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A RESOLUTION

- Resolution of the County of Allegheny Regarding Tax Increment Financing Plan presented by
the Redevelopment Authority of Allegheny County, creating the Clinton Industrial Park Phase I
and II TIF District making certain findings and authorizing related agreements.

Whereas, Pennsylvania’s Tax Increment Financing Act (Act jof July 11, 1990, P.L. 465,
No. 113) (the “Act”) provides local taxing bodies legal authority/to cooperate in providing
financing for development of blighted areas within their respective Junsdlctlons in omi@r to
increase the tax base and improve the general economy; and ~

- Whereas, under the Act, the Redevelopment Authority of Allegheny County (the
“Authority”) is legally empowered to prepare a Tax Increment Financing (“TIF) proposal to
provide financing for the elimination and prevention of the development or spread of blight
within specified tax increment districts located in the County and to present such Proposal to the
County for its consideration; and

Whereas, the Township of Findlay (the “Township”) and the West Allegheny School
District (the “School District”) have each adopted resolutions agreeing to participate in a TIF
plan for financing certain of the costs of construction of roadway and related -public
infrastructure improvements within the Township, including, without limitation, construction of
a portion of a new public roadway as well as public improvements at the intersection ‘with
Clinton Road, and public sewer, water, and other utility lines extended to and through the project
(the “TIF Project”) to be located in the Airport Area/Findlay Township Redevelopment Area,
and identified as the Clinton Industrial Park Phase I and II TIF District (the “TIF District”),
requesting the Authority to prepare a detailed TIF proposal and designating the representatives to
work with the Authority, the Township and the School District toward development and
implementation of a TIF plan; and

Whereas, the Authority, working with the designated representatives of the County, the
Township and the School District, has adopted a project plan in accordance with the
requirements of the Act; and’

Whereas, the Act provides for the cooperation of local taxing bodies in the financing of
projects within TIF Districts and for the issuance of debt to pay for certain of the costs of
implementing such plans; and :

Whereas, on May 24, 2004 the County heard a public hearing on the proposal to create
the TIF District and the proposed adoption of the Project Plan; and




Whereas, the County is expected to benefit from the use of tax increments to pay certain
project costs within the TIF District by stimulation of private investment, increases in property
values, creation of employment opportunities and improvement of surrounding properties.

The Council of the County of Allegheny hereby resolves as follows:

Section 1.  Adoption of TIF Plan and Creatiqn of TIF District.

The Tax Increment Financing Plan (the “Project Plan”) prepared by the
Redevelopment Authority of Allegheny County, attached hereto as Exhibit “A”, and filed with
the County Manager for financing certain of the costs of construction of roadway and related
public infrastructure improvements within the Township, including, without limitation,
construction of a portion of a new public roadway as well as public improvements at the
intersection with Clinton Road, and public sewer, water, and other utility lines extended to and
through the project in the Clinton Industrial Park Phase I and II TIF District is hereby adepted
and the TIF District specifically described in the Project Plan is hereby created and the County,
in accordance with the Act, agrees to participate in whole in the TIF District to the extent and as
provided for in the Project Plan. ~

Section 2. Identification of Boundaries.

The boundaries of the TIF District shall be as identified in the Project Plan and
shall include only those whole units of property assessed or assessable for general property tax
purposes. :

Section 3.  Creation of TIF District.

The TIF District is created as of June 30, 2005 and shall continue in existence for
a period of twenty years from the date of its creation.

Section 4.  Name of TIF District.

The name of the TIF District shall be the “Clinton Industrial Park Phase I and I1
Tax Increment Financing District”.

Section 5.  Findings

After due consideration, the County finds as follows:

. (a) The TIF District is a contiguous geographic area within a redevelopment
area; ‘

(b)  The improvement of the area is likely to enhance significantly the value of
substantially all of the other real property in the TIF District;




(¢)  The aggregate value of equalized taxable property of the TIF District, plus
all existing tax increment districts, does not exceed 10% of the total value of equalized taxable
property within the County;

(d)  The area comprising the TIF District as a whole has not been subject to
adequate growth and development through investment by private enterprise and would not
reasonably be anticipated to be adequately developed without the adoption of the Project Plan;

(e) A feasible method exists for the compensation of individuals, families and
small businesses, if any, that may be displaced by the TIF Project and for their relocation to
decent, safe and sanitary dwelling accommodations within their means, without undue hardshlp
to such individuals, families and businesses;

® The Project Plan conforms to the County’s master plan;

(g)  The Project Plan will afford maximum opportunity, consistent with the
sound needs of the community as a whole, for the rehabilitation or redevelopment of the TIF
District by private enterprise; and

(h)  The TIF District is a blighted area containing characteristics of blight as

described in the Urban Redevelopment Law and the TIF Project to be undertaken is necessary to
eliminate such conditions of blight.

