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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: December 20, 2022

Subject: 5 Ray Place, Eastchester, NY 10583 — Augustus Development LLC Cost-Benefit &
Impact Study Executive Summary - UPDATED

Applicant background:

The IDA received a request for financial assistance in the form of sales tax exemptions, and
mortgage recording tax exemptions from Augustus Development LLC (“Applicant”), 100%
owned by John Saraceno. Applicant has had success with a similar style project in Pleasantville.

Project description (the “Project”):

Applicant acquired the parcel known as 5 Ray Place, New York on September 15, 2019. The
parcel consists of a 2-level parking lot in the Town of Eastchester. The parcels have been paved
parking lots that served the DeCicco supermarket. Applicant states it recognized a need for
multifamily housing within smaller communities that offer residents the opportunity to
downsize without uprooting their families from their communities. The concept is to create a
building that is within a business district that provides the ability for our residences utilize local
amenities within walking distance of their apartment.

Applicant began the local approval process with the Town of Eastchester in September 2019
receiving full approvals including Zoning, Planning and Architectural in July 2021. In June 2020,
the Planning Board acting as Lead Agency for the coordinated State Quality Environmental
Review Act (SEQRA) of the Unlisted Action, adopted a Negative Declaration and determined the
Proposed Action will not result in any significant adverse impacts to the environment. The
Building Permit Application was submitted in February 2022 and the issuance of the permit is
anticipated to be in June 2022.

At the Project Site, the Applicant proposes to construct a five-story, 34,752 gross square foot
multifamily development consisting of 21 residential rental units. Breakdown of units by size:
six 1-bedroom units, twelve 1-bedroom units with dens, and three 2-bedroom units.

Project Timeline

Start date: July 2023
Completion date: July 2024
Project occupancy: August 2024
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Project Costs and Construction Phase Spending

Direct Spending
Percent of Spending in inside Westchester

Total Project Westchester County County

Construction Costs

Construction Materials $ 3,000,000 70% $ 2,100,000
Construction Labor $ 4,500,000 70% $ 3,150,000
Professional Fees $ 1,500,000 70% $ 1,050,000
Construction Subtotal $ 9,000,000 $ 6,300,000
Other Project Costs

Real Property Acquisition $ 1,000,000 n/a $ -
Overhead, Contingency, Financing $ - n/a $ -
Other Cost Subtotal $ 1,000,000 $ -
Total Costs $ 10,000,000 $ 6,300,000

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

Source: Applicant. 70% of construction and soft costs are estimated to generate economic impact. Land
acquisition is assumed to have no economic impact.

Request and Need for Financial Assistance

Applicant has requested the following IDA financial assistance:

Sales and use tax exemption: ~251K of which $84K would be foregone County tax revenue
Mortgage recording tax exemption: $75K

Total ~$326K in tax benefits, of which $159K would be foregone County tax revenue.

Augustus Development LLC went into contract on the land with the prior owner in May 2019
and acquired the parcel in September 2019. At the time Augustus anticipated a 12-month

approval process with construction commencing sometime in the fall of 2020. The pandemic
unexpectedly delayed and canceled several local public meetings and extended the approval
process to nearly twenty months. As a result of this delay, the supply chain, labor shortage and
inflation further increased construction costs to unforeseeable levels. On average costs have
increased nearly 40% since 2019 and in some cases materials and equipment has doubled.

Applicant seeks mortgage recording tax relief and sales tax relief; no property tax incentive is
being sought and anticipates paying the full assessed rate when the building is operational.

Without the awarding of benefits from the IDA, Applicant has stated the Project would not
move forward, would remain a parking lot, and the County and other taxing jurisdictions would
not generate hundreds of thousand of dollars of incremental tax revenue.
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Estimated Financial Assistance Requested

Total Project County Only

Sales Tax Exemption on Construction Materials
Construction Materials Sourced by Location 100% 70%
Taxable Construction Materials Costs, Estimated $ 3,000,000 $ 2,100,000
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%

State Sales Tax (4%) Exempted $ 120,000 n/a

MTA Tax (3/8%) Exempted $ 11,250 n/a

Westchester County Sales Tax (4%) Exempted $ 120,000 $ 84,000
Estimated Sales Tax Exemption $ 251,250 $ 84,000
Mortgage Recording Tax Exemption
Estimated Mortgage Amount $ 7,500,000 $ 7,500,000
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption* $ 75,000 $ 75,000
Real Property Tax Exemption, Present Value $ - $ -
Estimated Financial Assistance Requested, Total $ 326,250 $ 159,000

Source: Applicant. County estimates: Camoin Associates

Economic Impact — Construction Phase

Applicant estimates creating construction jobs of which 70% are presumed to be Westchester
County hires and 70% of project capital expenditures would be procured within Westchester
County. 29 full-time equivalent jobs including 15 direct construction jobs will be created for
County residents during the construction period representing ~$4.2M employee earnings and
~$8.5M of economic activity within Westchester County.

