COUNTY OF WESTCHESTER INDUSTRIAL DEVELOPMENT AGENCY
APPLICATION FOR FINANCING
Straight Lease Transaction

RETURN TO:
County of Westchester Industrial
Development Agency
148 Martine Avenue
Michaelian Office Building, Room 903
White Plains, New York 10601
Attn:  Assistant Secretary
(914) 995-2916

The information requested on this form is necessary to process a request for financial
assistance from the County of Westchester Industrial Development Agency. Please complete
this form as fully and carefully as possible, using “none”, “not applicable” only where necessary.
You may wish to submit this application to your attorney for his or her review, with particular
reference to the Agency’s enabling legislation (the New York State Industrial Development
Agency Act Article 18A of the General Municipal Law, the “Act”). All information on this form
will be kept confidential by the Agency, but may be subject to public inspection under New York
freedom of information law.

Any approval of financial assistance by the Agency will be based upon the information
presented in this application. The application should describe the proposed facility and its
proposed users and participants, all as presently contemplated by the parties. Changes in the
nature or status of the proposed facility should be reported promptly to the Agency, since any
such change could disqualify the facility and render it ineligible for financial assistance.

The project documents will establish standards of performance by the applicant in areas
such as job creation and retention. The applicant’s achievement of these economic development
goals is the consideration for the granting of tax benefits by the Agency. In the event that the
applicant fails to meet these standards, some or all of the benefits taken by the applicant will be
subject to recapture by the Agency.

The Agency is required to adopt an inducement resolution to formally establish the
inducement to the undertaking of the project provided by the Agency’s financing. This
resolution must be adopted prior to the commencement of construction of the facility, the award
of any construction contract, the placing of any equipment order, or the execution of any final
contract for the acquisition of the facility. Applicants may generally, however, prior to the time
the inducement resolution is adopted, enter into options to purchase property or contracts to
construct or acquire property which are expressly and entirely contingent upon the Agency
providing financial assistance to the project. It should be noted that under the Agency’s enabling
legislation, Section 923-a of the Act, no funds of the Agency shall be provided to a project unless
(1) at least thirty (30) days’ prior notice of such project shall have been given to each local
municipality in which a part or parts of the project is, or is to be, located and (i1) no objection, by
resolution of the governing body of such municipality, shall have been made and delivered to the
Agency within such thirty (30) days.



The Agency will charge a Project fee in the form of “rent”, as well as administrative fees
and expenses, as follows:

1) Project fee (“rent”™): 5% of the total projected benefits expected to be granted
for Sales Tax abatement and Mortgage Recording Tax abatement, payable at
closing (or earlier if benefits are taken prior to closing). In addition, if the
benefits taken exceed projections, 5% of the excess benefits will be charged
periodically as additional “‘rent”.

2) Legal fee to Agency Counsel, charged on an hourly basis and payable monthly.
3) Reimbursement to the Agency of all costs for Public Hearing Legal Notices.
4) Administrative Fees for post closing actions such as mortgage refinancings, non-

disturbance agreements, estoppels, etc.
Payment imnvoices will be submitted to the applicant’s counsel.

Projects consisting of the construction, renovation and/or equipping of residential
housing will be expected to have units allocated as affordable units. The minimum level for a
unit to be classified as Affordable will be 80% of income at 30% for rent.

Applicant must follow energy efficiency standards (Energy Star) in equipment and
lighting.

In furtherance of Westchester County’s commitment to provide leadership in the fields of
resource conservation and energy-efficiency, please be advised that the Agency advocates the
use of Green Building' technologies and practices. Green Building technologies and practices
are designed to create healthier and more resource-efficient models of building construction,
renovation, operation, maintenance, and demolition, and provide demonstrated benefits, as

follows: (a) environmental benefits through the preservation of biodiversity and ecosystems
improved air and water quality, reduced waste streams, and conservation of natural resources; (b)
economic benefits, in the form of reduced operating costs, improved occupant productivity and
health, and optimized life-cycle performance: and (c¢) social benefits through enhance comfort,
health and building aesthetics. Please refer to the resources cited below for additional
information on Green Building technologies and practices, as well as State and federal Green
Building incentive programs. In accordance with the policy outlined above, Applicant shall
follow energy efficiency standards (Energy Star) in equipment and lighting integrated into the
project.

This Application should be submitted with a $250 Application fee payable to the County
of Westchester Industrial Development Agency, 148 Martine Avenue, Michaelian Office
Building, Room 903, White Plains, New York 10601 (Attn: Assistant Secretary).

1 P , N P e N
(A) www.epa.gov/greenbuilding’ : (B) www eere eneray.gov/buildings/highperformance
and (C) www.dec state nv.us/website/ppu/ernblde/index htmi.




The Applicant.

