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ABOUT CAMOIN 310

Camoin 310 has provided economic development consulting services to
municipalities, economic development agencies, and private enterprises since
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EDOs and local and state governments from Maine to California; corporations and
organizations that include Lowes Home Improvement, FedEx, Amazon, Volvo
(Nova Bus) and the New York Islanders; as well as private developers proposing
projects in excess of $6 billion. Our reputation for detailed, place-specific, and
accurate analysis has led to projects in 32 states and garnered attention from
national media outlets including Marketplace (NPR), Crain’s New York Business,
Forbes magazine, The New York Times, and The Wall Street Journal. Additionally,
our marketing strategies have helped our clients gain both national and local
media coverage for their projects in order to build public support and leverage
additional funding. We are based in Saratoga Springs, NY, with regional offices in
Portland, ME; Boston, MA; Richmond, VA and Brattleboro, VT. To learn more about
our experience and projects in all of our service lines, please visit our website at
www.camoinassociates.com. You can also find us on Twitter @camoinassociate
and on Facebook and LinkedIn.
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ABOUT THE STUDY

Project Description

The Westchester County Industrial Development Agency (Agency) received an application for financial assistance
from Tuckahoe Limited Partnership (Applicant) for the acquisition and rehabilitation of an existing affordable
housing project at 100 Columbus Avenue #1, Tuckahoe, NY 10707, in the Town of Eastchester (Project). The Project
entails the renovation of 134 housing units for low income residents. Section 8 housing assistance is also expected
to continue to support residents. Low-Income Housing Tax Credits (LIHTC) will be sought as well and will be
monetized to provide project equity. In addition to sales and use and mortgage recording tax abatements, and a
PILOT agreement, as part of the financial assistance package the Agency is asked to consider issuing tax-exempt
bonds on behalf of the Applicant.

The Applicant has stated that without the financial assistance, the rehabilitation will not be
undertaken. Marble Hall Apartments was built in the early 1970s and may be expected to deteriorate,
lose tenants, and potentially become vacant, reducing the availability of affordable housing for county
residents as well as decreasing tax revenue from household spending and operations.

The Town of Eastchester’s Assessor determines the value of the property. It is Camoin 310’s experience
that a vacant building with declining or no income could be assessed at a very low value, reducing tax
revenue to a level below both the existing payments and the requested PILOT.

Given the high demand for affordable housing in the county, we find it unlikely that this parcel would
be redeveloped as market rate housing or be taxed at market value within the foreseeable future.

When Camoin 310 analyzes projects for the Westchester County IDA, we recognize that each applicant clearly states
that without the requested financial assistance, the project will not be undertaken. For the purposes of comparison
and evaluation we conduct a hypothetical "if not for" analysis that compares the tax revenues received after the
financial assistance to tax revenues if the project is completed and pays full taxes. This gives readers an estimate of
the “cost” of the financial assistance in the form of foregone revenue, or revenue that will not be realized.

Purpose of Work

Camoin 310 was engaged to provide an independent, third-party estimate of the economic and fiscal impacts of
the Project on the county, and to calculate a benefit / cost ratio of the fiscal benefits and financial assistance.

Sources of Information

Camoin 310 was provided with a copy of Tuckahoe Limited Partnership’s application to the Agency, with anticipated
project costs and jobs, and documents from the Applicant about the scope of the project, rehabilitation plans, and
tax history. A proposed PILOT schedule was also provided by the Applicant. These are the sources of Project
information used in our analysis. Camoin 310 did not independently confirm project costs, wages for Project
employees, or property values.
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Tuckahoe Limited Partnership, Economic and Fiscal Impact Analysis

Overview of Methodology

This study measures the economic and fiscal impacts resulting from Project construction, ongoing operations, and
household spending by residents, and the foregone revenue to the county as a result of the requested financial
assistance. It is assumed that not all economic activity will occur within Westchester County, as construction projects,
businesses, and households each make purchases in other jurisdictions. Similarly, while a sales tax exemption for
construction materials granted by the Agency entitles the purchaser to avoid sales taxes in any New York county,
only the sales taxes on construction materials anticipated to be spent in the county are included in the analysis.

