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INTRODUCTION

The analysis! that follows describes the fiscal impacts of the Lighthouse Landing
development (hereinafter referred to as “the Project”) located in Sleepy Hollow in
Westchester County, New York.

At completion, which will take about 7 years, the Project will encompass
approximately 1,250 housing units, 167,000 square feet of nonresidential space (office
and retail), and a 140-room hotel. This body of this report considers the fiscal impacts at
the buildout of the Project. Appendices to the report consider the basis for the study’s
demographic projections, and other technical matters.

In all instances, the fiscal impact analysis first estimates the public service costs
that will be engendered by the Project to four major service providers: Village of Sleepy
Hollow, Town of Mount Pleasant, Tarrytown Union Free School District, and
Westchester County (non-utility service).2 In tandem, revenues generated by
development to the above-cited four jurisdictions are determined. The final product is a
numerical comparison of total public costs versus total public revenues generated—the
net fiscal impact.

1 Note: Throughout the report, subtotals in exhibits may not add to indicated totals because of rounding.
Also, the report uses the latest complete set of data available (2003) at the time of the commencement of
the analysis.

2 Throughout this report, these entities are referred to as “jurisdictions.”

Burchell & Listokin LLC



Fiscal Impacts of the Lighthouse Landing Development, Sleepy Hollow, New York

SUMMARY OF FINDINGS
Proposed Project Profile; Demographic and Fiscal Impacts

«  The Project at buildout will comprise 1,250 residential units (629 rental
apartments, 373 condominiums, and 248 townhouses); 35,000 square
feet of office space; 132,000 square feet of retail (and cinema) space; and
a 140-room hotel. The Project composition at buildout is shown below.

SUMMARY EXHIBIT 1

PROJECT COMPOSITION BY PHASE

Development Total
Component Project
Residential {units)
APARTMENTS 629
CoNDOs 373
TOWN HOMES 248
Residential Subtotal (units) 1,250

Nonresidential (ft.%)

OFFICE 35,000
RETAIL 132,000
HoTEL 140 rooms
Nonresidential Subtotal 167,000 ft.2
140 hotel

Io0ms
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- The Project, at its approximate 7-year buildout, will add the estimated
market and assessed values? indicated in Summary Exhibit 2.
SUMMARY EXHIBIT 2
PROJECT VALUATION AT BUILDOUT
(in $ millions)
Project Project Total Project
Market Assessed Jurisdiction Addition to
Jurisdiction Value ' Value Assessed Jurisdiction
Value Assessed
(2003) Value (%)'"
Village of Sleepy Hollow $654 $214 $243 33.1%
Town of Mount Pleasant $369 $7 $143 4.9
Tarrytown Union Free
School District $369 $7 $64 10.9
Westchester County $369 $7 $9,123 0.1

t

The market values differ for the Village of Sleepy Hollow versus the other public jurisdictions
because of differences in the way condominiums would be valued. See text for details,

" The Project will be built out over approximately 7 years, and over this time period, the assessed
values of the indicated jurisdictions will likely grow. Their 2003 values are presented here to

provide some context,

3 Al values indicated in this report are in 2003 terms (e.g., 2003 market values and tax rates).
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« The Project, at its approximate 7-year buildout, will generate the
estimated population indicated in Summary Exhibit 3. The Project’s
residential uses contain about 2,514 persons including about 211 public
school children. The Project’s nonresidential uses will additionally

generate about 653 workers at buildout.

SUMMARY EXHIBIT 3

PROJECT-GENERATED RESIDENTIAL POPULATION AT BUILDOUT

Project-Generated Current Project
Jurisdiction Population Jurisdiction Addition to
Population Jurisdiction’s
Current
Population™"
(%)
Village of Sleepy Hollow 2,514 persons 9,212 persons' 273
Town of Mount Pleasant 2,514 persons 43,221 persons' 58
Tarrytown Union Free
School District 211 pubilic school 2,547 pupils'! 83
children'™
Westchester County 2,514 persons 923,459 pe,rsons'r 0.3
' For2000

' For 200304 school year

1 Utilizes public school children multipliers developed in a demographic study conducted for the

Tarrytown Union Free School District (“District multipliers™) Projections based on Westchester County
field experience data provided by RH Consulting (“County multipliers™) or 2000 census information for

a 12-county area in New York, New Jersey, and Connecticut (“Regional multipliers”) yield
substantially lower estimates of Project-induced public school children of 164 and 107, respectively.

The fiscal impact analysis utilizes the higher 211 Project-induced estimated of public school children to

be conservative.

M The Project will be built out over approximately 7 years, so the indicated jurisdiction population
will likely increase. The current jurisdiction population is presented to provide some context.
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« Additional public services will be required to meet the needs of the
Project-generated residents, school children, and workers. The estimated
annual cost impacts by respective taxing jurisdiction are shown in

Summary Exhibit 4.

SUMMARY EXHIBIT 4

PUBLIC COSTS: PROJECT-GENERATED ANNUAL
PUBLIC SERVICE COSTS AT BUILDOUT
(in $ Millions)

Project-Induced

Jurisdiction Annual Costs
Village of Sleepy Hollow $4.75
Town of Mount Pleasant $0.05
Tarrytown Union Free
Scheol District} $4.12
Westchester County $0.84

i Projection assumes Projeci-induced public school genera-
tion of 211 pupils, based on District multipliers (see

Summary Exhibits 3 and 7).

Burchell & Listokin LLC




Fiscal Impacts of the Lighthouse Landing Development, Sleepy Hollow, New York

» Project-generated public revenues from the property tax, and including
all other sources of income (e.g., sales tax redistribution, local interest

and permit earnings, and other charges), are estimated as indicated in
Summary Exhibit 5.

SUMMARY EXHIBIT 5

PUBLIC REVENUES: PROJECT-GENERATED
ANNUAL PUBLIC REVENUES AT BUILDOUT

(in $ Millions)
Total
Jurisdiction Revenues

Village of Sleepy Hollow $5.38
Town of Mount Pleasant $0.08
Tarrytown Union Free

School District $5.62
Westchester County $1.80

rojection assumes Project-induc ublic schoo

I Projecti Project-induced publi hool
generation of 211 pupils, based on District multi-
pliers (see Summary Exhibits 3 and 7).
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« The net fiscal impact represents the difference between the Project-
generated public service costs and the Project-contributed revenues.
These are estimated in Summary Exhibit 6 for the Project at buildout for

the respective jurisdictions.

PROJECT NET ANNUAL FISCAL IMPACT AT BUILDOUT
(in $ Millions)

SUMMARY EXHIBIT 6

ANNUAL IMPACTS AT BUILDOUT

Public Service Public Net Fiscal Impact as %
Jurisdiction Costs Revenues Fiscal Impact of 2003 Budget \
Village of Sleepy Hollow $4.75 $5.38 $0.63 6.3%
Town of Mount Pleasant $0.05 $0.08 $0.03 0.0
Tarrytown Union Free
School DistrictH $4.12 $5.62 $1.50 3.8
1 Westchester County $0.84 $1.80 $0.96 0.01

* While the Project will be built out over 7 years, the current 2003 budget is presented to provide some context,

¥ Projection assumes Project-induced public school generation of 211 pupils, based on District multipliers (see
Summary Exhibits 3 and 7).
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In short, the Project produces an annual fiscal surplus—that is, public
revenues exceed total public costs.