Section 6. Repayment Security.

Seventy-five percent (75%) of all real estate tax revenues in excess of the base taxes on
the date of creation of the TIF District that are due, owing, and received by the County from the
parcels within the TIF District are hereby pledged, and a security interest is hereby granted, to
secure tgle repayment of any debt incurred by the Authority for the purpose of financing public
infrastructure improvements included in the TIF Project.

Section 7.  Directions.

The appropriate public officials of the County are hereby directed to take such
additional action in cooperation with the Authority, the Township and the School District in
furtherance of the implementation of the Project Plan, including, without limitation, the
execution and delivery of a Cooperation Agreement by and among the County, the Authority, the
Township and the School District.



Section 8.  Severability. If any provision of this Resolution shall be determined to
be unlawful, invalid, void or unenforceable, then that provision shall be
considered severable from the remaining provisions of this Resolution which
shall be in full force and effect.

Section 9.  Repealer. Any Resolution or Ordinance or part thereof conflicting with
the provisions of this Resolution is hereby repealed so far as the same affects
this Resolution.

Enacted in Counctl this a } &L day of S UNe , 2005,

Council Agenda No. 30> 3 H~ g 2 ;’3 W

Rich Fitzgerald
President of Council

Attest:

John Maséio
Chief Clerk of Council

Chief Executive Office ] ﬁﬁﬁfﬁ/ Z&{, 2005.

Approved: M

Dan Onorato
Chief Executive

Attest: /&) UW

Donna Beltz
Executive Secretary




Clinton Industrial Park Phase I & II Tax Increment Financing Project
Submitted for County Council — June 7, 2005 Meeting

The Clinton Industrial Park Tax Increment Financing Plan, prepared by the Redevelopment
Authority of Allegheny County (RAAC), is a product of discussions between representatives of
Findlay Township, the West Allegheny School District, the County, the Allegheny Airport
Authority (ACAA), and RAAC. Both the Township and School District have approved their
participation in the Plan on May 11 and 18 respectively. This resolution approves the County’s
participation in the Plan and Creates the Clinton Industrial Park Phase I & II TIF District.

The TIF District is comprised of 150 Acres in Airport Corridor off of Clinton Road, west of the
Airport in Findlay Township. The TIF Plan proposes that the Taxing Bodies pledge 75% of the
increment to finance the eligible project costs. TIF Proceeds will fund road improvements,
interchange improvements, and adding electrical, sewage, and storm water infrastructure. Hard
costs for the public improvements are estimated at $ 5.9 million, and the TIF Plan projects gross
funding in the amount of $5.5 million. Net proceeds of the funding, after debt service reserve,
capitalized interest, and fees are estimated to be $ 3.9 million.

This project will create five large industrial sites to allow for the development of 1.5 million
square feet of bulk industrial warehouse space. It is anticipated that $ 46 million of private
investment will be generated at full build-out. Job creation once the site is complete is projected
to be 1,400 permanent jobs.
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Executive Summary

1.

TIF District

The Clinton Industrial Park TIF District is approximately 150 acres located along Clinton Road
approximately 1/8 mile from the Interchange on SR 60 across from the Pittsburgh International
Airport. The District is located in Findlay Township and is wholly within the West Allegheny
School District and Allegheny County: See Exhibit A: Boundary Description

Proposed Improvements Financed with TIF Proceeds

The proposed improvements include the construction of a portion of a new public roadway as
well as public improvements at the intersection with Clinton Road. In addition, public sewer
lines will be extended to and through the project. The proposed infrastructure and public
improvements are shown in Exhibit B. The project costs to be funded with TIF proceeds include
portions of the financing costs, including interest expense.

Proposed Development

The proposed Clinton Industrial Park will be a park dedicated to large bulk warehouse buildings
generally ranging in size from 200,000 to 500,000 square feet. The total development on the
project will include approximately 1,500,000 square feet of development on five development
sites.

Estimated Costs of Public Improvements

The public improvements cost in the Clinton Industrial Park are estimated at $5,913,661.

