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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: April 11, 2023 
 
Subject: 39 Westmoreland Avenue, White Plains – MCRT Investments LLC Project Cost-Benefit 
& Impact Study Executive Summary  
 
Applicant background: 
The IDA received a request for financial assistance in the form of sales tax exemptions, mortgage 
recording tax exemptions, and reduction from real property tax through a Payment-in-Lieu-of-
Tax (“PILOT”) agreement, from MCRT Investments LLC (“Applicant”), a special purpose entity 
owned by Mill Creek Residential Trust (“MCRT”).   
 
MCRT develops, builds, acquires, owner-operates, and is an investment manager specializing in 
premier rental housing across the U.S.  Founded in 2011 by a group of former Trammell Crow 
Residential partners, it has developed or acquired over 47,000 rental homes nationwide and has 
a pipeline of almost 30,000 rental homes in planning.  A vertically integrated company with full 
in-house development construction management, and investment management teams, MCRT 
has over 1,000 associates and its senior management team has participated in the development 
of more than 350,000 rental homes over 40 years and execution of more than $35 billion in 
transactions since 1993.  
 
MCRT has a strong commitment to Environmental, Social, and Governance (“ESG”) 
(https://millcreekplaces.com/2021-esg-report/) and the communities it serves. MCRT has a 
dedicated Vice President of ESG and ESG Committee with seven areas of focus: 

1. Resident experience- satisfaction & well-being.  

2. Environmental performance- energy, water, materials use, carbon footprint. 

3. Certifications: Green Building & LEED. 

4. Associates- culture, well-being, ethics, & diversity.  

5. Innovation- ESG Committee. 

6. Risk management. 

7. Neighbors which include community relationships & charitable giving.   

 

 

https://millcreekplaces.com/2021-esg-report/
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Highlights of MCRT’s ESG commitment and performance include:  

• 2021 Property Management Firm of the Year from National Association of Home Builders. 

• MCRT residents substantially more satisfied (score of 37) than benchmark average (score 
of 33) from resident surveys utilizing the industry’s most comprehensive performance 
benchmarking database for resident satisfaction, “The Kingsley Index” using feedback 
from four million rental housing residents.  

• MCRT ranked #1 in the United States in the J Turner Research Online Reputation 
Assessment (“ORA”) score (82.56 vs an average score of 62.28).  ORA is the U.S. 
multifamily industry standard to measure and benchmark a property’s online reputation 
based upon 128,000 properties nationwide, generating a 1-100 score.  

• Average walk score of 82 in developments with 70% within ½ mile of open space, trails, 
or green space.  

• 100% of developments have fitness & outdoor recreation facilities.  

• Over 400 EV charging stations and 13,000 smart thermostats installed. 

• Creating a demand response pilot program to reduce electricity usage during peak 
periods. 

• MCRT has transferred more than 80 communities to a customer friendly web platform 
with AI technology to enhance resident experience and follow-up measures. 

• MCRT has installed 229 kW of solar power with 1,428 kW planned or under construction.  

• MCRT has achieved three-year average reductions of 3.5% for natural gas, 6.8% for 
electricity, and 1.8% for water consumption.  

• MCRT established a diversity, equity & inclusion (DEI) leadership committee.  It is a 
participant in the Institutional Limited Partners Association, Diversity in Action initiative. 
MCRT requires outside recruiters to provide anonymized veteran, gender, and minority 
status of applicants. 25% of management and 44% of MCRT associates are minority, 35% 
of management and 33% of associates are female.  A majority of new hires in 2021 (most 
recent reporting year) are minority.   

 
Project description (the “Project”): 
The Project site (“Modera White Plains”) is located at 39 Westmoreland Avenue, in the City of 
White Plains. This will be an adaptive reuse project of a vacant building that was previously used 
for light-manufacturing, storage, and commercial.  Applicant proposes to convert the building on 
the Project site into a 189-unit rental multifamily building totaling 163,000 square feet. Applicant 
anticipates performing a complete “gut” renovation of the building to transform the building into 
an amenity-packed multifamily building. Applicant is also developing a public pocket park for 
community use.  
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Currently, the Applicant anticipates that the Project will have 12% affordable units at 80% Area  
Median Income (totaling 23 units) with 8 affordable studio, 8 affordable one-bedroom, 6  
affordable two-bedroom units, and one affordable three-bedroom unit.  
 
The Project site will have 282 parking spaces on site.  The Project has numerous amenities for its 
occupants and guests, including large gym; recreational garden; business center; pet spa; 
outdoor grilling stations; billiard lounge; storage units; roof deck; package room; refrigerated 
package room; and doorman. The apartment homes will be 100% electric, including all apartment 
appliances, and the homes will also feature smart home technologies and water-saving fixtures. 
The building will also offer electric car charging stations for residents. 
 
The City Common Council assessed a fee-in-lieu of providing sufficient park and recreation 
facilities in the amount of $292,956 to help offset the impact that the projected new residents 
will have on existing City park facilities and to be used exclusively for park, playground and other 
recreational purposes. This fee represents a partial credit of $268,544 for the proposed 4,000 
square foot publicly accessible plaza. 
 
Breakdown of units by size: 66 studio units, 68 one-bedroom units, 50 two-bedroom units, and 
5 three-bedroom units.  
 
