
URBAN REDEVELOPMENT AUTHORITY OF PITTSBURGH


PENN LIBERTY PLAZA TAX INCREMENT FINANCING PLAN AMENDMENT

May, 2004
I.
INTRODUCTION
A. Background on the Penn Liberty Plaza Tax Increment Financing Plan adopted on 12/12/95
In December, 1995 the Penn Liberty Plaza Tax Increment Financing Plan (Original Plan), which is included behind page 25, was adopted.  The Original Plan called for the creation of the Penn Liberty Plaza TIF District on November 1, 1996.  As detailed in the Original Plan, the purpose of the plan was to provide gap financing for a 1,250 space parking garage which would be built by the Buncher Company to support primarily the 382,000 sf former Buyers Mart building that they had renamed Penn Liberty Plaza I.  The garage was to be built on a surface parking lot that contained 350 parking spaces; therefore, there would have been a net increase of 900 parking spaces. The Buncher Company designed the proposed garage and they planned to build it once Penn Liberty Plaza I was fully leased.  Because only 45% of the space in the building has been leased, the Buncher Company has not built the garage and the planned TIF financing was never completed.  The Urban Redevelopment Authority ("URA") has been advised that the Buncher Company has no plans to construct the parking garage at the current time.
Because the financing for the Original Plan never occurred, the URA has been accumulating the pledged real estate tax increment pursuant to the Original Plan.  Through the collection of 2004 pledged real estate tax increment, the URA has accumulated $910,003.68 as of 4/15/04 (see summary on page 10).   The URA intends to reimburse itself for $11,064.52 in costs incurred in the planning and design of the parking garage proposed in the Original Plan.   The remainder of the accumulation ($898,939.16 plus additional interest earned) will be used in the proposed project. 

The URA originally proposed the Penn Liberty Plaza TIF Plan because it saw a need for additional parking to support further development in the Strip District, including Penn Liberty Plaza I.   Penn Liberty Plaza I has never been fully leased; however, with the completion of the new Convention Center and the construction of the History Center expansion, there is an even greater need for additional parking than there was in 1995 when the TIF Plan was first adopted.  This TIF Plan amendment is being proposed because parking is needed now to support development in the Strip District and the new Convention Center.  Any further delay would have a significant negative impact on Convention Center business and development in the Strip District.

B.
The Proposed Grant Street Transportation Center Project
While the Buncher Company is not in a position to proceed with its parking garage, there is now the possibility of providing parking for Penn Liberty Plaza I, and other buildings hereinafter named, in a proposed new parking garage.  The Public Parking Authority of Pittsburgh (the "Parking Authority") has been planning the Grant Street Transportation Center located on the Greyhound Bus Station site across 12th Street from Penn Liberty Plaza I.  The center is an intermodal transportation facility including a 1,000 space parking garage on five above-grade levels, and a new Greyhound bus terminal constructed at grade level (see site plan and rendering on pages 11 and 12).  Only the portion of the transportation center which comprises the public parking garage constitutes the "Revised Project," as that term is used herein. The current Greyhound facility contains 150 parking spaces; therefore, the Revised Project would result in a net increase of 850 parking spaces. The Parking Authority is taking the leadership role as developer and owner of the Revised Project.  Its interest is to fulfill its mission by providing adequate public parking for the City of Pittsburgh, including for buildings in downtown Pittsburgh, including Penn Liberty Plaza I, the new Convention Center and other Grant Street corridor buildings.  It has worked closely with Greyhound Lines, Inc. for almost two years in the development of the Revised Project.

The Greyhound Station would temporarily relocate to the Parking Authority’s parking lot on Second Avenue near the 10th Street Bridge.  Construction on that temporary station would begin in the fourth quarter of 2004. Demolition of the existing Greyhound Station and construction of the new Grant Street Transportation Center would begin in the first quarter of 2005, with completion projected for the first quarter of 2007.


