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Comments regarding the “Financial Assistance and Impact Analysis” for the 115 S. Macquesten Parkway PILOT request. 

The cost/benefit analysis for the proposed 315 unit affordable/work force/low-income rental apartment building at 115 S. 
Macquesten Parkway is done, and it is scheduled for review at the MV IDA meeting on 10/31/23. The developer is “115 
Macquesten Development LLC”, hereafter “115 Macquesten”.  

The report (by Storrs Associates) can be accessed at the city’s website. Go to 
https://www.cmvny.com/Calendar.aspx?EID=1807, then click on the link for “Industrial Development Agency Meeting 
Materials- October 2023”, then scroll to page 12 of the pdf document that opens.  

I’ve written about the 115 Macquesten project before- go to mountvernoncitizen.org, “Comments re MV IDA considering a 
PILOT for 115 S Macquesten pkwy mixed use housing development 7.14.23”. 

115 Macquesten is seeking financial assistance from the city’s IDA to build this rental apartment building. They are seeking to 
enter a “payment in lieu of taxes” agreement (i.e., a “PILOT” agreement) with the IDA. A PILOT agreement allows a 
developer to make payments to the IDA instead of paying property taxes directly to the city. The IDA makes payments “in lieu 
of taxes” to the city, school district, and county. The payments made from the developer to the IDA are generally significantly 
less than the amount the developer would pay in property taxes.  

The PILOT agreement sought by 115 Macquesten is for 30 years. When considering the economic assumptions made in the 
Storrs analysis, it’s important to keep the 30-year time frame in mind. This is because trying to predict the economic conditions 
in the world, country, state, county, and city, 10 years out, 20 years out, or 30 years out, is very difficult to do with a high 
degree of confidence. And the less confidence one has in the economic forecast, the greater the benefit to the city must be to 
safeguard against uncertainty.  

If the IDA enters into this PILOT agreement with 115 Macquesten, how great would the economic benefit be to the city? Based 
on the Storrs analysis, the benefit is essentially none.  

Table 8 of the Storrs report (attached) shows the “Net Fiscal Benefit” to the city and school district, over the 30 year life of this 
tax break. For the city, Storrs estimates a net loss of $272k. For the school district, Storrs estimates a net gain of $934k. 
Combined, that’s a net positive of $662k over 30 years. About $22k per year.  

Given the length of time, and the number and type of assumptions, an estimated benefit of $22k per year is essentially the same 
as zero. Or worse: if the prediction if off by a mere 3% on any number of key assumptions - 3% fewer construction jobs, 3% 
more children entering the district, renters spending 3% more of their income on rent, and 3% less on taxable purchases in the 
community- this turns into yet another perpetual economic burden on residential property taxpayers.  

In my estimation, this PILOT makes no sense for the city economically, but what about 115 Macquesten? Table 11b of the 
Storrs analysis (attached) shows the Developer Fees 115 Macquesten would collect if this project goes through. The developer 
gets $8.3 million “up front”, then another $12.1 million during the first 15 years of the PILOT (“Deferred Developer Fee”).  

 

Financial benefit 115 Macquesten: $20,400,000 
Financial benefit City of Mount Vernon (if we are really lucky): $662,000  

   

Fitting that this is being presented on October 31, because it feels like someone is attempting to play a trick on us. Happy 
Halloween! 
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