The primary tool used in the Economic Impact Analysis is the input-output model developed by Economic Modeling
Specialists Intl. (Emsi). Primary data include the following data points: construction spending, estimated payroll,
exemptions, and PILOT schedule. Secondary data was collected by Camoin 310 and used to estimate spending by
new households. Attachment A provides more information on economic impact analysis.

Camoin 310 has developed proprietary analytical tools for the Fiscal Impact Analysis and the Benefits to Cost
Comparison which are customized for Westchester County,

e The Economic Impact Analysis estimates the jobs, earnings, and sales resulting from in-county construction
activity, ongoing operations of the Project, and households living in the county as a result of the Project.

e The Fiscal Impact Analysis estimates the sales and use tax revenues collected by the county as a result of
the economic activity. A comparison of real property taxes and PILOT payments is included.

e The Benefits to Cost Comparison calculates a ratio of fiscal benefits to the county, compared with the cost
of the financial assistance package. The benefits of the economic activity — jobs, earnings — are captured in
Project benefits only as additional sales taxes collected by the county. Economic and fiscal benefits are not
directly comparable and both should be considered in an evaluation of the Project’s impacts on Westchester
County.

s (Y :
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ECONOMIC IMPACT ANALYSIS

Key Assumptions:

1.

Marble Hall Apartments is an existing housing facility and the proposed renovation is considered necessary
to retain the tenant households and jobs. Camoin 310 confirmed that the demand for affordable housing
exceeds its availability in the county. Therefore, all 134 units are “net new” to the county, meaning that if
the Project were not completed, the facility would likely close and the households would move out of the
county, resulting in the loss of their economic activity. For more information, see Attachment B.

The Project’s income limits were not provided and were estimated by Camoin 310 as follows:

a. 50% of units will be leased to households earning no more than 80% of the county's Area Median
Income, based on the county’s guidelines for HUD Income, Sales and Rent Limits.

b. 50% of units will be leased to households earning no more than 50% of the county's Area Median
Income, based on the Section 8 participation.

Because the Project will retain 134 households and all of the jobs, the economic impacts resulting from
construction, operations, and household spending are therefore also treated as “net new” activity for the
purposes of this analysis.

CONSTRUCTION PHASE IMPACTS

The Applicant estimates that construction will cost more approximately $6.4 million’. We estimated that there will
be just over $8.8 million in net new spending in the county associated with the construction phase.

Table 1
Construction Phase Spending
Direct Construction Services Total
Total Construction Cost $ 5,616,995 $ 1,686,331 $ 6,460,161
Percent Sourced from County 70% 50% -
Net New Constuction Spending $ 3,931,897 $ 843,166 $ 4,775,062

Source: All costs from application. Allocation by Camoin 310 based on similar projects

Based on the net new direct spending, we determined that the Project would support 19 new full-time-equivalent
jobs and $2.1 million of earnings.

Table 2
Economic Impact - Construction Phase
Jobs Earnings Sales
Direct 12 $ 1,609,570 $ 3,931,897
Indirect 3 $ 218,762 $ 653,351
Induced 4 $ 276,979 $ 699,367
Total 19 $ 2,105311 §$ 5,284,615

Source: EMSI, Camoin 310

" The Applicant did not specify the percentage of costs expected to be sourced within Westchester County. Camoin 310
estimated 70% for direct construction and 50% for services such as architecture, engineering, and legal, based on similar
projects. Construction costs do not include financing costs or fees.
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Tuckahoe Limited Partnership, Economic and Fiscal Impact Analysis

IMPACTS OF ON-SITE OPERATIONS

The Applicant anticipates on-site payroll will be $325,698 and 6 jobs. All of the units are retained and are therefore
“net new" for the purposes of measuring economic impact. Therefore 100% of the jobs are considered retained in
the county. Using these new wages as the direct earnings input, Table 3 details the annual impact that the on-site
activity will have in Westchester County in terms of employment, earnings, and sales of goods and services.

