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MEMORANDUM 

To:  Karen Johnson  
 Charter Realty & Development Corp. 

From: Tina Lund AICP, Principal 
 Urbanomics, Inc. 

DATE:  March 5, 2020 

RE: Kirby Commons Economic and Fiscal Impacts 
  

 

Urbanomics was asked to provide an analysis of the economic and fiscal impacts of the 
construction and operations of Kirby Commons mixed-use development located at 17 
Britton Lane and 1 Main Street, Mount Kisco, New York.  The summary of findings is 
followed by the more detailed economic and fiscal analysis. 

 

Summary of Findings 

The one-time development and construction investment of $130.5 million to the Kirby 
Commons property will yield the following economic impacts: 

 Westchester County 
o Output/Business Revenues: $195.5 million 
o Jobs: 1,112 
o Wages: $80.8 million 

 
 

Each year1, the occupation and operations of Kirby Commons will yield the following 
economic impacts, the majority of which will come from the expenditures of new resident 
households: 

 Westchester County 
o Output/Business Revenues: $31.1 million 
o Jobs:  248 
o Wages:  $12.2 million 

 

The total economic output of the development over the 30-year PILOT period will total 
$932.1 million, including wages to local workers of 357.0 million.  The 248 total jobs 
supported by the development are expected to be maintained.

                                                            
1 The assumptions as modeled are a baseline for annual economic activity given the 
specifications of the development; these values may increase over time. 
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The expected aggregate 30-year PILOT benefits of Kirby Commons from 2024 (the first 
year of full operations) to 2053: 

 Total PILOT payments: $35.0 million 
o Mt Kisco: $16.4 million 
o Mt Kisco School District: $15.3 million 
o Westchester County: $3.4 million 

  

The annual tax benefits of Kirby Commons beginning in 2054 will exceed the 2053 final 
year values of: 

 Mt Kisco: $1.4 million 
 Mt Kisco School District: $1.3 million 
 Westchester County: $292,821 

 

Economic Impacts 

Methodology 

Economic Impact Modeling software allows an analyst to trace spending through an 
economy and measure the cumulative effects of that spending. I.e., the ripple effects of 
spending throughout the economy. This can be measured in terms of value added 
(GDP), output (business revenues), and jobs and wages. The events measured can 
include the construction of a development, operations of said development, as well as 
the likely expenditures of any households in the development.  

IMPLAN is currently the foremost provider of economic impact modeling software.  It 
allows customized inputs based on construction expenditures, operations costs by 
industry sector, as well as household expenditures based on average income of resident 
households.  The model looks at three components of change: 

 Direct: the initial industry change or event 
 Indirect: inter-industry spending caused by the direct expenditure(s) 
 Induced: local spending caused by changes in household income 

 

The economic impacts estimated by the model include employment, labor income, 
value-added (gross domestic product), and gross output (local business revenues). For 
the sake of clarity, only employment, labor income and gross output will be discussed. 

Assumptions 

The model for Westchester County, NY was calibrated to the appropriate build and 
operations years as well as to the Local Purchase Percentage—which indicates how 
much of the benefit will occur within the County.  

The following developer assumptions were used as inputs into the modeling software: 
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Construction Costs 

Construction costs for the proposed development were derived from the Summary 
Model from LOI (Summary LOI)dated March 4, 2020 provided by Gotham, as shown in 
Table 1. 

 

Table 1. Construction Costs 

  GSF 

Total 
Construction 

Costs 
North Building 114,400 $56,577,736 
North Building Parking 194,900 $18,186,576 
South Building 198,000 $55,741,421 

Source: Gotham Summary LOI Updated 3.4.2020 and construction updates received 2/25/2020 

For the purpose of this analysis, it is anticipated that construction efforts will commence 
in 2021, with phased construction taking eighteen months and that construction will be 
completed by the end of 2022.   

