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 tform 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 (i) 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 (ii) 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™, a5 well as administratjve fees
and expenses, as follows:

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

expected to have units allocated as affordable units. The minimum level for g unit to be classified as
Affordable will be 80, of income at 30% for rent,

Applicant must follow energy etficiency standards (Energy Star) in equipment and lighting.
This Application should be submitted with a $250 Application fee payable to the County of

Westchester Industrial Development Agency, 148 Martine Avenue, Michaelian Oftice Building,
Room 903, White Plains, New York 10601 (Attn: Assistant Secretary).




I. The Applicant. Life Time Fitness. Inc. and its certain subsidiaries: LTF Real

Lease Company. LLC. LTF Club Operations C

ompany, Inc. and LTF Club Ma

(collectively, “Life Time Fitness™).

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

Life Time Fitness, Inc., 2902 Corporate Place,

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

1. Officer to whom communications should be addressed.

Erik Lindseth, General Counsel, Life Time Fitness, Inc., 2902 Corporate Place,

MN 55317
eiindsetha‘iifesimefémess.a*mn
Phone: 952.229.7779

Fax: 952-474-339¢

2. Counsel.

Frank S. McCullough, Jr., McCullough, Goldber

Mamaroneck Avenue, Suite 340, White Plains, NY 10605

fmecollon shia moslawvers.com
Phone: 914-949-8933
Fax: 914-949.2510

3. Real Estate Broker and/or Site Selection Consultant.

Mark Zaebst, Executive Vice President Real Esta

Place, Chanhasssen, MN 55317
mzaehsta lifetimefitness.com
Phone: 952-229-7471

Fax: 952-995.0221

Chanhassen, MN 55317

ger & Staudt, LLP, 1311

C.  Form of business organization: SEE ORGANIZATIONAL CHART, ATTACHED

HERETO AS EXHIBIT 1.

Estate Companv. Inc.. LTF
nagement Company, LLC.

Chanhassen,

te and Development 2902 Corporate

For-profit corporation X Not-for-profit corporation o l
General partnership C Limited partnership M
Iﬂnited liability company C Sole proprietorship o
If'a corporation or limited liability company, state of incorporation: Minnesota

Life Time Fitness. [nc.
Federal Emplover ID #:41-1689746
LTF Real Estate Company, Inc.

Federal Emplover ID #: 20-3369902




LTF Club Operations Company. Inc.

Federal Emplover ID #: 20-3369824

LTF Club Management Company. LLC.

Federal Employver ID #: 20-2874566

LTF Lease Company. LLC

Federal Emplover ID #: TBD—Newly formed entity

If a foreign corporation or forei gn limited liability company, date qualified to do business in
New York:
Life Time Fitness. Inc.—November 3, 1997

LTF Real Estate Company, Inc.—April 30, 2008

LTF Club Operations Combany, Inc.-- November 22, 2006

LTF Club Management Company, LLC-- April 30, 2008

LTF Lease Company, LLC—NY registration in process

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

ownership). Life Time Fitness, Inc. is a publicly traded company on the NYSE. Therefore,
principal owners may change at any given time. Please contact us if you have additional
questions related to ownership. A listing of Life Time Fitness’s Board of Directors can be found
in our current annual report, which is attached to this application,

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

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. SIC Code 7997

. 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
facility consists of a 209,000 square foot health and fitness facility including 10 indoor
tennis courts, 2 basketball courts, a rock climbing wall, racquet sport courts, men’s,
women’s and family locker rooms, a children’s activity center (including outdoor
area), a Life Café, a Life Spa, indoor and outdoor lap and leisure pools, including a
bistro providing service to the outdoor pool, a second floor dedicated to fitness
equipment and training, and group fitness, yoga, pilates and cycling studios.

Services offered include: traditional spa and beauty salon services, personal training,
nutritional counseling, fitness and metabolic assessments and counseling, large and
small class fitness instruction, swim lessons, pro instruction in tennis and other racquet
sports, weight loss and cross training programs, rock climbing instruction, and food
and beverage services.




Life Time Fitness clubs, unlike most other fitness facilities, serves a high percentage of
couples and families in addition to individual memberships. As a result of having a
more diverse membership, the club is used over a much greater part of the day, as
opposed to only being busy during before and after work hours. The breadth of Life
Time Fitness’ offerings makes it attractive to those who have never belonged to any
fitness facility and encourages families to engage in healthy recreation together.

H. Complete Schedule A annexed (Company Description). Not Applicable, see 2 most
recent annual reports

A, Other participants in the facility.
Name: LTF Real Estate Company, Inc.

Relationship to Applicant: Subsidiary of parent, Life Time Fitness Inc., and will obtain the
fee ownership of the real estate and transfer such fee ownership to the IDA.

Name: LTF Lease Company, LLC

Relationship to Applicant: Subsidiary of parent, Life Time Fitness, Inc., and will be the
tenant under the lease from the IDA.

Name: LTF Club Operations Company, Inc.

Relationship to Applicant: Direct subsidiary of parent, Life Time Fitness, Inc., and operating
company and sublessee under lease from IDA of the property where the Project is located.

Name: LTF Club Management Company, LLC

Relationship to Applicant: Subsidiary of parent, Life Time Fitness, Inc.. and is the management
company that will employ all permanent employees for the Project.

B. 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.

Name: LTF Real Estate Company, Inc.

Relationship to Applicant: Subsidiary of parent, Life Time Fitness Inc., and will obtain the
fee ownership of the real estate and transfer such fee ownership to the IDA.

Name: LTF Lease Company, LLC

Relationship to Applicant: Subsidiary of parent, Life Time Fitness, Inc., and will be the
tenant under the lease from the IDA.




1.

Name: LTF Club Operations Company, Inc.

_Relationship to Applicant: Direct subsidiary of parent, Life Time Fitness, Inc., and operating

company and subleasee under lease from IDA of the property where the Project is located.
Name: LTF Club Management Company, LLC
Relationship to Applicant: Subsidiary of parent, Life Time Fitness, Inc.. and is the management
company that will employ all permanent employees for the Project.
The Project Facility.

