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EXECUTIVE SUMMARY

THE WESTCHESTER CROSSING PROJECT AND
RESIDENTIAL 2 COMPONENT

Boston Post Road Owner, LLC (Applicant) requests financial assistance
from the Village of Port Chester IDA (Agency) for a mixed-use facility at
406 Boston Post Road (Project). This Project is part of the planned rede-
velopment of the former United Hospital site, and is referred to herein
as Residential 2. Storrs Associates, LLC has been engaged by the Agen-
cy to conduct an objective, third-party analysis to assist the Agency with
its evaluation of the application. The Project includes:

¢ 356 apartments, of which 40 are affordable

¢ 386 parking spaces

¢ 2,841 square feet of retail space

¢ $226,961,620 total investment

Proposed Financial Assistance

¢ PILOT schedule: A 15-year Standard CD6 PILOT with an estimated
savings of $26,210,740 and a 20-year Enhanced CD6 PILOT with
an estimated savings of $34,993,643, are analyzed in this report.

¢ Mortgage Recording Tax abatement estimated at $1,497,947

¢ Construction Materials sales tax abatement estimated at
$5,723,450

CONCLUSIONS AND RECOMMENDATION

This analysis concludes that Agency financial assistance is necessary
for financial feasibility, and without it, the Project would not be built.
Storrs Associates also finds that the assistance and estimated rate of
return to the Applicant even with an Enhanced PILOT is at the low
end of market expectations.

Storrs Associates further finds that the completion and operation of
the Project, as assisted, is necessary for the Applicant to undertake
the site preparation and infrastructure investment needed for the
entire Westchester Crossing development to be undertaken.

Storrs Associates therefore recommends that assistance to Residen-
tial 2 be evaluated in light of the full Westchester Crossing Project.

PURPOSE OF THIS ANALYSIS

As part of its due diligence in evaluating proposed projects, the Agency
requests a third-party review of the operating and financial assump-
tions, and the anticipated rate of return, for a project. This provides the
Agency with an objective analysis of likely financial performance with
and without the requested financial assistance. Storrs Associates, LLC
provides this analysis and a professional opinion about whether the
financial assistance is necessary to the project -the “if not for” test -and
whether it is reasonable in current market conditions. This analysis ex-
plores basic questions for the Agency:

¢ Are the operating assumptions such as rent, vacancy, and expenses
within norms for the region?

¢ Is the capital structure within norms for the project type and has
the applicant demonstrated its own financial commitment?

¢ s the assistance necessary for the project to be financially feasible,
with the estimated rate of return conforming to market expecta-
tions for similar projects in the region?

¢ If the financial assistance is awarded, is the project likely to be built
and to operate?
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PROPOSED FINANCIAL ASSISTANCE

Two UTEP Section CD6 PILOTs are analyzed here, a Standard Table 1 calculates the estimated value of the financial assistance used in this analy-
and an Enhanced. On a stand-alone basis, the Project would be  sis. Actual values will be different.

expected to meet acceptable return benchmarks with a UTEP  gajes Tax on Construction Materials will depend on the value of the purchased
PILOT. goods that are subject to sales tax. New York State determines which goods are sub-
The Applicant also requests abatement of mortgage recording ject to sales tax.

tax and sales taxes on construction materials, which would be

Mortgage Recording Tax will depend on the final approved and closed value of the
the same with either PILOT.

mortgage on the Project.

Real Property Tax Abatement will depend on the final assessed value of the com-

Table 1 pleted Project and the tax rates in effect once the Project is operational.

Estimated Financial Assistance Proposed

Section 6 Standard Section 6 Enhanced
PILOT, 15 Yrs PILOT, 20 Yrs

Sales Tax Exemption on Construction Materials (1)
Taxable Construction Materials Costs, Estimated $68,339,700 $68,339,700
Sales Tax Rate Subject to Exemption 8.375% 8.375%
Estimated Sales Tax Exemption $5,723,450 $5,723,450
Mortgage Recording Tax Exemption (2)
Estimated Mortgage Amount $149,794,669 $149,794,669
Mortgage Recording Tax Benefit, 1.3% Percent of Mortgage 1,947,331 1,947,331
Less: 0.3% Not Eligible for Exemption (449,384) (449,384)
Estimated Mortgage Recording Tax Exemption $1,497,947 $1,497,947
Real Property Tax Abatement (2)
Estimated Real Property Taxes if no PILOT, Present Value $52,387,170 $71,660,607
Less: Estimated PILOT Tax Payments, Present Value (26,176,430) (36,666,964)
Real Property Tax Abatement, Present Value $26,210,740 $34,993,643
Estimated Financial Assistance Requested, Total $33,432,137 $42,215,040

Taxable construction materials and estimated mortgage amount are increased by a cushion of 10% above the Applicant's budget.
Exemptions shown are aggregated for all affected jurisdictions including State, County, Town, School District, and Village.
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PREVAILING WAGE REQUIREMENTS

Projects receiving financial assistance from an Industrial Development Agency are required to comply with New York’s prevailing wage requirements,

unless an exemption is allowed, for example for certain affordable housing projects. No such exemptions apply to the Project.

