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For over 50 years this has meant working towards a more equitable form of development by supporting 
communities with their efforts to provide quality housing, jobs, and infrastructure. 



NDC Assignment
• Review development application, program and developer financial 
model

• Financial Model submitted by developer
• Determine the need for Payment In Lieu of Taxes (PILOT) 

• Industrial Development Agencies (“IDAs”) are formed under and 
governed by Article 18‐A of the NYS General Municipal Law (the “IDA 
Act”) as public benefit corporations.

• IDAs provide four basic forms of financial assistance including PILOT
• Offer comment and perspective on the sizing and terms of PILOT to 
IDA Staff and Board

• Establish the appropriate sizing of PILOT to establish financial feasibility 
without providing “undue enrichment” to applicant/developer

• Substantiate the “but for” test
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Development Overview
• 95 Unit Mixed‐Use Market Rate Development

• 40 Market Rate Studios (varying sizes)
• 35 Market Rate 1‐BRs
• 20 Market Rate 2‐BRs (varying sizes)
• 3,126 SF of Commercial/Retail Space, 2,600 SF of Office Space

• $38.8 Million Development

• 5‐minute walk from Port Chester Metro‐North Station
• Experienced/Local Development Team
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Operating Proforma
• Current taxes on parcel(s) of subject development is $40,242
• Taxes at full assessment estimated to be $736,158, or > $7,749/unit
• With taxes at full assessment, development is not financially feasible
• Lender and investor thresholds are not met without PILOT
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PILOT Summary
• 20-year tax schedule
• 100% abatement on improvements in first year of operation

• Straight phase-in schedule years 2 - 20
• Over 20-year term, aggregate taxes are $8,673,085

• @ $433,654 annual average or $4,565/unit annually
• Average annual tax payment over term is @ 10.78x current 

taxes
• Predictability of schedule crucial for securing debt and equity 

commitments
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PILOT Schedule
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Public vs Private Benefit

• Proposed PILOT will generate significantly more real estate 
taxes than abatement 

• 53%/ 47% split between Public/Private Real Estate Tax Benefits 
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Other Benefit Analysis
• Redevelopment of property that has been vacant for 

@ 50 years
• Transit oriented development consistent w Village 

development plan
• Jobs

• 130 short-term construction jobs (Developer Estimate)
• 9 FTE jobs

• Additional disposable income (estimated $3 - $4 
million annually) to support local retail trade in 
downtown Port Chester
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