A. Address or location,

I Gannett Drive, Town /Village of Harrison, Westchester County, New York

B. Listall villages, towns, cities and school districts within which any part of the facility (land
included) is located. Town and Village of Harrison, Westchester County, New York;
Harrison Central School District

C. Is any part of the facility (land included) located outside of Westchester County?
[ Yes £ No
[f so, please explain:

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

| W acquired W constructed
™ renovated I™ expanded
2 which will be used for

I™ manufacturing 1~ warchousing I~ research I™ offices

™ industrial I recreation ™ retail* I residential

I™ training I™ data process I~ other

If other, explain: Health and fitness facility as described above

*If any part of the project facility will be used to provide products or services to customers who
personally visit the project facility, please complete Schedule B (Retail Questionnaire). NA

E. The approximate square footage of the existing building to be purchased or space to be
leased is: Approximately 232,000 square feet




F. The approximate square footage of the planned demolition and construction of a new
building: 209,000 square feet

G. The approximate acreage of the land to be purchased or leased: 22.4 acres

H. Describe the arrangements which have been made or are planned for the acquisition of the
facility. The property is currently in contract, the closing of which is contingent on (ii) the
issuance of all governmental approvals, (i) the removal of any existing contaminants in
accordance with the NYS DEC requirements for classification of the property for

“Restricted Residential” use, and (iii) the vacation of the current owner and delivery of
sole and actual possession to the buyer.

I. - For projects involving primarily the acquisition of an existing facility, please indicate: NA
I The expected dates of acquisition: NA
2. The expected date of occupancy. NA

J.- 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:

l. The acquisition of the land upon which the construction will occur: Acquisition
is projected to occur on or about September 1, 2012, subject to the current owner
relocating timely (6 months after closing has occurred).

2. Issuance of a building permit: On or about October 1, 2012

3. Commencement of construction: The current occupant has 6 months to vacate
the premises. Assuming this occurs according to schedule, construction would
commence in the 4™ quarter of 2012.

4. Occupancy:
Completion of construction is estimated to take 15 months, which would allow for
occupancy approximately in the 2™ quarter of 2014.

K. Describe the type of building that is to be constructed. and the method of construction that will be
used. A 209,000 SF, two-story health, fitness and tennis center. The building structure will
be precast concrete with brick and stone veneer and EIFS accents, with white TPO
membrane roofing.

L. State whether the following utilities are already on-site:

Water: Yes Electric: Yes
Gas: Yes Sanitary/Storm Sewer: Yes

M. What is the current zoning of the site? SB-O

N. What is the proposed zoning of the site, if different? The zoning will not be changed;
health and fitness is included as a permitted use in the current zoning classification.




O. Describe any significant legal, physical or business factors that may impede the acquisition
or completion of construction of the facility. (i). The site is contaminated beyond Restricted
Residential and Unrestricted and Commercial standards over significant areas of the
property. (ii). Subsurface conditions, both geotechnical and environmental on large
portions of the site, particularly under the building, will not be known until the
improvements are demolished and site work has commenced. (iii). An appeal of the
municipal approvals could be filed by an objector, (iv). Gannett, the current owner-
occupant could fail to vacate the property timely and (v) the gas company has only agreed
to provide ¥ psi, which will require additional expense for a pump on the part of the
Buyer, unless it is increased to 5 psi.

P. Term of the lease: (in years): NA

IV: Eligibility Factors:

PLEASE REFER TO THE ATTACHMENT AT THE END OF THIS FORM. THIS IS AN EXCERT
FROM THE REPORT PREPARED BY A & RGLOBAL CONSULTING, INC. DATED
NOVEMBER 14, 2011, PREPARED FOR LIFE TIME FITNESS, INC. ENTITLED “ECONOMIC
IMPACT ANALYSIS AND INCENTIVE OVERVIEW?”, 3 copy of which is attached hereto as Exhibit
2.

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:

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

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

3. 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.

4. The project is compatible with and will significantly assist and enhance al] development
plans for its area established formally or informally by local, C ounty, State and federal
authorities.

5. There will be no signiticant disruption of existing employment or competitive facilities
in the area in which the project is located.

6. The project will initially provide substantial employment, substantial capital investment,
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 C ounty, and
which makes it highly likely that the substantial increase in employment, investment and
tax base will continue for a significant period of time.




7. The project is not of a speculative nature.
[f any 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? 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? 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.

C. 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. ‘

The contingent land Purchase Agreement is the only contract entered which has been
executed as of this date.

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 that is 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.

On July 26, 2011, the Town/Village of Harrison Planning Board, as Lead Agency under
SEQRA, adopted a Negative Declaration, finding that the proposed action would not have
a significant effect on the environment and no Draft Environmental Impact Statement will
be prepared. A copy of the Negative Declaration is attached hereto and made a part hereof
as Exhibit 3.




VII. ‘Cost/Beneﬁt Factors

A. Employment and payroll at the facility.

Upon Payroll At Full Payroll
Opening Employment

Existing Full Time"
Employees (located 0 0 0 0
at Facility)
Transterred Full
Time Employees
{located in New 0
York State, to be
moved to the
Facility)

New Full Time
Employees based
on FTE (New hires | 156FTEs/314 $6,793,000 156 FTEs/314 $8,200,000
or to be relocated Employees Employees
from outside New
York)

D. Please set forth any other public benefits to be provided by the company, its business or the
facility in connection with the proposed project, of which the Agency should be aware in
evaluating this application.

E. Summary of Estimated Cost/Benetit Analysis

Costs/Financial Assistance

100% of construction materials 7.375 % tax

Sales Tax Exemption
rate

Mortgage Tax Exemption None

The existing facility is declining in property value
and property tax revenue for the County,
Alternatively, the PILOT proposed for the new
Life Time Fitness facility will provide a stabilized
and steadily increasing property tax revenue for
the county.