Project Budget  
Land $8,800,000 
New Construction, Renovation, Reconstruction: $66,565,421 ($39,939,253 for materials, 
$26,626,168 for labor) 
Soft Costs: $13,859,579 
Total Project Budget: $89,225,000 
 
Project Timeline 
Start date: 10/31/2023 
Estimated completion date: 1/1/2026 
Estimated starting date of occupancy/operations: 10/1/2025 
  
Request and Need for Financial Assistance 
The Project is seeking total financial assistance estimated at $9,036,943 of which $1,548,887 
would be foregone County tax revenue. This includes a sales tax exemption of $3,344,912 of 
which $239,636 is foregone County/local taxes, $595,775 mortgage recording tax benefit, and 
$5,096,255 of property taxes through a Payment-in-Lieu-of-Tax (PILOT) of which $713,476 is 
foregone County property taxes. Note that since the project is located in White Plains, the City 
of White Plains recaptures 2.5% of the County sales tax exemption and 50% of the mortgage 
recording tax exemption, reducing the overall benefit to the Applicant by $447,660. 
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The Project will act as a catalyst for neighborhood revitalization and provide critically needed 
affordable housing in an area which is suffering from an affordability crisis.  Applicant states IDA 
financial assistance is necessary to provide on-site affordable housing that will retain the vintage 
industrial structure, and to remediate on-site environmental issues.  If IDA financial assistance is 
not awarded, it will create an undue burden on the economics of the Project, which will prevent 
the Applicant from achieving an acceptable return to support a bank loan or equity investment 
into the Project.  Applicant cites the following reasons for financial assistance: 
 
High Costs. The Agency’s assistance with the Project through sales tax exemption, mortgage 
recording tax abatement and real property tax abatement is necessary to make the Project 
economically feasible in order to offset the high costs of design, approvals and entitlements, 
construction and financing as well as constructing affordable units for the Project. 
 
City of White Plains’ Recapture. As noted above, the City of White Plains “recaptures” sales tax 
and mortgage recording tax benefits which the Agency grants to Applicant and therefore does 
not enjoy the full value of benefits which the IDA may confer upon the Applicant. 
 



   l      

 
 
 

  
High Cost of On-Site Parking and Environmental Remediation. Without IDA benefits, the Project 
will be difficult to finance. The Applicant will provide for parking for tenants and guests of the 
facility and, in addition, will have to remediate certain environmental contaminants (asbestos) at 
the facility, all of which will be costly.  
 
Economic Impact – Construction Phase 
The Project construction budget is $80,425,000 (excluding land costs) and assumes 60% 
estimated materials costs and 40% estimated labor costs. Applicant estimates 15% of 
construction materials and 15% of labor will be sourced from Westchester County.  The Project 
will create 56 full-time equivalent jobs during the construction phase representing ~$5.3 million 
of earnings for County residents and ~$16.3 million of economic activity in the County.  
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Economic Impact – Operational Phase: 
The on-site operations of the Project will create 3 jobs, including 1.5 direct jobs, resulting in 
approximately $216K in earnings and $679K in economic activity within the County annually.  
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Total Annual Project Economic and Fiscal Impact 
When combining the impact of household spending by residents and on-site operations, the 
Project will generate ~56 full-time jobs and an average of ~$98K of County sales tax revenue 
(~$96,535 attributable to household spending, ~$1,510 attributable to on-site operations) and 
~$66K of County property tax revenue (before present value discount) for a total of $164K in 
additional total County tax revenue annually over 15 years.  
 

 
 
Cost Benefit Analysis and Ratio  
The cost benefit ratio for the Project is 1.85:1 meaning $1.85 of Westchester County tax revenue 
will be generated for every $1 of County tax incentives awarded. The cost-benefit ratio of the 
Project is favorable (ranking in the top one-third) when compared with other multifamily projects 
induced by the IDA where fiscal cost-benefit analyses have been performed and has the most 
affordable units (23) of any Project not comprised of 100% affordable units (12% of total units 
constructed).  
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Project Community Benefit Analysis  
 
Adaptive Reuse. The adaptive reuse of the existing building will enhance the character and 
protect property values of the adjacent neighborhood. The Project construction will preserve a 
portion of the existing façade in order to maintain the architectural character of the site. 
 
Address Housing Demand including Affordable Housing. There is a need for residential market 
rental housing in the City of White Plains and the Project will meet those needs through 189 
rental units including 23 designated as affordable. In addition, parking at the Project site will help 
alleviate parking demand for on street and public garage parking in the commercial core by 
providing parking for the residential tenants of the Project. 
 
Eliminate Vacancy & Blight. As already noted, the Project site currently contains a vacant building 
in the heart of White Plains. The Project will add vitality and life to the Project site and inject 
much needed activity in this area of White Plains and, in addition and more importantly, creating 
culture in the neighborhood. 
 
Employment. Immediately upon commencement of construction, the vacant Project site, will 
generate a significant number of construction jobs and, once the Project has been completed, 
the Project will generate permanent jobs also contributing to the local economy including 
indirect and induced jobs created by tenants.   
 
Increased Tax Revenue to City/County.  The enhanced sales tax revenues that will be generated 
by the Project’s residents, visitors, workers, and vendors as well as additional economic activity 
in an area that is currently vacant, will benefit the City and County.  This is in addition to the 
Project generating real property taxes far in excess of the real property taxes currently 
attributable to the Project site. 
 
Investment by Applicant. The Applicant will make a substantial capital investment in the Project 
(in excess of $80M excluding land costs). The Project, once completed, will be a part of the core 
of the City of White Plains and will add to the vitality of the County and to the City of White Plains 
by improving the area surrounding the Project site, which is currently a vacant building. 
 
Public Realm Enhancements. The proposed development will include public realm 
enhancements to vastly improve the current condition of the site for neighboring properties, 
pedestrians, and the overall community.  The Applicant will develop a public pocket park for 
community use. 
 
Sustainability Features. The Applicant proposes to design an energy efficient building by using 
LED fixtures, high-quality insulating materials, sensors, and specialty mechanical and lighting 
controls. A green roof is also proposed at the elevated podium level. 