Therefore, Storrs Associates compares the dollar benefits to the total project costs and construction costs, and calculates that the value of the financial

assistance does not cross the threshold of 30% of the total project cost, which might otherwise bring prevailing wage requirements into effect.

Table 2
Total Public Benefits

Estimated Tax Exemptions
Construction STE

MRTE Savings

PILOT Savings

Section 6 Section 6
Standard PILOT, Enhanced PILOT,
15 Yrs 20 Yrs
$5,723,450 $5,723,450
$1,497,947 $1,497,947
$26,210,740 $34,993,643
$33,432,137 $42,215,040

Total Estimated Tax Exemptions

Estimated Tax Credits and Grants

Brownfield Tax Credit, not factored into a prevailing wage calculation

Total Estimated Public Benefits

$33,432,137

Estimated Ratios of Public Benefits to Project Costs

Total Project Cost
% Benefits to Cost
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$226,961,620
14.73%

$42,215,040

$226,961,620
18.60%
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IDA BENEFITS TO THE PROJECT

Storrs Associates finds that Agency financial assistance is neces-
sary for the Project to be financially feasible, and without assis-
tance it is unlikely to be built.

Storrs Associates analyzed pro forma cashflows and project financing de-
tails submitted by the Applicant, leading to the conclusion that Agency
financial assistance is necessary for Project to be financially feasible, and
that the rates of return to the Applicant are at or below current market
expectations. Without Agency financial assistance, the Project is unlikely
to be built and to operate. This finding holds for either PILOT.

This report considers the Project as if it were a standalone investment,
and notes that even with Agency assistance, estimated returns are far
enough below market expectations that as the sole investment, the Pro-
ject would be unlikely to be built, but there are benefits from the entire
Westchester Crossing project. The following are important considera-
tions:

1. Westchester Crossing is a multi-site plan that is expected to redevel-
op the former United Hospital campus, returning it to productive use
as well as remediating environmental concerns and creating a more
appealing entryway to the Village. The costs to prepare the site for
redevelopment are estimated to be $124 million. No direct revenue,
that might pay for the work, is generated by the site preparation it-
self, as all future revenue will come from the specific developments
such as Residential 2.

2. Residential 2 has a larger budget, and therefore more debt, than a
true standalone project because the purchase price of the parcel is
increased in order to help pay a portion of the costs for necessary
site preparation and infrastructure for all of the Westchester Crossing
plan. The higher debt costs depress the annual earnings and the esti-
mated returns to levels below what would otherwise be generated by
Project operations.

3. Storrs Associates finds that the completion and operation of the Resi-
dential 2 Project is necessary for the Applicant’s $124 million invest-
ment in site readiness for the full Westchester Crossing development.
Residential 2 is an integral component of the development plan.

Storrs Associates therefore recommends that the Agency evaluate the
Residential 2 assistance in light of the full Westchester Crossing project.
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Estimating a Rate of Return on a Project

Financial performance with and without each of the two UTEP PILOTSs is
estimated over the full PILOT period. Three metrics are used to evalu-
ate outcomes:

The Equity Dividend Rate, or Return on Equity, is net cashflow for
each year, divided by the initial equity investment. Equity Dividend
Rates are benchmarked using current market information. Equity Divi-
dend Rates that are within the benchmarks indicate a Project outcome
in line with the current market, with the Applicant earning a reasonable
return.

The Hurdle Rate, or Risk-Free Return, is a set of three U.S. Treasury
yields at points in time. Rates for 10- and 20-years are collected directly
from the Federal Reserve Bank of St. Louis data service, and 15-year
rates are interpolated between the 10- and 20- year published rates.
All rates used here are collected monthly, and Storrs Associates calcu-
lates a 6-month rolling average to reduce the impact of daily or month-
ly changes, which may or may not represent a general trend in longer-
term investment return requirements.

U.S. Treasuries are assumed to have no credit risk but are assumed to
incorporate inflation expectations. These are used as an estimated
minimum return, or Hurdle Rate, because they show what an investor
can earn while taking no risk. A project that delivers lower returns with
more risk is unlikely to be undertaken.

Cumulative Cash Flow shows net cash flow to the Project’s investor(s)
over time. It is useful to note cash flow differences between a PILOT
and a No PILOT scenario, as this is another indicator of whether the
Applicant is earning a return. No benchmarks are published.