A.  Legal name, mailing address, telephone, telefax and email.

Harbeor Square, LLC

¢/o Ginsburg Development Companies, LLC

100 Summit Lake Drive, Suite 235

Valhalla, NY 10595

Phone: 914-747-36060
Fax: 914-747-1608

Email: mginshurg@gdclic.com

B.  Name, mailing address, telephone, telefax and email of:

1. Officer to whom communications should be addressed.

Martin Ginsburg, Principal

3™}

Counsel.

Andrew Maniglia

(ilberti Stinziano Heintz & Smith
885 Third Avenue, Suite 2730

New York, NY 106022

212-588-8868

tad

Mot applicable.

Real Estate Broker and/or Site Selection Consultant.

4. Employer ID/Tax ID of the Company.

13-3881424

C. Form of business organization:

For-profit corporation

Not-for-profit corporation

General partnership

Limited partnership

Limited liability company

X

Sole proprietorship

If a corporation or limited lability company, state of incorporation:

New York




If'a foreign corporation or foreign limited liability company, date qualified to do business in
New York:

Neot applicable

G.

I

A
Pan W%

Principal Owners/Officers/Directors (Principal owners that hold more than 15% equity
ownership).

Harbor Square, LLC is owned by Ginsburg Development Companies, LLC (GDQC)
GDC is owned by Martin Ginsburg (56.25%) and Martin Ginshurg 1997 Trust
(43.75%)

[f Applicant has a significant relationship with an affiliate company{ies), the name and
address of such affiliate(s).

Harbor Square, LLC is owned by Ginsburg Development Companies, LLC (Same
contact info.)

Standard Industrial Classification number (SIC Code) of activity to be carried on at the
facility. North American Industrial Classifications Number (NAICS) of activity to be
carried on at the facility.

531110 (Apartment Building) and 722511 (Restaurant)

Describe the use that is to be made of the proposed facility. Include a description of the
products and services to be produced and the market areas to be served.

The project is a mixed-use waterfront redevelopment that includes a 188-unit rental
apartment building (with 10% of the units affordable to 80% of income and 38%
for rent), a 200-seat destination location waterfront restaurant, and significant new
public access to the Village’s waterfrout through the development of a new
waterfront park and river promenade. This will be the only full service high-rise
rental residential building on the Hudson River north of the Cross Westchester
Expressway.

Complete Schedule A annexed (Company Description).

Other participants in the facility.

In the typical Agency financing, the facility will be owned by the Agency and leased to a
corporation which will use the facility in its trade or business. If (1) the applicant plans
to sublease the facility to another entity, (2) the applicant plans to be the sublessee and
lease the facility from another entity which will lease it from the Agency, or (3) any other
use arrangement is planned which differs from that described above, please provide for
each additional user or participant on a separate sheet the information called for in Part I,
and describe the intended relationship of all those using or participating in the facility.

The residential apartments will be individually leased to future tenants,
The restaurant will be leased to an operater, as yet to be identified.



I.

The Project Facility.

A. Address or location.

161 Westerly Road, Ossining, NY

List all villages. towns, cities and school districts within which any part of the facility
(land included) is located.

Village of Ossining, Town of Ossining, Ossining School District

Is any part of the facility (land included) located outside of Westchester County?

" Yes X No

If so, please explain:

The facility consists of a building/space, which will be (check as applicable):

- acquired
1. X constructed
- renovated 7 expanded
2 which will be used for
T omanufacturmg - warehousmg 7 oresearch [ offices
7 mdustral " recreation  retail*
¥ residential
7 frammg - data process
X other

If other, explain: Restaurant

The approximate square footage of the existing building to be purchased or space to be
leased 1s:

Not applicable

The approximate square footage of the planned expansion of the existing building.

Not applicable

The approximate acreage of the land to be purchased or leased:

Not applicable — applicant currently owns the site.



K.

Describe the arrangements that have been made or are planned for the acquisition of the
facility.

The site was previously acquired from the Village of Ossining through a Land
Disposition Agreement.

For projects involving primarily the acquisition of an existing facility, please indicate:
1. The expected dates of acquisition:

Not applicable

b2

The expected date of occupancy.
Not applicable

For projects involving primarily the construction of a new facility (or the renovation or
expansion of any existing facility) please indicate the actual or expected dates of:

I The acquisition of the land upon which the construction will occur:

Previeusly acquired

2. Issuance of a building permit:
October 2013
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3. Commencement of construction:
November 2013

4. Occupancy:

May 2015 (Restaurant Occupancy)
November 2015 (First Residential Tenant Occupancy)

Describe the type of building that is to be construected, and the method of construction
that will be used.

The apartment building will consist of 188 units contained in a 5 ¥ story building
aver 1% levels of parking. It will have a eoncrete and steel floor structure on load
bearing metal frame walls over the concrete and steel parking garage.