A most significant annual fiscal surplus is generated to the school district
(+$1.50 million), and a large annual fiscal surplus is realized by the
Village of Sleepy Hollow (+$0.63 million). Westchester County also
realizes a decided annual fiscal surplus (+$0.96 million). The Town of
Mount Pleasant essentially breaks even from a fiscal perspective.

The fiscal impact surplus projected for Lighthouse Landing for the
Village of Sleepy Hollow, Westchester County, and the Tarrytown
Union Free School District is a welcome resource to these units of
government. Take, for example, the $1.50 million annual surplus
projected to the school district. That surplus potentially allows the
district to offer some tax relief and/or to provide the means to enhance
school operating and capital capacity. To illustrate, Lighthouse Landing
supports about $31 million* in school capital outlays, and that is a
resource that will aid the Tarrytown Union Free School District in
providing the added school space that it needs.

Further, the above-indicated $1.50 million Project-generated fiscal
surplus at buildout to the Tarrytown Union Free School District is based
on a conservative (i.e., likely high) projection of 211 public school pupils
being generated by development. That 21 1-pupil figure is largely derived
from a demographic study prepared for the Tarrytown Union Free
School District (“District multipliers”).? The actual Project-generated
pupils might very well be lower. Based on Westchester County field-
level experience (“County multipliers,” as developed by RH Consulting),
Lighthouse Landing might yield only 164 public school pupils. Based on
2000 census data of newly built comparable housing in the states of New
York, New Jersey, and Connecticut (“Regional multipliers”), the public

4 This figure is as estimated as follows.

The fiscal impact analysis adds a $4,000 per student annual capital surcharge to the school
district’s existing $15,550 average per student outlay (see Appendix B).

The $4,000 per student annual capital surcharge supports a school capital outlay of about $50,000
per student, or about $10.2 million total ($50,000 x 211 students). Even with that surcharge, Lighthouse
Landing generates a $1.50 million annual schooi surplus.

Further, the $1.50 million surplus, translated into annual debt service, could support about $21
million of additional school capital improvements. Thus, Lighthouse Landing supports about $31 million in
school capital outlays ($21 million + $10 million).

5 A separate procedure is applied to estimating the pupils from the Project’s affordable workforce units. See
Appendix A for details.
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school generation from Lighthouse Landing might be lower still—107
children. The lower the Project-induced public school generation, the
higher the school fiscal impact surplus. It was previously estimated that
Lighthouse Landing, generating 211 pupils (based on the District
multipliers), would result in an annual fiscal surplus of about $1.50
million at buildout. That surplus would increase to approximately $2.36
million annually if the Project generates 164 pupils (based on the County
multipliers), and the annual school surplus would yet again increase, to
$3.41 million if the Project added only 107 pupils (based on the Regional
multipliers). Thus, the previously indicated Project-generated surplus of
$1.50 million to the Tarrytown Union Free School District is likely

conservative (see Summary Exhibit 7).

PROJECT IMPACTS TO TARRYTOWN UNION FREE SCHOOL DISTRICT

SUMMARY EXHIBIT 7

AT VARYING INCREMENTS OF PROJECT-GENERATED

PUBLIC SCHOOL CHILDREN
Sources of Added Added Annual | Added Annual | Net Annual
Public School Children Public School School Costs School School Fiscal
Multipliersi Children (in $ millions) Revenues Impact
(in § millions) | (in $ millions)
# %
Increase
“District Multipliers™
Study conducted for the
Tarrytown Union Free
School District §1 211 8.3% $4.12 $5.62 $1.50
“County Multipliers™:
Westchester field-level
experience data provided by
RH Consulting 164 6.4% $3.21 $5.57 $2.36
“Regional Multipliers™:
2000 Census Public Use
Microdata Sample (PUMS)
for 12-county region 107 4.2% $2.10 $5.51 $3.41

1 See Appendix A for details.

1% Figures utilized in fiscal impact analysis.
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In all instances, the fiscal benefit in absolute dollars is much higher to
the school district than to the other jurisdictions. One explanatory factor
is that the Project’s residential units generate proportionately more
residents (which are the obligation of the village, town, and county) than
public school children (which are the school district’s obligation). The
Project’s nonresidential uses (incurring no direct school costs yet paying
school property taxes) also contribute to the school district’s fiscal
surplus.

The Project is fiscally desirable to the Village of Sleepy Hollow and
Westchester County because it generates proportionately more revenues,
such as the property tax, relative to the village and county services that
must be extended to the Project. The Town of Mount Pleasant breaks
even, for while the Project requires minimal town services, it generates

relatively modest town revenues (e.g., modest town property taxes and
no village mortgage taxes).

It is important to realize that fiscal impact analysis as a discipline yields an order-
of-magnitude estimate of financial impact. It can yield only an estimate because of the
many uncertainties involved, such as how many public school children will be generated,
what costs will actually be incurred, how a property will be assessed for tax purposes,
and how non-property-tax revenues will be affected. While these uncertainties must be
acknowledged, in all likelihood the overall impacts specified above will not change, such
as the Project at buildout generating a large surplus to the school district and constituting
a considerable benefit to the Village of Sleepy Hollow as opposed to development-

induced public service costs being at near parity with development-generated revenues to
the Town of Mount Pleasant.

Besides the fiscal effects detailed above, the Project will have yet further financial
consequences. For example, a Project-located Sleepy Hollow station stop could enhance
local property values. Developer contributions for open space and public improvements
(e.g., improvements around the waterfront) have a substantial dollar value, in addition to
their quality-of-life contributions.
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INTRODUCTION

The four jurisdictions examined in the current analysis include the (1) Village of
Sleepy Hollow, (2) Town of Mount Pleasant, (3) Tarrytown Union Free School District,
and (4) Westchester County (non-utility services).6

As of 2003, the Village of Sleepy Hollow general fund amounted to $10,026,100.
Major outlays were for police ($2.2 million), highway-street ($1.0 million), parks and
recreation ($0.5 million), refuse collection ($0.5 million), library ($0.4 million), and fire
department ($0.2 million) services. Almost 60 percent of the $10.0 million village budget
was raised from property taxes ($5.8 million). Major non-property-tax revenues came

from the sales tax ($0.95 million), fines ($0.25 million), and the mortgage tax ($0.20
million).

The Town of Mount Pleasant provides services to both the entire town as well as
the portion of the town outside of the villages. As Sleepy Hollow is a village in the Town
of Mount Pleasant, we are interested in the “General Fund—Entire Town” portion of the
Town of Mount Pleasant budget. As of 2003, that portion of the Town of Mount Pleasant
budget amounted to $4.5 million. That budget provided such general government
townwide services as the court ($0.3 million) and tax assessment ($0.3 million). Major
sources funding the townwide outlay included the per capita and mortgage taxes ($2.6
million), interest and penalties ($0.8 million), and the real property tax ($0.6 million).