Property Tax Abatement*

Economic Development Impact |SEE EXHIBIT 2, REPORT DATED 11/14/2011]

Initial Construction/Renovation Costs: $41,198,073.00

" If the applicant will utilize at the Facility. in significant numbers. part-time employvees. 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. [SEE ATTACHMENT]




[nitial Furniture/Fixtures/Equipment Costs: $3,751,500.00

Annual Investment: Cap Ex: Yr. 1=840,000; Yr. 5=81,276,000
Rent Cost: NA

Other Private Funds Invested: NA

Other Benefits to County Economy: NA

Employment Benefits:

Job Categories Number Retained Payroll Number Created Payroll

Club Management 15 Confidential
Supervisors 20 Confidential
Operations 37 Confidential
Administration 23 Confidential
Aquatics 35 Confidential
Childcare 34 Confidential
Personal Trainers 41 Confidential
Group Fitness 25 Confidential
Spa 19 Confidential
Cafe 22 Confidential
Sales 9 Confidential
Seasonal 15 Confidential
Tennis Staff 19 Confidential

*The Agency generally will not grant any abatement of real property taxes without the consent of the
affected taxing jurisdictions

VIIL Reports, documents and additional information:
A. For the 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
(attached), or

2. Please complete Schedule A, a description of the Company NA

3. Please complete Schedule B (Retail Questionnaire), if applicable. NA

4. Please complete Schedule C, Estimated Tax Benefits. SEE REPORT PREPARED BY
A & R GLOBAL CONSULTING, INC. DATED NOVEMBER 14, 2011, PREPARED FOR
LIFE TIME FITNESS, INC. ENTITLED “ECONOMIC IMPACT ANALYSIS AND
INCENTIVE OVERVIEW?, attached hereto as Exhibit 2.

5. Please complete Schedule D, Workforce and Training

6. Include with this application an 8 1/2” x 11" map of the site showing the project location
and adjacent roadways. SEE EXHIBIT 4 ATTACHED HERETO.




7. Please complete the Short Form Environmental Assessment Form (Parts I and If)
attached hereto.
On July 26, 2011, the Town/Village of Harrison Planning Board, as Lead Agency
under SEQRA, adopted a Negative Declaration, finding that the proposed action
would not have a significant effect on the environment and no Draft Environmental
Impact Statement will be prepared. A copy of the Negative Declaration is attached
hereto and made a part hereof as Exhibit 3.

8. Please execute the Hold Harmless Agreement.

IX. REPRESENTATIONS BY THE APPLICANT

The Applicant understands and agrees with the Agency as follows:

A. 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 your company to determine the
potential for existing training programs.

B. First Consideration for Employment. In accordance with Section 858-b(2) of the New York
General Municipal Law, the Applicant understands and agrees that, it 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 eligible
to participate in JTPA programs who shall be referred by the JTPA Entities for new
employment opportunities created as a result of the Project. Notwithstanding the
foregoing, the Applicant shall have no legal obligation to hire persons eligible to
participate in JTPA programs or referred by the JTPA Entities. 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.

C. 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 874(8) of the General Municipal Law, the Applicant agrees to file, or cause to be
tiled, 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 sales tax
exemptions claimed by the Applicant and all consultants of subcontractors retained by the
Applicant.




D. Annual Employment 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.

E. 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 employee 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 evpressly 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 applicant.

Signature of Applicant’s representative: ///L Z// I

/ \
Name of representative: Mark z. t

Executive Vice President of
Real Estate ang Construction

Title of representative:

Date: H/“?/“




HOLD HARMLESS AGREEMENT

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 a|]
liability arising from or expense incurred by (A) the Agency’s examination and processing of, and actjon
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

By:
Name: Mark Zaebst

Title: Executive Vice President of
" Real Estate and Construction

Sworn to beK?re me this

10 _dayof NVember—, 208 .

o
g
Notary Public

e —— e o -—
4 \ MICOLE KRISTINE SJOQUIST )
) e Notary Pubiic )
) K Minnesota ¢
j My Commisston Expires January 39, 3013 P
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Schedule A
Company Description:
SEE ANNUAL REPORT
Date of Formation:
Website:
Brief description of company, operations, products and services:

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

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




Schedule C
AMOUNT OF FINANCIAL ASSISTANCE
REQUESTED THROUGH THE AGENCY:

SALES AND USE TAXES:

Amount in Year One: $10.299.518 X 07375 = $759,59
Amount in Year Two: $10,299,518 X .07375 = $759,590

Amount in Year Three: $361.100 [Includes FF & E]
Amountin Year Four: $129.83¢

Amount in Year Five: $141,882

REAL PROPERTY TAX EXEMPTION

The existing facility is declining in property value and property tax revenue for the County.
Alternatively, the PILOT proposed for the new Life Time F itness facility will provide stabile
and steadily increasing property tax revenue for the County.

Annual Amount: TBD
Times

Number of Years : 10

Total:

MORTGAGE RECORDING TAX: NA

TOTAL S

s



SCHEDULE D

Worl;force and Training

Applicant: | Life Time Fitness, Inc.

Human Resources Contact: ’ Life Time Recruiting

‘ 2902 Corporate Place, Chanhassen, MN 55317
Address:’ P

Tel ephone, 952-947-0000 Fax: ["952_947.0797

Email: ] LifetimeCasting@lifetim efithess com

Please list new employment opportunities to be created as a resy)t of the project.

Number of Openings Anticipated Hire

{Tob Type
Date
Management X 15 Q22014

Coordinators/Supervisors 20 Q22014
72 Q22014

207 Q22014

Non Exempt Full Time

x| x| x

Non Exempt Part Time

Anticipated Workforce Training Needs:
For incumbent Employees:

For New Hires:

A&R Gilobal to provide FTE’s based on employment data provided 11/04/11

R S5 -~ 22



Economic Impact of Project Construction

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

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

Estimated cost of Project Construction contract(s): $ 41,198,073 (EXCLUDING FF & E)
Amount of total cost attributable to materials: $ 20,599,037
Amount of total cost attributable to labor- $ 20,599,037

Estimated length of Project Construction period:
Estimated to be 16 months, including demolition, removal of contaminated fill, site work, and
building construction (excluding installation of FF & E)

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")?* [YES/NO] TBD

If you have answered YES to the preceding question, please attach a copy of the PLA; and
you 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:
Address:?
—

' 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,

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




-_—

(a) Is this contractor Union or Open Shop (if Union, identify local)?

—_—
(b) Will contract require local (i.e., Westchester County) hiring? YES/NO
I YES, what percentage of manual workers wil] be local? %

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

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

(a) Local (ie., Westchester County) hiring: YES/NO
If YES, what percentage of manual workers will be local? %

(b) Union labor: YES/NO
(¢) If Non-Union, payment of Prevailing Wage: YES/NO

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

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 burposes of this Application. "Prevailing Wage" shall me the "prevailing rate of wage"

as defined in Article 8 of
the New York Labor Law,




IV:  Eligibility Factors: [Excerpt from “Economic Impact Analysis and Incentive Overview” dated
11/14/11

Life Time Fitness’ new state-of-the-art, environmentally friendly, facility with such a wide range of
offerings will be a unique addition to Westchester County’s quality of life. Nowhere within the County
does a single facility combine all the amenities and activity options that will be found in this facility.