Estimated Costs of Proposed Development

The project will attract private financing and equity sources to prepare the development sites and
build the private buildings. The expected private investment on the Clinton Industrial Park is
estimated at over $60 million.

Current Assessed Value of District
The district is currently tax exempt.

Anticipated Assessed Value of District Post Development

The anticipated assessed value of property within the TIF District is approximately $39 million.
This estimate is based on a Fair Market Value of the cumulative land and hard construction costs
of buildings within the TIF District. [See Exhibit “B”] The amount is further adjusted for
‘purposes of this TIF Plan to be in line with comparable properties within the market.




8. Proposed Term of TIF District

Twenty (20) years.

9. Proposed Taxing Body Rate of Participation

The percentage of the incremental real property taxes pledged to the TIF debt is equal to the
following: County — 75%, Township — 75%, School District — 75%.

10. TIF Loan Proceeds to be made Available to the Project

Approximately $5,500,000 for Phase I and approximately $2,000,000 for Phase II.

11. Estimated TIF District Creation Date

The District will be created on the date of the approval and adoption of this Plan in accordance
with the TIF Act, with an effective beginning date of approximately June 21, 2005.

12. Estimated TIF Financing Date

Second Quarter, 2005.




Clinton Industrial Park

Tax Increment Financing Process

Legislative Action Acting Bod Date Approved

Resolution of Intent Findlay Township August 25,2004
' West Allegheny S.D. August 18, 2004

County - 1stread September 7, 2004

County - 2nd read September 21, 2004

Inducement Resolution July 24, 2002

Endorsement of Basn Conditions
Report (BCR Local Planning March 22, 2005

proval of BCR Findlay Township April 4, 2005

Resolution Certifying Area in April 27, 2005
Need of Redevelopment

Adoption of TIF Plan May 25, 2005

Resolution to Participate West Allegheny S.D. May 18, 2005
- i 11, 2005

Motion ed o o LERE

Public Hearing

‘Notice of Public Hearing oril 22, 2005

esolutionting and Naming TIF  County - 1st read 200
District, Approving the TIF Plan and Committee June 9 &14, 2005
Agreeing to Participate 2nd June 21, 2005

TIF Financing Resolution June 22, 2005
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Introduction

This Tax Increment Financing Plan is intended to present the financing plan for the
development of the Clinton Industrial Park. The Clinton Industrial Park TIF District is
approximately 88 acres located along Clinton Road, approximately 1/8 mile from the
Interchange on SR 60 across from the Pittsburgh International Airport. The District is located in
Findlay Township and is wholly within the West Allegheny School District and Allegheny
County. See Exhibit A: Boundary Description.

Description of Development

The proposed project herein referred to as “Clinton Industrial Park” will be an industrial
park for large, bulk warehouse buildings ranging in size from approximately 200,000 sqaaré feet
to 500,000 square feet. The project will consist of five sites totaling approximately 88 acres with
the site capacity for approximately 1.5 million square feet of bulk warehouse space. In order to
carry out this development plan, the project requires substantial public on-site and off-site
improvements. The first phase of this project will include the construction of approximately
2,000 lineal feet of new public roadway providing access to the first four sites. A second phase
will extend the public road approximately 2,000 lineal feet and provide access to the fifth site.
Phase I will also include the removal of an abandoned deep mine and site preparation of the first
two sites as well as the relocation of a existing gas line through the site. Finally, the plan
includes an extension of the water, sewer, gas, electric and telephone service to the development
sites.

Under the Airport Market Area Task Force, the Airport Market Area was identified by an
expert panel from the Urban Land Institute as one of the key development opportunities in the
Southwestern Pennsylvania region because of its proximity to the Pittsburgh Intemational
Airport and the availability of potential prime industrial development sites. The Clinton
Industrial Park, a former Brownfield site which has been strip mined or undermined over the last
100 years, is a regional priority in the regional development plan for Southwestern Pennsylvania.
The market concept is based on the potential to create new, ready-to-go industrial capacity in the
region. This ready-to-go industrial capacity will provide an opportunity for the region to compete
nationally with high quality, competitive industrial space.