Economic Impact - Construction Phase

Total Activity

Jobs Earnings Sales
Total Associated Activity 21 $ 4,500,000 $ 9,000,000
Percent in Westchester 70% 70% 70%

Economic Impact in Westchester - Construction Phase

Jobs Earnings Sales
Direct 15 $ 3,150,000 $ 6,300,000
Indirect 7 $ 521,775 % 1,131,921
Induced 8 $ 569,353 § 1,069,440
Total 29 $ 4241128 $ 8,501,362

Source: Emsi, Camoin Associates

Note: Applicant anticipates 21 jobs will be created on-site during construction, 70% of
which are expected to be for Westchester County residents.
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Economic Impact — Operational Phase (On-Site):
The Project will create 4 jobs on-site including 2 direct jobs resulting in approximately $272K in
earnings and $858K in economic activity within the County annually.

Economic Impact - On-Site Operations

Jobs Earnings Sales
Direct 2 $ 139,160 $ 497,984
Indirect 1 $ 88,203 $ 247,711
Induced 1 $ 44917 % 112,700
Total 4 $ 272,280 $ 858,395

Source: Emsi, Camoin Associates

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 10 full-time jobs, an average of approximately $588K of
worker earnings, and ~$1.7M of economic output within the County.

Total Annual Economic Impact

Jobs Earnings Sales
Direct 7 $ 328,643 $ 1,055,230
Indirect 2 $ 150,323 $ 419,290
Induced 1 $ 109,487 $ 273,315
Total 10 $ 588,452 $ 1,747,835

Source: Emsi, Camoin Associates
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Cost Benefit Analysis and Ratio

The cost benefit ratio for the Project is 2.63:1 meaning $2.63 of Westchester County tax
revenue will be generated for every $1 of County tax incentives awarded over 15 years. This
represents one of the highest ratios compared with multifamily projects previously induced by
the IDA over the past three years when fiscal cost-benefit analyses were incorporated into the
review process.

Fiscal Benefits and Costs of Financial Assistance in Westchester County (over 15 years)

One-time Sales Tax Revenue from Construction Earnings $ 29,688
Sales Tax Revenue from Household Spending (Net Present Value 15 years) $ 110,785
Sales Tax Revenue from On-Site Employee Spending (Net Present Value, 15 years) $ 19,783
Additional Property Tax Payments (Net Present Value, 15 years) $ 257,732
Total Fiscal Benefits $ 417,989
Foregone One-Time Sales Tax on Construction Sales $ 84,000
Foregone One-Time Mortgage Recording Tax $ 75,000
Total Costs of Financial Assistance $ 159,000
Benefits to Costs ($417,989 / $159,000) 2.63

Notes: Sales tax on construction materials purchased in county only. Present Value assumes 5% discount rate.

Project Community Benefits
Sustainability. The residential portion of the project will be an all-electric building, built to
NYSERDA new construction standard. The Municipal Center is designed to LEED Gold standards.

Minority and Women Owned Business Enterprise (“M/WBE”) Procurement. Applicant has
stated its efforts to engage M/WBE businesses is “to be determined”.

Sustainability Features: The Project has been designed to be energy efficient, with Energy Star
rated appliances, and water conserving fixtures.

Local Procurement. The Applicant intends to procure approximately 70% of construction
materials from County based vendors which is substantially higher than the 25% average
County expenditure level assumed for other multifamily housing projects the IDA induces.
Additionally, Applicant indicates 80% of post-construction expenses will be procured from
within Westchester County.

Increase in Real Property Taxes. The Applicant is not applying for a real estate tax exemption
through a PILOT; thus, the Project will generate over $257,000 of County tax revenue over the
term of the agreement, 600% more in County taxes currently generated by the site as an
undeveloped parking lot. If not for the Project, the Project Site would remain a parking lot, not
generating substantial tax revenue.