The one story 200-seat restaurant (with partial mezzanine level) will be constructed
with metal frame walls and an exposed wood roof truss system.

Describe the Green Building technologies, if any, that will be incorporated into the
project construction/renovations in addition to the applicant’s required compliance with
energy efficient standards (ENERGY STAR) in equipment and lighting. If the applicant



M.

has elected not to incorporate Green Building technologies into the project scope, please
explain the basis for such election.

In addition to meeting the IDA’s Energy Star standards, the applicant will
incorporate water-conserving plumbing fixtures into the project; incorperate
building materials where possible that are at least 25% post-consumer recycled
content or 50% post- industrial recycled content; and use building materials where
peossible that were extracted, processed or manufactured within 500 miles of the site,

The project is alse being constructed on a remediated brownfield with a Certificate
of Completion having been issued by NYS DEC in December 2008 and is transit-

friendly, being located adjacent to the Ossining Metro-North Train Station and NY
Waterways Ferry Dock.

State whether the following utilities are already on-site:

Water: Yes Electric: Yes

Gas: Yes Sanitary/Storm Sewer: Yes
What 1s the current zoning of the site?

RDD - Riverfront Bevelopment District, Planned Waterfront and Railway
Development (PWRD) Overlay

O. What 1s the proposed zoning of the site, if different?

Not applicable

P. Describe any significant legal, physical or business factors that may impede the
acquisition or completion of construction of the facility.
Ne litigation or other factors of significance that could impact construction and
completion of facility, or its operation. Heowever, but for the needed benefits from
the WIDA, it is doubtful that this preject could be developed.

. Term of the lease: (in vears): N/A

Iv: Eligibility Factors:
A. Inas much detail as possible, using a separate sheet(s) if necessary, set forth the facts or

circumstances which will allow the Agency to conclude that:

1. The economic feasibility of the project will be seriously and substantially impaired
without the availability of the Agency’s financial assistance.

The project will be seriously and substantially impaired without the availability
of the Agency’s financial assistance for several reasons:
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* The project experienced certain non-recoverable costs of approximately $5
million resulting from prier appreved plans that were made obsolete by the
real estate crash and the ensuing economic recession.

¢ Developer has been paying more than $406,000 in property taxes on vacant
land based on “approved project” - even though project has been dormant
for years through no fault of GDC’s. Most municipalities do not raise taxes
immediately upon approval. (Yonkers River Club site approved for 330
units has land taxes of $72,604.)

¢ The projectis providing 10% of the residential units as afferdable housing
resulting in an economic loss of approximately $3.5 million to the value of
the project. This loss estimate was determined by calculating the difference
between the market rent on 19 units vs. the 86% affordable guidelines
annualized and capitalized at 6%. The Village of Ossining does not previde
any benefits to offset the costs of these affordable units.

¢ This development invelves extraordinary site costs, such as custom designed
150-foot-deep piles, which were not in the original plans and added millions
of dollars in extra costs. Additional site costs have also been encountered due
to flood plain issues resulting from Hurricane Sandy.

¢ Project will face market eonstruction costs, vet site is in a pioneering urban
area with adjacent lower income population, oil tanks and nearby Sing Sing
Correctienal Facility, which will put dewnward pressure on rents until area
gets established.

* Several similar new apartment buildings are being constructed at train
stations on the Yonkers waterfront - all with IDA benefits, Harbor Square
needs similar benefits to be competitive - particularly since Ossining is
further from Grand Central Terminal than Yonkers.

¢ The financing of new construction projects remains a challenging
environment and lenders look more favorable upon prejects that have
public sector support as part of publi¢/private partnerships.

*  'The benefits being sought are critical to achieving project stabilization, due
to the likely need to offer incentive rents during initial two-vear lease-up
period.

¢ The Village and GDC are committed to a costly high-quality building and
public realm, with GDC committed to paying for 50% of the costs of
constructing the park and agreeing to maintain it for ten vears.

The Agency’s financial assistance will induce the location, retention or expansion of
the project at the location identified in Part 111

The project location is a remediated brownfield in an urban area of an
underserved community. The Village of Ossining has a poverty rate of 19.2%,



which is higher than the Westchester County rate of 8.9%; 39% of students
receive a subsidized school lunch; and the home ownership rate is only 50%.

IDA financial assistance, along with other previously committed public/private
partnership assistance, including the New York State Brownfield Tax Credit
Program and NYS DEC and DOS grants to assist with the shoreline
stabilization and public waterfront promenade, are essential to inducing
development in this pioneering location.

To the extent the project serves a local market area, there is a recognized and
demonstrable need for the products or services the project will provide in the
project’s market area.