As of the 2003-04 school year, the Tarrytown Union Free School District had a
budget of $39.6 million. Of that amount, $29.1 million (73 percent) was for program
purposes, $5.7 million (14 percent) was for capital outlays, and $4.8 million (12 percent)
went to administration. Of the $39.6 million budget, $32.9 million (83 percent) was
derived from the property tax. Of the $6.7 million in non-property-tax sources, $3.6
million was derived from state aid, with other major sources consisting of the fund
balance ($1.0 million) and the sales tax redistribution ($0.6 millioxi).

The Westchester County non-utility operating budget amounted to $1.3 billion in
2003. Of that total, $516 million (41 percent) went to home and community services;
$169 million (14 percent) was allocated for public safety, corrections, and courts; $158
million (13 percent) was spent for health services; and $207 million (17 percent) was in
the miscellaneous and fixed category. Of the $1.3 billion operating budget, $373 million
(30 percent) was paid by federal and state aid; $351 million (28 percent) came from the
property tax, with other major revenues comprising the sales tax—3$338 million (27

6 The current analysis does not consider the impacts to the “utility” functions of the county, such as county
solid waste and county Saw Mill River Sewer District.
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percent)}—and other revenues—$138 million (11 percent), such as interest and
departmental earnings.

The parcels comprising the site on which the Project will be built are assessed in
2003 for $24,600,400 by the Village of Sleepy Hollow and $2,729,420 by the Town of
Mount Pieasant. (Properties in Sleepy Hollow are assessed by both the Village of Sleepy
Hollow and the Town of Mount Pleasant; these two jurisdictions have very different
equalization rates). Because of the legal ownership of the parcels (i.e., ownership by the
Mount Pleasant Industrial Development Authority), the site does not currently remit
property taxes to the four jurisdictions considered in the current fiscal impact analysis:

Village of Sleepy Hollow, Town of Mount Pleasant, Tarrytown Union Free School
District, and Westchester County (non-utility portion).?

The site does currently generate payments other than property taxes. As of 2003, a
payment in lieu of taxes (PILOT) of about $415,000 is made. That $415,000 is allocated
proportionally to the respective public service providers in the same manner in which

property taxes would be distributed. Thus, the Tarrytown Union Free School District
receives the largest share of the $415,000 PILOT.

The annual payment (PILOT) is designed to be equal to the fair market value of
the GM Facility multiplied by the appropriate ratio multiplied by the total tax rate for all
taxes which would otherwise be levied on the Facility with the exception of special
assessments or special ad valorem levies.

7 The site, however, does pay special assessments. As of 2003, these amounted to $80,353 for the county
(Saw Mill River Sewer District) sewer services; $59,416 for the county solid waste; and $6,180 for the
Sleepy Hollow Ambulance.
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THE NATURE OF FISCAL IMPACT ANALYSIS

Fiscal impact analysis is a technique used to measure the potential costs imposed
by a development as opposed to the revenues it will generate. The technique that has
emerged over the past two decades is used to obtain an estimate of future service needs
and income associated with new development.

There are a number of procedures that may be used to undertake a fiscal impact
analysis. Inherent to all, however, is a basic measurement of development-generated costs
versus revenues to the jurisdiction(s) which will be impacted by the development.
Typically, fiscal impact analyses usually project impact to the local providers of basic
services—the municipality (i.e., village or town, for public safety, public workers,
administration, recreation services, and so on; and the school district, for primary and
secondary educational services). As noted previously, the current fiscal study considers
impacts to the Village of Sleepy Hollow, Town of Mount Pleasant, Tarrytown Union
Free School District, and Westchester County (non-utility services).

There are various fiscal impact procedures with respect to estimating the costs
engendered by development. Costs are typically calculated by considering the population
introduced by development along with the public jurisdictions® outlays for servicing new
residents. Revenue impacts are derived by estimating the property value of newly
improved property to the servicing districts and multiplying this figure by the current
property tax rates these districts levy. Together with non-property-tax revenues, including
local sources (e.g., permit income and interest earnings) and intergovernmental (state and
federal) aid, these constitute total generated revenues. The difference between
development-induced public service costs and development-generated public revenues is
the net fiscal impact. Much more will be said of procedures and assumptions as the
analysis unfolds.

THE DEVELOPMENT UNDERGOING ANALYSIS
(EXHIBITS 1 AND 2)

Project Composition

The composition of the Project at buildout is detailed in Exhibit 1. It is a mixed-
use development encompassing, at buildout, 1,250 housing units and office, retail, and
hotel components. Of the 1,250 housing units, 629 (50 percent) are rental apartments, 373
(30 percent) are for-sale condominiums, and 248 (20 percent) are for-sale town homes.
Of the 629 apartments, 61 units are affordable (below-market price). Of these 61
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affordable units, 21 apartments are for affordable workforce households, while 40
apartments are age-resiricted to seniors (i.e., the householder, or “head of household,” is
at least 55 years of age and other household members are at least 19 years old). The
nonresidential space is largely comprised of retail space (132,000 .%), with office space
(35,000 £t.) and hotel (140 rooms) uses as well.

The vast majority of the residential units have fewer (1 to 2) rather than greater (3
to 4) bedrooms. Of the 629 rental apartments, 314 (50 percent) are 1-bedroom units, and
the remainder are 2-bedroom units (254, or 40 percent), with some (61, or 10 percent)
having 2 bedrooms and a den®). Of the 373 condominiums, the overwhelming number

(351, or 94 percent) are 2-bedroom, or 2-bedroom and a den, units. The town homes are
all 3-bedroom units.

Project Size and Price Profile

Also contained in Exhibit 1 are the estimated square footage and rental prices
associated with both the residential and nonresidential components of the Project. For
example, the 1-bedroom market rental apartments will be roughly 725 to 750 square feet
in size (737.5 ft.> midpoint) and will rent annually for approximately $34 per square foot.
Thus, this 1-bedroom rental apartment will pay about $25,075 ($34 x 737.5 f1.2) in rent
per year, or about $2,090 monthly ($25,075 + 12).

Project Market Value

The Project market value is determined as follows, For the for-sale units, value is
calculated by multiplying the estimated sale price by the number of units of that type. For
example, the “A” unit market-priced town home, comprising 2,250 square feet, is slated
to sell for about $450 per square foot, or $1,012,500 (2,250 x $450) per unit. As there are
79 such units, these homes will, in the aggregate, sell for $79,987,500 (79 x $1,012,500).
The 1-bedroom market-priced condominium unit, averaging 875 square feet, will also
sell for $450 per square foot, or $393,750 for this unit. The 22 1-bedroom condos will
thus sell for $8,662,500 (22 x $393,750). (As we will see shortly, the above valuation
approach applies only for the Village of Sleepy Hollow.)

8 For demographic purposes, this study treats the den as 0.5 bedroom.
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Fiscal Impacts of the Lighthouse¢ Landing Development, Sleepy Hollow, New York 23

How will the rental components of the Project be valued? That involves the rental
apartments and the nonresidential components. We discussed this question with the
assessors of both Sleepy Hollow and Mount Pleasant and use the most conservative
approach, shown below (see Appendix B for details).