Background on Development Corporation

The owner and developer (“Developer”) of Clinton Industrial Park will be The Allegheny
County Airport Authority (“ACAA”). The ACAA was formed in 1999 pursuant to the
Municipal Authorities Act as a Special Purpose Municipal Authority and assumed all
responsibilities of the former Allegheny County Department of Aviation. Under this new
management arrangement, Allegheny County leased all of the Aviation and Non-Aviation -
properties under the former Department of Aviation to the new Allegheny County Airport
Authority. Pursuant to its charter and subject to the terms of this ground lease, the Airport
Authority oversees all aspects of airport operations including new development, environmental
issues, and airline and tenant management as well as airfield operations. As part of these overall
responsibilities, ACAA is responsible for all master planning, site planning, and development
planning on all of its properties and compliance with all FAA regulations related to the
ownership and management of a FAA-regulated airport.
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In addition, the ACAA’s engineering department has experience in a broad spectrum of -
heavy construction including roadways, utilities, runways, storm water facilities and navigational
aides. The department has managed over One Billion Dollars of projects within the last ten
years. The Senior Director of Development is directly responsible for the development and
implementation of the Clinton Industrial Park for the ACAA. He has been involved in the
development of over Ten Million square feet in three major industrial parks. The ACAA will
lease sites created as part of this project to private developers and/or users who will then
construct buildings on a build to suit or prospective basis.




Project Costs

Following is an itemized list of all project costs for the development of the Clinton
Industrial Park. These costs will be funded through a combination of grants, Tax Increments,
lease revenues, and an in-kind contribution of land from the ACAA.

Sources of Funds
' Federal

Design, Engineering and '
Land Total RACP TIF Earmark | ACAA
Land Value 3,525,000 3,525,000
Engineering 538,784 538,784
Environmental 55,463 55,463
Survey 100,000 100,000
Title work 30,000 30,000

Sub Total 4,249,247 0 724,247 3,525,000
Construction
Wetlands Mitigation 314,754 314,754 0
Intersection Construction 363,000 363,000
Roadway Construction 3,680,260 | 2,898,631 781,629
Site Preparation 2,504,000 | 2,504,000 0
Utility Relocation 917,400 917,400 0
Elecitric Install 200,000 200,000 0
Sewer Extension 1,860,000 01,710,000 | 150,000
Contingency 1,000,000 | 665,215 | 334,785 0

Sub Total 10,839,414 | 7,500,000 | 3,189,414 | 150,000 0
Total W/O Financing Costs 15,088,661 | 7,500,000 | 3,913,661 | 150,000 | 3,525,000
Financing Costs
RAAC Fees 106,500 106,500
Other Financing Costs 155,000 155,000
Capitalized Interest 795,966 795,966
Debt Service Reserve 500,000 500,000

Sub Total 1,557,466 0| 1,557,466 0 0
TOTAL Phase | 16,646,127 |/
Phase Il Roadway
Improvements 2,000,000 2,000,000
Grand Total 18,646,127 | 7,500,000 | 7,471,127 | 150,000 | 3,525,000

10




Improvements to be Financed with TIF Proceeds

Of the cost shown above, approximately $7,471,127 of on-site and off-site development
costs are to be funded using proceeds from pledged tax increments pursuant to this Tax
Increment Financing Plan.

The following is an explanation of each of the estimated costs:

Roadway Construction — this includes the construction of a portion of the public intersection at
Clinton Road and the new public on-site access road serving the site.

Intersection Improvements — this includes the widening of Clinton Road and the addition of a left
hand turn lane for access to the Industrial Park.

Sewer Extension — this includes approximately 20,000 If of sewer line to provide service to and
through the development site.

Phase II Road Extension — this includes the construction of approximately 2,000 If of on-site
public roadway to extend the road throughout the entire development site. This portion of the
project will commence when excess pledged tax increments and committed lease revenues are
sufficient to pay for the Phase II work.

Other Hard Costs — this includes a portion of the Construction Management fee and a portien of
the construction contingency associated with the public improvements.

RAAC Fees — this is a total of the fees due to the Redevelopment Authority of Allegheny
County.

Capitalized Interest — this is the estimated amount of interest that needs to be funded to pay for
interim loan interest payments until pledged tax increments and committed lease revenues begin
to flow into the project to pay for the interest expense.

Debt Service Reserve — this is the amount that is needed to be put into a trust fund to pay for any
shortage in debt service payments during the term of the loan. This is a requlrement of the
Commonwealth’s TIF Guarantee Program.

Other Financing Costs — this includes administrative fees, issuance fees, if any, and legal and
accounting costs associated with setting up the TIF District and executing the necessary
financings for the project.
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Proposed Development

The proposed Clinton Industrial Park will be a park dedicated to ]aige bulk warehouse
buildings generally ranging in size from 200,000 to 500,000 square feet. The total development
on the project will include approximately 1,500,000 square feet of development on five

development sites. The project will generate approximately $60 million in private development
construction investment.

