THE 7
CATALYST

WESTCHESTER COUNTY
INDUSTRIAL DEVELOPMENT AGENCY

TO:  Chair and Members of the Board
Westchester County Industrial Development
Authority (“IDA”)

From: Michael Grella, Economic Development Consultant to the
Office of Economic Development

Date: February 22, 2022

Regeneron Project Cost-Benefit & Impact Study Executive Summary

Applicant background:

Regeneron (“the Company” or “Applicant”) was founded and has been led by physician-
scientists for over 30 years. This has fostered eight FDA-approved treatments and more than
20 product candidates within their development pipeline across multiple therapeutic areas.
With over 9,000 employees worldwide, Regeneron has invented and developed 100% of its
drug candidates in-house. Even in the face of the novelty virus COVID-19, Regeneron has
received 10 awards just in Calendar Year 2020 alone, receiving recognition for “Top Employer”,
“Best Workplaces for Innovators”, and “Change the World” from the likes of Fortune, Forbes,
Science, Dow Jones and many more.

Regeneron is a leading biotechnology company that invents life-transforming medicines for
people with serious diseases. Founded and led for over 30 years by physician-scientists, its
unique ability to repeatedly and consistently translate science into medicine has led to nine
FDA-approved treatments and numerous product candidates in development, nearly all of
which were homegrown in Company laboratories including here in Westchester County at its
Greenburgh campus. Its medicines and pipeline are designed to help patients with eye
diseases, allergic and inflammatory diseases, cancer, cardiovascular and metabolic diseases,
pain, hematologic diseases, infectious diseases, and rare diseases. The Company has received
numerous corporate and workplace related accolades:

Regeneron ranked #1 in Science magazine’s global Top Employer survey for 6 of the past 9
years.

This is the second consecutive year Regeneron has been ranked as one of Fast Company’s
Best Workplaces for Innovators

Great Place To Work: Fortune 100 Best Companies to Work For, 2021
Fast Company: World Changing Ideas (Pandemic Response), 2021
IDEA Pharma: Pharmaceutical Invention Index, 2021

Newsweek: America’s Most Responsible Companies, 2020
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e Civic 50: Most Community-Minded Companies in the Nation, 2020

Project description (the “Project”):

The IDA received a request for financial assistance from Regeneron which is currently experiencing
an increased demand to expand its research efforts against novelty virus COVID-19 and other
infectious diseases. To meet this demand, site options in the Northeast are currently being
evaluated to determine where investment should be made to increase its capacity and house future
growth. The Company has narrowed its search to two states: its campus in Tarrytown, New York,
and New Jersey. The proposed capital investment would serve to locate and staff multiple new
R&D laboratories, administrative buildings, and amenities. In total, it would encompass the design,
construction and fit-out of up to eight buildings, three parking garages, and a central utility plant
totaling approximately 724,000 SF. The anticipated capital investment would be approximately
$1.39 billion depending on the location selected. In addition to the investment, Regeneron expects
the addition of the facilities to result in the creation of at least 700 net-new full-time jobs.

Project Parameters

Project Costs and Construction Phase Spending

Construction Costs

Construction Materials

Construction Labor

Equipment

Professional Fees

Total Costs

Direct Spending

Percent of Spending in inside Westchester

Total Project Westchester County County

$ 495,000,000 15% $ 74,250,000
$ 605,000,000 15% $ 90,750,000
$ 232,000,000 15% $ 34,800,000
$ 60,000,000 15% $ 9,000,000
$ 1,392,000,000 $ 208,800,000

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

Source: Applicant. 15% of construction purchases are estimated to generate economic impact.

Based on the net new direct spending, we determined that the Project would support 789 new full-time-equivalent

jobs and more than $122 million of earnings during the period of construction.

Category of Jobs Number of Jobs to be Created |Average Salary |Average Fringe Benefits |Average Total Annual Compensation

Management 217 $308,968 $61,794 $370,762
Professional 259 $147,196 $29,439 $176,635
Technical/Scientific 224 $101,685 $20,337 $122,022
Total 700 $182,782 $36,556 $219,338
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* 250 existing jobs retained and 700 net new jobs with average annual total compensation
of approximately $219,338.

* $1,39 billion Project Costs (5604M in labor costs, $495M material costs, $160M
equipment costs, non-manufacturing equipment $72M, Soft Costs S60M).

Project Timeline

Start date: will begin ordering equipment in April 2022, site clearance to begin between April and
June 2022.

Estimated completion date of project: 12/31/2027

Project has received approval from the Town of Greenburgh Planning Department.