Life Time Fitness has examined the demographic profile of Eastern Westchester County and
Southwestern Connecticut and determined that this region meets their criteria for placement of a new
facility. The best place for the facility has been determined to be the site in the Town of Harrison in
Westchester County. However, sites in Western Connecticut are also very attractive.

While the Harrison site is an excellent location for membership growth, it is also more expensive than
other possible sites in Connecticut. Environmental remediation which could reach a cost of $3,000,000,
coupled with demolition of the building and, removal of the exceptionally thick slab and foundations
will add another $1,500,000 to the cost of building the facility in Harrison. Potential sites in
Connecticut are not anticipated to have these extra costs. Life Time Fitness is seeking assistance from
Westchester County in the form of a sales tax abatement, as well as to facilitate a property tax PILOT
with the Town/Village of Harrison and the Harrison Central School District through a Straight Lease
Transaction with the IDA to compensate for removal of this obsolete building and the necessary
installation of storm water management infrastructure and wetland mitigation.

The company believes that the prime trade area is a 12-15 minute drive time of the facility. Thus they
estimate that 18.5% of their members will come from Connecticut. Based on the projected draw
Westchester County will be receiving sales tax revenue from outside the county and state estimated at
$293,404 over a ten year period.

The sales tax generated by this facility from outside of the state and new sales tax from state residents
is new revenue to the county as the current facility in Harrison does not generate any sales tax
revenue. In addition the projected positive impact on Westchester County’s economy in the first year
alone, including operation revenue and construction, is estimated at $1,104,781, making this project of
major benefit for the county. The existing facility is declining in property value and, as a result, as a
property tax revenue generator to the county. A tax appeal filed by the owner in 2008 resulted in a
reduction in real estate taxes from $973,000 per year to $630,000 per year, for a total loss of $307,000
per year to the county, town, and school district. Alternatively, the PILOT proposed for the new Life
Time Fitness facility will provide stabilized and steadily increasing property tax revenue.

Please see the attached Economic Impact Report which details the impressive economic impact that
this facility will have on the economy of Westchester County.




VII. E. Summary of Estimated Cost/Benefit Analysis

[*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 employees. ]

The Life Time Fitness club has employees who cannot be described as full time because they hold
positions which are either seasonal, are based on class size or schedule, fluctuate with demand for
services, and variation in use of the club throughout the open hours.

By way of example, the following employees fit into this category:
¢ Life Guards, Swim Coaches, and Swim Instructors

¢ Children’s Activity Center staff
®  Group Fitness Instructors

¢ Life Café Staff

e Life Spa Staff

[ J

Overnight Reception and Maintenance Staff
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Life Time Fitness Foundation
Minnesota nonprofit corporation

LTF Club Operations Company, Inc.
Minnesota corporation
Manages clubs
Receives membership dues
Leases RE from RE companies
Owns club equipment and certain liabilities
Comtains bank account receiving dues

—_(ﬂ’fns Company Canada Inc. LTF Management Services, LLC

Y corporation Delaware limited liability company
FL—'T—F-'?LS‘ {g/il, TF Club Operations ( '{mlracts with Ihi{‘d party r?acf(licrle
TLTF Club Management professionals to perform administrative
“lne. in Caneada services at clubs

Receny
'
Co,

|

Lol
0
b
[w]
(=]
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LTF Real Estate Voyager I, LLC
Delaware limited liability compary
Mortgage financing for club

LTF Real Estate Voyager 11 (WBL), LLC
Delaware limited liability company
Mortgage financing for White Bear Lake, MN club

LTF Real Estate Voyager 11} (Bloomington), LLC
Delaware limited liability company
Mortgage financing for Bloomington, MN club

LTF Minnesota Real Estate Company, LLC* | En
. Déiaware'iimixéd liability company = | ‘
Formerly held TIAA financed properties
- LTF Real Estate CBC [ (Chan Club), LLC
P S = o — Delaware limited liability company
LTF USA Real Estate Company, LLC* Mortga Mortgage financing for Chanhassen, MN club
b Delaware limited liability company ,
_ Formerly held TI4A financed properties
LTF Real Estate VRDN 1, LL.C
L Delaware limited liability company
D?I‘amgww Variable rate demand note financing for Chanhassen,
' Te MN headquarters and Overland Park, KS club

*Entities are in the process of being dissolved,
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Summary:

A& R Global Consulting, LLC has studied the direct, indirect and induced economic
impact that the construction and operation of a unique, state-of-the-art facility of Life
Time Fitness Inc. in the Town of Harrison would have on the economy of Westchester
County, NY. If this project goes forward in Harrison, rather than in Western Connecticut,
the company will generate over $27,826,893 in value added economic stimulus for
Westchester County and the creation of 314 new employees (156 FTEs) in the first year
alone. By the fifth year of operation the facility will generate $50,070,558 in annual
economic value to the County. The 358 people involved in the construction phase of the
$51,085,515 demolition, environmental remediation, construction and outfitting project
will generate an additional one-time value added of $73,277,888 over the course of the
project.

The tax revenue generated by Life Time Fitness over the first ten years of operation is
anticipated to be over $1,500,000 in state and local sales tax of which $516,892 will be
Westchester County sales tax. It is clear that the Life Time Fitness facility in Harrison
will be a major addition to the economic wellbeing of Westchester County. It will replace
asite in need of environmental cleanup with an outdated industrial building on it that has
been losing value, with a new state-of-the-art $51 million fitness center. This project also
benefits the Town, the County and school district as it removes a site with a declining
real estate tax value and replaces it with a stable tax base and one that will also produce
sales tax revenue. This is an excellent example of the public and private sectors working
together for the adaptive reuse of a site. This report presents the results of our economic
impact and incentive analysis of the Project and makes specific recommendations as to
the economic development incentives that should be made available to help make the
project economically feasible for Life Time Fitness to undertake in New York State.

