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

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

DATE: July 24, 2020

RE: MS Harrison LLC IDA Application and Project Cost-
Benefit & Impact Study Executive Summary

Applicant background:

Founded in 1935, Morgan Stanley is a financial services corporation that, through its affiliates
and subsidiaries, advises, and originates, trades, manages, and distributes capital for institutions,
governments, and individuals. The company operates in three business segments: Institutional
Securities, Wealth Management, and Investment Management.

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

application for financial assistance from a project entity, MS Harrison, LLC, one of a family of
affiliated companies owned by the ultimate parent entity, Morgan Stanley (referred to herein as
“Morgan Stanley,” “Applicant,” or the “Owner”). The Owner’s proposed renovation project is at
its Purchase office building located at 2000 Westchester Avenue in the Town of Harrison (the
“Westchester Campus”). Texaco built the Westchester Campus in 1977 as its corporate
headquarters on 107.4 acres of land improved with an office building (the “Building”) that
contains approximately 750,000 square feet of space, along with accessory parking and related
uses. Morgan Stanley and its affiliates occupy a majority of the Building.

The Owner envisions a comprehensive interior redesign, renovation, and additional investment
at its Westchester Campus in Harrison to enable the facility to consolidate certain corporate
functions.

Need for Financial Assistance (as stated by Applicant)

Applicant is considering several locations around the country to consolidate certain corporate
functions. The financial feasibility of any location, including the Westchester Campus, is
predicated on the (i) costs of construction, (ii) tax benefits, such as sales tax exemptions, that will
reduce the costs of construction; and (iii) any mitigation of the increase in real property taxes as
a result of the capitalized improvements.
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Many other geographic areas offer lower costs of construction, and lower real property taxes.
As such, the option of the Westchester Campus for this Project includes inherent shortfalls on
costs of construction and future operating costs. However, the award of benefits by the
Westchester County IDA pursuant to this application will make the Westchester Campus viable
for the Applicant. Specifically, Project Financial Assistance will increase the feasibility of the
Westchester Campus being selected by:

A. Significantly lowering the costs of construction through the sales tax exemption.

B. Bringing the total construction costs down to a level that is competitive with other lower
cost states.

C. With the granting of a PILOT, allow Applicant to offset other project shortfalls by
minimizing the real property tax increase.

The approval of the requested incentives is a significant factor in the Applicant’s decisions with
respect to the scope of the project and economic feasibility of the Project While incurring costs
for the relocation of its employees to a different State, such costs will be offset by the decrease
in overall Project cost. Additionally, if the Project does not proceed as currently envisioned, there
is a possibility that existing jobs currently located at the Westchester Campus could be relocated
out of New York State and the planned investment on the amenities and infrastructure occurring
elsewhere.

County IDA Assistance Sought (Total: Range of $9,500,000 to $21,000,000):

The value of the sales tax exemption, for this multi-year, multi-phase, yet-to-be finalized
scope of work that won't be finalized until after inducement of the Project by the IDA, is
currently estimated to be in the approximate range of between $6,500,000 and
$13,000,000 but may well be more or less depending on the final scope and amount of
Morgan Stanley’s investment in the Project.

The value of the PILOT benefit, for this multi-year, multi-phase, yet-to-be finalized scope of
work that won’t be finalized until after inducement of the Project by the IDA, is currently
estimated to be in the approximate range of between $3,000,000 and $8,000,000 but
may well be more or less depending on the final scope, amount and type of Morgan
Stanley’s investment in the Project.

Economic Impact Report Highlights (prepared by Camoin 310 — WIDA Contract Economists):
Over the course of the next three (3) to seven (7) years the number of full time

equivalent new jobs expected to be created by the Applicant in Westchester
County at this multi-year, multi-phase, yet-to-be finalized Project that won't be
finalized until after inducement of the Project by the IDA, are currently estimated
to be in the approximate range of between 700 and 1,100 new job positions in
Harrison.
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Subject to economic vicissitudes, future innovation, health and governmental
restrictions from pandemics like Covid-19 or similar events beyond Applicant's
control, retained jobs at the Project site during the term of the Project
Agreement are currently expected to be between 1,200-1,350 employees
Subject to economic vicissitudes, future innovation, health and governmental
restrictions from pandemics like Covid-19 or similar events beyond Applicant's
control, over the term of the Project Agreement, the number of full time
equivalent jobs created through the use of independent contractors for various
services (e.g. food services, security, building maintenance, landscaping and the
like) are currently estimated to be in the approximate range of between 100 and
500 or more or less depending on the ultimate number of retained and
increased jobs and business functions being carried out at the Project facility
Based on the foregoing, this would create an estimated range of 2,000-2,950 for
total retained, full and part-time jobs at the Project over the next five to seven
years
New Property Tax Revenue over ten yearsin the range of 12,000,000 to
$18,000,000
New Sales Taxes, Employee spending over ten years: $15,000,000 to $21,000,000
A range of approximately $1.75 to $2.50 of County Tax Revenue generated for
each $1.00 of County incentives awarded
Net new County Tax Revenue of a range of 15,000,000 to $25,000,000 +/-over
ten-years.

