not yet started. 

Estimated completion date of project: December 2022 

Project occupancy: Spring 2023 

 
Economic Impact Report Highlights (Prepared by Camoin 310 – WIDA Contract 
Economists): 
 
Construction Phase: 
Applicant indicated approximately 25% of construction purchases will be sourced from 
Westchester County and an additional 35% from outside the County but within the Hudson 
Valley Labor Market Area.  
 
Applicant stated the Project will employ 10 general contractors from outside the Hudson 
Valley Labor Market region (“the Region”) and approximately 160 subcontractors partially 
from the Region during the construction phase. Based upon information provided by 
Applicant it is estimated that the Project will create 52 total jobs during the construction 
phase. 
 

 
 
Operational Economic Impact: 
The annual economic activity resulting from the Project is expected to generate 14 jobs (8 direct, 
4 indirect, and 2 induced jobs), $532,077 million of new earnings, and $2.4 million of new sales of 
goods and services. The Applicant did not provide compensation or fringe benefit in its 
application noting it will be market driven.  It is estimated that the Project will result in residency 
by 178 net new households in Westchester, which otherwise would likely live outside of the 
County. 

 



   

 
 
 

 
 
Cost Benefit Analysis and Ratio 
The Project has a positive cost-benefit ratio of $1.38 of new County tax revenues for each $1 of 
County financial assistance provided ($2,976,315 of new tax revenue, $2,156,645 of financial 
assistance requested, net present value).  

 
 



   

 
 
 

 
 

The Esplanade Project Community Benefit Components  
Reducing Blight, Increasing Commercial Activity – The Project site current consists of two vacant 
buildings contaminated with asbestos, and there is little to no commercial activity taking place in 
the area.  The Project will help to enhance the commercial core of the City of White Plains, 
particularly in the South Broadway Corridor, and more broadly in Westchester County. 
 
Increasing Supply of Market Rate Housing – There is a need for residential market rate housing in 
the City of White Plains that will be supported by the Project with the construction of ~200 units 
in addition to the 13 affordable units.  
 
Employment Opportunities – In addition to the construction jobs generated by the Project, the 
economic impact of new household spending when combined with the on-site project 
employment will generate 76 new direct, indirect, and induced jobs on an annual basis.   
 
Environmental Sustainability 
The Project will have multiple water, lighting, & energy efficiency and conservation measures:  
• No fossil fuel for heating or domestic hot water 
• 17.1 SEER super high efficiency VRF heat pump heating and cooling 
• high efficiency MERV 13 filter ERV provided for all common spaces including corridors 
• Insulated roof system with reflective surfacing 
• Low-E insulated windows and exterior doors 
• Energy star appliances including heat pump washer/dryers 
• Green area common roof spaces 
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