The economic impact on Westchester County of this project is impressive. The
projections are the result of analysis using IMPLAN economic impact software with 2009
data (the latest available) and 2011 estimates. These show an overall economic impact
(the sum total of direct, indirect, and induced outputs) exceeding $101,104,781 in the first
three years as the first year operating payroll and two year construction expenditure is
cycled and re-cycled through the economy of Westchester County. The removal of the
current outdated building and its replacement with a new state-of-the-art $51 million
dollar facility will reverse the current declining property tax value with a steadily
increasing PILOT on a new facility. The property tax PILOT and sales tax exemption for
materials and equipment Life Time Fitness is seeking will be more than made up for by
the increases in property and sales tax this new facility generates.

The findings of this report indicate that economic development incentives are both
needed and justified to induce Life Time Fitness to choose the Harrison site over a site in
nearby Connecticut.

tJ




* Corporate History:

Life Time Fitness operates distinctive and large sports. athletic, fitness and family
recreation centers. As of today, Life Time Fitness operates 92 centers in 21 states (states
include Arizona, Colorado, Florida, Georgia, Kansas, llinois, Indiana, Maryland,
Michigan, Minnesota, Missouri. Nebraska, Nevada, New Jersey. New York, North
Carolina, Ohio, Tennessee, Texas, Utah and Virginia).

In addition to traditional health club offerings. most Life Time Fitness centers include an
expansive selection of premium amenities and services in a resort-like setting. Amenities
include indoor and outdoor swimming pools, basketball and racquet courts, personal
training and group fitness programming, childcare centers, cafes and spas.

The mission of Life Time Fitness is to provide an educational, entertaining, friendly and
inviting functional and innovative experience of'uncompromising quality that meets the
health and fitness needs of ¢h entire fami ly.

The Company enjoys multiple competitive strengths, including:

» Comprehensive and convenient programs and services

* A value proposition that encourages membership loyalty

* An established and proven economic model

* Adisciplined and sophisticated site selection and development process

Project Review:

The facility will serve a member base within a twelve to fifteen minute drive time within
Westchester County and extending into Western Connecticut. As planned, the Life Time
Fitness club in Harrison will encompass over 200,000 square feet of indoor space
excluding the outdoor pool. In addition to $3.,751,500 of fitness and other equipment, the
facility will include 10 indoor tennis courts, a Life Café, outdoor bistro, Life Spa and a
well staffed children’s activity center. Members can avail themselves of nutritional
counseling, personal training, small group sessions for Yoga, and Pilates, group and
private swimming lessons and coaching, pro instruction in Tennis and other racquet
sports and a side array of group fitness classes.

The property intended for this facility includes a long underused building that is
functionally obsolete and a site requiring environmental remediation. The current owner
and Life Time Fitness are in discussions with the NYS Department of Environmental
Conservation as to the extent of clean-up required.




Total Project Investment

Harrison, NY Total Project Investment

Core & Shell
Tennis Building
Sub Total Club and Tennis only

Outdoor Pool
Site Work
Sub Total Outdoor Pool and Site Work only

Construction Costs
Contingency 3%
Total Construction Costs

Note: The following are NOT included in the above budget:

Equipment

Demolition Costs

Estimated cost of remediation of contaminated soils
Site Acquisition

Total Investment

Review of Incentives:

$26,518,635
$6,153,553
$32,672,188

$2,500,000
$6,025,885
$8,525,885

$41,198,073
$1,235,942
$42,434,015

$3.751,500
$1,600,000

$2,700,000 - 3,300,000
$12,000,000
$63,085,515

We are requesting Westchester County to provide a 10 year sales tax exemption for
purchases made by Life Time Fitness’s Harrison facility, as well as to facilitate a

assistance is necessary and would make the new 1ife Time Fitness facility in Harrison
economically feasible and cost competitive with alternative locations in Connecticut.

Case for Assistance:

Life Time Fitness’ new state-of-the-art, environmentally friendly, facility with such a
wide range of offerings which address a broad range of members wi| be a unique
addition to Westchester County’s quality of life. Nowhere within the County does a
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single facility combine all the amenities and activity options that will be found in this
facility.

Life Time Fitness has examined the demographic profile of Eastern Westchester County
and Southwestern Connecticut and determined that this region meets their criteria for
placement of a new facility. The best place for the facility has been determined to be the
site in the Town of Harrison in Westchester County. However, sites in Western
Connecticut are also very attractive.

While the Harrison site is an excellent location for membership growth, it is also more
expensive than other possible sites in Connecticut. Environmental remediation, which
could reach a cost of $3,000,000, coupled with the cost of demolition of the building,
and the removal of the exceptionally thick slab and foundations together will add in
excess of $5,000,000 to the cost of building the facility in Harrison. There are sites in
Connecticut which are vacant and/or do not have contamination and do not have these
anticipated extra costs. Life Time Fitness is seeking assistance from Westchester County
in the form of a sales tax abatement, as well as to facilitate a property tax PILOT with the
Town/Village of Harrison and the Harrison Central School District through a Straight
Lease Transaction with the IDA, to compensate for removal of this obsolete building, for
the incremental cost to improve the property, as well as for the improvements, which will
be made to the site, including installation of water reclamation, wetlands mitigation, and
storm water management all of which will meet current regulation and create value in the
land.

The company believes that the primary trade area is a 12 to 15 minute drive time from
the facility. Thus they estimate that 18.5% of their members will come from Connecticut.
That means that Westchester County will be receiving sales tax revenue from outside the
county and state of about $293,404 over a ten year period.

The sales tax generated by this facility from outside of the state and new sales tax from
state residents is new revenue to the county as the current facility in Harrison, does not
generate any sales tax revenue. In addition the impact on Westchester County’s economy
in the first year alone, including operation revenue and construction, is $101,104,781
making this project a major benefit for the county.

Economic Impact Analysis:

For the first year and each succeeding year the annual economic activity and resulting
sales tax revenue generated by the Life Time Fitness facility in Westchester County are
arrived at by entering the project specifics into the economic impact software of the
widely respected IMPLAN Economic Model. IMPLAN software applies algorithms to
data from the Federal Census Bureau that is collected for every type of business found in
the US. In each case, national averages are used to calculate the value added and salary
levels and tax impacts are calculated using actual state and county tax statutes. A&R
Global evaluates the national averages to determine their applicability for this project and
made adjustments in the model as required.