Debt Service Coverage estimates how well Project's net income, after
taxes, supports repayment of debt. Benchmarks are from Real-
tyRates.com based on current bank practices.
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Discussion of Results

Return on Equity after 15 years is estimated by Storrs Associates to be 3.52% with a Standard PILOT. An Enhanced PILOT of 20 years is estimated to
return 4.43% over the first 15 years and 5.73% over the full 20 years. Using a 15-year Treasury yield of 4.38% as a hurdle rate shows the Enhanced
PILOT clears the hurdle but neither meets the lowest Equity Dividend Rate of 4.63%* in that time period. As noted above, the Project’s critical role in
paying for the site work increases its debt and depresses performance.

Return results are calculated over a time horizon of 20 years. This includes 15 years of PILOT payments and 5 years of full tax payments.

Cash Flow Measures show a net loss of more than $7 million after 15 years with no PILOT. The larger abatement from an Enhanced PILOT improves
cash flow at Year 15 when compared with the Standard PILOT. No capital gain is expected because the estimated sale price at the end of 15 or 20
years is estimated to be insufficient to repay the outstanding debt, which is interest-only and therefore principal does not decline over time.

Debt Service Coverage is weak in the early years both scenarios, but with the Enhanced PILOT the Project meets the minimum benchmark.
Table 3 .
Comparison of Return on Investment
Section 6 Standard ~ Section 6 Enhanced

PILOT, 15 Yrs PILOT, 20 Yrs No PILOT, 20 Yrs
Project Cost $226,961,620 $226,961,620 $226,961,620
Initial Equity 90,784,648 90,784,648 90,784,648
Initial Equity as a % of Project Costs 40.00% 40.00% 40.00%

Cash on Cash Return, Equity Dividend Benchmark for 1 Year Out is 4.64% to 13.59%, Average of 8.67%
10-Year Treasury Yield, 6-month Rolling Average, is 4.30%, 15-year Interpolated is 4.38%, and 20-vyear is 4.61%

Year 5 2.25% 2.51% -0.36%
Year 10 2.81% 3.37% 1.30%
Year 15 3.52% 4.43% 3.25%
Year 20 5.52% 5.73% 5.52%
Summary Return Measures

Net Cashflow by Year 15 $19,104,680 $25,129,517 -$7,106,061
Net Cashflow by End of PILOT $19,104,680 $48,691,068 $13,697,424
End of PILOT Capital Gain after Debt Payoff -$25,318,956 -$16,751,405 -$16,751,405
Internal Rate of Return <0% <0% <0%
Debt Service Coverage Ratios, Benchmark 1.25 to 1.86, Average 1.56

Average 1.20 1.36 1.13
Minimum -0.45 -0.45 -0.96

Benchmarks: RealtyRates, Federal Reserve Bank of St. Louis

* The Equity Dividend Rate is a weighted average of market benchmarks for the housing and commercial components of the Project.
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BENEFITS TO PORT CHESTER

ESTIMATED FISCAL BENEFITS AND COSTS

Purpose and Use of this Analysis

New York State requires Industrial Development Agencies to conduct a
cost/benefit analysis but does not establish a ratio or benchmark. Howev-
er, a ratio of tax benefits to foregone tax revenue, or savings to the Pro-
ject, can help evaluate the effects of both the Project and the financial as-
sistance, and is useful for comparing similar projects over time. This is a
hypothetical analysis only, as without the requested financial assistance
the Project would not be built.

Table 4a
Estimated Fiscal Benefits and Costs
Section 6 Standard

ESTIMATED ECONOMIC BENEFITS

The Agency has commissioned a thorough economic impact report for
the Project from Camoin Associates, Inc.

Fiscal Benefits PILOT, 15 Yrs

Sales Tax from Construction Materials Purchase $5,723,450
Mortgage Recording Tax 1,497,947
Real Property Tax on Completed Project 52,387,170
Less: Property Tax Revenue on Base Value (2,075,405)
Net Fiscal Benefits $57,533,162

Fiscal Costs (Foregone Revenue)
Construction Sales Tax

Mortgage Recording Tax

Property Tax

Total Costs of Financial Assistance

($5,723,450)
(1,497,947)
(26,210,740)
($33,432,137)

Benefit to Cost Ratio
Net Fiscal Benefit

1.72
$24,101,025

Table 4b
Estimated Community Benefit Contributions
Section 6 Enhanced | Density Bonus $1,500,000
PILOT, 20 Yrs Public School Aged Children Fee 830,000
$5,723,450 | Parkland Fee 775,000
1,497,947 @ City of Rye Traffic Mitigation 187,000
71,660,607 | Total $3,292,000
(2,838,954) Table 4c
$76,043,049