 

Operations 

Estimates of the direct economic activity of operations were drawn from the Gotham pro 
forma.  These include both the impacts of the 53,000 square feet of commercial space, 
divided between 50,000 square feet of retail (including a 7,500 sf beer hall) and a 3,000 
square foot community facility as well as the occupation of the 217 housing units 
(assuming a 5% vacancy rate).  The development also includes a parking garage, 
however as it replaces existing permitted spaces, there is no net gain in revenues. The first 
full year of occupation and operations is assumed to be 2024.   

Commercial impacts are determined based upon likely business revenues by sector.  For 
the retail and community facilities, these were determined on a per employee basis using 
industry standards of floorspace per employee.  

Table 2. Commercial Operations Assumptions 
  Square Feet Employment 
South Building Retail 27,500 55 
South Building Beer Hall 7,500 15 
South Building Gallery Space  3,000 6 
North Building Retail 15,000 30 
Source: Gotham Summary LOI Updated 3.4.2020, Urbanomics 
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The economic impacts of the residential component of the development are modeled 
upon expected consumer expenditures of total new households given expected 
household incomes.  Incomes were estimated using the standard of rental affordability, 
that household income will equal 40 times the monthly rent.  Table 3 presents a summary 
of these results as were used to calibrate the IMPLAN model. 

Table 3. Residential Operations Assumptions 

  Units 
Average 

Rent 
Income Range Average 

Income 
South Building Residential2 117 $3,315 $106,667-$174,200 $133,758 
North Building Residential 100 $2,411 $71,843-$126,417 $87,672 

Source: Gotham Kirby Commons Rent Schedules. 3/4/2020 

Economic Impacts 

Construction Impacts 

The aggregate values of construction by type as reflected in the construction program 
were entered into the IMPLAN Model calibrated for Westchester County: construction of 
new multi-family residential structures and construction of new non-residential structures.  
The sum total of construction investment is $130,505,733 million divided between the two 
buildings.  The modeled impacts for Westchester County are shown in Tables 4a and 4b, 
below. 

Table 4a. Economic Impacts of Construction 
  Kirby Commons 

Impact Type Employment3 
Labor 

Income Output 
Direct Effect 666 $53,795,160 $128,050,843 
Indirect Effect 214 $13,436,048 $31,242,178 
Induced Effect 232 $13,542,770 $36,189,188 
Total Effect 1,112 $80,773,978 $195,482,209 

  Source: Urbanomics, 2018 Minnesota IMPLAN Group, Inc. 

 
Table 4b. Economic Impacts of Construction by Building 

  North Building (includes garage) South Building 
Impact Type Employment Labor Income Output Employment Labor Income Output 
Direct Effect 388 $31,280,592 $73,357,951 279 $22,514,568 $54,692,892 
Indirect Effect 116 $7,405,186 $17,207,108 98 $6,030,862 $14,035,071 
Induced Effect 134 $7,792,986 $20,824,527 99 $5,749,784 $15,364,661 
Total Effect 637 $46,478,763 $111,389,586 475 $34,295,215 $84,092,623 

Source: Urbanomics, 2018 Minnesota IMPLAN Group, Inc. 

                                                            
22 Includes building super’s apartment. 
3 The definition of employment in this case is “person‐years of labor” or rather a full time equivalent in annual 
terms.  
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The $130.5 million in direct construction expenditures (including both hard and soft costs) 
in the County will spur additional spending among the local businesses from which goods 
and services are purchased ($31.2 million) as well as household expenditures of those 
receiving wages ($36.2 million).  The combined economic impact in terms of output 
would be $195.5 million during the construction period.  This indicates that for every dollar 
spent on construction, an additional $0.53 of revenues ripple through the economy. 

 
The construction program is anticipated to generate 666 construction jobs during the 
year, with an average wage of $80,741.4 Labor income stemming from the indirect and 
induced impacts of construction is projected at $13.5 million each, bringing the total 
economic impact of the construction in labor income to just under $80.8 million for a total 
of 1,112 jobs.  
 
Operations and Occupancy Impacts 

The operations and occupancy inputs described in the assumptions were loaded into 
the Westchester County IMPLAN model. The results are shown in Table 5. These impacts 
will occur ANNUALLY once the development is operating at full capacity.  