Table 3

Economic Impact - On-Site Operations

Jobs Earnings Sales
Direct 6 $ 325,698 $ 1,119,060
Indirect 4 $ 210,936 $ 577,530
Induced 1 $ 104,869 $ 262,830
Total 11 $ 641,503 $ 1,959,419

Source: EMSI, Camoin 310

IMPACTS OF NEW HOUSEHOLD SPENDING

NET NEW HOUSEHOLDS
As noted in the Key Assumptions, above, 100% of households will be retained, or net new, to the county, meaning
that the Project is necessary to retain 100% of the residents and their annual household spending.

Table 4

Net New Households

Total Units 134
Percent Net New 100%
Net New Households 134

Source: Esri, Camoin 310

SPENDING BY NEW TENANTS

Retained or new residents would make purchases in the county, thereby adding dollars to the Westchester County
economy. For this analysis, we researched spending patterns by household income, which drives spending by
tenants. We estimated that 50% of the units would be restricted to 80% of area median income, which is $80,560
for a 2-person household. The other 50% would be restricted to no more than 50% of area median income, or
$50,350. These are maximum incomes. To reflect a likely combination of tenants at and slightly below this level,
income ranges of $70,000 to $99,999 and $40,000 to $49,999 were used?.

Likely spending was estimated using a spending basket from the 2019 Consumer Expenditure Survey for the
northeast region, which details household spending in individual consumer categories by income level®. Table 5
shows the total spending by category. It is assumed that 70% of this spending will be within Westchester County
and, therefore, have an impact on the Westchester County economy. The total net new spending in the county was

2For 2019, HUD’s 50% AMI puts the household at the very bottom of the Consumer Expenditure Survey Income range of $50,000 to
$69,999. The next lowest range of $40,000 to $49,999 was used as a better predictor of tenant spending.

3 Source: Bureau of Labor Statistics 2018 Consumer Expenditure Survey
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calculated by multiplying the amount spent in the county by the number of net new units occupied by households
in each income range.

Table 5

Tenant Spending Basket
67 Units, Median Household Income between $40,000 and $49,999 (50% AMI)
Annual per Unit  Amount Spent  Total Net New

Category Spending Basket in County (70%) County Spending
Food $ 7,027 $ 4919 $ 329,566
Household furnishings and equipment $ 1,586 $ 1,110 $ 74,383
Apparel and services $ 1,952 $ 1,366 $ 91,549
Transportation $ 7,669 $ 5368 $ 359,676
Health care, not including insurance (1) $ 729 $ 510 $ 34,190
Entertainment $ 2216 $ 1,551 $ 103,930
Personal care products and services $ 661 $ 463 $ 31,001
Education $ 682 $ 477 % 31,986
Miscellaneous $ 951 $ 666 $ 44,602
Annual Discretionary Spending $ 23,473 $ 16,431 $ 1,100,884

67 Units, Median Household Income between $70,000 and $99,999 (80% AMI)
Annual per Unit  Amount Spent  Total Net New

Category Spending Basket in County (70%) County Spending
Food $ 9,460 $ 6,622 $ 443,674
Household furnishings and equipment $ 1,987 $ 1,391 §$ 93,190
Apparel and services $ 1,954 $ 1,368 $ 91,643
Transportation $ 11,086 $ 7,760 $ 519,933
Health care, not including insurance (1) $ 969 $ 678 $ 45,446
Entertainment $ 3,516 % 2,461 % 164,900
Personal care products and services $ 844 $ 591 § 39,584
Education $ 1,680 $ 1,176 $ 78,792
Miscellaneous $ 849 $ 594 § 39,818
Annual Discretionary Spending $ 32,345 $ 22,642 $ 1,516,981
Total Net New County Spending $ 2,617,865

Source: 2019 Consumer Expenditure Survey, Bureau of Labor Statistics

(1) Health insurance provider assumed to be outside of county
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We used the spending basket amounts above to calculate the direct, indirect, and total impact of the Project on
the county by attributing the various spending categories to relevant NAICS codes.