Rent Savings for Households in Affordable Units
Gross Annual

Per Household Savings to
($5,723,450) Households Annual Savings ~ Households
(1,497,947) | studio 6 $7,176 $43.056
(34,993,643) 1BR 22 $12,252 $269,544
($42,215,040) 28R 12 $27,924 $335,088
40 $647,688
1.80
$33,828,009

Exemptions shown are aggregated for all affected jurisdictions including State, County, Town, School

District, and Village.
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PROJECT OPERATIONS

Operating Snapshot at PILOT Year 5

The fifth year of operations is used to create a snapshot of Project per-
formance. The Applicant provided clear, detailed operating infor-
mation. Per-unit rents are shown on the next page. The following fac-
tors were reviewed and found to be reasonable:

¢ The Applicant expects a two year ramp-up period to full operation
and occupancy.

¢ After stabilization, the Applicant expects income to increase at an
average rate of 3.0% per year, below the 3.7% effective rent growth
reported by CoStar for Northern Westchester County. Operating
expenses are expected to increase at the same rate, and debt ser-
vice is a fixed interest-only payment. These projections indicate
steady operations and increased profitability as fixed expense (debt
service) declines as a percentage of income, improving annual cash
flow even as the PILOT payments increase each year.

¢ Net Operating Income (NOI) after Debt Service is negative in years 1

and 2 with and without a PILOT, because the Applicant does not
expect the building to be fully occupied. Without any PILOT, cash
losses in years 1 and 2 are estimated to total $19.1 million, and ex-
tend through year 6, making the Project financially unfeasible.
With either PILOT a smaller loss of just over $13 million is made up
no later than year 9; the Standard PILOT shows a cumulative gain of
$2 million by that point, and the Enhanced a cumulative gain of $1
million by year 8.

¢ Expenses are below the benchmark in both PILOT scenarios, indi-
cating that the cost of operations is not excessive when real proper-
ty taxes are abated. This also demonstrates that the PILOT mean-
ingfully reduces annual costs and improves financial performance.

¢ Vacancy for housing is estimated by the Applicant to be 5% after
stabilization, consistent with CoStar’s estimate.

¢ Commercial vacancy is also expected to be 5%, higher than the
2.5% rate reported by CoStar for the East 1-287 Corridor market.

Table 5

Comparison of Operating Results, Year 5

Net Operating Income
EGI: Operating Income after Vacancy
Less: Operating Expenses
Non-Tax Operating Expenses and Reserve
Real Property Tax Expense
Net Operating Income (NOI)

Net Income after Debt Service
Debt Service
Net Operating Income after Debt Service

NOI after Debt Service as a % of EGI
Non-Tax Operating Expenses as a % of EGI
Real Property Tax Expense as a % of EGI
Debt Service as a % of EGI

Expense Ratio, Should be below Benchmark
of 47.23%

Benchmark from RealtyRates.com

Section 6 Standard

Section 6 Enhanced

PILOT, 15 Yrs PILOT, 20 Yrs No PILOT, 20 Yrs
$13,695,037 $13,695,037 $13,695,037
(4,158,358) (3,930,686) (6,532,659)
(3,146,025) (3,146,025) (3,146,025)
(1.012.333) (784,661) (3.386,634)
$9,536,678 $9,764,351 $7,162,377
($7.489,733) ($7.489,733) ($7.489,733)
$2,046,945 $2,274,618 ($327,356)
15% 17% -2%
23% 23% 23%
7% 6% 25%
55% 55% 55%
30% 29% 48%

Storrs Associates flags projects where expenses increase faster than income as potentially non-feasible over the long term and notifies the Agency of

concerns. No such concerns have been identified.
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PROJECT RENT SUBMITTED BY APPLICANT

Table 6a
Residential Unit Rent and Household Income, First Year
Per Unit Total Estimated
Unit Square Feet ~ Monthly Monthly Per Unit  Annual Rent Household Gross Rental
Type # ofUnits  per Unit Rent Rent Annual Rent per SF Income (1) Income
Market Rate Units
Studio 52 510 $2,020 $105,040 $24,240 $47.53 $80,800 $1,260,480
1BR 173 778 $2,535 $438,555 $30,420 $39.10 $101,400 $5,262,660
2BR 91 1,275 $3,920 $356,720 $47,040 $36.89 $156,800 $4,280,640
Subtotals 316 $10,803,780
Income-Restricted to No More Than 60% of Area Median Income (2)
Studio 6 500 $1,422 $8,532 $17,064 $34.13 $56,880 $102,384
1BR 22 727 $1,514 $33,308 $18,168 $24.99 $60,560 $399,696
2BR 12 1,225 $1,593 $19,116 $19,116 $15.60 $63,720 $229,392
Subtotals 40 $731,472
Totals 356 $11,535,252
(1) Income needed to pay no more than 30% on rent, calculated by Storrs Associates. Income for restricted units per note 2.
(2) Maximum Income based on Westchester County 2023 Income & Rent Program Guidelines Area Median Income (AMI) Sales & Rent Limits
Table 6b