NOTE: The Life Time Fitness club has employees who cannot be described as full
time because they hold positions which are either Seasonal, are based on class size or
schedule, fluctuate with demand for services, and variation in use of the club
throughout the open hours.

The additional employees shown in the chart below reflect the indirect and induced FTE
Jobs created in the county by the increased sales in each successive Yyear.

IMPLAN Estimate
Jobs Created and Value added
In Westchester County

Year | New Jobs Value Added to Westchester
created County

Year | 2ISFTE $27,826,893.2

215 $38,068,630.6

retained

+17 new
Year | 232 $44,198,559.9
3 retained /

+11 new
Year | 243 $48,087.718
4 retained

+15 new
Year | 258 $300,423,342
5-10 | retained

in each

ear,




10 year sales tax collections $1,586,403 X 18.5% CT. users = $293.484
Conclusion

Life Time Fitness, Inc is a dynamic new addition to the county’s business community and
represents a unique concept in promoting a healthy way of life that will not only benefit
Westchester, but wi] also reach into western Connecticut. The Company would like to
locate in the Town of Harrison removing a functionally obsolete building and replacing it
with a state-of-the-art facility. Westchester County will benefit from this new faci lity
receiving hundreds of thousands of dollars in sales tax revenue from Connecticut users as

well as from citizens of Westchester County.

The citizens of Westchester County will not only have a unique facility that meets their
diverse fitness needs, but the County government wil] benefit for years to come from the
increased sales tax reévenue that this company will generate. The sales tax abatement and
opportunity for a PILOT Life Time Fitness is requesting is far less than the benefit the
County and its citizens will recejve,

EXPLANATION OF IMPLAN

INTRODUCTION

stop the cycle.

These indirect and induced effects (the effects of household spending) can be
mathematically derived. The derivation is called the Leontief inverse. The resulting sets
of multipliers describe the change of output for each and every regional industry caused
by a one dollar change in final demand for any given industry.




data at each stage of the model building process, provides a high degree of flexibility
both in terms of geographic coverage and mode] formulation.

The IMPLAN database, created by MIG, Inc., consists of two major parts: 1) a national-
level technology matrix and 2) estimates of sectorial activity for final demand, final
payments, industry output and employment for each county in the U.S. along with state
and national totals. New databases are developed annually by MIG, Inc.

IMPLAN allows those trained in its cconometric modeling techniques to do the
following:
* - Develop his/her own multiplier tables;
* - Developa complete set of SAM (Social Accounting Matrix) accounts:
* - Change any component of the system, production functions, trade flows, or
database;
* - Generate type I, I, or any true SAM multiplier internalizing household,
government, and/or investment activities
* - Create custom impact analysis by entering final demand changes;
* - Obtain any report in the system to ¢xamine the mode]’s assumptions and
calculations,

changes.

IMPACT ANALYSIS

Each database has information for these components for all 508 industria sectors in the
IMPLAN model.




e

There are four sub-components for Value Added. These are:
I. Employee Compensation;
Proprietary Income;
3. Other Property Type Income;
4. Indirect Business Taxes

Proprietary income consists of payments received by self-employed individuals as
income. This would be recorded on Federa] Tax Form 1040C. This includes income
received by private business owners, doctors, lawyers, and so forth. Any income a person

Indirec
businesses. These taxes are collected during the normal operation of these businesses but
do not include taxes on profit or income.



Five different sets of multipliers are estimated by IMPLAN corresponding to five
Mmeasures of regional economic activity; total industry output, personal income, total
income, value added, and employment. For each set of multipliers, four types of
multipliers are generated, Type I, Type 11, Type SAM and Type 1I11.

Type SAM multipliers are used in most studies.

Type SAM multipliers are the direct, indirect, and induced effects where the induced
effect is based on information in the social account matrix. This relationship accounts for
social security and income tax leakage, institution savings, and commuting. It also
accounts for inter-institutional transfers. This multiplier is flexible in that you can include
any institutions you want. In other words, if You want to create a model closed to
households and state and local government, you can do so.
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No. 4y4r ¥,

PLANNING BOARD RESOLUTION PB2011/52
JULY 26, 2011

SEQR DETERMINATION OF SIGNIFICANCE FOR
THE PROPOSED ZONING TEXT AMENDMENT
TO CREATE A NEW SB-O STAND-ALONE FITNESS CENTER USE

AND
FOR THE PROPOSAL, BY LIFE TIME
FOR PROPERTY LOCATED AT
ANNETT DRIVE, KN OWN & DESIGNATED
AS BLOCK 631, LOTS 12&20

conducting a coordinated SEQR Review of an Unlisted Action submitted by LTF Real
Estate Company, Inc. for property located at One Gannett Drive, more specifically
known and designated as Block 631, Lots 12 & 20; and

WHEREAS, the site is an approximately 22.4 acre parcel with the to-be-relocated
Gannett "newspaper establishment, " consisting of offices and newspaper printing and
distribution facilities, which is located at the east eng of Gannett Drive, and its related
surface parking lot, lighting and landscaping; and

WHEREAS, that pursuant to Part 617 of the SEQR Regulations, at its meeting on May
24, 2011, the Planning Board of the Town of Harrison designated its intention to serve as
the Lead Agency for the SEQR Review of this Unlisted Action and no objections thereto
were received by the Planning Board within 30 days of thig designation,

WHEREAS, the Planning Board has considered the proposed Action as defined in 6
N.Y.CRR. Sections 617.2(b) and 617.3(p), including the entire set of activitieg
comprising the Action; and

WHEREAS, the Planning Board hag reviewed the Environmenta] Assessment Form
(“EAF”), the criteria for determining significance set forth in 6 N.Y.CRR, Sections
617.7(c), and all other information in the Planning Board’s administrative record, which
is incorporated herein by reference in its entirety, to identify the relevant areas of
environmenta] concern; and

Lif Time Fitness
SEQR Neg Dgc
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WHEREAs, the Planning Board has thoroughly analyzed the identified relevant areag of
envﬂ;x:mnqmalcaﬂcemto dcter'}nimifﬁwAcﬂonmayhavensigniﬂcmadvurximpm
on the environmeans,

anmmmonm.mmmmpmmormew ;

l'egq!aﬂonspﬂ'm::g" toArddeS(StateEan'onmcnm' Qualf Revichct)Ofthe

EummmeomavaﬁonIm.thehadAaemyhasdﬂem:iymdﬂmtbcpmmm
! envirooment

AYES Thomas Heas Ami:onySpmo,MukRmﬂdi,RaymOndA.
Kraus, Nonie Redch, Marshai) Donat, and Kats
NAYS: None
ABSTAINED: None
ABSENT: None
'.1
mag ip,
The malgdfon was thersupon duly adopted, . *,
2
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SEQR
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Appendix F
State Environmental Quality Review

NEGATIVE DECLA
Notice of Determination of Non-Significance

Project Number —- Date _July 26, 2011

The Town of Harrison Planning Board as lead agency, has determined
that the proposed action described below will not have a significant effect on the
environment and a Draft Environmental Impact Statement will not be prepared.