Table 6

Spending Basket Breakdown by NAICS Code

NAICS

Code Industry Spending Basket Category

445110 Supermarkets and Other Grocery (except Convenience) Stores  Food

722511 Full-Service Restuarants Food

442299 All Other Home Furnishings Stores Household furnishings and equipment
448140 Family Clothing Stores Apparel and services

441110 New Car Dealers Transportation

447110 Gasoline Stations with Convenience Stores Transportation

811111 General Automotive Repair Transportation

524114 Direct Health and Medical Insurance Carriers Health Care

622110 General Medical and Surgical Hospitals (Private) Health Care

512131 Motion Picture Theaters Entertainment

452319 All Other General Merchandise Stores Entertainment

452319 All Other General Merchandise Stores Personal care products and services
452319 All Other General Merchandise Stores Miscellaneous

611310 Colleges, Universities, and Professional Schools Education

Source: Camoin 310

Using $2,617,865 as the new sales input, Camoin 310 employed Emsi to determine the indirect, induced, and total
impact of the net new household spending as a result of the project. Table 7 outlines the findings of this analysis.

Table 7

Economic Impact - Household Spending

Jobs
Direct 24 $
Indirect 4 $
Induced 4 $
Total 32 $

Earnings Sales
901,340 $ 2,617,865
303,021 $ 835,177
314,504 $ 778,740

1,518,865 $ 4,231,783

Source: EMSI, Camoin 310

TOTAL ANNUAL ECONOMIC IMPACT

The annual economic impact of new household spending and on-site operations is displayed in Table 8.

Table 8
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Total Annual Economic Impact

Jobs
Direct 30 $
Indirect 8 $
Induced 5 $
Total 43 $

Earnings Sales
1,227,038 $ 3,736,925
513,957 $ 1,412,707
419374 § 1,041,570
2,160,368 $ 6,191,202

Source: EMSI, Camoin 310

QY



FISCAL IMPACT ANALYSIS

In addition to the economic impact of the Project on the local economy (outlined above), there would also be a
fiscal impact on annual real property, mortgage, and sales and use tax collection. The following section of the
analysis outlines the impact of the completion of the Project on the local taxing jurisdictions.

FINANCIAL ASSISTANCE REQUESTED

The Applicant is requesting that sales and use tax on construction materials purchased be exempted, and also a

portion of the mortgage recording tax equal to 1% of the mortgage amount?.

The Applicant has proposed a Payment In Lieu of Taxes (PILOT) schedule for review by the Village of Tuckahoe and

Town of Mount Vernon.

The Applicant also intends to request that the Agency issue tax exempt bonds to finance the project. Westchester
County will not forego tax revenue as a result of this exemption. The issuance is not a “cost” to the county and is

not included in the summary of financial assistance requested.

Table 9

Estimated Financial Assistance Requested

Total Project County Only

Sales Tax Exemption on Construction Materials
Construction Materials Sourced by Location (1) 100% 70%
Construction Materials Costs, Estimated $ 2,925,373 § 2,047,761
Combined Sales Tax Rate, County, State, and MTA 8.375% 8.375%

State Sales Tax (4%) Exempted $ 117,015 n/a

MTA Tax (3/8%) Exempted $ 10,970 n/a

Westchester County Sales Tax (4%) Exempted $ 117,015 $ 81,910
Estimated Sales Tax Exemption $ 245,000 $ 81,910
Mortgage Recording Tax Exemption
Estimated Mortgage Amount $ 48,000,000 $ 48,000,000
Mortgage Recording Tax Benefit, Percent of Mortgage 1.000% 1.000%
Estimated Mortgage Recording Tax Exemption $ 480,000 $ 480,000
Real Property Tax Exemption, Present Value $ 5417,226 $ 5,417,226
Estimated Financial Assistance Requested, Total $ 6,142,226 $ 5,979,137

(1) Applicant provided estimated value of sales tax exemption. Camoin 310 calculated the value of construction materials

that would generate that amount of sales tax.