The project serves a recognized need of providing more market rate and
affordable housing to serve Westchester County’s workforce. Additionally, the
Mid-Hudsen Regional Economic Development Council has identified the Village
of Ossining as a prime location for development in order to attract and retain
veung workers in an appealing village-scaled urban envirenment,

The restaurant cemponent of the preject serves a market need in that it will be
the only destination location restaurant on the Hudson River north of
Tarrytown, providing a waterfront dining experience to northern and central
Westchester residents and providing a new attraction for the Ossining Central
Business District. Food and hospitality has been identilied a8 2 key growth
sector for the wate capitalize on i

PP
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tourism. As with s

The project is compatible with and will significantly assist and enhance all
development plans for its area established formally or informally by local, County,
State and federal authorities.

The prejectis part of a public/private partnership with the Village of Ossining
and New York State and is consistent with the Village’s Comprehensive Plan, an
adopted Local Waterfront Revitalization Plan with the New York State
Department of State’s Coastal Zone Program and Westchester County’s
“Patterns for Westchester” master plan. The waterfront promenade component
of the development will be part of Westchester County’s “River Walk” initiative
to create continuous public access to the county’s Hudsen River shoreline.

The project also embodies many of the priorities established by the Mid-Hudson
Regional Economic Development Council, including waterfront redevelopment,
downtewn redevelopment, transit-friendly development, new weorkforee housing
and promoting Hudson River tourism. Its adjacency to the successful
Haverstraw-to-Ossining commuter ferry offers an oppertunity te enhance cross
river commerce by creating a new destination location that Rockland County
residents can reach by ferry.

The project’s consistency with the development plans of every level of
government has been demonstrated by the suppert it has received from various
agencies, including tax credits and grants from the New York State Department



of Environmental Conservation and the New York State Department of State,
which makes local and regienal plan consistency a major factor in their awards.

h

There will be no significant disruption of existing employment or competitive

facilities in the area in which the project is located.

The project is on vacant land and will not disrupt employment during its
constructien or operation. There are few competitive facilities in the immediate
market area. Due to high barriers to entry for new multifamily housing, there
are few competitive new rental prejects in the area — and none offering Harbeor
Square’s urban downtown waterfront setting at the railroad station.

The proposed waterfront restaurant is destination location restaurant that will
net be directly competitive with more lower-priced eateries in the Village and is
therefore unlikely to disrupt their businesses. By attracting and exposing more
people to downtown Ossining, the project will likely enhance their businesses.

6. The project will initially provide substantial employment, substantial capital
mvestment, and a substantial increase in the property tax base, and be of a nature
which demonstrates a substantial long-term commitment of the beneficiary to the
County, and which makes it highly likely that the substantial increase in employment,
investment and tax base will continue for a significant period of time.

Harbor Square is at least a $65 million capital investment in a mixed-use
waterfront redevelopment preject. It will create 300 construction jobs over a
34-month peried, as well as 30 permanent jobs within the waterfront restaurant
and 6 permanent jobs within the residential apartment building - for a total of
36 new permanent jobs. The building will employ an additienal 5 part time
employees and the restaurant will also have additional seasonal emplovees
during the warmer months.

Harbor Square will produce a phased-in annual property tax payment to all
jurisdictions reaching $991.809 in Year 8 of the PILOT. In addition to direct
benefits, as an urban redevelopment project, it is intended to incent additional
development on the waterfront and in the downtown by creating a high quality
public realm and by attracting residents with higher disposable income to create
greater income diversity.

-

The project is not of a speculative nature.

The project is not speculative in nature. The Applicant has received a market
study from Cushman & Wakefield, which has confirmed the market need and
projected rents for the Harbor Square project and is available upon request,

GDC is an established developer with 50 years experience in Westchester

County building every type of residential project. It has completed every
project where it has broken ground.

[fany of the above are inapplicable, please indicate "N/A™



B. Will the proposed project result in the removal or relocation of any facility, plant,
operation, or employees of any project occupant from any other location in the State of
New York to the project facility?

7 Yes X No

Will the proposed project result in the abandonment or closure of any facility, plant or
operation of any project occupant in the State of New York?

y
s X No

If the answer to either of the foregoing questions in this subpart B is positive, please set
forth in detail, on as many separate sheets as necessary, the reasons for the relocation,
abandonment or closure, including, without limitation, (i) any considerations regarding
the applicant’s (or other occupant’s) ability to remain competitive in its industry, and {ii)
any consideration which has been given to relocating to any location outside the State of
New York. Please note that the Agency may ask you to provide additional information
regarding the foregoing, including documentary support.

H. Describe any contracts or agreements (options to purchase, purchase contracts,
construction contracts, equipment orders} which have been entered into with respect to
the facility. Please note that the Agency may not provide benefits to any purchases made
prior to the execution of a Letter of Authorization for Sales Tax Exemption.

No contracts have been entered into to date with respect to above, except for the
prior brownfield remediation, shoreline stabilization and creation of a temporary
park.

