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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: May 27, 2024

Subject: Hale WP Owner, LLC (97-111 White Plains) Amended Project Cost-Benefit & Impact
Study Executive Summary (Originally Induced March 29, 2019)

Applicant background:

On April 2, 2024, The IDA received a request for financial assistance in the form of additional sales
tax exemption benefit from Hale WP Owner, LLC (“Applicant”). The Applicant is owned by two
LLC’s; Saber-PCD Hale, LLC (members are Martin G. Berger & Michael Klinger) and CS Hale
Investor, LLC (principal members are Jason & Jeffrey Sica).

Saber-PCD Hale, LLC, a partnership of Saber and PCD Capital.

PCD Capital is led by Jon Stein, a developer with a 30-year history of developing apartment
communities, for-sale housing and mixed-use communities with a pipeline of approximately
5,000 units.

Saber, with a track record of over 30 years, has completed nearly two billion dollars of
developments and acquisitions. Saber’s developments include multifamily residential, specialty
retail, health and medical, hospitality, and mixed-use communities. Saber has a proven track
record of successfully navigating complex approval processes and redeveloping antiquated uses.
Saber has completed the ground of development of all its projects.

Saber’s successful multifamily and mixed-use developments in the metropolitan area include:

Hudson Heritage - Poughkeepsie, NY — 750 residential units, 150 hotel rooms, 350,000 square
feet retail

The River Club, Bogota, NJ — 421 residential units

The Collection, White Plains, NY — 276 residential units, 21,000 square feet retail

The Duet, White Plains, NY — 127 residential units

Project description (the “Project”):

The Applicant originally proposed to construct a mixed-use facility is developing a 127-unit
residential rental development in two buildings on separate parcels located at 97-111 and 100-
114 Hale Avenue in White Plains, NY. (the "Project"). Note, the number of units constructed has
been reduced from 127 to 124 for “value engineering purposes” per the Applicant.




THE 75

CATALYST

WESTCHESTER COUNTY
INDUSTRIAL DEVELOPMENT AGENCY

In connection with the Project, the Applicant submitted an application (the “Application”) to the
IDA for a straight lease transaction seeking sales and mortgage tax exemptions as well as real
property tax abatements. The IDA approved the Application and passed a resolution in 2019
authorizing the granting of sales and mortgage tax exemptions as well as real property tax
abatements. The Resolution authorized the Applicant to obtain a sales tax exemption in an
amount not to exceed $795,000.

The current Project consists of 124 residential rental units located in two buildings (one on the
east side of Hale Avenue (the “East Building” and one on the west side of Hale Avenue, the “West
Building”) together with 170 parking spaces and related infrastructure. The Project will provide
rental housing to the residents looking to reside in the White Plains community. The Applicant’s
target market is the “non-millennial” section of renters; those looking for slightly larger units.
The Project has set aside 10% of the units (13 units) as affordable targeting tenants earning 80%
of the County Average Median Income.

Breakdown of Units by Size

- Market Rate Units Affgll;(iifs ble EE::; Avg. SF
Studio 9 2 11 627
One Bedroom 71 8 79 766
Two Bedroom 31 3 34 1217
Total 111 13 124

Project Timeline:

Construction commencement: September 2021
Initial project occupancy: March 2024
Completion: June 2024
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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 $ 10,920,605 30% $ 3,276,182
Labor $ 19,965,453 87% $ 17,369,944
Construction Subtotal $ 30,886,058 67% $ 20,646,126
Other Project Costs
Real Property Acquisition $ 7,103,283 n/a $ -
Non-Manufacturing Equipment $ -
Soft Costs $ 12,508,522 $ -
Other Costs $ - $ -
Other Cost Subtotal $ 19,611,805 g -
Total Costs $ 50,497,863 $ 20,646,126

Project Costs and Construction Phase Spending - Additional

Percent of Spending in Direct Spending inside

Total Project Westchester County Westchester County
Construction Costs
Materials $ 1,428 060 30% $ 428,418
Total Costs $ 1,428,060 $ 428,418

This table shows Project costs from the Application and shows which of these costs drive the construction phase impact analysis.
The Applicant indicated 87% of labor will be from Westchester County. The analyst made an assumption for the materials being
sourced from Westchester County based on a residential construction industry supply chain analysis.