Commercial Rent, First Year Revenue

Retail/Restaurant, SF 2,841 $35.00 per SF $99,435

Parking, Spaces 386 $175 per Month $754,500

Total $853,935
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FINANCING PLAN

Capital Structure

The capital structure is 40% equity and 60% debt. As shown in Table 7a, 57% of Project costs are for construction. The financial plan for the full
Westchester Crossing project anticipates a combination of debt and equity to pay for the site work needed for any development to be done. As Resi-
dential 2 and other “built” projects are begun, an individual project will acquire a parcel of property. This will pay back funding for the site work. Resi-
dential 2's acquisition price of $62.9 million (Table 7a) will pay approximately 50% of the $124 million of costs for site work. As noted above, the Resi-
dential 2 Project therefore pays a higher property acquisition price: $62.9 million represents 28% of the total project costs. This cost increases the size
of the mortgage, which increases debt service, and makes a hypothetical sale in 15 or 20 years unfeasible, as proceeds are not estimated to be suffi-
cient to repay the mortgage.

The Applicant expects to obtain debt financing with a structure that allows interest-only payments for a full 30 years, with no principal amortization.
Storrs Associates finds this reasonable for a developer with the Applicant’s experience, but did conduct a test to confirm that the Project would support
a standard amortization if needed, although with substantially lower returns. The interest-only structure reduces debt service costs.

At Project completion, loan-to-value exceeds 100%, suggesting that immediate sale would not repay the loan. Storrs Associates estimates that, assum-
ing a 1.5% increase in market value each year, sale of the Project would not be sufficient pay off the principal on the mortgage or generate a capital

gain.
Table 7a Table 7b
Sources and Uses of Funds Amount Percent Financing Terms, Long Term Debt
Debt Principal after Construction Loan Payoff $136,176,972
Mortgage $136,176,972 60% InterestRate >.50%
; Term in Years 30
Equity
Developer equity 9.078.465 4% Interest Only Period Life of Loan
B Loan to Value at Completi 151%
LP Equity 81,706,183 360, 0N o vale attompietion °
Total Sources $226,961,620 100% Market Value, Appreciation of 1.5% per Year 15 Years 20 Years
Anticipated Market Value after 15 Years $110,858,016 $119,425,567
Uses of Funds Less: Principal Outstanding (136,176,972) (136,176,972)
Total Construction Costs $128,380,000 57% | Estimated Sale Proceeds -$25,318,956 -$16,751,405
Total Soft Costs 17,896,000 8% /| Loan to Value 123% 114%
Total Property Acquisition 62,857,620 28%
Total Financing Costs 17,828,000 8% Source: Applicant. Market Value from Storrs Associates.
Total Uses $226,961,620 100%

Source: Applicant
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PILOT ANALYSIS—STANDARD o0 o

¢ Escalate taxes on the Added Value by 1% annually.

¢ Add taxes on the Base Value and Added Value to calculate taxes esti-
mated to be paid by the Project if no PILOT is awarded.
¢ The PILOT % Abatement from the UTEP is applied to the full taxes to
This PILOT analysis is an estimate based on currently available infor- calculate the PILOT payments and annual tax savings.
mation, including operating information from the Applicant, and the
actual Project revenue, assessed value, tax rates, and tax obligations .
may be different. Figure 1

Notes and Disclaimers

Methodology

The Village of Port Chester Industrial Development Agency’s Uniform Fown, 335659
Tax Exemption Policy (UTEP) provides for PILOTs that are comprised of
the future taxes on a Base Value reflecting current parcel status, and
an Added Value reflecting the new investment in the Project. The Pro-
jectis evaluated here using a 15-year CD6 Standard PILOT.

Net New Real

Property Tax

Revenue

¢ Calculate the taxes on the Base Value and escalate by 1% annually.

¢ Calculate future taxes using the Added Value of improvements
from an estimated as-built value from the Town of Rye Assessor,
and an aggregated tax rate provided by the Agency for the current
year. The as-built value is provided for the Agency's financial assis-
tance evaluation purposes only.