% Source: Application. Both are within the Agency's Uniform Tax Exemption Policy Guidelines.
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SALES AND USE TAX REVENUE

Sales and use tax revenue is collected from three sources: earnings of construction workers during the temporary
construction phase, spending of annual earnings of employees of the Project, and annual household spending by
tenants. Taxes collected by the county on behalf of New York State and the Metropolitan Transit Authority (MTA),
are excluded from the analysis. Sales taxes collected and retained by the county are shared with cities, towns, and
villages according to established formulas. The effects of this sharing are not included in this analysis.

SALES TAX REVENUE - CONSTRUCTION PHASE

The one-time construction phase earnings from the total economic impact of the construction work are described
in the Economic Impacts section. These would lead to additional sales tax revenue for the county. It is assumed that
70%° of the construction phase earnings would be spent within Westchester County and that 25% of those
purchases would be taxable.

Table 10

One-Time Sales Tax Revenue
Temporary Construction Phase

Total New Earnings $ 2,105,311
Amount Spent in County (70%) $ 1,473,718
Amount Taxable (25%) $ 368,429
County Sales Tax Rate 4.00%
New County Tax Revenue $ 14,737

Source: Camoin 310.

SALES TAX REVENUE - EMPLOYEE EARNINGS FROM OPERATIONS

The new earnings generated by on-site jobs that will occur as a result of building occupation at the Project
(described under Impacts of On-Site Employment) would lead to additional annual sales tax revenue for the county.
It is assumed that 70% of the earnings would be spent within Westchester County and that 25% of those purchases
will be taxable. Table 11 displays the annual tax revenue that the County will receive.

Table 11

Annual Sales Tax Revenue
On-Site Operations

Total New Earnings $ 641,503
Amount Spent in County (70%) $ 449,052
Amount Taxable (25%) $ 112,263
County Sales Tax Rate 4.00%
New County Tax Revenue $ 4,491

Source: Camoin 310.

> A retail leakage analysis of Westchester County suggests that a vast majority of the goods and services that employees will be
purchasing are available within the county (food, clothing, vehicles, computers, etc.), but there still will be some outside
spending on travel and through purchases made online and in neighboring counties. Based on third party proprietary retail
spending data, 70% is a reasonable assumption for the amount of in-county spending. (Source: Esri Business Analyst Online
Retail Market Profile)
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SALES TAX REVENUE - NEW HOUSEHOLD SPENDING

In addition to sales tax generated by the construction phase, the county would also receive sales tax revenue from
the purchases made by the new households. Table 12 displays the new sales tax revenue that Westchester County
would receive annually based on in-county spending by new households.

Table 12

Annual Sales Tax Revenue
Net New Household Spending

Total New Spending $ 4,231,783
Amount Taxable (30%) $ 1,269,535
County Sales Tax Rate 4.00%
New County Tax Revenue $ 50,781

Source: Camoin 310.

Note that the household spending figure has already been adjusted to account for 70% of total spending occurring
within the county (see Tables 5 and 6 above for the tenant spending analysis). Also note that we have used a higher
value for "Amount Taxable” as compared to the previous tables (30% rather than 25%) since certain non-taxable
items (related to housing expenses) have been removed from the total spending line, increasing the amount of the
remaining portion that is taxable.

TOTAL ANNUAL SALES TAX REVENUE
The total annual sales tax revenue that the county is estimated to receive is summarized in Table 13, below.