- Economic Feasibility Analysis of the Development
The Clinton Industrial Park will produce many direct and indirect benefits to the local
communities, the Airport Market Area, and the Southwestern Pennsylvania region. The direct

and indirect jobs, wages, and estimated wage taxes are summarized below:

Temporary Jobs (construction related):

Estimated Wage
Jobs Total Wages Taxes (1)
Direct Jobs 182 $ 7,053,595
Indirect Jobs (within Pennsylvania) 159 § 5,443,965
Total Impacts 341 $ 12,497,559 § 500,500
Permanent Jobs:
Estimated Afanual
Jobs Annual Wages Wage Taxes (1)
Direct Jobs (full-time) 750 $ 21,112,549
Indirect Jobs (within Pennsylvania) 670 $ 20,037,920 .
Total Impacts 1420 §$ 41,150,468 % 854;003

(1) Includes Wage Tax Receipts by the Commonwealth, Findlay Township, West Allegheny School District,
and other Local Jurisdictions

Other economic impacts are described in Exhibit F.
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Tax Increment Financing Components
I. TIF Amount

The Tax Increment Financing (TIF) proceeds to be used to fund the public improvements
necessary for the Clinton Industrial Park TIF Project are approximately $7,471,127.

I1. Pledged Revenue

A percentage of real property taxes collected in the tax increment district in excess of the
base real property taxes are pledged to the TIF financing. The percentage of the incremental real
property taxes pledged to the TIF debt is equal to the following: County — 75%, Township — :
75%, School District — 75%. The base assessed value is $0 since the property is currently tax
exempt. The expected assessed value at the completion of development is projected to be
approximately $39,024,938, resulting in an estimated accumulated total tax increment value of
approximately $13,478,316 over the 20-year term of the district. At the current real propesty tax
rates, and taking info consideration the percentages pledged to the financing, this results in
incremental real property taxes of $9,906,562 available to pay debt service on the TIF financing,
and $3,369,579 in real property taxes payable to the taxing bodies during the term of the TIF

District. The distribution of accumulated incremental taxes to the taxing bodies is as follows:

Findlay Township $200,328
West Allegheny Schools 2,483,129
Allegheny County 626,122
Total $3,369,579

In year 10 the anticipated proceeds available for debt reduction are as follows:

Findlay Township $44,215
West Allegheny Schools 421,741
Allegheny County 106,342
ACAA lease revenues 201,064
Total $773,362

In addition to the above the ACAA has agreed to contribute 75% of the net lease revenues
derived from the sites located within the TIF district. This is anticipated to generate $3,554,118
towards the debt reduction over the term of the TIF.

II1. Pledged Parcel(s)

The pledged parcels include the parcels identified on the Site Plan included in Exhibit B.
These parcels, including any publicly dedicated rights-of-way, are not subdivided, but will-be
demarcated in accordance with the applicable tenant leases as taxable real estate (or tax-exempt
for the public rights-of-way) with the Allegheny County Property Assessment, Appeals, and
Review. A tax bill will be generated by each taxing authority on the basis of these leases. The
total TTF District consists of approximately 88.4 acres, not including public rights-of-way.
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IV. Provisions for TIF Proceeds and Project Savings

The TIF proceeds will be used in the following manner. First, the proceeds will be used
to retire the TIF debt and cover administrative fees. Second, any excess proceeds will be held in
escrow until there are sufficient funds available to fund Phase II of the projector to fund fistther
debt issuance for Phase II. Third, any proceeds available after Phase II has been funded or, if
Phase II does not occur, will be applied to the TIF debt until it is paid in full. Any remaining
proceeds will be distributed on a prorata basis to the participants including West Allegheny
Schools, Findlay Township, Allegheny County and Allegheny County Airport Authority. All
project costs will be monitored to ensure that any project savings will be applied in this manner.

V. Tax Base for Purpose of Increment Calculation

Subject to the provision of the Tax Increment Financing Act (53 P.S. 6930.1 et. seq.), the
taxable market value of the Pledged Parcels as of the date of the creation of the District will be
used as the “base” for calculating the real estate tax increment. Since the parcels are currently in
public ownership, they are tax exempt. As a result, the base tax is set at $0. The tax increment
base and estimate of pledged taxes are illustrated in Exhibit “D.”