Request and Need for Financial Assistance

Applicant has requested IDA financial assistance including sales tax exemptions, real estate
Payment-in-Lieu-of-Tax (PILOT) incentive, as follows:

Estimated Financial Assistance Requested

Total Project County Only

Sales Tax Exemption on Construction Materials
Construction Materials Sourced by Location 100% 15%
Taxable Construction Materials Costs, Estimated $ 567,550,000 85,132,500
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%

State Sales Tax (4%) Exempted $ 22,702,000 n/a

MTA Tax (3/8%) Exempted $ 2,128,313 n/a

Westchester County Sales Tax (4%) Exempted $ 22,702,000 3,405,300
Estimated Sales Tax Exemption $ 47,532,313 3,405,300
Mortgage Recording Tax Exemption
Estimated Mortgage Amount $ - -
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption™ $ - -
Real Property Tax Exemption, Present Value $ 125,327,370 20,112,580
Estimated Financial Assistance Requested, Total $ 172,859,683 23,517,880

Source: Applicant. County estimates: Camoin Associates

In addition to financial assistance sought from the IDA, Applicant is seeking approximately
$100,000,000 in other public incentives to partially defray the cost of the proposed $1.394 billion

project capital investment.

While there is considerable interest to expand in Tarrytown, Westchester County, Applicant has
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articulated this option carries schedule, economic, and execution risks. First, locating in
Westchester would involve a greenfield build, which is likely to present a lengthier timeline to
occupancy and operation than the other options it is considering. The greenfield option in
Tarrytown is also more expensive than the other viable “warm site” alternatives. Finally,
Regeneron has maintained a campus in Tarrytown for several years and it is close to exceeding
headcount capacity. Therefore, the acquisition of qualified labor in support of the proposed project
may be more challenging and costly than the other options it is considering in New Jersey. The
location at 777 Old Saw Mill River Road currently serves as Regeneron’s corporate and research &
development headquarters. There are currently over 3,330 full-time employees at this location. If
Tarrytown is the chosen location for the proposed expansion, Regeneron would add at least 700
net-new full-time jobs to staff the new facilities.

As noted above, Regeneron is considering alternative sites within the State of New Jersey. The
recent consolidation within the life sciences industry sector has made multiple real estate options
with existing buildings available throughout the state. The estimated cost to locate Regeneron’s
proposed facilities and new workforce in New Jersey over a 10-year period is significantly lower
than the Tarrytown greenfield option. New Jersey also presents an attractive answer from a
qualified labor pool perspective. Given Regeneron’s sizeable local workforce, the majority of which
are New York residents, identifying, recruiting, hiring, onboarding, and training new employees is
becoming more difficult and costly. New Jersey presents an advantage in this regard — the state
has the highest concentration of scientists and engineers in the country and the 4th largest share
of STEM graduates.

To meet its rapidly approaching internal deadlines, Regeneron must quickly conclude its
deliberations and choose a jurisdiction for this proposed project. Tarrytown, NY, and New Jersey
both represent viable options. And each location would benefit significantly from the 700 new full-
time jobs and $1.394 billion in planned capital investment, as well as the substantial indirect and
induced economic benefits triggered by these activities. Finally, the location selected for this
proposed project will be well-positioned for future follow-on expansion as Regeneron continues to
grow. The additional space, specifically the R&D facilities, will provide the flexibility for The
Company to expand its research efforts against novelty virus COVID-19 and other infectious
diseases, in addition to further development of uses for its existing portfolio of treatments.

Applicant states it is seeking the most operationally efficient and cost-effective location to
accommodate its current and future business needs as it plans for substantial employment and
investment commitment for the proposed project. The base cost of operations in each locality,
including capital investment, labor, and other operating costs — as well as the availability of
meaningful incentives to offset Regeneron’s significant investments — is a material factor in the
Company’s expansion decision. Partnership with Empire State Development and the Westchester
County IDA — including the support of all relevant financial incentive programs - will be a material
factor for Regeneron to locate this investment within Tarrytown, New York. Given these
considerations, if Applicant is unable to obtain Agency Financial Assistance for the proposed
project, it will not materialize in New York. Wherever this project is ultimately located will likely
become home to future expansion activity of a similar nature.
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Economic Impact Report Highlights (prepared by Camoin 310 — WIDA Contract Economists):

The construction of the Project will result in approximately 375 new direct construction jobs
to the County (15% of 2,500 project related construction jobs) and 789 total construction
jobs, generating $100 million in total earnings. It is estimated that approximately 70% of these
new earnings will be spent within Westchester County and 25% of that spending will generate
sales tax revenue for the County.