Table 13

Total Annual Sales Tax Revenue

Household Spending $ 50,781
On-Site Operations $ 4,491
New County Tax Revenue $ 55,272

Source: Camoin 310.
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PAYMENT IN LIEU OF TAXES (PILOT)

Table 14

Real Property Tax Revenue Comparison

Total Estimated

Total Estimated  Taxes without

Benefit (Cost) To

Year PILOT Payment PILOT All Jurisdictions
2022 $ 619,351 $ 777224 $ (157,873)
2023 $ 631,738 $ 792,769 $ (161,031)
2024 $ 644,373 $ 808,624 $ (164,252)
2025 $ 657,260 $ 824,797 $ (167,537)
2026 $ 670,405 $ 841,293 $ (170,887)
2027 $ 683,814 $ 858,119 $ (174,305)
2028 $ 697,490 $ 875281 § (177,791)
2029 $ 711,440 $ 892,787 $ (181,347)
2030 $ 725,668 $ 910,642 $ (184,974)
2031 $ 740,182 $ 928,855 $ (188,673)
2032 $ 754,985 $ 947,432 $ (192,447)
2033 $ 770,085 $ 966,381 $ (196,296)
2034 $ 785,487 $ 985,709 $ (200,222)
2035 $ 801,197 $ 1005423 $ (204,226)
2036 $ 817,220 $ 1,025531 $ (208,311)
2037 $ 833,565 $ 1,046,042 $ (212,477)
2038 $ 850,236 $ 1,066,963 $ (216,726)
2039 $ 867,241 $ 1,088302 $ (221,061)
2040 $ 884,586 $ 1,110,068 $ (225,482)
2041 $ 902,277 $ 1,132,269 $ (229,992)
2042 $ 920,323 $ 1,154,915 $ (234,592)
2043 $ 938729 $ 1,178,013 $ (239,283)
2044 $ 957,504 $ 1,201,573 $ (244,069)
2045 $ 976,654 $ 1225605 $ (248,951)
2046 $ 996,187 $ 1,250,117 $ (253,930)
2047 $ 1,016,111 $ 1275119 $ (259,008)
2048 $ 1,036433 $ 1,300,621 $ (264,188)
2049 $ 1,057,162 $ 1,326,634 $ (269,472)
2050 $ 1,078,305 $ 1,353,167 $ (274,862)
2051 $ 1,099,871 $ 1,380,230 $ (280,359)
2052 $ 1,121,869 $ 1,407,835 $ (285,966)
2053 $ 1144306 $ 1435991 § (291,685)
2054 $ 1,167,192 $ 1,464,711 $ (297,519)
2055 $ 1,190,536 $ 1,494,005 $ (303,469)
2056 $ 1,214,347 '$ 1,523,885 § (309,539)
Total $ 27,741,002 $ 34,812,223 $ (7,071,221)
Present Value $ 21,252,240 $ 26,669,466 $ (5,417,226)

Source: Applicant. Present Value discount rate is 2%.
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The Applicant has proposed a Payment In
Lieu of Taxes (PILOT) schedule for review
by the Village of Tuckahoe and Town of
Mount Vernon.

The Applicant has stated that without the
financial assistance, the rehabilitation will
not be undertaken. This analysis is
therefore hypothetical, to provide a
comparison only.

Marble Hall Apartments was built in the
early 1970s and may be expected to
deteriorate, lose tenants, and potentially
become vacant, reducing the availability
of affordable housing for county
residents as well as decreasing tax
revenue from household spending and
project operations.

Given the high demand for affordable
housing in the county, we find it unlikely
that this parcel would be redeveloped as
market rate housing and be taxed at
market value for the foreseeable future.

For the purposes of this analysis, Camoin
310 estimated that the capital investment
in  Marble Hall Apartments
increase the assessed value. Taxes are
estimated to increase 28% as a result. The
Applicant’s proposed PILOT asks that the
assessed value not be increased and that

would

taxes therefore remain the same, rising
gradually with ordinary rate increases.

Table 14, at left, reflects these findings by
comparing the PILOT and the taxes if no
PILOT is awarded. Jurisdictions in the
county would forego
approximately $5.4 million on a present
value basis.

revenue of

A detailed comparison is provided in
Exhibit 1.
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BENEFITS TO COST COMPARISON

Economic and fiscal benefits are not directly comparable and both should be considered in an evaluation of the
Project’s impacts on Westchester County.