V1. Provision for Insufficient Tax Increment Revenues

In order to ensure that there are sufficient funds to repay the debt associated with the TIF
financing, the ACAA is proposing to secure a guarantee through the Commonwealth’s Tax
Increment Financing Guarantee Program. This program is established under the Commonwealth
Financing Authority to provide up to a 100% guarantee for up to $5,000,000 in TIF debt. The
Guarantee is provided to the issuing authority, in this case RAAC, for the approved amount. The
ACAA is applying for a $5 million Guarantee to cover 91% of the TIF debt.

Other major conditions of the TIF Guarantee and the approach that ACAA will use to
comply with these conditions are summarized below:

1. Debt Service Reserve Fund equal to 10% of the TIF Guarantee: The ACAA is
providing a DSRF for the duration of the TIF debt of $500,000, or 10% of the
Guarantee.

2. Capitalized Interest funded to cover at least 50% of the interest costs until
incremental taxes are sufficient to amortize the debt. The ACAA is providing
capitalized interest for the project amounting to $795,966. This capitalize
interest is sufficient to provide for interest-only payments on the TIF loan for
Years 1-5.

3. Restriction on call provisions on the financing: The TIF financing will
include no-call provisions. However, prepayment will be possible should
sufficient tax increments or other revenues become available and all parties
agree to the accelerated repayment of TIF debt.

4. The work to be performed under the proceeds of the TIF Financing must be
covered by a Guaranteed Maximum Price contract and a payment and
performance bond. ACAA will comply with all requirements of public bid
and contracting requirements. ‘

5. Provision of an economic feasibility study demonstrating that “realistic and
verifiable” sources are available to complete at least 85% of the project prior
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to issuing TIF debt. The Clinton Industrial Park is being developed onthe
basis of anticipated market demand confirmed in the Market Impact Report
prepared by Basile Baumann Prost & Associates and Integra Realty
Resources. Based on the projection of this demand and absorption of the land =
and buildings, the project will support the expected TIF financing by the 5%
year of the development. Until that time, capitalized interest in the project
capital budget will pay for interest costs of the TIF Financing.

If at any time during the term of the TIF District real estate taxes are replaced, in whole
or in part, by other taxes imposed by any Taxing Body or other sources of funding, all of the TIF
Parties agree to use their best efforts to amend the TIF Plan and the Cooperation Agreement with
respect to taxes and amounts pledged as TIF Revenues in order to continue to provide sufficient
amounts to pay debt service on the TIF debt.

VII. Actual Tax Increment in Excess of Assumed Increment

Any increase in tax revenues from any parcels in the District, attributable solely to an
increase in assessed value over and above that determined necessary to pay debt service on the
TIF debt will be used for the project as outlined in Section IV .

Any increases in tax revenue from any parcels in the District, attributable to increased
millage above the current millage by any of the taxing bodies, will be considered part of the
pledged increment at the percentages outlined in the Tax Increment Financing Components
Section II (Pledged Revenue) and therefore be available to pay project costs.

VIII. Interest Earnings

Any interest earnings will be used towards debt service, including payment of capitalized
interest and prepayment of the TIF debt as permitted project costs.

IX. Financial Details

The Tax Increment Financing Analysis is Exhibit “E,” which is intended to describe the
expected financing. '

It is expected that the Clinton Industrial Park TIF District will be created in the first
quarter of 2005 to be effective approximately June 21, 2005. The TIF debt is projected to be
issued no sooner than the second quarter of 2005. The Project is expected to open by spring
2006. The specific terms and structure of the TIF financing will be determined at the time of
financing. However, it is contemplated that the TIF debt will have a final maturity in 2025, with
payment of interest beginning in 2008. Construction period interest will be funded as capitalized
interest as part of the TIF financing. Exhibit E shows the TIF financing assumptions and cash
flow.

The various assumptions associated with the financing are the best that are currently
available. Many of these assumptions may change, including the interest rate and terms of
repayment on the TIF financing, the timing of credit, and/or other financial structures.
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The TIF Financing may be tax-exempt financing for the public infrastructure or may be
private financing. '

X. Estimated Costs of Development

A list of estimated costs of proposed infrastructure and public improvements is ineluded |
in the project costs chart above. A listing of the estimated costs of the planned Commercial
Development Improvements is attached as Exhibit “B.”