Source: Applicant, Lightcast.

Source of Project Funds
Debt: $37,000,000
Equity: $13,497,863
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Request and Need for Financial Assistance

Estimated Financial Assistane Requested - Total

Total Project County Only
Sales Tax Bxemption on Constructicn M aterials
Construction M aterizks Sowced by Location 1008 305
Taxzble Construction Materizls Costs, Estimated (1) 3 10920604 % 3276 181
Combined 5zles Tax Rate, County, State, and MTA 8375% 8375%
State Sales Tax (4% Exempied 3 436824 'z
MTA Tax (3/8%) Exemnpted 1 40952 'z
‘Westchester County Sales Tax (4%) Exempted 3 436824 % 131,047
Subtotsl Sales Tax Exemption % 914601 % 131,047
Less: City of White Plains Recapture (2.5%) 5 81.905) % 81,905)
Estimated Sales Tax Exemption £ E3z606 % 40,143
MM ortgage Recording Tax Exermption
Estimated Mortgage Amount % 37000000 % 37000000
I ortgage Recording Tax Benefit Percent of Maortgage 1.000% 10005
Subtotsl Mortgsge Recording Tax Benefit 3 370,000 % 370,000
Less: City of White Plains Recapture (0.5%) 8L 000) % 85,000)
Estimated Mortgage Recording Tax Exemption $ 185000 % 185,000
Real Property Tax Exemption, Present Value 3 LITEi0D % E40.273
Estimated Financizl Assistance Requested, Total Before Recspture 6662700 % 1041320
Eztimated Financizl Assistance Reguested. Total After Recapture 6395805 Tr4415
Source Applicant County estimates: Camoin Associstes
Estimated Financial Assistance Requested - Additional
Total Project County Only
Szles Tax Exernpticn on Construction b aterials
Construction M aterisls Sowced by Location 1005 30
Taxzble Construction Materizls Costs, Estimated (1) 1 1428060 % 428418
Combined Sales Tax Rate. County, State. and MTA 8.375% 8.375%
State Szles Tax (4% Exempied S. LT i22 'z
MTA Tax {3/8%) Exemnpted 3 5355 'z
‘Westchester County Sales Tax (4%) Exempted 1 LrA22 % 17137
Subtotsl Sales Tax Exermption % 119600 % 17137
Less: City of White Plains Recapture (2.5%) 5 (10,710) % {10, 710)
Estimated Sales Tax Exempticn $ 108890 % 6426
Estimated Financial Assistance Requested, Total Before Recapture % 119600 % 17137
Estimated Financial Assistance Reguested, Total After Recapture % 105890 % 6426

Source Applicant County estimates Camoin Associstes
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The Applicant states the costs and expenses associated with the Project have increased due to
the increase in construction costs and lack of supplies. The Applicant also states the benefits
which the IDA granted to the Applicant have been instrumental in making the Project viable.

The Applicant is requesting that the sales tax exemption amount be increased to $914,600.13
(prior amount was $795,000). Note, as 30% of materials are estimated to be purchased from
County based vendors and City of White Plains recaptures 2.5% of the local sales tax, the
estimated foregone County tax revenue is only $6,426.

Economic Impact — Construction Phase

With approximately 30% of construction materials and 87% of construction labor 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 232 new full-time-equivalent
construction jobs (including 157 direct jobs) representing $23.4 million of earnings for
Westchester based workers and $28.2 million in economic output within the County.

The additional spending will result in 1 new full-time equivalent construction jobs, an estimated
S57K of additional earnings, and approximately $586K of additional economic output within
Westchester County.