Item (Calculation) Note
Gross Income Housing rents as indicated in Exhibit 1 and $25/1t.? for
x.95 both office and retail; assumes 5% vacancy
Net Income

30% for the rental apartments;
— Less Expense Factor 30% for the office space;
10% for the retail space
(We use 25% for this calculation.)

Net Operating Income

+ Capitalization Rate Sum of 9% (interest/inflation factor)
and Equalized Property Tax Rate

= Market Valuation

The capitalization rate applied was 11.5 percent, derived as follows. The inflation,
or interest rate (or rate of return rate) was estimated at about 9 percent. To that was added
an equalized local property tax rate estimated at roughly 2.5 percent.

To illustrate the market value calculation, we will return to the 1-bedroom market
rental apartment example. As previously described, this unit will rent for $25,075 yearly.
Assuming a 5 percent vacancy factor, the net annual rent is $23,821 ($25,075 x .95).
Assuming a 30 percent expense factor, the net operating income (NOI) is $16,675
($23,821 x .7). Dividing the $16,675 NOI by .115 gives an estimated value of about
$145,000 ($16,675 +.115).

All the market values of the Project’s for-sale and rental components are
calculated as described; the estimated figures are shown in Exhibit 1. The market value of
the rental apartments is estimated at $111 million; the condos at $205 million; and the
town homes at $302 million. All of the residential units have an estimated market value
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of $618 million. Together with an estimated $36 million market value for the
nonresidential components, the Project’s total market value is estimated at $654 million.

Exhibit 1 also contains a column in on the far-right labeled as “Modified Project
Value.” The figures in that column are similar to those just described, with the exception
of the condos and town homes (which, in the Project, will be served by a condominium
association). In New York State, condominiums (despite being owned) are typically
valued for tax purposes as rental units. As such, the “modified market value” values the
Project’s condos and town homes as rental units.

To illustrate, the 1-bedroom full-priced condo is slated to sell for $393,750 (875
ft.2 x $450). Treated as a rental, however, this unit would be valued at about $172,000, as
follows: '

Figure Calculation Note

$29,750 875 ft.* x $34 per ft.” Imputed Rent
x .95 5% Vacancy Factor

$28.263 Net Rent
x 7 30% Expense Factor (as rental)

$19,784 Net Operating Income (NOX)

+ 115 Sums 9% and 2.5% rates
$£172,035 Estimated value of condo treated as rental

All told, the condos treated as rentals have an estimated value of $90 million
compared to the alternatively calculated market valuation of the condos ($205 million)
treated as fee-simple units. The town homes, treated as income-producing units, would
have an aggregate market valuation of $132 million compared to $302 million treated as
fee-simple units. Together with the market value of the rental apartments ($111 million)
and the nonresidential components ($36 million), the Project’s total value in the case of
the condos and town homes treated as income-producing units (what we term the
“Modified Project Value”, as opposed to “Project Value” when the condos and town
home condos are treated as fee-simple units), is $369 million. That is $285 million lower
than the alternatively detailed $654 million “Project Value.”

The consultants have been informed by Robert Balog, the Sleepy Hollow tax
assessor, that under Section 581 of the New York State Real Property Tax Law, the
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Project’s condos and toWn home condos in Sleepy Hollow will be assessed at the higher
sales-price value rather than the lower imputed rental value. The Village of Sleepy
Hollow is an “approved assessing unit” under relevant New York State law. In approved
assessing units, condominiums are classified as “homestead” property and are therefore
valued in the same manner as single-family homes “for-sale.” The Town of Mount
Pleasant is not an approved assessing unit, and therefore condominiums are treated as
income-producing property for the purposes of Town taxation.

In sum, the market value of Lighthouse Landing varies depending on jurisdiction.
In the Village of Sleepy Hollow, the market value is what we term “Project Value”
(where the condo and town home for-sale units are treated at their fee-simple prices) and,
as previously described and as detailed in Exhibit 1, amounts to $654 million. In the
Town of Mount Pieasant, the Lighthouse Landing market value is what we term
“Modified Project Value” (where the for-sale units are treated at their lower imputed
income-producing value) and, as previously described and as detailed in Exhibit 1,

amounts to $369 million.

Project Assessed Value

Property in the Village of Sleepy Hollow is assessed by both the Village of Sleepy
Hollow and the Townt of Mount Pleasant. The Sleepy Hollow assessment is applicable for
village property taxes only; the assessment assigned by Mount Pleasant is applicable for
all other property ta% obligations. Thus, we estimate two Project assessments, one value
as might be determined by Sleepy Hollow and a second as might be calculated by Mount
Pleasant. The assessment for the Village of Sleepy Hollow is applied to Lighthouse
Landing’s “Project Value,” while the assessment for the Town of Mount Pleasant is
applied to Lighthouse Landing’s “Modified Project Value.”
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To estimate these respective assessed values, it is logical to reference the overall
state equalization rate and the residential assessment ratios (RAR) for Sleepy Hollow and
Mount Pleasant, respectively. The rates for 2003 are as follows:

Overall Equalization Rate  Residential Assessment Ratio

(RAR)
Village of Sleepy Hollow 3110 3313
Town of Mount Pleasant 0187 0184

Source: Westchester County Tax Commission

The RAR would be applied to the for-sale residential units treated at their for-sale
prices (e.g., the Project’s town homes in Sleepy Hollow), and the overall equalization rate
would be applied to all other Project components.

Of further applicability is the senior citizen exemption. The current analysis
applies a partial senior citizen exemption to the affordable senior rental units.

By way of background, the New York State Real Property Tax Law, Section 467,
gives local governments and public school districts the option of granting a reduction on
the amount of property taxes paid by qualifying senior citizens. This is accomplished by
reducing the assessed value of residential property owned by seniors by as much as 50
percent. To qualify, seniors must be 65 years of age or older and must meet certain
income limitations. Localities have the further option of giving exemptions of less than
50 percent to seniors whose incomes are above a certain level (“sliding-scale option™).

For example, the Tarrytown Union Free School District grants a 50 percent
exemption to seniors with incomes from $0 to $21,000 and a sliding-scale exemption to
seniors with incomes above that level up to a maximum of $32,399. For example, seniors
earning between $31,500 and $32,399 receive a 5 percent property tax exemption.
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We simply do not know exactly how the senior exemption will affect the Project.
For calculation purposes, however, we assume that 20 percent of the senior households in
the less-expensive affordable senior units will qualify for an exemption of 30 percent.

Given those varying market valuation approaches, equalization rates, and other
exemption factors, we estimate that the Project will generate the following market and
assessed values to the four jurisdictions examined in the current fiscal impact analysis.

PROJECT VALUATION AT BUILDOUT
(in $ millions)

Project Project Total Project
Market Assessed Jurisdiction Addition te
Jurisdiction Value ! Value Assessed Jurisdiction
Value Assessed
(2003) Value (%)
Village of Sleepy Hollow $654 $214 $243 88.1%
Town of Mount Pleasant $369 $7 $143 49
Tarrytown Union Free
School District $369 %7 $64 10.9
Westchester County $369 $7 $9.123 0.1

T The market values differ for the Village of Sleepy Hollow versus the other public jurisdictions
because of differences in the way condominiums would be valued. See text for details.