XI. Estimated Non Project Costs

TIF Debt Fees are may include the following:
RAAC Fee — One time & annual fee
Trustee Fee — One time fee, annual fee & expenses
Underwriters Fee
Counsel Fees & Expenses
Rating Fee
Counsel Fees
Financial Analysis
Market Analysis
Printing Fee

XII. Projected Assessed Value
Upon completion, the future assessed value of the District is anticipated to exceed $39
million. The estimated aggregate assessed value of the District through the year 2025 is attached

as Exhibit “D.” Exhibit “D” also illustrates the projected real estate tax revenues to be generated
by the development through year 2025.

XIII. Maps of the TIF District, Existing Uses, Conditions, & Plans

The maps and renderings in Exhibits “A” and “B” show the boundaries of the Clinton
Industrial Park TIF District, the existing uses and conditions illustrated in the Basic Conditions
Report of the Airport Study Area, and preliminary plans for the new infrastructure that is -
proposed.
XIV. Zoning and Planning Issues

The underlying zoning classification for the project is H-I heavy industrial. The project
has received development approval from Findlay Township. The Allegheny County Planning
Division has also reviewed and approved all site plans.

XYV. Relocation Statement

The Clinton Industrial Park Tax Increment Financing Plan will not include any relocation
of residents or businesses.

L




XVI. Date of District Establishment

The District will be created on the date of the approval and adoption of this Plan in
accordance with the TIF Act, with an effective beginning date of approximately June 21, 2005.
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EXhibit “A” - Boundary Description & Parcel Map
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Exhibit “B” - Proposed Infrastructure & Public Improvements with Maps
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Exhibit “C” — commercial Development Improvement Costs

Clinton TIF
Private Development
Adjusted Land
Square Assumed Land Value & Hard  Total Private
Year Acres Footage Value Hard Investment Soft Cost Investment Development
1 - - - - -
2 126 200,000 441,000 6,090,000 1,218,000 6,531,000 7,749,000
3 179 300,000 626,500 9,270,000 1,854,000 9,896,500 1 1,750,500
4 12.6 175,000 441,000 5,486,250 1,097,250 5,927,250 7,024,500
5 - - - - - - -
6 18.0 300,000 1,080,000 9,675,000 1,935,000 10,755,000 12,680,000
7 110 200,000 660,000 6,540,000 1,308,000 7,200,000 8,508,000
8 - - ‘ - - - N - -
9 -
10 -
11 - .
12 -
13 -
14 - - - - - - -
15 - - - - - - -
16 - - - - - - -
17 16.1 300,000 563,500 11,160,000 2,232,000 11,723,500 13,955,500
18 - - - - - - -
19 - - - B - - -
20 - - - - - - -
88.2 1,475,000 3,812,000 48,221,250 9,644,250 52,033,250 61 ,6‘7 7,500
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Exhibit “F” - gconomic Impacts

Following is an excerpt from the Economic and Market Impact Study, Clinton Road Phase I Site,
prepared for the ACAA and the Redevelopment Authority of Allegheny County by Basile
Baumann Prost & Associates, Inc. and Integra Realty Resources — Pittsburgh, dated Deceniber 8,
2004.

Economic and Fiscal Impact
Construction Period Impact

During the construction period of the planned Clinton Road Phase I Site project, a variety of new
economic opportunities will be created. The construction will create 182 direct on-site jobs with
an aggregate payroll of $7 million. Furthermore, these direct jobs will create 159 additional
indirect, or spin-off jobs off-site with an aggregate payroll of $5.4 million. Direct consumer
expenditures will total roughly $6 million and an estimated $13.7 million in material purchases
will be made in the Pittsburgh region.

Economin impact - Construction Period (Z004%)

Ciinton Road Phase i Site

Diret Indirect  Total

Jobs (FTE) 182 159 341
Payroll $7 million = $5.4 milion ~ $12.4 million
Material Purchases (regional) ~ $13.7 million $13.7 million
Consumer Expenditures $6 million $6 million

The related fiscal impact of construction will be approximately $1.9 million in tax revenue to the
Commonwealth, Allegheny County, Findlay Township and other local jurisdictions. This
includes $500,500 in income tax from construction workers, $851,000 in sales tax of materials
purchases made in the Commonwealth, $307,000 in spin-off sales tax revenue, $225,000 in
building permit fees and $1,500 in occupational privilege taxes.

