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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 17, 2023
Subject: Ginsburg Development Companies, LLC (updated application per letter dated 12/15/22)

Applicant background:

The IDA received an updated request for financial assistance in the form of sales tax exemptions, and
mortgage recording tax exemptions from Ginsburg Development Companies LLC (“Applicant”), owned
by entities affiliated with Martin Ginsburg. Applicant has had success with a similar style project in
Pleasantville.

Note, this is an updated request as the Project was originally induced in 2018, prior to the passage of the
Westchester IDA Local Labor Policy, thus, applicant, is not subject to the Labor Policy Requirements.
Note, Applicant has voluntarily disclosed that Westchester County contractors made up 37.2% of the
cost of the 1-11 Martine residential conversion.

Project description (the “Project”):

“City Square” is a pioneering project in the redevelopment of the White Plains Train Station Area that
contributes significantly to achieving the City’s goal of creating a greater mix of commercial and
residential uses in a more pedestrian-friendly environment.

The overall goal of the Project has been to convert 200,000 square feet of office space into residential
use at 1 Martine Avenue, while retaining and updating 60,000 square feet of office at 11 Martine
Avenue, including a new entry and lobby.

1 Martine repurposed a mostly vacant downtown office building and transformed it into a 188-unit
apartment building containing both market-rate and affordable housing.

50 Main Street was completely updated as a modern office building located at an important gateway
entrance to the City’s downtown. This project returned 50 Main Street to a true “Class A” building status
and serves as a model for making this part of downtown White Plains as pedestrian friendly with transit-
oriented development.

The 50 Main Street Commercial Extension along Main and South Lexington Avenue is activating the
streetscape with new retail and restaurant space to enhance the pedestrian experience and improve the
human-scale character of the neighborhood. This project component included relocating several
tenants to 50 Main Street, strengthening the occupancy of that property, while removing surplus office
inventory from the market. 6% of the apartments will be designated as affordable, up to 60% AMI per
the White Plains City Code.
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The Project was the first project executed under the City of White Plains Transit District Development
Plan to make the area around the train station more pedestrian friendly by activating new uses along
the streets. Applicant spent millions of dollars renovating the 1,000-car garage and waterproofed it and
completely repurposed 600,000 square feet of offices that were approximately 50% vacant.

Also note the addition of ~12,600 square feet of new restaurant and retail space along Main Street.
Sculptures and public art have been introduced to the street scape and public spaces in the building to
enhance the visitor experience. The Project created active outdoor uses, large fountain, barbecue
pavilion, putting green, outdoor cafeteria dining, and 2,000 step walking path.

Updated Project Description per Applicant letter from Counsel dated 12/15/2022:

The letter sent on behalf of Applicant seeks the following:

1) an increase in the previously granted exemption from sales tax.

2) a PILOT authorization for the residential conversion of 10 floors of 1-11

Martine Avenue from non-residential space to 188 residential apartment units, plus one

small (less than 1% of space) retail space used as an art gallery.

3) amending the Estimated Costs in connection with the Project as it pertains to the 1-11 Martine
Avenue residential conversion.

4) provides updated Employment Figures.

Original Project Timeline

Original Start date: February 2019

Completion date: February 2019

Project occupancy: In phases beginning Summer 2020 through 2021

Need for Financial Assistance

Applicant states the Project will be competing in the market area against other projects in White Plains
and other Westchester County communities that are receiving IDA benefits and thus needs similar
financial benefits to create a level playing field. Incurring higher costs than the competition will seriously
threaten the feasibility of the project. Because the project is in the New York metropolitan area, it has
similar construction costs to New York City projects without the ability to achieve equivalent rents. The
benefits provided by the IDA will help to close the financial gap between costs and income.

Applicant is seeking approximately $5.16M in total financial assistance of which approximately $809K
are foregone County taxes ($322K in sales tax exemptions, $22K in mortgage recording tax exemptions,
and $464K in property tax reductions at the County level).
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Estimated Financial Assistance Requested

IotalProject  CountvOnly

Sales Tax Exemption on Construction Materials

Construction Materials Sourced by Location 100% 37%
Taxable Construction Materials Costs, Estimated (1) $ 21,794,672 &% 8,064,029
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%
State Sales Tax (4%) Exempted $ 871,787 n/a
MTA Tax (3/8%) Exempted b3 81,730 n/a
Westchester County Sales Tax (4%) Exempted $ 871,787 § 322,561
Estimated Sales Tax Exemption $ 1,825,304 § 322,561
Mortaage Recording Tax Exemption
Estimated Mortgage Amount $ 2,200,000 $ 2,200,000
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption $ 22,000 & 22,000
Real Property Tax Exemption, Present Value $ 3,315,281 $% 464,139
Estimated Financial Assistance Requested, Total 3 5,162,585 § 808,701

Source: Applicant. County estimates: Camoin Associates

(1) Assumes 60% of construction costs are associated with materials. $24,444 003 + $7,680,450 {1-11 Martine Avenue) +
$4,200,000 (50 Main Street) *60%

CONSTRUCTION PHASE IMPACTS

The Applicant estimates that construction will cost approximately $39.0 million of a total project cost of $63.4 million.
The Applicant states that approximately 37% of construction costs will be sourced from within Westchester County
and therefore there will be nearly $14.4 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

Reconstruction/Renovation § 24,444,003 37% $ 9,044,281
MNon-Manufacturing Equipment (FFE) $ 7,680,450 37% % 2,841,767
Soft Costs (Architects, Fees, etc.) $ 6,792,167 37% § 2,513,102
Construction Subtotal $ 38,916,620 37% § 14,399,149
QOther Project Cogts

Real Property Acquisition ¢ 23,681,062 nfa % -
Other $ 839,948 nfa § -
QOther Cost Subtotal $ 24,521,010 £ -
Total Costs $ 63,437,630 $ 14,399,149

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

Source: Applicant. 37% of construction costs are estimated to generate economic impact. Land acquisition is
assumed to have no economic impact.
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Construction Phase Activity and Impact to the County:

The Project will create approximately 91 construction related jobs for Westchester residents, $11.3
million in earning and $19.3 million in economic activity within Westchester County.