" The Project will be built out over approximately 7 years, and over this time period, the assessed

values of the indicated jurisdictions will likely grow. Their 2003 values are presented here to
provide some context.
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DEMOGRAPHIC MULTIPLIERS
(EXHIBIT 3)

The demand for municipal and school services is related to the employment intro-
duced by nonresidential development and the people and public school children
generated by residential development. Future workers, residents, and public school
children can be predicted by surveys of nonresidential and residential development.
These surveys yield demographic multipliers, i.e., the number of workers per 1,000
square feet of space and the number of people and public school children per dwelling
unit. Information on worker density (nonresidential multipliers) comes from discussions
with developers and from other sources (e.g., an economic impact analysis of Lighthouse
Landing prepared by Economics Research Associates). The primary source of data for
residential demographic multipliers is the U.S. Census. Local sources, such as enrollment
projection studies conducted by local school districts, are also consulted. Appendix A
discusses in detail the sources of demographic information used in this study.

In brief, the household size information is derived from the Public Use Microdata
Sample (PUMS) for 2000. These data are adjusted upward (see Appendix A) with the
resulting figure labeled as “Adjusted Household Size.” The adjusted household size is the
figure used in the fiscal impact analysis. The data for public school children per unit are
derived from a demographic study conducted for the Tarrytown Union Free School
District.? These are referred to as “District multipliers.”10

Exhibit 3 shows the nonresidential demographic data utilized in the current analy-
sis, that is, the estimated number of employees per 1,000 square feet for nonresidential
uses. Exhibit 3 also shows the residential demographic information, that is, the estimated
number of persons and public school children by housing type. The figure shown for
“public school children” is based on the District multipliers.

2 Bishop Associates, Inc. Public Schools of the Tarrytowns (April 2002).

10 A separate procedure is applied for estimating the household size and public school children for the
development’s affordable units. Sez Appendix A for details.
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POPULATION INTRODUCED BY DEVELOPMENT
(EXHIBIT 4)

Future Project-induced persons, public school children, and workers are
presented in Exhibit 4. These are obtained by applying demographic multipliers by type

(residential and nonresidential) to the housing units and nonresidential square footage of
each component of the Project.

It is estimated that the Project at buildout will generate 2,514 persons, 211 public
school children according to the Tarrytown Union Free School District demographic
study values (District multipliers), and 653 workers.

To place these populations in perspective, we present the table shown below,

PROJECT-GENERATED RESIDENTIAL POPULATION AT BUILDOUT

Project-Generated Current Project
Jurisdiction Population Jurisdiction Addition to
Population Jurisdiction’s
Current
Population'tt
(%)
Village of Sleepy Hollow 2,514 persons 9,212 persons’ 273
Town of Mount Pleasant 2,514 persons 43,221 perscmst 5.8
Tarrytown Union Free
School District 211 public school 2,547 pupils't 8.3
children'!
Westchester County 2,514 persons 923,459 persons'r 03
t For 2000

' For 2003—04 school year

M Utilizes public school children multipliers developed in a demographic study conducted for the
Tarrytown Union Free School District (“District multipliers™) Projections based on Westchester County
field experience data provided by RH Consulting (“County multipliers™) or 2000 census information for
a 12-county area in New York, New Jersey, and Connecticut (“Regional multipliers”) yield
substantially lower estimates of Project-induced public school children of 164 and 107, respectively.

The fiscal impact analysis utilizes the higher 211 Project-induced estimated of public school children to
be conservative.

1 The Project will be built out over approximately 7 years, so the indicated jurisdiction population will
likely increase. The current jurisdiction population is presented to provide some context.
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MUNICIPAL, COUNTY, AND SCHOOL DISTRICT COSTS
(EXHIBITS 5-8)

Per Capita, Per Worker, and Per Pupil Costs

Total governmental costs follow from the number of persons, workers, and pupils
generated and the costs for servicing the new population. Appendix B details the
estimation of the costs to service new residents. To illustrate, in the Village of Sleepy
Hollow, General Fund expenditures amounted to $10,026,100 in 2003. That $10,026,100
outlay provides services to the village’s 9,212 residents (as of the 2000 census), as well
as to an estimated 2,600 individuals working in the village. Appendix B estimates that, on
a per unit average cost basis, it costs the village about $1,000 to serve each resident and
about $310 per worker (see Appendix B and Exhibit 5). On an incremental basis,
however, costs may be higher in the margin, and these case study-indicated costs (costs
as suggested from detailed interviews with Village of Sleepy Hollow public officials; see
Appendix B) are also shown in Exhibit 5.

Appendix B calculates that, in the Town of Mount Pleasant (townwide services),
the cost per new resident introduced by the Project is $19, while the service cost per
worker is $4 (see Exhibit 6).

The Tarrytown Union Free School District had a budget of $39,608,211 for the
2003-04 school year. With 2,547 pupils (student enrollment) for 200304, the average
cost per pupil is estimated at $15,550. To that figure is added a $4,000 amount per pupil
for amortized capital costs (see Appendix B), so the total cost per pupil utilized in the
fiscal impact analysis is $19,550.

For Westchester County, Appendix B estimates a cost per capita of $315 and a
cost per worker of $80.
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Total Public Service Costs

The resulting total village, town, school, and county service costs for the buildout
of the Project, obtained by applying the per capita servicing costs described above for the
four respective jurisdictions!! to the projection of future persons, workers, and pupils
from the Project, are shown in Exhibits 5 through 8 and are summarized below.

PUBLIC COSTS: PROJECT-GENERATED ANNUAL
PUBLIC SERVICE COSTS AT BUILDOUT

(in $ Millions)
Project-Induced
Jurisdiction Annual Costs

Village of Sleepy Hollow $4.75
Town of Mount Pleasant $0.05
Tarrytown Union Free

School District} $4.12
Westchester County $0.84

I Projection assumes Project-induced public school
generation of 211 pupils, based on District muitipliers (see
Summary Exhibits 3 and 7).

11 For the Village of Sleepy Hollow, the fiscal impact analysis applies the case study-indicated cost of
$4,750,000 as opposed to the lower per capita method cost of $2,701,000. See Exhibit 5 and Appendix B
for details,
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Fiscal Impacts of the Lighthouse Landing Development, Sleepy Hollow, New York 38

DEVELOPMENT-GENERATED REVENUES
(EXHIBITS 9-12)

Project-generated revenues focus on two basic sources: property tax revenues and
non-propetty-tax revenues.

Property Tax Revenues

The 2003 property tax rate for the four jurisdictions being examined are shown in
Exhibit 9. To determine development-generated property tax revenues, the development’s
assessed value must be calculated. That calculation was previously described, and the
derived values for the Village of Sleepy Hollow and the Town of Mount Pleasant are
shown in Exhibits 2 and 9. To the assessed value of the properties are applied the four
jurisdictions’ tax rates. These generate estimated future village, town, school district, and
county property tax revenues. These amounts are detailed in Exhibit 9.

Non-Property-Tax Revenues

Non-property-tax revenues for the four jurisdictions consist of revenues
distributed by a formula, such as the distribution of the sales tax, mortgage tax, and state
school aid, as well as miscellaneous other revenues, such as interest earnings and dollars
received from fees, fines, and permits. Appendix B to this study details the calculation of
the important formula-driven revenues, most notably the sales tax, mortgage tax, and
state school aid. The remaining other revenues are estimated as follows.