Name of Action: Life Time Fitness Site Plan and Zoning Text Amendment

SEQR Status: Type! [
' Unlisted [

Conditioned Negative Declaration: - Yes ]
No ]

Description of Action:

The proposed Action consists of: () a Zoning Text Amendment, consisting of modifications to
the pemitted uses and bulk requirements in the SB-O zone to allow for stand-alone fitness
centers as a Special Exception Use, subject to specific criteria; and (i approval of a project
conslsting of the demolition of the existing office and newspaper printing and distribution
facility, and construction of a new stand-alone fitness center, associated parking, landscaping
and stormwater improvements.

Location: (Include street address and the name of the municipality/county. A location map of
appropriate scale Is also recommended.)

The Action is located at the east end of Gannett Drive in the Town of Harrison, and is more
specifically known and identified as Block 631, Lots 12 & 20, Westchester County.
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No. 404/ P. 4

SEQR Negative Declaration Page 2

REASONS SUPPORTING THIS DETERMINATION:
(See 617.6(g) for requirements of this determnination: see 817.6(h) for Conditioned Negative Declaration)

See Attached

If COndiﬁoned Negative Declaration, provide on attachment the specific mitigation measures imposed.

For Further Information:

Contact Person: Rosemarie Cusumano, Planning Board Secretary
Address: . Town Hall, 1 Helneman Place, Harrison, NY 10528
Telephone Number: 914-870-3077

For Type | Actions and Conditioned Negative Declarations, a Copy of this Notice Sent to:

Commissioner, Dep't of Environmental Conservation, 626 Broadway, Albany, NY 12233
NYSDEC Region 3, 21 South Putt Corners Road, New Paltz, NY 12561
Supervisor, Town Harrison, 1 Heineman Place, Harrison, NY 10528

Applicant (if any)
Other Involved Agencies (if any)
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Reasons Supporting This Determination

modifications to the permiltted uses and bulk requirements in the SB-O zone to allow for
stand-alone fitness centers as a Special Exception Use, subject to specific criteria; and
(ii) approval of a project consisting of the demolition of the existing office and
newspaper printing and distribution facliity, and construction of a new sfand-alone
fitness center, associated parking, landscaping and stormwater improvements,

Specific Impacts relating to the proposed site plan (the Action) are addressed
beiow:

1. The site is located within the SB-O Special Business zoning district. The
proposed development of a stand-alone fitness center would be permitted as a
Special Exception upon the adoption of the Zoning Text Amendment, proposed
as part of this action. :

Finally, the stand-alone fitness center proposed by Life Time Fitness at the soon
to be vacant Gannett site will be compatible with and supportive of the
commercial office community in the area, Specifically, the applicant proposes to
demolish the existing Gannett building, and construct a new facility of
approximately 209,000 square feat that will create over 200 permanent jobs and
significant tax revenues for the Town. The proposed facility will be avallable to
all Harrison residents, Including the office community that is located along the -
8B-0 corridor. . ' ,

It can therefore be concluded that the proposed action is consistent with the
community's current development plans.
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2. As confimed by the traffic study prepared by John Collins Engineers, P.C., dated
May 13, 2011, no significant negative traffic impacts are anticipated to be created
by the project. The site will continue 10 be accessed from Gannett Drive and
Westchester Avenue westbound as it is today. . The study, which considered five
intersections along Westchester Avenue, concluded that “the proposed Life Time
Fitness Center will not significantly affect the area roadways. Similar Levels of
Service and delays will be expressed under Future Build with Office and Future
Build with Life Time Fitness Conditions.”

3. The proposed site access driveways have been designed to mest appropriate
jurisdictional standards, and to maximize vehicle ingress and egress, sight
distances and intersection safety, The access driveways have been designed to
be of appropriate width and grade to support the anticipated level of traffic
generated by the project, including patron, truck and emergency service traffic.

4. The site is currently developed and supports the Gannett newspaper
establishment, associated off-street parking areas and associated site
Improvements. The proposed project will involve the demolition of the existing
Gannett bullding, the construction of the new Life Time Fitness facility,
modifications to and expansion of the existing parking areas, and associated site
infrastructure and landscaping improvements. This work will result in the potential

be designed and installed in accordance with the ork State Standa li!
' ficati i iment Control (August 2005), as well as all
requirements and regulations of the Town of Harrison.

The Site Grading & Sediment & FErosion Control Plan will minimize the
downstream erosion hazard by controlling runoff at its source, minimizing runoff
from disturbed areas and de-concentrating stormwater runoff.

As may be required, and in accordance with the requirements of the State
Pollution Discharge Elimination System (SPDES) General Permit, site
assessment and inspections shall be provided for all construction activities
associated with this action. This shall include an assessment of the site prior to

Site Plan as applicable, have been adequately installed or implemented to
ensure overall preparedness of the site for the commencement of construction.
Following the commencement of construction, site inspections shall be
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- These measures negate any potential for significant adverse impacts to the site's
topography and/or site erosion from the proposed Action.