Economic Impact - Construction Phase

Total Activity

Jobs Sales
Total Associated Actvity 150 3 38,916,620
Percent in Westchester 37% 37%

Economic Impact in Westchester - Construction Phase

lobs Earnings Sales
Direct 56 $ 8,470,214 § 14,399,149
Indirect 16 $ 1,331,140 $ 2,484,504
Induced 19 $ 1,503,007 $ 2,452,207
Total N $ 11,304,361 § 19,335,861

Source: Lightcast (Formerly Emsi), Camoin Associates

IMPACTS OF ON-SITE OPERATIONS

The Applicant anticipates that the Project will generate 42 jobs on-site. 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, there are 35 total net new on-site jobs because of this Project.

Table 6

Economic Impact - On-Site Operations

Jobs Earnings
Direct 35 3 1,373,781 §
Indirect 13 $ 912,797 §%
Induced 7 $ 584,889 %
Total 55 3 2,871,467 %

Sales

5,831,786
2,567,593
1,471,146
9,870,525

Source: Lightcast (Formerly Emsi), Camoin Associates

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
Direct 67 i 2815773 &%
Indirect 19 i3 1,349,589 ¢
Induced 12 4 1,069,274 §
Total 98 4 5,234,636 §%

Sales

9,982,589
3,776,149
2,683,364
16,442,102

Source: Lightcast (Formerly Emsi), Camoin Associates|

The combined economic impact of tenant household spending and Project on-site operations will be
responsible for 98 full-time jobs annually for Westchester residents, over $5.2M of earnings and over



THE 7%

| CATALYST

WESTCHESTER COUNTY
INDUSTRIAL DEVELOPMENT AGENCY

$16.4M of economic activity in the County.

Real Property Tax Revenue Comparison

Total Benefit to Benefit to
Estimated Tax Payment  Communities:  Project: Tax
New Tax with without  Net New Real Savings from

Year PILOT Project Property Tax PILOT'

1 $ 746,857 § 679568 § 67,289 § 636,212

2 $ 790,009 § 693,159 § 96,850 § 620,721

3 % 863,367 § 707023 § 156,344 % 575,578

4 $ 939343 § 721,163 § 218,180 § 528,381

5 $ 1018013 § 735586 § 282427 % 479,065

6 $ 1099454 § 750,298 § 349,156 % 427,566

7 $ 1214897 § 765304 § 449593 § 342,663

8 $ 1334517 $ 780610 $ 553,907 % 254,194

9 $ 1458437 § 795222 § 662,215 § 162,048

10 $ 1652895 § 812,147 § 840,748 § -

Total $ 11,117,789 § 7441080 $§ 3,676,709 § 4,026,428
Present Value $ 8286046 § 5700288 § 2,585,758 $§ 3,315,281
County Only (Present Value) $ 1,160,047 § 798,040 $% 362,006 § 464,139

Source: Applicant. Present Value discount rate is 5%.

Totals may not add because of rounding.

Cost/Benefit Ratio Comparison:

The cost benefit ratio for the Project is 1.49:1 meaning $1.49 of Westchester County tax revenue will be
generated for every $1 of County tax incentives awarded. This project ranks among the most favorable
ratios for multifamily projects induced by the IDA where fiscal cost-benefit analyses have been
performed. As previously noted, 6% of the apartments will be designated as affordable, up to 60% AMI
per the White Plains City Code.

Fiscal Benefits and Costs of Financial Assistance in Westchester County over 10 Years

One-time Sales Tax Revenue from Construction Earnings $ 79,131
Sales Tax Revenue from Household Spending, Present Value $ 608,928
Sales Tax Revenue from On-5Site Employee Spending, Present Value $ 155,209
Add'l Property Tax Revenue, Project vs. No Project, Present Value g 362,006
Total Fiscal Benefits $ 1,205,273
Foregone One-Time Sales Tax on Construction 5ales $ 322,561
Foregone One-Time Mortgage Recording Tax $ 22,000
Foregone Property Tax Revenue, Present Value $ 464,139
Total Costs of Financial Assistance & 808,701
Benefits to Costs ($1,205,273 / $808,701) 1.49

Motes: Sales tax on construction materials purchased in county only. 10-year figures discounted at 5%.
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Project Community Benefits

Sustainability features:

In the conversion of 10 floors (approx. 200,000 sf) of office/university space to residential units, the
Applicant employed a fully carbon free heating and cooling system to avoid use of any natural gas on
those apartments. Cooking is also electric. It re-caulked the entire window wall of the 1-11 Martine
building to save energy and prevent any conditioned air escaping. New high efficiency elevators were
installed to service those 10 floors. Applicant installed all LED lighting and an array of Energy Star
appliances in those units as well.

Use of M/WBEs

Applicant used both FM Home Improvement and Paladino Concrete Creations on the City Square
project. Both are MWBE entities. Applicant also employed a number of local laborers at the project.



