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TO: Chair and Members of the Board
County of Westchester IDA

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

DATE: August 25, 2020

RE: Asbury Apartments LLC IDA Application and Project
Cost-Benefit & Impact Study Executive Summary

Applicant background:

Asbury Terrace Apartments LLC is an existing 106-unit affordable family housing development
located at 1 River Road, Tarrytown, New York. Asbury Terrace Housing Development Fund
Corporation, Inc. (Asbury Terrace HDFC), a locally based not-for-profit housing corporation, owns
the Project entity.

Project description:
The Westchester County Industrial Development Agency (the “Agency”) received an application

for financial assistance from a project entity, Asbury Apartments LLC (referred to herein as
“Applicant,” or the “Owner”). The Project is seeking tax-exempt financing, mortgage recording tax,
and sales tax exemption benefits from Westchester County.

Asbury Terrace Apartments is a single nine-story building located on a site of approximately 2
acres constructed in 1972 using financing from the HUD 221 (d)(3) program. There are a total of
36 one bedroom apartments, 45 two-bedroom apartments, 25 three-bedroom apartments, plus
an apartment for the Superintendent. The development has a project-based Section 8 Housing
Assistance Payment Contract for a total of 86 units.

As a result of the limited incomes of the 221 (d)(3) tenant households, and the rent restrictions
imposed by the funding agencies, there has been little available cash for the owner to maintain
the property at a high standard. As a result, the Project requires significant capital improvements
and repairs. The cost of that work is estimated to be approximately $5,000,000.

Asbury Terrace HDFC working in conjunction with Mountco Construction and Development Corp.
(“Mountco”), developed a preliminary Redevelopment Plan for Asbury Terrace Apartments
designed to accomplish the following:
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e renovate all of the apartments and common areas

e create long-term financial viability for Asbury Terrace Apartments

e avoid tenant relocation

* minimize any out-of-pocket rent increases for the tenants

e utilize the sales proceeds to create a fund to finance the development of additional affordable
housing in the community, including the complete redevelopment of the existing YMCA,
including the provision of transitional housing.

The Redevelopment Plan is for Asbury Terrace HDFC to sell the property to a new Limited Liability
Company - Asbury Apartments LLC (Applicant). Applicant is affiliated with Mountco which has
successfully redeveloped 17 former HUD properties like Asbury Terrace. The project would then
be refinanced using tax-exempt bonds or debt issued by the Westchester County Industrial
Development Agency and the use of a 4% tax credit allocation from the State of New York, as well
as deferral of fees.

The project has a Total Development Cost of approximately $26,400,000, which includes the
$5,300,000 in hard cost construction costs, the $15,500,000 property acquisition costs, and
approximately $5,600,000 in property reserves, soft costs, and fees. The Project will be financed
by approximately $4,200,000 in tax credit equity, $19,100,000 in tax-exempt financing and
$1,400,000 in deferral of fees.

The development complies with all existing zoning and local planning requirements. The proposed
rehabilitation work will simply require the issuance of a Building Permit and no additional local
approvals are contemplated.

Need for Financial Assistance

For the level of affordable housing offered by the Project to be economically viable Applicant must
qualify for the federal Low-Income Housing Tax Credits which in turn requires the Project be
partially funded by tax-exempt bond financing. Without County financial assistance the Project
which is a key affordable housing asset in Tarrytown, NY would be at risk of physical deterioration
and/or loss of federal subsidies.

County IDA Assistance Sought (Total: $ 258,392):

* Estimated value of County portion of sales tax exemption for construction
materials: $67,392

* Estimated value of mortgage recording tax: $191,000
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Economic Impact Report Highlights (prepared by Camoin 310 — WIDA Contract Economists)!:
* 106 affordable housing units retained. Unmet demand for affordable housing in

Westchester County means tenants would likely leave the County if Project did
not occur.

* $366,921 estimated County sales tax revenues over ten-years from household
spending in addition to $15,102 of sales tax from construction worker spending,
and $19,601 of sales tax from employee spending for a total of $401,625 in
total County sales tax generated by Project.

* Fiscal benefits to the County of $1.55 in revenue for each S1 of foregone
County revenue.

* 28 retained jobs from operations and tenant household spending representing
approximately $1,500,000 in annual earnings.

Fiscal Benefits and Costs of Financial Assistance in Westchester County

One-time Sales Tax Revenue from Construction Earnings $ 15,102

10 Years Sales Tax Revenue from Household Spending,

Present Value $ 366,921

10 Years Sales Tax Revenue from On-Site Employee

Spending, Present Value $ 19,601

Total Fiscal Benefits $ 401,625

Foregone One-Time Sales Tax on Construction Sales $ 67,392

Foregone One-Time Mortgage Recording Tax $ 191,000

Total Costs of Financial Assistance $ 258,392

Benefits to Costs ($401,625 / $258,392) 1.55

(1) Sales tax on construction materials anticipated to be purchased in the county only.

! Applicant provided updated project expenditure numbers after the completion of the analysis that
resulted in a slight reduction [1.49%)] of jobs, earnings, and sales taxes generated during the construction
period. Those changes are not deemed to be material and did not warrant updating the current study.
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Construction Phase:

* 19 jobs will be created during the Project construction phase representing
approximately $2.16M in earnings.

* The Applicant estimates that construction will cost approximately $5,000,000
and estimates that 90% of materials will be sourced from within the County and
the remaining 10% from the Labor Market Area®.

Economic Impact of Temporary Construction Phase

Jobs Earnings Sales
Total 19 $2,157,496 $ 5,457,536

Source: EMSI, Camoin 310

Construction Phase Spending

Materials Labor Total
Total Construction Cost $ 2,080,000 $ 3,120,000 $ 5,200,000
Percent Sourced from County 90% 70% --
Net New Constuction Spending $ 1,872,000 $ 2,184,000 $ 4,056,000

Source: Costs and % materials source in county from Applicant. % labor in county from Camoin 310.

1The Applicant specified the percentage of materials costs expected to be sourced within Westchester County and estimated that
90% of materials would originate within Westchester County and the remaining 10% would originate from the labor market area
of Westchester, Putnam, Dutchess, Rockland, Sullivan, Orange, and Ulster counties. Camoin 310 estimated 40% of labor costs from
within Westchester itself.

Operational Phase

Annual Economic Impact of Operations and Household Spending

Jobs Earnings Sales
On-Site Operations 5 $ 311,732 $ 964,074
Household Spending 23 $1,185,107 $ 3,404,003
Total 28 $1,496,839 $ 4,368,077

Source: EMSI, Camoin 310

* While the Project will not create net new jobs, it will retain three existing full-time jobs on
the Project site.

» 28 retained jobs from operations and tenant household spending, for nearly $1.5 million
of annual earnings.
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Community Benefits:

Affordable Housing:

The Project will retain 106 affordable housing units in the County.
Positive Tax Impact:

The Benefit to Cost ratio is a positive $1.55 to $1.00.