Table 5. Economic Impacts of Operations & Occupancy 
 Kirby Commons 

Impact Type Jobs Labor Income Output 
Direct Effect 106 $3,543,494 $8,011,803 
Indirect Effect 12 $983,208 $2,581,034 
Induced 130 $7,660,041 $20,477,238 
Total Effect* 248 $12,186,743 $31,070,075 

Note: (*) Totals may not add up due to rounding. 
Source: Urbanomics, Minnesota IMPLAN Group, Inc. 
 

Once occupied, the development will drive potential local business revenues of roughly 
$31.1 million each year when totaling direct, indirect and induced values when 
employment, revenue, and new household occupation as run through the IMPLAN 
Model calibrated for Westchester County.  This corresponds to 106 direct jobs with wages 
totaling $3.5 million, including workers in the retail businesses and building maintenance.  

The $8.0 million in direct operational revenues are projected to generate an additional 
impact of over $22.9 million—most of which will be derived from the expenditures of the 
new households.  In short, for every $1 in revenues, an additional $2.88 ripples through the 
local economy. 

These additional impacts include between $2.6 million in expenditures by the businesses 
that supply goods and services to the buildings and its businesses—especially wholesalers, 
insurance, advertising and public relations services, and health care. 

                                                            
4 Average wage forecasted to 2021 by IMPLAN based on NYS Department of Labor’s NAICS Based Industry 
Employment and Wages, which shows 2018 average annual wages for Westchester County construction as 
$77,924.  



Kirby Commons: 
Economic and Fiscal Impacts 

 Page 6 

URBANOMICS          March 5, 2020  
 

The greatest annual economic impacts of the development stem from the expenditures 
of the new households, which total some $20.5 million within Westchester County.  These 
expenditures include rent as well as local retailers and service providers, banks, grocers, 
restaurants, financial institutions, insurance companies, health and legal services 
providers, and other establishments in the region.   

The sum of the direct, indirect and induced impacts results in a total economic impact 
of $31.1 million each year.   
 
 

Fiscal Impacts 

More directly measurable are the fiscal impacts of the development to the tax collecting 
districts of which the study area is a part. The following sections discuss property taxes 
and rates under existing conditions as well as expectations of property tax revenues and 
school district revenues and costs under the development program.   This analysis looks 
at the tax benefits over the course of the proposed 30-year PILOT agreement in order to 
show the expected increase in tax benefits to each of the taxing districts over the long-
term. 

2019 Tax Rates 

A portion of the Village’s revenues are levied through property tax generation, which is 
based upon a rate per $1,000 of assessed valuation for a given parcel.  As indicated in 
Table 6, the Kirby Commons site would be taxed by the Village, School District, and 
County at the following rates. Further, the distribution of taxes by entity as a percentage 
of total property taxes levied is shown.  It is assumed that any PILOT payments would be 
distributed proportionally. 
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Table 6 

Tax Generation & Distribution, 2019 Tax Year 
Existing Conditions 

 
Rate per 
1,000 AV % of Total 

Village Tax Rate 102.06 46.8% 
School Tax Rate 95.13 43.6% 
County Tax Rate 21.09 9.7% 
Total 218.28 100.0% 

 Source: Village of Mt. Kisco 2019 Assessors Office5 

 
 
Property Tax Benefits Under PILOT Conditions   
 
Currently, the site is municipally-owned, and therefore provides $0 in property taxes, so 
any future tax revenues would be a benefit over existing conditions.  

According to the proposed tax agreement with the Industrial Development Agency as 
outlined in the developer’s pro forma, the project would be exempt from property taxes, 
but instead would provide a scaled Payment in Lieu of Taxes (PILOT) over a 30-year 
period, based upon an annually declining abatement applied to an annually increasing 
property value.  The scaled abatement ranges from an abatement of 88.4% of estimated 
taxes in the first year to 0% of taxes in the final year (2053); at the same time, the assessed 
value taxes are expected to increase from $1,725,795 in Year 1 to $3,126,039 in Year 30.  

