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April 17, 2026 

75 Cents on the Dollar: What the Mount Vernon IDA's Fiscal Impact Analyses Don't Tell You  

The Fiscal Impact Analyses — What the numbers actually show 

Storrs Associates prepares the fiscal impact analyses that the Mount Vernon IDA relies on when deciding if tax 
abatements- such as Payment In Lieu Of Taxes agreements (PILOT agreements)- should be granted to for-profit 
rent-restricted housing developers. These reports include a benefit/cost raƟo — the boƩom-line number used to 
jusƟfy each project. Here are the raƟos from the three most recent rent-restricted housing projects, broken out by 
the City of Mount Vernon and the Mount Vernon City School District. 

Without "community investments," the city barely breaks even on Qwest (gain of 3 cents per dollar) and Library 
Square (gain of 2 cents per dollar). The city loses 8 cents on the dollar for the 115 Macquesten project. The school 
district loses on all three — 20¢, 28¢, and 8¢ per dollar, respecƟvely. 

Storrs then adds so called "community investments”, which gives the percepƟon of a larger return on the city’s 
investment. For example, with community investments, 115 Macquesten jumps from $0.92 on the dollar to $1.97. 
However, the school district's numbers barely move — this is because the community investments flow almost 
enƟrely to the city, not the schools.  
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 Are these really "Community Investments"? 

Many of the items classified as community investments in the Storrs Reports are beƩer understood as 
development costs, not financial benefits.  

For 115 Macquesten, $11.4 million of the $11.8 million in claimed community investments are development costs: 
$8.5 million for a recreaƟon/youth facility that is developer-owned space (not city property), and $2.9 million in 
Con Edison payments for burying electrical lines on the project site. That leaves just $340,173 in genuine 
community benefit — offsite sewer lining and median beauƟficaƟon. 

For Qwest Towers, we corrected the MVCSD upfront payment to reflect the actual $2 million the developer paid to 
the school district (Storrs reported $1 million). We reclassified $958,000 in infrastructure and land transacƟon 
costs. The $850,000 in community projects and the Fireman's Fund are retained as legiƟmate. 

For Library Square, $2.5 million of the $3.185 million consists of the land purchase price and DTOAD rezoning costs 
— both necessary for the developer to build their project. These are developer costs, not “community 
investments”. 
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 Redoing the Benefit/Cost RaƟo With Adjusted Community Investments   

When we apply what might be called “pro MV taxpayer” adjustments to the community investments — but sƟll use 
the Storrs formula — the city's raƟos drop significantly. For example, Macquesten falls from a gain for the city of 97 
cents on the dollar, to a loss of 5 cents. Note that the school district raƟos conƟnue to show the same loss for 
Macquesten and Library Square because no “community investments” flow to the school district from those 
developers. The addiƟonal $1M payment from the Qwest developer to the school district reduces losses to 12 
cents on the dollar from that project.  

 

CorrecƟng the Math 

 There's a deeper problem with the Storrs formula itself. Storrs includes "Property Tax Revenue from Project if No 
PILOT is Awarded" as a benefit. But this figure includes the tax exempƟon — the very dollars the city is giving up. 
The foregone taxes appear on both sides of the fracƟon, inflaƟng every raƟo by exactly $1.00. 

This isn't a maƩer of opinion. It's basic algebra. 
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 The Benefit/Cost RaƟo with Correct Math and Adjusted Community Investments   

When we apply both correcƟons — removing the tax exempƟon from the benefit side of the formula and using the 
adjusted community investment figures — the picture changes dramaƟcally. The city loses money on every project. 
The school district's losses deepen: 62¢, 43¢, and 56¢ lost on every dollar. 
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 The Student Undercount   

 Storrs uses a single blended mulƟplier for all unit types — meaning a studio and a three-bedroom are assumed to 
produce the same number of students. In January 2024, school district aƩorney Thomas Scapoli submiƩed actual 
enrollment data from exisƟng PILOT buildings showing this approach dramaƟcally undercounts students. An 
independent analysis by Urbanomics (March 2026), using unit-specific mulƟpliers by bedroom count, tenure, and 
income level, confirms the district's findings. 

Note that for Qwest Towers, the Urbanomics formula predicts fewerstudents because the project is 25% studio 
apartments, which correctly produce zero students. This demonstrates that a pro-taxpayer methodology is not 
biased against developers — it simply uses more accurate numbers. 
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 The Full Picture     

When all three correcƟons are applied — the formula fix, the community investment adjustments, and the student 
count correcƟon — the school district's posiƟon is severe. For every school tax dollar given away by the Mount 
Vernon IDA: 

- 115 Macquesten: MVCSD gets back 25¢ (loss of 75¢ per dollar) 

- Qwest Towers: MVCSD gets back 74¢ (loss of 26¢ per dollar) 

- Library Square: MVCSD gets back 39¢ (loss of 61¢ per dollar) 
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Compare these “Pro Taxpayer” raƟos with the “Pro Developer” raƟos presented to the IDA Board in the Storrs 
reports. What are we to make of this? One place to start: the consultant who prepared these analyses. 

Victoria Storrs is the president and founder of Storrs Associates, LLC — the firm the Mount Vernon IDA hires to 
prepare the fiscal impact analyses used to jusƟfy PILOT agreements. She is also the Chair of the Town of Bethlehem 
Industrial Development Agency, where she has served since 2012 and sits on both the Finance and Audit 
commiƩees. This dual role is not disclosed anywhere in the Storrs Associates reports prepared for the Mount 
Vernon IDA.¹ 
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Why does this maƩer? Because the IDA that Ms. Storrs chairs operates under a starkly different set of rules than 
the one she advises. 

The Bethlehem IDA's Uniform Tax ExempƟon Policy doesn't even have a provision for income-restricted housing 
PILOTs — no shelter rent formula, no Low-Income Housing Tax Credit projects, no extended terms Ɵed to a 
mortgage. Its standard abatement starts at 50% and declines to zero by year 11. Its recapture provisions have 
teeth: projects must meet 80% of their employment and investment commitments, and recapture starts at 100% in 
year one. If a developer doesn't deliver, the IDA claws back the benefit. 

The Mount Vernon IDA, where Ms. Storrs serves as consultant, offers 30-year PILOTs at 10% of shelter rent — an 
effecƟve 44–54% abatement sustained for the enƟre term. Its recapture triggers are vague, and the policy includes 
a blanket waiver clause allowing the Agency to forgive "all or any porƟon of any payment owing by the Company 
for any reason." 

 

The contrast speaks for itself. Ms. Storrs knows how to protect taxpayers — the Bethlehem UTEP proves it. The 
quesƟon Mount Vernon residents should be asking is why that same standard doesn't apply here. 
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Sources: 

- Storrs Associates Financial Assistance and Impact Analysis: 115 S. Macquesten Parkway Project, Qwest Towers 
Project, Library Square Housing Project, Mount Vernon IDA 

- Ingerman Smith LLP leƩer to MV IDA, January 4, 2024 (Thomas Scapoli, Partner) 

- Urbanomics MVIDA MiƟgaƟon Formula Worksheet, March 2026 

- Qwest LLC leƩer to MV IDA, November 21, 2024 (Mark Stagg, Developer) 

- City of Mount Vernon IDA Uniform Tax ExempƟon Policy (revised 08/09/2022) 

- Town of Bethlehem IDA Uniform Tax ExempƟon Policy (revised 01/22/2016) 

- Town of Bethlehem IDA Board & Staff page, bethlehemida.com/board-staff 

 