V: Environmental Review:

Please note that the Agency cannot provide any financial assistance until the environmental
review required under the State Environmental Quality Review Act (“SEQRA™) has been
completed. Please complete the annexed Short Form Environmental Assessment Form.
Based upon the information provided in that form and elsewhere in this application, the
Agency may require further information regarding potential environmental impacts.

If this project is likely to have a significant adverse impact on the environment (a “Type [”
action), then the action is probably required to be reviewed by one or more other state or local
agencies, such as a local zoning or land use authority. In that event, the Agency will not act
as “lead agency”, and any action by the Agency must await completion of the SEQRA review
by the other agency. If thatis not the case, i.e., if the proposed action is a “Type II” or
“unlisted” action under SEQRA, the Agency may act independently for SEQRA purposes.

Le il iky < Hacpel 1Y AU S LRGN PUipUs

The SEQRA process on Harbor Square is complete. A copy of the original findings
statement and negative declaration on the site plan amendment are attached for review.



VII. Cost/Benefit Factors

A. Employment and payroll at the facility.

Pavroll At Full Payroll

Present
T Frmployment

Existing Full Time
Employees (located | 0 0 0 0
at Facility)

Transferred Full
Time Employees 300
{located in New 0 0 Consiruction $15.0600,000
York State, to be Workers ($50k x 125)
moved to the T

Facility)

New Full Time 6 FT and 5 PT

Employees (New Building Staff | $448.600
hires or to be 0 0

relocated from

outside New York) 30 Restaurant | $1,170,000

1. Construction jobs to be generated by the project:
300

J. Please set forth any other public benefits (including brownfield tax credits) to be
provided to the company, its business or the facility in connection with the proposed

project, of which the Agency should be aware in evaluating this application.

The project is part of the New York State Brewnfield Tax Credit Program. The

cleanup is complete and a Certificate of Completion has been issued by NYSDEC.
The value of the tax credit is estimated at $10 million.

The project has also received $375,600 from NYSDEC, which has been utilized on a
completed shoreline stabilization project and $475,000, representing 50% of the
$950,000 budget for building the public waterfront promenade and park. The
Applicant is responsible for providing the 56% match.

K. Summary of Estimated Cost/Benefit Analysis (please note, construction projects must
complete Attachment “A.” a more detailed Project facility cost analysis.)

Costs/Financial Assistance

Sales Tax Exemption $1.548,750
Mortgage Tax Exemption $ 754,000

- If the applicant will utilize at the Facility, in significant numbers, part-time employees, contract workers, and/or
workers who cannot be described as “Full Time”, please separately describe, quantify and explain the use of such
categories of emplovees.



APy » ment®
Property Tax Abatement $2.362.413

Economic Development Impact

Initial Construction/Renovation Costs: $39,560.000 ($37mm, Apt. - $2.5mm Rest.)
Initial Furniture/Fixtures/Eguipment Costs: $650,060
Annual Investment: GDBC will maintain public realm for 10 years.

Rent Cost:

Other Private Funds Invested:

Gther Benefits to County Economy:

Employment Benefits:

Job Categories Number Retained  Payroll Number Created Payroll
Property Mgr. 1 65,000
Leasing Agent 1 40,000
Building Mgr. 1 60,000
Service Tech. 1 40,000
Porter (PT) 2 60,000
Concierge 2 70,000
Concierge (PT) i 15.600
Lifeguard (PT) 2 9,000
Restaurant Staff 30 1,170,660

¥The Agency generally will not grant any abatement of real property taxes without the consent of the
& Y E X po4 . '/ ) /
affected taxing jurisdictions

VIIL Reports, documents and additional information:

A. Forthe Applicant (and for all known prospective occupants) of the Facility, please attach:

1. Copy of the two most recent annual report, and most recent SEC registration
statement, or

[

Please complete Attachment A (Construction Facility Costs), if applicable.
3. Please complete Schedule A, a description of the Company.
4. Please complete Schedule C, Estimated Tax Benefits.

5 Please complete Schedule D, Workforce and Training.



6. Include with this application an 8 1/2” x 117 map of the site showing the project
location and adjacent roadways.

7. Please complete the Short Form Environmental Assessment Form (Parts T and II)
attached hereto.

8. Please execute the Hold Harmless Agreement.

X REPRESENTATIONS BY THE APPLICANT

The Applicant understands and agrees with the Agency as follows:

Al

Job Listings. In accordance with Section 858-b(2) of the New York General Municipal

Law, the Applicant understands and agrees that, if the Project receives any Financial
Assistance from the Agency, except as otherwise provided by collective bargaining
agreements, new employment opportunities created as a result of the Project will be listed
with the New York State Department of Labor Community Services Division (the
“DOL™) and with the administrative entity (collectively with the DOL, the “JTPA
Entities”) of the service delivery area created by the federal job training partnership act
(Public Law 97-300) (“JTPA™) which the Project is located. This act has been
superseded by the Workforce Investment Act. A representative of the Westchester
County “One-Stop” office and Workforce Investment Board will be assigned to work
with yvour company to determine the potential for existing training programs.