Economic Impact - Construction Phase
Total Activity

Jobs Earnings Sales
Total Associated Actvity 180 $ 19,965,453 % 30,886,058
Percent in Westchester 87% 87% 67%

Economic Impact in Westchester - Total Construction Phase

Jobs Earnings Sales
Direct 157 $ 17,369,944 §$ 20,646,126
Indirect 36 $ 2,956,683 $ 4,005,416
Induced 40 $ 3,114,516 % 3,568,486
Total 232 $ 23,441,143 % 28,220,028

Economic Impact in Westchester - Additional Construction Phase

Jobs Earnings Sales
Direct 0 $ - $ 428,418
Indirect 1 $ 27,640 $ 83,115
Induced 0 $ 29,115 % 74,048
Total 1 $ 56,755 $ 585,580

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

The Project will create 21 total, including 12 direct, on-site jobs, representing ~$1.4M of earnings
and ~$4.1M of economic activity in Westchester County on an annual basis. Including household
spending from new residents, the Project will create 48 full-time jobs, including 31 direct jobs,
representing nearly $3 million of earnings and $8.6 million of economic activity in Westchester
County annually in addition to over $64K of annual County tax revenue.

Economic Impact - On-Site Operations

Jobs Earnings Sales
Direct 12 $ 744,380 $ 2,313,401
Indirect 6 $ 433,419 $ 1,231,252
Induced 2 $ 206,373 $ 521,974
Total 21 $ 1,384,172 % 4,066,626

Source: Lightcast, Camoin Associates

Total Annual Economic Impact

Jobs Earnings Sales
Direct 31 $ 1,695,870 $ 5,148,310
Indirect 11 $ 767,143 § 2,142,765
Induced 6 $ 529,423 $ 1,337,881
Total 48 $ 2,992,436 $ 8,628,957

Source: Lightcast, Camoin Associates

Total Annual Sales Tax Revenue

On-Site Operations $ 9,689
Household Spending $ 54,748
New County Tax Revenue $ 64,437

Source: Camoin Associates
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Cost Benefit Analysis and Ratio

Fiscal Benefits and Costs of Financial Assistance in Westchester County over 13 Years - Total
One-time Sales Tax Revenue from Construction Earnings b 164,085
3 514,279
Sales Tax Revenue from COn-Site Employee Spending, Present Value i3 91,016
Add'| Property Tax Revenue, Project vs. Mo Project Present Value 5 278,742
$

Sales Tax Revenue from Househald Spending, Present Value

Total Fiscal Benefits 1,048,125
Foregone Cne-Time Sales Tax on Construction Sales 3 49 143
Foregone One-Time Mortgage Recording Tax $ 185,000
Foregone Property Tax Revenue, Present Value £ 340,273
Total Costs of Finandal Assistance i3 774,415
Benefits to Costs ($1,048,125 / $774 415) 1.35

Fiscal Benefits and Costs of Financial Assistance in Westchester County over 13 Years - Additional

One-time Sales Tax Revenue from Construction Earnings b 397
Sales Tax Revenue from Household Spending, Present Value ] -
Sales Tax Revenue from On-Site Employee Spending, Present Value b -
Add'| Property Tax Revenue, Project vs. No Project Present Value $ -
Taotal Fiscal Benefits b 397
Foregone One-Time Sales Tax on Construction Sales g 6,426
Foregone One-Time Mortgage Recording Tax % -
Foregone Property Tax Revenue, Present Value $ .
Total Costs of Finandal Assistance b 6,426
Benefits to Costs ($397 / $6,426) 0.06

Motes: Sales tax on construction rmaterials purchased in county only. 13-year figures discounted at 5%

The cost benefit ratio for the overall Project IDA financial assistance requested is 1.35:1 meaning
$1.35 of Westchester County tax revenue will be generated for every $1 of County tax incentives
awarded. The Project is in the 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
0.06:1 meaning six 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 expected to create 48 full-time equivalent jobs in the County
including the indirect and induced job creation from new household spending.

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

Local Labor. While the Applicant originally anticipated utilizing 75%-80% local labor, the Project
has sourced approximately 87% of its construction workforce from County residents.

Sustainability Features. The Applicant intends to utilize various green building technologies,
which may include Energy Star efficiency rated appliances, Low E glass, machine room-less
traction elevators, recycled content for concrete and rebar, a construction waste management
plan, low emitting materials and energy efficient lighting and equipment where possible;
utilization of materials that contain recycled content or are derived from renewable sources
where possible.

Workforce Housing. The Project addresses the need for additional workforce housing in the
County with 124 new units including 13 affordable housing units.