Some of these revenues increase with development. For example, with additional
property tax revenues from growth, the host public jurisdictions will be able to invest
some of these monies and earn interest. As growth adds people, income from fees and
fines will increase, and so on.

What is accomplished in the analysis is, first, to array these varied miscellaneous
non-property-tax revenues received by the host jurisdictions. Next, for each of these
revenues, a factor is indicated that will directly or indirectly influence that revenue as
growth and development occur (Exhibit 11). For instance, in 2003, the Village of Sleepy
Hollow received $7,000 in revenues from interest on deposits and $165,000 from licenses
and permits. This $172,000 source ($7,000 + $165,000) is roughly related to the local
$243,244,000 fiscal base (e.g., the property tax base) that is available for investments,
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39

PIS'IOZ'TIS  6PR°080°1S  £C8'010'0%  066'8CS 763'080°6%
TEY'ELO'IS  S08'FOIS £¥8°T35E 118'Z8 £L1°¢8¢%
o£1°975% 09€°15% $79°6378 8518 SLLLR1S PPPE9S10 0008TL8'0 S60CP000  910SPE0D
£LE'S6ES $65'8ES 9E9PITS SE0' (S 901°1+1§ PPP6IS10 0008TL80 SG0TYOD'G  9L0SHEQD
fANATES 058'v1S £85°78% 86E% 167°45% FPP69S10 0008TLYO SE0TYO0D  910SPE00
£88°LZI11S  $PO'OLES 086'LTH'S8  641°97% 089°269'FS
OVS'6ES'PE  99T'L8ES 299°€GI°ES  £8€'01% 6188028
SIL'€LT'1S  SIE'90IS ¥+ 165% 758'78 YOEELSS Prbe0si0 0O0SZLE 0 S60TY000  OLL80Z0°0
£09'81LS 186'65% L9S'EEES 609°'1$ P ETES FPPO9S10  0008ZL80 S60TPO00  OI1£80Z0Q
[¢S°81+°15  $0¥'3I11S 1448698 9L1ES 16v'8£9% brP6esS'0 0008TL8°0 SE0THO00 01480200
082'82E'I§  £96'C0IS 98£°0L5% 15£'T8 6L0'€55S PPP6951'0 0008TL8°0 S60TY000  01£80Z0°0
ost'ICI'es  6V0'€9Z8 L98'Z0F° IS SSO'LS 6LYBIV'IS
0LL'L9ES L69°0ES S1L'0L1S €783 SES'SOIS Frb6951°0  0DOSTLEO S60ZH000 01280200
$09°059°78  EVTITIS 18€'0ET° 1S $E6'SS LEO'E6LIS PrPEOSI0  0D0BZLE'Q S60ZTF000  OIL80Z0°0
SLO'EELS 801°11% LL'198 8673 163'65% FrP69S10  0008ZL8'0 SE0TPO0'0  OILBOZOO
€6L'9EE'ES  GTL'SIES or¥' 11818 LEL'SS 788'061°13
TLLISS Zsl'ss 6v9°378 8€1S PE8'R1S PPY69S10  0008TL8°0 S60TY000  910S¥€0°0
oE'09s 006'5% £18°7¢3 8518 s 1T FRPOOST'0  0008TLS0 S0THO00  S10SHEDD
0L0'5£8 £TV'Es 8£0°61% 768 o15°ZIS ¥PP69S10  0DOBTLE O S60TYO00  910SPEDQ
20e'peS 6PEES STY'8IS 053 PPETIS FPP69$1°0  O00BTLRO SE0THO0D  QI0SHEDD
0EL65¥S 8LE'PPS PLS6PTS FOT'18 SLO'PIS PPPE9S1'0C  0DOSTLRO SG0ZFO00  O10SPEDD
18¥'691° 1S LbY'EVIS BEL'L6LS LS &pyPESS PrPe9si’0  DDORTLED $60ZP000  QI0SPEDD
L36'FTT'IS  085°6118 600'599% LOT'ES 061°LEPS PPPESSI0 000824870 S60ZPOD'0  SLOSPEDQ
oL Anumod ‘as d'W ‘H'S Aumo) Qs d'W 'H'S
UMOIALIB], AW ume]  CH'S 280 UMOILIBL ‘d'W Um0l H'S S38]lIA
anuaasy xe] Auadord ey XeL

£28°988°0%

$RL°L99%
0ST'LZES
L16'SHES
819'v68

THo'612'93
865" L9¥' TS
OI¥'LL9S
181°¢8¢£S
SEPPSLS
£15'€59%

790'9L9°18
¥65°561%
P69°60¥'1S
PLLOLS

THP'SL0'TS
A FAXS
$65°LES
£18'128
6£€°128
9b6'S8Z%
266'C16$
9Z6°19L%

uesestd AN
anjeA
passassy 133fold

ZLUSPR'EITS

£P6'SOT'TIS
00S‘ZPF's$
058°680't3
T65°EL5'1S

0£T'6€5°20T8
26£'850°001%
116'89%°L28
8L LEY'SIS
ThT'T65'0ES
658°66¢'9TS

PL1'P96'L9%
ZTE'TE6LS
916'T91°LSS
988'698'7$

80L916VES
Z68°5Hs$
1§7°579%
1LLT9¢8
S68°P5ES
9L5°CSL VS
£TL'0OT'SIS
009°1L9°CIS

MO[JOH Adaalg

anea
passassy 1afold

[CLIYRECILRF|

[590), [ENTSpIsImoN
1PIoH
euIsuID-{rersy
BYO

(CiLE =y

[0 ], [BHUIPIS9y
SQUIHUMO ] [0
OF X 82-d
BEXTT-D
OFXp2-49
{1001p2q ¢ |1E) 8E X0Z- ¥
FE N ST Ty
Sopuod B0,
HIBN IS HT
RN T
I reN-d 1
JSIEBA-S0pUO])
sjuaunredy [eol
0TG- T¥-Hd T
10MuaS-IV-¥d |
INOPHOM-FY-Hd
FUCPHOM-TY-HH |
1IBIN-USCY /M g T
IDHRIN-IY
WA 1
NRULETY
aonIog uﬂmﬁﬁv—}sz
)
Joadiy

H10 X MaN ‘mojjoH Adas ‘Bmpuey snoyrgSyy
() sandyey jorLnsia-prafoad pasodosJ—inopling-sanuaady xey, Aadoag Guno)) pue oLysiq [eoyss ‘edvapy [eruny ssondeavy 1dafoag

6 LISTHXH



40

176'9L9% 3016148
200'68€8 LTS 44
ZEV'EILS 1£0°6¢1%
656'Z8CS L61°Z0ES
(£8€'L8} 613
£16°282% 798'LLTS
689'L21S 069'0¢13
6L5'LTS LOP'SES
vL8'1TS SSE0TS
006'9ES 2E8'653
LES'1P8 1£0'5¢S
£££'86S L§9'T6S
$01°18 L1018
£0E°8LS 698°LLS
9Z6'vS 156°CS
169'19% S15'PSS
LLES 6I1'IS
o1¥% SLE'IS
800'98 L6LS
299'+3 $895 -
$81'6% PLO'LS
981118 760478
152628 ¥i9°0Z8
INUIASY
Xe], Jo fumod
Ausdoig-uenN
el