First Consideration for Emplovment. In accordance with Section 838-b{2) of the New

York General Municipal Law, the Applicant understands and agrees that, if the Project
receives any Financial Assistance from the Agency, except as otherwise provided by
collective bargaining agreements, where practicable, the Applicant will first consider
persons cligible to participate in JTPA programs who shall be referred by the JTPA
Entities for new employment opportunities created as a result of the Project. A
representative of the Westchester County “One Stop™ Office will provide assistance to
the Human Resources Director of IDA induced companies to comply with this
requirement.

Annual Sales Tax Filings. In accordance with Section 874(8) of the New York General
Municipal Law, the Applicant understands and agrees that, if the Project receives any
sales tax exemptions as part of the Financial Assistance from the Agency, in accordance
with Section §74(8) of the General Municipal Law, the Applicant agrees to file, or cause
to be filed, with the New York State Department of Taxation and Finance, the annual
form prescribed by the Department of Taxation and Finance, describing the value of all

by the Applicant and all consultants of subcontractors

sales tax exemptions claimed
retained by the Applicant.

Annual Emplovment Reports. The Applicant understands and agrees that, if the Project
receives any Financial Assistance from the Agency, the Applicant agrees to file, or cause
to be filed, with the Agency, on an annual basis, reports regarding the number of people
employed at the project site.

Absence of Conflicts of Interest. The Applicant has received from the Agency a list of
the members, officers and employees of the Agency. No member, officer or emplovee of
the Agency has an interest, whether direct or indirect, in any transaction contemplated by




this Application, except as hereinafter described:

The undersigned hereby certifies that the information contained in this application and the
attached form is true, correct and complete, and expressly acknowledges that the Agency, in the provision
of financial assistance, and the Agency’s bond counsel, in delivering their opinion as to the validity of the
bonds, may rely on this information as a representation of the app}%? PN

%

2

Signature of Applicant’s representative: )
' ! it

Name of representative: Martin Ginsburg

Title of representative: Principal

Date:




HOLD HARMLESS AGREEMENT

Applicant hereby releases the County of Westchester Industrial Development Agency and the
members, officers, servants, agents and employees thereof (the “Agency”) from, agrees that the Agency
shall not be liable for and agrees to indemnify, defend and hold the Agency harmless from and against
any and all liability arising from or expense incurred by (A) the Agency’s examination and processing of,
and action pursuant to or upon. the attached Application. regardless of whether or not the Application or
the Project described therein or the tax exemptions and other assistance requested therein are favorably
acted upon by the Agency. (B) the Agency’s acquisition, construction and/or installation of the Project
described therein and (C) any further action taken by the Agency with respect to the Project; including
without limiting the generality of the foregoing, all causes of action and attorneys’ fees and any other
expenses incurred in defending any suits or actions which may arise as a result of any of the foregoing. If,
for any reason, the Applicant fails to conclude or consummate necessary negotiations, or fails, within a
reasonable or specified period of time, to take reasonable, proper or requested action, or withdraws,
abandons. cancels or neglects the Application, or if the Agency or the Applicant are unable to reach final
agreement with the respect to the Project, then, and in the event, upon presentation of an invoice itemizing
the same. the Applicant shall pay to the Agency, its agents or assigns, all costs incurred by the Agency in
the processing of the Application. including attorneys” fees, if any.

Harbor Square, LLC
(Applicant)

By:
Name: Martin-Ginsburg
Title: Principal

S\#?m to before me this
6™ day of Npvember 2003

Notary PQ?IIC
DOUGLAS A. RAMSAY
Notary Public, State of New York
No. O1RAB066680
Qualified in Westchester County
Commission Expires Sept. 30, 2074



Schedule A
Company Description:

Date of Formation: April 1, 1996
Website: gdelle.com
Brief description of company, operations, products and services:

Ginshurg Development Companies, LLC (GDC), headquartered at 106 Summit Lake Drive in
Valhalla, New York, is one of the largest residential developers in the northern suburbs of New
York City. Martin Ginsburg, feunder and principal of GDC, is first and foremost an architect. As
a result of his attention to design, site planning and details, GDC developments have won numerous
design and community planning awards.

GDC acts as its ewn General Contractor to insure competitive pricing, timely construction and fine
workmanship and markets its own projects.

Brief description of company history (formation, growth, transitions, location):

GDBC is a highly regarded residential brand in Westchester County known for censtructing quality
housing of all types for over 50 vears.