5. The Action will not result in a significant adverse change in existing air quality.
The primary source of long term alr quality impacts is air pollution attributable to
vehicle trips. The proposed action is projected {0 generate approximately 423 AM
weekday peak hour vehicle trips (243 entering and 180 exiting), approximately
519 PM weekday peak hour vehicle trips (295 entering and 224 exiting),
approximately 564 Saturday peak hour vehicle trips (301 entering and 263
exiting) and approximately 557 Sunday peak hour vehicle trips (283 entering and
274 exiting). This volume of traffic is comparable to the volumes of traffic
generated by the Gannett newspaper establishment. Based upon accepted
screening thresholds, it can be concluded that the project will therefore not result
In a proportionally discernable increase in long term air quality impacts beyond
existing background levels,

The Action will result in a short term temporary change in exlsting air quallty as a
result of the demolition of the existing Ganette newspaper establishment and the
construction related activity associated with the development of the Life Time
Fitness facility; however this activity is not expected to result in a significant’
negative impact. These temporary impacts to air quality will be carefully
monitored by the Building Department and will be mitigated through the
implementation of an approved building demolition plan, site development
protocol and construction management plan that will be submitted with the
Building Permit, as well as a continual reliance on construction Best
Management Practices and equipment repair and- maintenance. The building
demolition plan, site development protocol and construction management plan
will emphasize minimizing fugitive dust. No significant adverse air quality impacts
are anticipated as a result of the proposed Action.

8. Wetland areas are located around the perimeter of the site, which will not be
impacted by the proposed action. Similarly, no surface water bodies are located
within the site. The Site Grading & Drainage Plan (SP-2.0) prepared in support
of the application will assure that the post development runoff rate from the site
will be equal or less than the pre-development rates for the various storm events.
The Site Grading & Drainage Plan (SP-2.0) includes the installation of site
stormwater management infrastructure, and shall be conditioned upon
compliance with all applicable Phase || stormwater regulations, including the
preparation of a Stormwater Pollution Prevention Plan (SWPPP) and the filing of
a NYSDEC State Pollution Discharge . Elimination Systam (SPDES) Notice of
Intent to construct resulting in & GP-02-01 General Permit, if required. These
measures will assure that the proposed action will not result in any significant
adverse environmental impacts to surface water features. As a result, no
negative impacts to surface water features will result from the proposed Action.

7. The project will not create any new flooding impacts, as the proposed stormwater

system will Increase quantity control measures over what exist today and provide
quality control measures where none exist today. As described in the SWPPP,
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* ‘through the use of proposed site planning methods, planned green infrastructure
techniques, standard and alternative stormwater management practices (SMPs)
at the redeveloped site, the proposed stormwater peak rates of stormwater runoff
are estimated to be at or below existing conditions for each 24-hour storm event
up to and including the 100-year storm event.” In addition, through the uge of
stormwater runoff reduction measures, Including rain gardens and a bioretention
basin, the runoff volume from portions of the redeveloped site will be infiltrated
into the ground or be detained in & manner that allows for the removal of
contaminants prior to discharge from the site.”

Although the proposed stormwater management plan will improve the existing
water quality and better control the discharge of stormwater from the site, it is
also Life Time Fitness'’ intention to incorporate pervious pavement at selected
areas on the site where technically feasible.

8. The proposed development will not have a significant adverse impact on
vegetation and habitat within the site. While th Proposed parking area at the
front of the Life Time Fithess building will require the removal of approximately

evergreen trees, 1,100 shrubs, and 1,800 perennlals and omamental grasses,
the great majority of which will be comprised of native species.

. In addition, the proposal will not result in any adverse impacts on any freshwater
wetlands or regulated buffer areas, as set forth In the Ecological Assessment,
prepared by Willam Kenny Associates LLC, dated June 6, 2011, which
concludes that “the proposed redevelopment activities will not adversely impact
freshwatsr wetlands and watercourses on or off the site in the short of long term.
It has been determined that the project will benefit freshwater wetlands and
watercourses on and off the property. No adverse impacts are anticipated.

9. There will be no impact on a slgnificant habitat arsa or any particular species of
wildife as a result of this project. No threatened or endangereq species of

10.The proposed Action will alter the visual appearance of the site. However, the
visual appearance of the project will be consistent with the surrounding office
uses and will improve the overall aesthetics of the site via a new, attractive
building with upgraded landscaping and other site improvements. These factors
combine to assure that the project will not result in significant negative aesthetic
impacts. .
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12.Phase | & |l environmental assessments have revealed that the demolition of the
Gannett newspaper establishment will require on-site remediation and mitigation
measures. Based on these studies of the site, the applicant has an
understanding of what is required regarding the removal of any contaminated soil
from the site, and has committed to the removal of such soil in compllance with
all applicable governmental regulations.

13.Long-term nolse Impacts are not anticlpated as a result of the proposed Action.
The operation of a Life Time Fitness facility will not produce nolse in excess of
the local ambient background noise levels, and its mechanical equipment has
been designed and sound-attenuated to mest Town noise regulations. As a
result, no permanent long term nolse Impacts are anticipated.

Short term noise impacts associated with the development of the site are
envisioned. These short term noise impacts shall. be mitigated by maintaining
construction equipment in good working order and providing mufflers. In
conformance with the Town noise ordinance, noise levels from construction
activities on this site between the hours of 8:00 am to 6:00 pm shall not exceed
an Ly of 65 dBA when measured at the property line. Interior construction
activities may take place at other hours, in accordance with Town regulations.

14.The proposed action will not impair the character or quality of Important historical,
archaeological, or architectural resources. No such resources have been
identified on or in the immediate vicinlty of the site.

15.All solid waste generated by the project shall be collected on site, and shall be
disposed of at an approved disposal facility. Similarly, all recyclables shall be
similarly disposed of. No adverse iImpacts assoclated with solid waste generation
are anticipated.

16.The proposed action will not overburden existing energy resources, and in fact,
incorporates many energy-saving and green building measures, including: (i) a
“high-reflectance” (light-colored) roof to reduce heat gain; (I) bike racks to be
situated near the building entrance to encourage the use of non-motorized
transit; (1i) energy efficient heating and cooling systems; and (iv) the installation
of energy efficient lighting for indoor and ocutdoor light fixtures. Natural gas and
electric consumption for the fitness center will be less than that which was used
by Ganneitt as part of its newspaper production operations.

17.The proposed Life Time Fitness facility will not create a hazard to human health.
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18.The action will not result in changes in two or more elements of the environment,
which alone would not have a significant effect on the environment, but when

considered together, would result in a substantial adverse Impact on the
environment.

19.The proposed action is not related to another action which would be funded or
approved by an agency which, when considered cumulatively, would meet one or
any of the aforementioned criteria.

5

10
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