191524189,

(1£9°16£%)

(L5P658)
(L£1'628)
(968°1%)
(¥Tt'88)

{og1'zees)
(36178213}
{1Z0'0p%)
(ZLS'819)
{L09'013)
(8£0°6c5)

(oz1't019)
(10Z'8%)
(617°688)
(osL"Es)

(CAERAOIEY]
(Z11°e%)
($95°€S)
708°Z$
651°28
(699°018)
(ZL1785%0
hST'SES)

1OWSICT 1005
umoyiuB]

£04'05% LYL'36TS
s L6L'98
L078 1£€'6S
39§ £05'T$
098 £96%
182058 056'16Z8
8LY'ETS 8161018
SHT'o8 $38'52T8
169'¢S 65£°91%
0ZI'(S 65 05
TTv'os [2ANT4
148°L1% $00'68%
$80'28 SO¥'0is
S86'vIS 9b0'pLE
TiLs ¥56'€S
796'8% 9Z0'101%
6¥Z8 12L'28
££I3 TLS'TS
POTS 907'Z8
£51% TLH18
870'1% €SL'118
661'€$ L08'6¢3
265'€S v6T0VS
1URSEA|d JUROW Moo Adss[g
Joumo]

Jos3e]iA

=0l uvﬁ_n—.—m

{EI0 L (PRI pIaaa0K]
=101
BUIAI RIS

W0
ENuIpIEII oy

(=101 [Enuaprsay
SOIOT[UMO T, TEIO ],
or % 8z-d
8EXTZ-D
OF ¥ $Z -6
{(wioaIpaq ¢ [[B) BE X0 -V
swoqamey
SOpUOD) B0
R -usd/m Mg
EN-YE T
Ep-ad [
ncﬂn:uu
swauRedy 01
Jomag-7v-4d ¢
Iofag-3v-3dd |
satoflom-TV-ad T
SHOPHOM-TY-IE [
1NEN-USI/M T
YIRN-HE T
WeN-EE 1
Tueuniedy

TOIT30] [ENGIPEIY

mn
JoedA]

WI0X MaN ‘mojjoH Adaajs ‘Burpuey asnogyy3ry

(D) TG R 11051IE-103T014 pasodos JINOpPING-20EsAdY Xk, £1d0rg-H0N [BNUNY (SINMIAIY pojutanan-jaafoag

01 LI9IHX3



41

SL'X uonenteA 0001 sad
57X uostad tad

patidde st 62

pandde st gz

SL7X uonEn[eA oo L 1ad
¢£°'¥ jdnd sed
payydde Jou

4% uouengea 00| sod
¢4 X uosiad Jad

§L°X UOTIENEA Q001§ Jod
62" X uosiad 1ad

pandde s 5z

LYT'0§
Azt

olr'ls

181'750°1$

€908
PEE9S

0e5703
EI6¥%Z3

B=RITIE )
anusAYy

000'000'€Z1 ‘68
6516

000°6+8°€9%

LbS'T

000'sLY'TYIS
1ZT'cr

000" PPT EFTS
TIT®

ToTemdog
/an{BA Possassy

uoHEN[BA
uonendod
BnuLOg
BjAULIO

uousn|ep
ULy
sjuapmg
Bnuuo.g

uonenes
uonendog

UonENEA
uonedog
B[NULIOY
B{IULOS

—IoEd

000'000'€S
000°0000Z3
000°001'tS
000°00Z'8£€S

000°0T1$
000°000°€5F
000'085°¢S
000°5L5%

000°0Z18
D00'S9ES

000°ZL1S
000°90€%
000°00Z3
000'0565

onowy

NIaASY

fep8png

Elie)

1apQASaIa]

JaoRsn ony

Xe] [0 AumoD)

XB] SI[ES

ALNNOD YALSTHOLSTIM
ARG

.nu_..—uo__awn.._uu—.—.—

Paseq Yi[Eam-PrY sSielg

Pry A1w1g

Xe] sapeg

LOTILSIA TOCHDS NMOLAYEYL
BTy

1A3pOAsATU]

1NO/SIULY 530

INVSVYATd LNMOW 40 NMOL
1B

RO

52501 “153I9IU]
IARO/SULIS3Y

xe] aBeBuop

XE] SI[ES

MOTIOH AdHTTS J0 IDVITIA
FOMGS aNuaAs g

QonaipsLmy

Q) serdnn g 1PLsKI-2{odd pasodoad-Inoping-siudnijao]) AuAY Xe], Ajaedosg-noN

11 LIGTHXT



Fiscal Impacts of the Lighthouse Landing Development, Sleepy Hollow, New York 42

and that base is a proxy for economic activity. Next to the $172,000 in interest and

license revenue is indicated the 2003 Sleepy Hollow total assessed property tax base of
$243,244,000.

Revenue coefficients are then established by relating each of the revenues to their
linked factor. For example, dividing $172,000 in interest/license revenue received by
Sleepy Hollow from the local property tax base of $243,244,000 results in a revenue
coefficient of $0.530 per $1,000 of assessed tax base.!? Other non-property-tax revenues
are linked to other factors, such as the local population. For instance, as indicated earlier,
when the local population expands, fines related to people will grow.13

The non-property-tax revenue ratios shown in Exhibit 11 yield the estimared non-
property-tax revenues to the four jurisdictions shown in Exhibit 10. The non-property-tax
revenue for the Tarrytown Union Free School District is negative because the Project
increases the affluence of this district; accordingly, state school aid (which is granted
inversely to local wealth) may decrease.

Total Annual Public Revenues

Total annual public revenues accruing to the four jurisdictions at buildout from
the Project are shown in Exhibit 12. The property tax dominates, with a lesser amount
from non-property-tax revenues. Summing all of these revenue sources results in the
following aggregate revenue tallies at buildout:

PUBLIC REVENUES: PROJECT-GENERATED
ANNUAL PUBLIC REVENUES AT BUILDOUT

(in $ Millions)
Jurisdiction Total Revenues
Village of Sleepy Hollow $5.38
Town of Mount Pleasant $0.08
Tarrytown Union Free
School District] $5.62
Westchester County $1.80

1 Projection assumes Project-induced public school
generation of 211 pupils, based on District multipliers
(see Summary Exhibits 3 and 7).

12 The actual coefficient is $0.707 per $1,000 of assessed value. Since that may not grow proportionally
into the future, the $0.707 is multiplied by .75 to yield a factor of $0.530.

13 For example, for the Village of Sleepy Hollow, existing non-property-tax revenues found in the 2003
budget that may be related to population are conservatively estimated at $306,000 (the sum of $250,000
[fines], $27,500 [recreation and park fees], and $28,000 [police and registrar’s fees]).
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Fiscal Impacts of the Lighthouse Landing Development, Sleepy Hollow, New York 44

NET FISCAL IMPACT: SUMMARY
(EXHIBIT 13)

The bottom line of a fiscal impact analysis is the net costs versus revenues of a
particular development. The estimated net fiscal impact of the Project at buildout is
presented in Exhibit 13 and summarized below.