The company has constructed 23 townhome communities, including noted Westchester County
projects such as Boulder Ridge in Scarsdale, Chapel Hill in Peekskill, Clarewood in Hastings-on-
Hudson, Lakeside at Bedford, Mystic Peint in Ossining, Pondside in White Plains, Scarborough
Glen in Briarcliff Manor, Winchester Villages in Yonkers, Winding Ridge in White Plains and
Wyldweed in Tarrvtown.

The company’s multifamily history includes the luxury downtown condominiums Christie Place in
Scarsdale and Marbury Corners in Petham. Prior rentals include Parkledge, Riveredge and
Riverhill Tower — all in Yonkers.

GDC is particularly noted for waterfront development along the Hudsen River. The Harbors at
Haverstraw in Rockland County is 2 model project for reclaiming former industrial sites and
transforming them into new exciting waterfront neighborhoods. Prier projects along the Hudson
in Westchester County include Riverpointe in Hastings-on-Hudson, Livingston Ridge in Dobbs
Ferry, Ichabod’s Landing in Sleepy Hollow and Riverbend in Peekskill.

The company’s current focus is on creating smart-growth, transit-friendly rental projects along the
Hudson River. In addition to Harbor Square in Ossining, current rental projects in the company’s
pipeline include River Club in Yonkers (which has received Yonkers [DA benefits) and Riverside in
Haverstraw (currently before the Rockland County IDA).

The company also own and manages a commercial portfolio of office and retail properties in
Westchester County and apartments in Rockland County.

if the company is a party to any pending or recently concluded major litigation (including bankruptcy),
please describe:

No litigation of significance that could impact the project and no bankruptcies or judgments.



SCHEDULE D
Workforce and Training

Applicant Harbor Square, LLC/Ginsburg Development Companies, LLC

Human Resources Contact: .
Jennifer Tyska

Addresst, g0 o it Lake Drive, Suite 235, Valhalla, NY 10595

Telephone g4 747 3600 Fax’ 914.747.1608

Please list new employment opportunities to be created as a result of the project.

Job Type Entry | Post | Number of Openings | Anticipated Hire
Level | Entry Date
Level
Property Manager X 1
Leasing Agent X 1
Building Manager/Engineer X 1
Service Technician X 1
Concierge X 2
Part Time Concierge X 2
Season Lifeguards X 2

Anticipated Workforce Training Needs:

For incumbent Employess:

Training on building-specific issues, services offered and amenities.

For New Hires:

Training of GDC property management systems and procedures, with emphasis on

strong customer service and use of company technologies.




Economic Impact of Project Construction

As set forth its authorizing legislation, the purpose of County of Westchester Industrial
Development Agency is to advance the job opportunities, health, general prosperity and
economic welfare of the people of the County of Westchester and the State of New York, and to
improve their recreation opportunities, prosperity and standard of living. In furtherance of this
purpose, it is the policy of the Agency to encourage the employment of local contractors and
construction workers in the construction phase of any project receiving tax benefits from the
Agency, as well as the payment of fair and reasonable wages; and the Agency will consider
among other factors in the application process the effect, if any, that the proposed Project will
have upon local employment in the construction trades.

Therefore, if the Project will involve (1) construction of a new facility, (i1) construction of an
addition to an existing facility, or (i) renovations or alterations to an existing facility costing in
excess of $5,000,000 (any or all of the foregoing being hereinafter referred to as "Project
Construction"), please complete the following:

Estimated cost of Project Construction contract(s): $ 39,500,000
Amount of total cost attributable to materials:  $ 21,725,000
Amount of total cost attributable to labor: $ 17,775,006

. ~ 3 . .
Estimated aggregate number of work hours of manual workers™ to be employed in Project
Construction: 208,608 Man hours

Estimated length of Project Construction period: 33 months
Will Project Construction be governed by a Project Labor Agreement ("PLA") with the Building
and Construction Trades Council of Westchester and Putnam Counties, New York, AFL-CIO

(the "Council™)?” No

If you have answered YES to the preceding question, please attach a copy of the PLA; and
vou need not complete the remaining portions of this Section (but please see NOTE below).

For each Contractor or Subcontractor currently known or reasonably expected to be involved in
Project Construction, please state (attach additional pages as necessary):

Name: Neo contractors or sub-contractors selected at this time.
Address:”

(a) Is this contractor Union or Open Shop (if Union, identify local)? N/A - Unknown

* As defined in Section 190 of the Labor Law.

* This may be either a PLA already in effect with the landlord of the Project facility, or a PLA made (or to be made)
between the Applicant and the Council directly in connection with Project Construction.

* If a contractor and/or subcontractor has a permanent location in or around Westchester County from which the
contract will be administered, please use that address.