ECONOMIC BENEFITS

As described above, annual economic activity resulting from the Project is expected to generate 43 jobs, $2.16
million of new earnings, and $6.19 million of new sales of goods and services. This includes the retention of 134
households, which otherwise would likely relocate outside of the county because housing affordable to their income

levels is in short supply.

FISCAL BENEFITS AND COSTS

The Applicant has stated that if no financial assistance is provided, the Project will not be undertaken, and the
estimated tax revenues would not be generated and collected. In addition, while tax abatements are often
considered costs, they actually represent foregone revenue, not an expenditure of funds or a reduction in revenue
already being received. However, it is useful for the Agency’s evaluation of a Project to see a ratio of fiscal benefits
to costs, or foregone revenue.

The table below compares the fiscal benefits (not the economic benefits) of the Project, to the foregone revenues,
or estimated costs. Because the issuance of tax exempt bonds does not require the county to forego any revenue,
that form of financial assistance is not included.

Table 15

Fiscal Benefits and Costs of Financial Assistance in Westchester County

One-time Sales Tax Revenue from Construction Earnings $ 14,737
10 Years Sales Tax Revenue from Household Spending, Present Value $ 456,148
10 Years Sales Tax Revenue from On-Site Employee Spending, Present Value $ 40,337
10 Years Add'l Property Tax Revenue, PILOT vs. No Project, Present Value (2) $ 5,417,226
Total Fiscal Benefits $ 5,928,448
Foregone One-Time Sales Tax on Construction Sales $ 81,910
Foregone One-Time Mortgage Recording Tax $ 480,000
10 Years Foregone Property Tax Revenue, Present Value $ 5,417,226
Total Costs of Financial Assistance $ 5,979,137
Benefits to Costs ($5,928,448 / $5,979,137) 0.99

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

(2) The Applicant has proposed a PILOT equal to a continuation of taxes at the current assessed value. Tax revenue
to all jurisdications is proposed to be the same as what would be received if the Project were not undertaken.
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Tuckahoe Limited Partnership, Economic and Fiscal Impact Analysis

EXHIBIT 2: ECONOMIC SNAPSHOT

The infographics below highlight key economic facts about the Village of Tuckahoe and the Town of Eastchester,
where the Project is located.

Village of Tuckahoe Key Facts

Tuckahoe Village, NY Prepared by Esri
Tuckahoe Village, NY (3675583)
Geography: Place
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This infographic contains data provided by Esri, Esri and Infogroup. The vintage of the data is 2020, 2025. © 2020 Esri
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Tuckahoe Limited Partnership, Economic and Fiscal Impact Analysis

Town of Eastchester, Key Facts

Eastchester town, NY
Eastchester town, NY (3611921820)
Geography: County Subdivision
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Tuckahoe Limited Partnership, Economic and Fiscal Impact Analysis

ATTACHMENT A: WHAT IS ECONOMIC IMPACT
ANALYSIS?

The purpose of conducting an economic impact study is to ascertain the total cumulative changes in employment,
earnings and output in a given economy due to some initial “change in final demand”. To understand the meaning
of “change in final demand”, consider the installation of a new widget manufacturer in Anytown, USA. The widget
manufacturer sells $1 million worth of its widgets per year exclusively to consumers in Canada. Therefore, the annual
change in final demand in the United States is $1 million because dollars are flowing in from outside the United
States and are therefore “new” dollars in the economy.

This change in final demand translates into the first round of buying and selling that occurs in an economy. For
example, the widget manufacturer must buy its inputs of production (electricity, steel, etc.), must lease or purchase
property and pay its workers. This first round is commonly referred to as the “Direct Effects” of the change in final
demand and is the basis of additional rounds of buying and selling described below.