West
Allegheny
Common- Allegheny Findlay School Other Local
wealth County Township  District Jurisdictions TOTAL

Income Tax  $383,000 $1,500 $1,500 - $114,500 $500,500
Occupational Privilege Tax $30 $30 $2,000 $2,060

Direct Sales Tax $782,000 $69,000 -$851,000
Indirect Sales Tax $281,000 $26,000 $307,000

Building Permit Fees $225,000 $225,000




Impact at Build Out

Once construction is. complete and market absorbed, the Clinton Road Phase I Site project, with an assumed market value of
approximately $42 million, will create 750 direct on-site jobs with an aggregate annual payroll of $21 million. Furtherimore, the
Clinton Road Phase I Site project will create an additional 670 indirect, or spin-off jobs off-site as a result of expenditures made
by the project’s employees. These indirect jobs will have an aggregate annual payroll of $20 million. The wages and salaries of
project employees will annually generate $18 million in consumer expenditures. The Clinton Road Phase I Site praject will
create a total of $16.6 million in other direct retail sales off-site in other Commonwealth locations.

Economic impact -- Annual 0;)5:‘:"“’”*7'¥0i’*.$ at Build {)L!iz}‘“ﬁ‘)ﬁﬁl}
Clinton Road Ph
Direct Indirect ~ Total
Jobs (FTE) 750 670 1,420
Payroll $21 million $20 million -$41 million
Consumer Expenditures $18 million $18 million
Other Direct Retail Sales : ' $16.6 million

The related fiscal impact during annual operations at build out will be $2.9 million in tax revenue to the Commonwealth,
Allegheny County, Findlay. Township and other local jurisdictions. This includes $854,500 in income tax from project
employees, $1 million in real property tax, $927,000 in spin-off sales tax revenue, $63,000 in corporate franichise taxes and
$7,200 in occupational privilege taxes.

At build out, the Commonwealth of Pennsylvania will receive $1.6 million in tax revenue and Allegheny County will receive
$277,000 in tax revenue. Findlay Township will receive $85,000 in tax revenue and the West Allegheny School Digtrict will
receive $785,000 in tax revenue. Other jurisdictions in the region will receive approximately $207,500 in tax revenue during
annual operations at build out.

Annual Fiscal bipact ~ Annual Operations at Build Out (20045)
Clinton Road Phase | Site
West
Allegheny _
Common- Allegheny Findlay School Other Local
wealth County Township  District Jurisdictions TOTAL

Income Tax $648,000 $3,000 $3,000 $200,500 $854,500
Occupational Privilege Tax $100 $100 $7,000 $7,200
Real Property Tax (1/) $197,000 $82,000 $782,000 $1,081,000
Indirect Sales Tax (off-site) $847,000 $80,000 : $927,000
Corporate Franchise Tax $63,000 $63,000

1/ A portion of the real property tax revenue will be used to support the debt service on the Tax Increment Fingncing

Other Benefits

The improvement of the Clinton Road Phase I Site, a vacant site that is owned by the Allegheny County Airport Autherity will
generate substantial economic and fiscal benefits in terms of new jobs and increased tax revenues. Further, the addition of a new
high quality bulk warehouse distribution space within this site will provide additional benefits to the Plttsbfurgh region in ferms of
enhancing the area’s vitality and competitiveness.

The development of the Clinton Road Phase I Site will provide the region with ready-to-go high-quality warehouse distribution
space. The development of infrastructure within the Clinton Road Phase I Site will help address the Pittsburgh region’s lack of
ready-to-go industrial and commercial development sites with infrastructure in place to attract industrial and commercial users.

The development of the Clinton Road Phase I Site will also benefit from new transportation infrastructure improvements in the
region. The project will make immediate use of the new RT60 interchange with Moon Clinton Road that is currently being
improved as part of the Findlay connector project.

Importantly, the Clinton Road Phase I Site will provide an opportunity to engage the private sector in public/private partperships.
With an estimated $15 million in public sector participation in terms of site preparation (e.g. infrastructure, transportation) for the
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Clinton Road Phase I Site, the project will attract $60 million in private sector participation which will provide space: for new
and/or expanding businesses.
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MEMORANDUM

OFFICE OF THE COUNTY MANAGER

TO: - John Mascio
| Chief Clerk .
FROM: James M. Flynn, Jr. .
County Manager

DATE: June 2, 2005
RE: Proposed Resolution | , |

Attached is a Resolution Regarding Tax Increment Financing Plan presented by the
Redevelopment Authority of Allegheny County, creating the Clinton Industrial Park
Phase I and II TIF District making certain findings and authorizing related agreements.

The Allegheny County Law Department has reviewed this legislation prioxf to subnﬁtﬁixg
it to Council. ' A i

Please place this on the next agenda for County Council approval.

Thank you.