NEWY1-628255-1



(b) Will contract require local (i.e., Westchester County) hiring? YES/NO
If YES, what percentage of manual workers will be local? N/A%

(¢) If Non-Union, will contract require payment of Prevailing Wage?” YES/NO N/A

If the answer to question "(b)" or "(c)" above is NO, explain omission:

If some or all of the Contractor(s) and or Subcontractor(s) to be involved in Project Construction
cannot reasonably be identified at this time, please state whether it is Applicant's intention to
require the following in its contract(s) for Project Construction:

(a) Local (i.e., Westchester County) hiring: No
If YES, what percentage of manual workers will be local? %

(b) Union labor: No
(¢) If Non-Union, payment of Prevailing Wage: No

If the answer to question "(a)", "(b)" or "(¢)" above is NO, explain
OMISSION:

GDC acts as its own General Contractor. Historically, its multifamily
residential buildings have been constructed by a combination of Union and
non-Unien labor.

[t is anticipated that a majority of construction workers building this project
in Westchester County will be county residents. GDC will require its sub-
contractors to give priority hiring to Ossining and Westchester County
residents.

GDC and the Village of Ossining will jointly sponsor job fairs to attract local
fabor to work on this construction project.

NOTE: If Applicant has indicated herein that Project Construction will involve a PLA,
union labor, local hiring and/or the payment of Prevailing Wage, the Agency reserves the
right to include such requirements in the Project Documentation as conditions for the
extension and retention of tax benefits.

* For purposes of this Application, "Prevailing Wage" shall mean the "prevailing rate of wage" as defined in Article
& of the New York Labor Law.



Attachment A
PROJECT FACILITY COSTS (CONSTRUCTION PROJECTS)

The reasonably estimated costs of acquiring, constructing, renovating, expanding and
installing the facility should be set forth in this table.

Al FACILITIES TO BE ACQUIRED S
1. Contract price of Land and buildings $
B. FACILITIES TO BE CONSTRUCTED, S
RENOVATED OR EXPANDED BY PROJECT
1.Contract price of land $
2. Architectural and Engineering S
3. Site Preparation S
4. Materials $
5. Labor. $
6. Construction Contracts $
7. Utilities Connection $
8. Paving and landscaping $
C. MACHINERY AND EQUIMENT/FFE $
1. Invoiced Cost $
2. Installation $
D. INTEREST DURING CONSTRUCTION $
(FROM to)
E. FINANCING, LEGAL, $
MISCELLANEOUS (PLEASE SPECIFY)
F. CONTINGENCY $
TOTAL $

* These costs are only what we anticipate for renovation, they do not include tenant
needs.



Attachment A - Project Facility Costs (Construction Projects)

Harbor Square Financial Analysis

Number of Units 188
Rentable SF 190,103
Average Unit SF 1,011

Project Cost Estimate

Hard Costs
Cost Cost/Unit

Land and Carry Costs $ 8,800,000 § 46,809
Land Loan Outstanding $ 6,200,000 $ 32,979
Preconstruction Site/Brownfield $ 8,000,000 $ 42,553
‘Predevelopment Design § 5,000,000 $ 26,596
Approvals/Design $ 1,298,000 $ 6,904
General/Bldg Sitework $ 4,315,000 $ 22,952
Offsite Work § 1,360,000 $ 7,234
Building and Garage $ 37,000,000 $ 196,809
Retail Construction § 750,000 $ 3,989
General Conditions  $ 3,474,000 $ 18,479
Permit and Inspection Fees $ 940,000 $ 5,000
GCFee $ 2,456,850 $ 13,068
Contingency $ 1,000,000 $ 5319
Subtotal Hard Costs $ 80,593,850 § 428,691

Soft Costs
Taxes and insurance $ 1,050,000 $ 5,585
Gther Owner Costs  $ 658,000 $ 3,505
Lease Up/Marketing $ 844,000 $ 5,021
Developer Fee $ 1,759,657 $ 9,360
Interest During Construction $ 1,297,834 § 6,903
Subtotal Soft Costs $ 5710491 § 30,375

Totai Cost $§ 86,304,341



Schedule C

AMOUNT OF FINANCIAL ASSISTANCE
REQUESTED THROUGH THE AGENCY:

Al SALES AND USE TAXES:
1. Amount in Year One/Construction Phase: $696,600
2. Amount in Year Two: 464 400
3, Amount in Year Three: 387,000
4. Amount in Year Four: N/A
5. Amount in Year Five: N/A
6. Total : $1,548,000

B. REAL PROPERTY TAX EXEMPTION

Annual Amount: Years | and 2 (Construction Period)
Years 3, 4, 5 (Stabilization Period)
Year 6
Year 7
Year 8
Year 9

Year 10

Total:

Apt. & Rest. Total:

MORTGAGE RECORDING TAX:

TOTAL

Apt. Building
$ g
1,706,679
379,262

189,631
¢

$2,275,572

$2.362,413

$754,000

$4,664,413

Restaurant

$ 0
52,104
13,895
10,421

6,947
3,474
0

$ 86,841