School District,

$14,872,768

Table 8a
Comparison of Taxes on Full Value of Project, and Project with PILOT

Village School District Town County All Jurisdictions
Taxes without PILOT $15,975,619  $31,758,017 $846,435 $3,807,1700  $52,387,170
Less: PILOT Payments (7,982,578)  (15,868,608) (422,940) (1,902,303) (26,176,430)
Foregone Revenue $7,993,041 $15,889,408 $423,495 $1,904,797  $26,210,740
Abatement Percent 50% 50% 50% 50% 50%

Net New Taxes Compared with No Project

PILOT Payments $7,982,578 $15,868,608 $422,940 $1,902,303 $26,176,430
Less: Taxes without Project (500,950) (995,840) (26,542) (119,380) (1,642,711)
Net New Tax Revenue $7,481,628 $14,872,768 $396,398 $1,782,923 $24,533,719

Village, School, and County taxes estimated using 2023 Non-Homestead Rates as a pro rata % of Total Taxes
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Table 8b

Estimated Tax Comparisons, Standard CD6 15-Year PILOT

Full Market Value, Estimated by Assessor $90,000,000 Full Taxes without PILOT $52,387,170 100%

Less: Current Value -$3,565,500 Less: PILOT Payments -$26,176,430 50%

Calculated Added Value $86,434,500 Foregone Revenue/Abatement $26,210,740 50%

Hypothetical Taxes if Project Proceeds with No PILOT Standard Section 6 PILOT, 15 Years, Plus Results with 5 Years Full Taxes
Al A2 A=A1+A2 B=A1+ (A2 xD) C=A-B D E
Estimated Full Taxes Estimated Full Taxes Estimated Full Taxes Estimated PILOT Abatement/ Foregone Abatement/ Foregone
Development on Base Value on Added Value on Base + Added Payment (Base + Revenue: Full Taxes - PILOT as a % of Full Revenue as a % of

Tax Year Ending Year +1% Escalator +1% Escalator Value Added) PILOT Taxes Full Taxes
5/1/2024 Interim $123,901 $0 $123,901 $123,901 $0 n/a n/a
5/1/2025 Interim 125,140 0 125,140 125,140 0 n/a n/a
5/1/2026 Interim 126,392 0 126,392 126,392 0 n/a n/a
5/1/2027 Interim 127,655 0 127,655 127,655 0 n/a n/a
5/1/2028 1 128,932 3,125,557 3,254,489 128,932 3,125,557 0% 100%
5/1/2029 2 130,221 3,156,813 3,287,034 351,198 2,935,836 7% 93%
5/1/2030 3 131,524 3,188,381 3,319,904 546,013 2,773,891 13% 87%
5/1/2031 4 132,839 3,220,265 3,353,103 776,892 2,576,212 20% 80%
5/1/2032 5 134,167 3,252,467 3,386,634 1,012,333 2,374,301 27% 73%
5/1/2033 6 135,509 3,284,992 3,420,501 1,219,556 2,200,945 33% 67%
5/1/2034 7 136,864 3,317,842 3,454,706 1,464,001 1,990,705 40% 60%
5/1/2035 8 138,233 3,351,020 3,489,253 1,713,212 1,776,041 47% 53%
5/1/2036 9 139,615 3,384,530 3,524,145 1,933,416 1,590,729 53% 47%
5/1/2037 10 141,011 3,418,376 3,559,387 2,192,036 1,367,350 60% 40%
5/1/2038 11 142,421 3,452,559 3,594,981 2,455,636 1,139,345 67% 33%
5/1/2039 12 143,845 3,487,085 3,630,930 2,689,417 941,513 73% 27%
5/1/2040 13 145,284 3,521,956 3,667,240 2,962,849 704,391 80% 20%
5/1/2041 14 146,737 3,557,175 3,703,912 3,241,479 462,433 87% 13%
5/1/2042 15 148,204 3,592,747 3,740,951 3,489,459 251,492 93% 7%

Total, Interim + PILOT Period $2,578,493 $50,311,765 $52,890,258 $26,679,518 $26,210,740

Total, PILOT Period Only $2,075,405 $50,311,765 $52,387,170 $26,176,430 $26,210,740

NPV, 3.0% $1,642,711 $39,822,442 $41,465,153 $19,257,047 $22,208,106
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PI LOT ANALYSIS—EN HANCED t/lethodology Cont'd

Escalate taxes on the Added Value by 1% annually.

¢ Add taxes on the Base Value and Added Value to calculate taxes esti-
mated to be paid by the Project if no PILOT is awarded.

¢ The PILOT % Abatement from the UTEP is applied to the full taxes to
This PILOT analysis is an estimate based on currently available infor- calculate the PILOT payments and annual tax savings.
mation, including operating information from the Applicant, and the
actual Project revenue, assessed value, tax rates, and tax obligations .
may be different. Figure 2

Notes and Disclaimers

Methodology

The Village of Port Chester Industrial Development Agency’s Uniform
Tax Exemption Policy (UTEP) provides for PILOTs that are comprised of
the future taxes on a Base Value reflecting current parcel status, and
an Added Value reflecting the new investment in the Project. The Pro-
jectis evaluated here using a 20-year CD6 Enhanced PILOT.