To continue this example, the widget manufacturer’s vendors (the supplier of electricity and the supplier of steel)
will enjoy additional output (i.e. sales) that will sustain their businesses and cause them to make additional purchases
in the economy. The steel producer will need more pig iron and the electric company will purchase additional power
from generation entities. In this second round, some of those additional purchases will be made in the US economy
and some will “leak out”. What remains will cause a third round (with leakage) and a fourth (and so on) in ever-
diminishing rounds of industry-to-industry purchases. Finally, the widget manufacturer has employees who will
naturally spend their wages. Again, those wages spent will either be for local goods and services or will “leak” out
of the economy. The purchases of local goods and services will then stimulate other local economic activity.
Together, these effects are referred to as the “Indirect Effects” of the change in final demand.

Therefore, the total economic impact resulting from the new widget manufacturer is the initial $1 million of new
money (i.e. Direct Effects) flowing in the US economy, plus the Indirect Effects. The ratio of Total Effects to Direct
Effects is called the "multiplier effect” and is often reported as a dollar-of-impact per dollar-of-change. Therefore, a
multiplier of 2.4 means that for every dollar ($1) of change in final demand, an additional $1.40 of indirect economic
activity occurs for a total of $2.40.

Key information for the reader to retain is that this type of analysis requires rigorous and careful consideration of
the geography selected (i.e. how the “local economy” is defined) and the implications of the geography on the
computation of the change in final demand. If this analysis wanted to consider the impact of the widget
manufacturer on the entire North American continent, it would have to conclude that the change in final demand
is zero and therefore the economic impact is zero. This is because the $1 million of widgets being purchased by
Canadians is not causing total North American demand to increase by $1 million. Presumably, those Canadian
purchasers will have $1 million less to spend on other items and the effects of additional widget production will be
cancelled out by a commensurate reduction in the purchases of other goods and services.

Changes in final demand, and therefore Direct Effects, can occur in a number of circumstances. The above example
is easiest to understand: the effect of a manufacturer producing locally but selling globally. If, however, 100% of
domestic demand for a good is being met by foreign suppliers (say, DVD players being imported into the US from
Korea and Japan), locating a manufacturer of DVD players in the US will cause a change in final demand because all
of those dollars currently leaving the US economy will instead remain. A situation can be envisioned whereby a
producer is serving both local and foreign demand, and an impact analysis would have to be careful in calculating
how many "new” dollars the producer would be causing to occur domestically.
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Tuckahoe Limited Partnership, Economic and Fiscal Impact Analysis

ATTACHMENT B: CALCULATING NET NEW HOUSEHOLDS

“Net new" households that move into a geography because of the availability of desired housing contribute to that
geography’s economy in measurable ways. Estimating the number of net new households, the households that
would not otherwise live in the geography, is therefore a critical task for an economic and fiscal impact analysis for
a project that includes housing.

Our housing market research indicates that housing is heavily affected by demand, with households in different
demographic groups seeking diverse housing price points and amenities. Our estimates of net new households take
into consideration demographic and economic differences among renters, and price points among units offered,
identifying the existence and size of a housing gap (where more units are demanded than are available) or surplus
(where there is oversupply) in the market segment to be served by the proposed project. Generally, where there is
a significant housing gap outside the geography but within a reasonable distance for relocation, a project will draw
a larger proportion of net new households into that geography. Each project may therefore have a different
expectation for net new households, depending on price point, age restriction if any, and location.

The following steps outline our process for calculating net new households. All data is drawn from Esri Business
Analyst.

1. ldentify where households are likely to come from. We expect that renters for a new project would consider
housing within a reasonable driving time from their current location, creating a “renter-shed” for a new
project. Households that are within the drive time but outside of the study area are net new.

2. ldentify the existing rental housing supply at different price points. Using data from Esri, we identify rental
housing units in the study area by price point and calculate the minimum household income expected to

be necessary to afford rent by price range.

3. Identify the number of households at different income levels. We analyze households by income group and
rental behavior to estimate an “implied number renting” for different income groups.

4. Calculate net housing surplus or gap by price point. Rental housing supply and rental housing demand is
compared to calculate a “net gap,” indicating excess demand for the project, or a “net surplus.” To estimate
net new households for a project, the net gap in the study area is compared to the net gap in the drive

time.
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