PROJECT NET ANNUAL FISCAL IMPACT AT BUILDOUT

(in $ Millions)
ANNUAL IMPACTS AT BUILDOUT
Public Service Public Net Fiscal Impact as %
Jurisdiction Costs Revenues Fiscal Impact of 2003 Budget ¥

Village of Sleepy Hollow $4.75 $5.38 $0.63 6.3%

Town of Mount Pleasant $0.05 $0.08 $0.03 0.0
Tarrytown Union Free

School District* $4.12 $5.62 $1.50 3.8
Westchester County $0.84 $1.80 $0.96 0.01

* While the Project will be built out over 7 years, the current 2003 budget is presented to provide some context.

# Projection assumes Project-induced public school generation of 211 pupils, based on District multipliers (see
Summary Exhibits 3 and 7).

In short, the Project produces an annual fiscal surplus—that is, total public
revenues exceed total local public costs at buildout by about $0.63 million to the Village
of Sleepy Hollow, $1.50 million to the Tarrytown Union Free School District, and $0.96
million to Westchester County. The fiscal impact to the Town of Mount Pleasant is
essentially a break-even effect (+$0.03 million annually).
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Fiscal Impacts of the Lighthouse Landing Development, Sleepy Hollow, New York 46

These impacts reflect varying expenditure and revenue factors. For example, the
school district benefits significantly because (1) the Project generates relatively few
school children, thus limiting the development-generated school costs; (2) the Project is a
most significant property ratable, and as the schools comprise the largest share of the
property tax rate, they garner the largest measure of development-generated property
taxes; (3) the Project’s nonresidential uses pay school property taxes yet do not incur
school costs.

The above-indicated $1.50 million Project-generated fiscal surplus at buildout to
the Tarrytown Union Free School District is based on a conservative (i.e., likely high)
projection of 211 public school pupils being generated by development. That 211-pupil
figure is largely derived from a demographic study prepared for the Tarrytown Union
Free School District (“District multipliers™).}4 The actual Project-generated pupils might
very well be lower. Based on Westchester County field-level experience (“County
multipliers™), Lighthouse Landing might yield only 164 public school pupils. Based on
2000 census data of newly built comparable housing in the states of New York, New
Jersey, and Connecticut (“Regional multipliers”), the public school generation from
Lighthouse Landing might be lower still—107 children. The lower the Project-induced
public school generation, the higher the school fiscal impact surplus. It was previously
estimated that Lighthouse Landing, generating 211 pupils (based on the District
multipliers), would result in an annual fiscal surplus of $1.50 million. That surplus would
increase to $2.36 million annually if the Project generates 164 pupils (based on the
County multipliers), and the annual school surplus would yet again increase, to $3.41
million, if the Project added only 107 pupils (based on the Regional multipliers). Thus,
the previously indicated Project-generated surplus of $1.50 million to the Tarrytown
Union Free School District is likely conservative (see Summary Exhibit 7).

The Village of Sleepy Hollow secures a considerable benefit from the Project
because (1) the Project’s high aggregate value generates significant village property
taxes; (2) the Project generates, as well, considerable sales and mortgage taxes of benefit
to the village; and (3) the Project-induced village costs, while considerable, are less than
the revenues identified above.

The fiscal gain to Westchester County reflects (1) the Project generating
considerable property and sales taxes to this unit of government, and (2) the Project

14 A separate procedure is applied to estimating the pupils from the Project’s affordable workforce units.
See Appendix A for details.
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Fiscal Impacts of the Lighthouse Landing Development, Sleepy Hollow, New York 47

requiring relatively modest county services, especially social support services, which
dominate county expenditures.

The fiscal impact to the Town of Mount Pleasant is essentially break-even. The
Project requires very little in the way of town services, but it also generates only modest
town revenues because the townwide property tax rate is very low and few other town
revenues are generated. ’
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APPENDIX A

DEMOGRAPHIC MULTIPLIERS
FOR IMPACT ANALYSIS
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INTRODUCTION

Demographic multipliers are used in the preceding fiscal impact assessment to
predict the total population and total public school children that will result from new
housing development. The derivation of accurate demographic multipliers and the proper
application of these multipliers are therefore essential prerequisites for an accurate impact
analysis.

This appendix first examines the technical aspects of demographic multipliers—
their nature and type, their historical evolution, and the data sources from which they are
derived. It then discusses sources of demographic information for the impact assessment
of the Lighthouse Landing development in Sleepy Hollow, New York (“the Project™).

The definitions of this study and its findings are as follows:

1. For the purpose of this study, demographic multipliers indicate the average
number of people (household size multipliers) and public school children

(school-age children attending public schools} in different types of housing
units.

2. Over time, the basis for the derivation of demographic multipliers has
become more sophisticated and accurate. Originally derived from small-
scale anecdotal surveys, today demographers obtain information on
demographic multipliers from comprehensive, large-scale data bases, the
most prominent of which is the Public Use Microdata Sample of the
decennial Census of Population and Housing. The Public Use Microdata
Sample (PUMS) provides detailed information on the characteristics of
both households and housing units and is thus a good source for developing
demographic profiles.

3. This appendix first derives household size and public school children
demographic multipliers based on the 2000 PUMS (encompassing units
built 1990-2000, the latest census PUMS data available as of May 2004).
The PUMS data was specified by the following:
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a. Housing fypes contained within the Project (e.g., apartments and
town homes);

b. Housing sizes contained within the Project (from one-bedroom units
to three-bedroom units, with a den counting as 0.5 bedroom);

¢. Housing prices contained within the Project (from relatively
affordable apartment units to high-end town houses); and

d. Other characteristics of the Project’s units, such as age restrictions.

To obtain sufficient sample size, the PUMS data were examined for the following
counties: Westchester, Dutchess, Putnam, Orange, Rockland, Sullivan, Ulster, Nassau,
and Suffolk (New York State); Hudson and Bergen (New Jersey); and Fairfield
(Connecticut). Given the largely high-end price orientation of the Project, focusing on
Westchester County alone would provide a statistically unusable small sample size;
hence, the analysis opted for the 12-county tri-state region specified above. It is also
plausible that the Project’s homebuyers and renters would be drawn from the larger tri-
state area.

In addition to deriving household size and public school children data from the
PUMS, this appendix also reports on public school children information derived from a
demographic study conducted for the Tarrytown Union Free School District.!5 Further,
the appendix refers to public school children data assembled by RH Consulting for
recently built Westchester County developments. All of these data are used for
formulating the demographic information utilized in the fiscal impact analysis.

DEMOGRAPHIC MULTIPLIERS

Demographic multipliers are used to predict the populations that will result from
new housing development in order to project public service requirements and costs.
Multipliers calculate the number of the two principal users of local services: people, for
municipal services; and public school children, for school services. The multipliers for
household size represent the average number of persons living in a housing unit; the
multipliers for public school children represent the average number of school children.

13 Bishop Associates, Inc. Public Schools of the Tarrytowns (April 2002).
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