Town, $558,648

Net New Real
Property Tax

Revenue
¢ Calculate the taxes on the Base Value and escalate by 1% annually.

¢ Calculate future taxes using the Added Value of improvements
from an estimated as-built value from the Town of Rye Assessor,
and an aggregated tax rate provided by the Agency for the current
year. The as-built value is provided for the Agency's financial assis-

School District,

tance evaluation purposes only. $20,960,344

Table 9a
Comparison of Taxes on Full Value of Project, and Project with PILOT

Village School District Town County All Jurisdictions
Taxes without PILOT $21,853,109  $43,441,910 $1,157,841 $5,207,746  $71,660,607
Less: PILOT Payments (11,181,697) (22,228,153) (592,439) (2,664,675) (36,666,964)
Foregone Revenue $10,671,413  $21,213,757 $565,402 $2,543,071 $34,993,643
Abatement Percent 49% 49% 49% 49% 49%

Net New Taxes Compared with No Project

PILOT Payments $11,181,697  $22,228,153 $592,439 $2,664,675  $36,666,964
Less: Taxes without Project (637,761) (1,267,809) (33,790) (151,983) (2,091,344)
Net New Tax Revenue $10,543,935  $20,960,344 $558,648 $2,512,692  $34,575,620

Village, School, and County taxes estimated using 2023 Non-Homestead Rates as a pro rata % of Total Taxes
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Table 9b

Estimated Tax Comparisons, Enhanced CD6 20-Year PILOT

Full Market Value, Estimated by Assessor $90,000,000 Full Taxes without PILOT $71,660,607 100%

Less: Current Value -$3,565,500 Less: PILOT Payments -$36.666,964 51%

Calculated Added Value $86,434,500 Foregone Revenue/Abatement $34,993,643 49%

Hypothetical Taxes if Project Proceeds with No PILOT Enhanced Section 6 PILOT, 20 Year Abatement Schedule
Al A2 A=A1+A2 B=A1+(A2xD) C=A-B D E
Estimated Full Taxes Estimated Full Taxes Estimated Full Taxes Estimated PILOT Abatement/ Abatement/ Foregone
Development on Base Value on Added Value on Base + Added Payment (Base + Foregone Revenue: PILOT as a % of Full Revenue as a % of

Tax Year Ending Year +1% Escalator +1% Escalator Value Added) Full Taxes - PILOT Taxes Full Taxes
5/1/2024 Interim $0 $0 $0 $123,901 $0 n/a n/a
5/1/2025 Interim 0 0 0 125,140 0 n/a n/a
5/1/2026 Interim 0 0 0 126,392 0 n/a n/a
5/1/2027 Interim 0 0 0 127,655 0 n/a n/a
5/1/2028 1 128,932 3,125,557 3,254,489 128,932 3,125,557 0% 100%
5/1/2029 2 130,221 3,156,813 3,287,034 288,062 2,998,972 5% 95%
5/1/2030 3 131,524 3,188,381 3,319,904 450,362 2,869,543 10% 90%
5/1/2031 4 132,839 3,220,265 3,353,103 615,878 2,737,225 15% 85%
5/1/2032 5 134,167 3,252,467 3,386,634 784,661 2,601,974 20% 80%
5/1/2033 6 135,509 3,284,992 3,420,501 956,757 2,463,744 25% 75%
5/1/2034 7 136,864 3,317,842 3,454,706 1,132,216 2,322,489 30% 70%
5/1/2035 8 138,233 3,351,020 3,489,253 1,311,090 2,178,163 35% 65%
5/1/2036 9 139,615 3,384,530 3,524,145 1,493,427 2,030,718 40% 60%
5/1/2037 10 141,011 3,418,376 3,559,387 1,679,280 1,880,107 45% 55%
5/1/2038 11 142,421 3,452,559 3,594,981 1,868,701 1,726,280 50% 50%
5/1/2039 12 143,845 3,487,085 3,630,930 2,061,742 1,569,188 55% 45%
5/1/2040 13 145,284 3,521,956 3,667,240 2,258,457 1,408,782 60% 40%
5/1/2041 14 146,737 3,557,175 3,703,912 2,458,901 1,245,011 65% 35%
5/1/2042 15 148,204 3,592,747 3,740,951 2,663,127 1,077,824 70% 30%
5/1/2043 16 149,686 3,628,675 3,778,361 2,871,192 907,169 75% 25%
5/1/2044 17 151,183 3,664,961 3,816,144 3,083,152 732,992 80% 20%
5/1/2045 18 152,695 3,701,611 3,854,306 3,299,064 555,242 85% 15%
5/1/2046 19 154,222 3,738,627 3,892,849 3,518,986 373,863 90% 10%
5/1/2047 20 155,764 3,776,013 3,931,777 3,742,977 188,801 95% 5%