Economic Impact - Construction Phase
Total Activity

Jobs Earnings Sales
Total Associated Activity 2,500 $ 605,000,000 $ 1,392,000,000
Percent in Westchester 15% 15% 15%

Economic Impact in Westchester - Construction Phase

Jobs Earnings Sales
Direct 375 $ 90,750,000 $ 208,800,000
Indirect 194 $ 15,033,321 § 37,475,995
Induced 218 $ 16,477,503 $ 35,653,802
Total 789 $ 122,260,825 $ 281,929,797

Source: Emsi, Camoin Associates
Note: Applicant estimates 2,500 jobs will be created on-site during construction, 15% of
which are expected to be for Westchester County residents.

Operational Impact (per Camoin310):

Economic Impact - On-Site Operations

Jobs Earnings Sales
Direct 700 $ 153,536,747 $ 336,107,480
Indirect 537 $ 40,332,280 $ 100,187,360
Induced 354 $ 26,025,079 $ 65,630,700
Total 1591 $ 219,894,106 $ 501,925,540

Source: Emsi, Camoin Associates

e The Project will support 1,591 net new jobs in Westchester County, including 700 direct new

jobs.

e Project related jobs will generated $220 million in associated earnings. Those figures are

composed of net new jobs resulting from operation of the facility.

Annual County Sales Tax Revenue Generated from Operations: $1,539,259.
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SALES TAX REVENUE - EMPLOYEE EARNINGS FROM OPERATIONS

The new earnings generated by on-site jobs that will occur as a result of building occupation at the Project
(described under Impacts of On-Site Employment) would also lead to additional annual sales tax revenue for the
county. It is assumed that 70% of the earnings would be spent within Westchester County and that 25% of those

purchases will be taxable. Table 5 displays the annual tax revenue that the County will receive.

Table 5

Annual Sales Tax Revenue
On-Site Operations

Total New Earnings $ 219,894,106
Amount Spent in County (70%) $ 153,925,874
Amount Taxable (25%) $ 38,481,469
County Sales Tax Rate 4.00%
New County Tax Revenue $ 1,539,259

Source: Camoin Associates

Cost Benefit Analysis and Ratio

Fiscal Benefits and Costs of Financial Assistance in Westchester County Over 12 Years

One-time Sales Tax Revenue from Construction Earnings $ 855,826
Sales Tax Revenue from On-Site Employee Spending, 12 Years, Present Value $ 16,278,186
Add'l Property Tax Revenue, Project vs. No Project, Present Value $ 21,019,151
Total Fiscal Benefits $ 38,153,163
Foregone One-Time Sales Tax on Construction Sales $ 3,405,300
Foregone Property Tax Revenue, Present Value ) 20,112,580
Total Costs of Financial Assistance $ 23,517,880
Benefits to Costs ($38,153,163 / $23,517,880) 1.62

The Project will generate a return of approximately $1.62 of County Tax Revenue for each $1.00
of County incentives awarded which is at the top of the range of projects previously approved by

the IDA.

Community Benefits

Positive Tax Impact: The project will generate a significant tax increment to the county of over

$14.5 million (present value) over twelve years.

Job Creation: The project will create nearly 800 new jobs for Westchester residents during the
construction phase of the project and nearly 1,600 permanent net new jobs including 700 direct

jobs with an annual average compensation of $219,000.
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Sustainability (as stated by Applicant):

REGENERON SUSTAINABILITY LEADERSHIP
| |

Regeneron Sustainability Awards

The Most
e v o

o Llaond Use & Water Award from Green Business Partnership
Results 2019 s e o  Dow Jones Sustainability World Index (for the 2™ time)

. 2015
o  Dow Jones Sustainability World Index (for the 1% time)

- 2018
o Clean Air NY Champion
o Winner of the Hudson Valley's Car Free Day (greatest number of
participating employees in an organization)

- 2017
o The Raheen site became a member of the All-ireland Pollinator Plan

- 2016
o Charles W. Brown, Jr. Sustainability Award from Green Business Partnership
o LEED Gold certification for Buildings 8 & 9 in Tarrytown

LEED CERTIFICATION GOALS

LEED projects earn points acress nine basic areas that address key aspects of green buildings.

@ lutegrative process © Materials and resources

© Location and tansportation @ ludoor environmental quality
© sustainable sites © 1nnovation

@ Water efficiency © Regional priority

© Energy and atmosphere

Based on the number of points achieved, a project earns one of four LEED
rating levels:

The most recently
completed Regeneron
buildings, B8 and B9, are
LEED Gold Certified and
B2 is LEED Silver
Certified.

SILVER
50-59 points

PLATINUM
80+ points

CERTIFIED
40-49 points.
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