Many of the Village and County’s community services and facilities are supported in 
large part by the revenues generated through property taxes.  By the end of the 30-year 
PILOT period, the proposed payments would total more than $35.0 million.  The proposed 
PILOT payments would increase annually from $200,000 in 2024 to 3,018,773 by 2053. 
These would be distributed among the taxing districts as shown in Table 7.   

 

  

                                                            
5 http://www.mountkiscony.gov/departments/assessors_office/property_tax_rates.php  Accessed 3/1/2020. 
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Table 7 
30-Year Tax Payments Distributed to Taxing Entity 

  Total 
Payment Village School 

District  County  

2024 $200,000 $93,600 $87,200 $19,400 
2025 $210,000 $98,280 $91,560 $20,370 
2026 $220,500 $103,194 $96,138 $21,389 
2027 $231,525 $108,354 $100,945 $22,458 
2028 $243,101 $113,771 $105,992 $23,581 
2029 $255,256 $119,460 $111,292 $24,760 
2030 $268,019 $125,433 $116,856 $25,998 
2031 $281,420 $131,705 $122,699 $27,298 
2032 $295,491 $138,290 $128,834 $28,663 
2033 $310,266 $145,204 $135,276 $30,096 
2034 $403,917 $189,033 $176,108 $39,180 
2035 $536,452 $251,060 $233,893 $52,036 
2036 $612,843 $286,811 $267,200 $59,446 
2037 $692,075 $323,891 $301,745 $67,131 
2038 $774,231 $362,340 $337,565 $75,100 
2039 $882,623 $413,068 $384,824 $85,614 
2040 $1,018,733 $476,767 $444,168 $98,817 
2041 $1,159,934 $542,849 $505,731 $112,514 
2042 $1,306,376 $611,384 $569,580 $126,718 
2043 $1,458,211 $682,443 $635,780 $141,446 
2044 $1,615,598 $756,100 $704,401 $156,713 
2045 $1,778,696 $832,430 $775,511 $172,534 
2046 $1,947,672 $911,511 $849,185 $188,924 
2047 $2,122,696 $993,422 $925,495 $205,901 
2048 $2,303,941 $1,078,245 $1,004,518 $223,482 
2049 $2,548,215 $1,192,564 $1,111,022 $247,177 
2050 $2,656,938 $1,243,447 $1,158,425 $257,723 
2051 $2,768,992 $1,295,888 $1,207,281 $268,592 
2052 $2,899,488 $1,356,960 $1,264,177 $281,250 
2053 $3,018,773 $1,412,786 $1,316,185 $292,821 

30-Year 
Total $35,021,983 $16,390,288 $15,269,585 $3,397,132 

Source: Gotham Summary LOI Updated 3.4.2020, Urbanomics, Mt Kisco Assessor’s Office 
 
 

Village of Mt Kisco 

In 2024, the Village of Mt. Kisco will receive $93,600 in taxes from the Kirby Commons 
development.  This amount will increase annually until 2053 the final year of the PILOT, 
after which, the full taxable value will be applied for a total of $1.47 million.  From 2024 to 
2053, the total taxes received by the Village of Mt. Kisco will total roughly $16.4 million.   
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Mt. Kisco School District Benefits  

A significant share (43.6%) of property tax revenues go to the Mt. Kisco School District.  
Beginning with a benefit of $87,200 in 2024, this amount will increase annually until 2053 
when it reaches $1.3 million.  Over the 30 year proposed PILOT period, $15.3 million in 
additional revenues will accrue to the School District.  Given the declining enrollment of 
the Mt. Kisco School District, any school children generated by the Kirby Commons units 
are expected to be absorbed without generating significant additional costs.  

Westchester County 

It is expected that the project will provide $19,400 in tax revenue for Westchester County 
in 2024.  By 2053, the County will accrue just under $300,000 per year in total taxes. Over 
the course of the 30-year period, the County would collect some $3.4 million in PILOTs.   

 

 