Total, Interim + PILOT Period $2,838,954 $68,821,653 $71,660,607 $37,170,052 $34,993,643

Total, PILOT Period Only $2,838,954 $68,821,653 $71,660,607 $36,666,964 $34,993,643

NPV, 3.0% $2,091,344 $50,698,154 $52,789,498 $24,524,485 $28,265,013
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ABOUT THIS REPORT

SCOPE OF SERVICES - FINANCIAL ASSISTANCE ANALYSIS

The purpose of the report is to provide a consistent, accurate, and relia-
ble analysis of a proposed project that has asked the Agency for finan-
cial assistance. The basic components are:

1. Evaluate the capital structure, operating assumptions, and financial
performance of the Project, calculate return on investment, and pro-
vide an opinion on whether the requested financial assistance is
necessary and reasonable. This includes applying an appropriate
PILOT schedule from the Agency's Uniform Tax Exemption Policy for
the Agency's approval.

2. Create a short benefit/cost analysis that compares new tax revenue
resulting from the Project with the costs of the financial assistance.

WESTCHESTER CROSSING ANALYSES

The Agency has engaged Storrs Associates to conduct financial assis-
tance analyses and provide advice for each the five components of the
project, including:

Site preparation, remediation, and infrastructure, or “Master Project”
Residential 1 Project
Residential 2 Project
Senior Living Project

Hotel Project
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DATA SOURCES

f:, CoStar- CoStar is an industry leader in commercial real estate in-
- formation, analytics, and news. It provides clients both
data and research tools to understand transactions, trends, assets, and
market players down to individual community levels. Data ranges from
market overviews of rents, Market Capitalization, occupancy, and net in-
come, to fine-grained data on individual buildings, including loan perfor-
mance and tax assessments.

imRealtyRates.com™

RealtyRates.com™ is a comprehensive resource
of real estate investment and development news, trends, analytics, and
market research that support real estate professionals involved with
more than 50 income producing and sell-out property types throughout
the U.S. RealtyRates.com™ is the publisher of the award-winning Investor,
Developer and Market Surveys, providing data essential to the appraisal,
evaluation, disposition and marketing of investment and development
real estate nationwide

RSMeanS data RSMeans provides construction estimating data
from G&RADIAN® including up-to-date building and construction

costs by region, type of project, and materials
such as steel vs. concrete or roofing selections, and also collects and pro-
vides data about soft costs such as engineering, architecture, and design.
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STORRS ASSOCIATES

Storrs Associates, LLC is a partner and advisor to public and private enti-
ties seeking to encourage economic growth and to make direct public
and private investments. We deliver client-driven, high quality advice,
customized analyses and reports, public speaking and learning sessions,
and transaction management. Victoria Storrs, the company President,
founded the firm in 2021 to provide direct, responsive service to munici-
pal governments and the public and private organizations who work
with and for them.

She has worked with municipal governments for more than 20 years,
beginning as an investment banker at First Albany Corporation and
managing debt financings for state public authorities. She taught money
and capital markets at the State University of New York at Albany School
of Business, and has been a development finance and economic devel-
opment consultant for more than seven years, including five years at
Camoin Associates of Saratoga Springs, NY, where she became the
firm’s first Development Finance Practice Leader.

Storrs Associates, LLC is located in Albany County, NY, and serves clients
throughout New York and the Northeast. Learn more at
www.storrsassociates.com and on Linkedin.

This report was prepared by Victoria Storrs, President and Founder.
Vstorrs@storrsassociates.com
(518) 512-9537

Terms of Use

This report was created for the Village of Port Chester Industrial Develop-
ment Agency, for its sole and exclusive use, which includes publication by
the Agency in connection with its review of a project’s request for finan-
cial assistance.

This report and the data generated may not be reproduced in any form
or manner without attribution to Storrs Associates, LLC.

Storrs Associates, LLC is not a registered Municipal Advisor and does not provide advice regarding capital markets or publicly financed debt.
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http://www.storrsassociates.com
https://www.linkedin.com/in/victoriastorrs/

THIS REPORT WAS PREPARED BY STORRS ASSOCIATES, LLC FOR
THE VILLAGE OF PORT CHESTER INDUSTRIAL DEVELOPMENT AGENCY
PORT CHESTER, NY
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