Construction Phase:

Due to the fact that this is a multi-year, multi-phase, yet-to-be finalized Project that worft be
finalized until after inducement of the Project by the IDA, the Applicant cannot provide an
exact amount of costs.1 However, using the same estimate as above only as an example,
Applicant further estimates that 70% of materials and 40% of labor is likely to be sourced
within the county.

Based on this assumption of new direct spending associated with the construction phase of
the Project, Applicant anticipates that the Project could support approximately 923 new direct
and 392 indirect and induced, full-time-equivalent jobs, representing more than $117 million
of earnings.

Table 1
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Economic Impact - Construction Phase

Jobs Earnings Sales
Direct 923 S 90,240,000 S 105,280,000
Indirect 167 S 11,612,646 S 17,003,757
Induced 225 S 15,572,360 $ 18,877,791
Total 1,315 S 117,425,006 S 141,161,548

Source: EMSI, Camoin 310

1 The Applicant specified the percentage of materials costs expected to be sourced within Westchester County and estimated that
60% of labor would originate within the labor market area of Westchester, Putnam, Dutchess, Rockland, Sullivan, Orange, and
Ulster counties. Camoin 310 estimated 40% of labor costs from within Westchester itself.
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Cost Benefit Analysis and Ratio

The Project will generate a range of approximately $1.75 to $2.50 of County Tax Revenue for
each $1.00 of County incentives awarded.

Community Benefits:

Positive Tax Impact:

The Benefit to Cost ratio is a positive range of $1.75-52.50 to $1.00 and generates a net positive
of $15,000,000 to $21,000,000in County tax revenues over ten years.

Public Transportation (as Stated by Applicant):

Maintaining public bus service and private shuttle bus pickup points, and ensuring on-site
vehicular parking, building ingress/egress, and pedestrian access to and fromthe Building are
part of the planned improvements.

Sustainability (as stated by Applicant):

One of the Applicant’s goals for the Project is to renovate a 1970s era building to incorporate
energy efficient and sustainable operating features in a modern office environment that also
accommodates future trends in the workplace. Environmental sustainability, maintaining the
campus setting and enhancing employee enjoyment of the substantial property holdings at the
Westchester Campus are all part of the key objectives for the Project.

This Westchester Campus was designated LEED Silver in 2005 by the U.S. Green Building
Council. The ability to achieve this Silver status was the result of extensive renovations
undertaken by Applicant after the purchase of the property. In 2013, Morgan Stanley added
further green technology initiatives with the installation of an 821 kW solar array (aided by a
NYSERDA incentive), which produces approximately 1,000,000 kWh of energy annually. This
improvement alone resulted in the reduction of CO2 at the Westchester Campus by 550.82
metric tons per year. This current Project has a set goal of achieving LEED Gold designation for
the redesigned workplace. To achieve LEED Gold for this Project, Morgan Stanley will endeavor
to do the following:

e Use 35-37% less water than code requires based on using low flow plumbing fixtures.

* Use 15% less energy than typical spaces by using LED lighting, specialized controls, and various
HVAC efficiencies.

e Reduce environmental effects through selection of building materials from manufacturers
who are transparent about the environmental impacts of their products.

e Divert over 75% of construction waste from landfills by utilizing specialized construction

processes.
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e Provide a healthy work environment by using low-chemical, high performing finishes such as
paint, carpet, and ceiling/wall panels.
* Provide a more productive work space by giving its occupants control over their environment
and access to more natural light.

* Be ENERGY STAR® rated, meeting strict energy performance standards set by the
Environmental Protection Agency (EPA) for the Westchester Campus.

Additional sustainability features including the potential for added solar generating capacity and
outdoor covered walkways to the building.

Supplier Diversity (as stated by Applicant):

We have a long-standing history of working with minority- and woman-owned businesses. The
firm is committed to efforts which promote diversity through our hiring and in our interactions
with our clients and vendors/subcontractors. We recognize that equal access and equal
opportunity, along with diversity in our business processes is an important part of doing
business. As such, our commitment to diversity includes providing Minority and Women
Business Enterprises (M/WBEs) as well as, Disadvantaged Business Enterprise (DBEs), Veteran
Business Enterprises (VBEs) and Gay/Lesbian/Bisexual, Transgender (GLBT) owned businesses
and other diverse businesses with an opportunity to bid on and participate in direct contracting
with the Firm. As part of our supplier diversity practice, we will make every effort to include
M/WBEs in our bidding process as an opportunity for direct contracting related to this project.

Other Benefits (as Stated by Applicant):

In addition, Applicant is evaluating and may seek to also obtain a FitWell certification. This
additional certification would demonstrate Morgan Stanley's commitment to:

e Prioritizing wellness within the design, development, and operations of the Building.

e Integrating the best strategies that science has to offer to optimize health within the Building
and on the Westchester Campus.

e Ensuring that Morgan Stanley is leading the Wealth Management industry into the next
frontier of sustainability.

e Improving the health of Morgan Stanley employees, visitors, or residents as well as the

surrounding community.
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