C.
Proposed Amended TIF Project
Upon designation of an expanded Penn Liberty Plaza Tax Increment Financing (TIF) District encompassing portions of the Strip District and Convention Center Redevelopment Areas (see enclosed maps on pages 13 and 14), the Parking Authority will issue tax exempt bond(s) generating net proceeds totaling approximately $27.4 million that will be available for direct costs of the Revised Project. The Parking Authority bonds will be payable from revenues of the Parking Authority system, the real estate tax increment and the parking tax increment described below.  
Real Estate Increment.  To fund a portion of the costs of the Revised  Project, 75% of the real estate tax increments (the "Real Estate Increment") received from Penn Liberty Plaza I will be allocated to the URA by the School District of Pittsburgh, the City of Pittsburgh and Allegheny County.  The total pledged Real Estate Increment 
derived from Penn Liberty Plaza I for the year 2004 is $147,350.  Pledged real estate tax increment for the Project will be capped at that amount, and the Taxing Bodies will receive 100% of any Real Estate Increment in excess of that amount.  The Original Plan projected a completed market value of $19,704,645 for Penn Liberty Plaza I.  If, after the majority of the office space is leased, Penn Liberty Plaza I is assessed at that level, the Taxing Bodies would collect $300,000 more in annual taxes than they collected in 2004 (see detailed comparison of tax collections on pages 15 and 16).  The URA's obligation to disburse the Real Estate Increment allocated to it in support of costs for the Revised Project will be secured by the issuance of a TIF Note in the original principal amount of approximately $1,227,973 (the "TIF Note").  Stated differently, $1,227,973 of the proceeds of the Parking Authority Bonds, an amount equal to the principal amount of the TIF Note, will be allocated to the Revised Project on behalf of the URA (see amortization schedule on page 21).
Parking Tax Increment.  The Parking Authority Bonds will also be repaid using 50% of the parking tax increment from the Revised Project, calculated at a 31% parking tax rate.  That pledged increment is estimated at approximately $265,243 annually. The City would continue to collect the base parking taxes of $82,914, in addition to 50% of the increment projected at $265,243.  
With respect to both the real estate taxes from Penn Liberty Plaza I and the parking taxes from the Project, the allocation is only for the remaining term of the TIF District, which expires in 2016.  
In addition, no allocation is requested for real estate tax increment from the new Greyhound Station.  The Taxing Bodies will receive the base real estate tax from the Greyhound Station parcel, plus 100% of any increment from the new Greyhound Station and any retail/restaurants associated with it.  The current assessment of the Greyhound Station is $4,534,600 and the estimated construction cost of the Greyhound portion of the Project is $6.2 million.

The Original Plan called for collecting real estate and parking tax increment from the block (Penn Avenue between 13th and 14th Streets) on which the proposed Buncher Company parking garage was to be built.  This proposed Amended Plan does not provide for any pledge of real estate or parking taxes from that block; therefore, the Taxing Bodies will receive any and all taxes from that block.

The use of tax increment financing is necessary to make the Revised Project economically feasible.   The total budget for the Revised Project is estimated to be $27.4 million (see detailed budget estimate on pages 17-19), which translates to approximately $ 27,400 per space, compared to an average cost of $18,000 per space for other Parking Authority garages.  This project is relatively expensive because the Norfolk Southern railroad trestle, which bisects the site, requires the Parking Authority to build two independent parking structures.  One will be on the 11th Street side of the trestle with 400 parking spaces and the other will be on the 12th Street side with 600 parking spaces.  This 2.2 acre site is not suitable for other development because it is bifurcated by this elevated railroad trestle.
D. Strip District  Redevelopment Area

Penn Liberty Plaza I is located in the Strip District Redevelopment Area, which was certified in May, 1981.  The Strip District has been an important transportation, manufacturing and commercial center for decades.  The Strip District Basic Conditions Report completed in August, 1980 identified several factors which contributed to the blighted condition.  Among them are excessive land coverage, faulty street and lot layout and the existence of deteriorated, vacant buildings and poorly maintained vacant lots which deter investment in the area.
E. Convention Center Redevelopment  Area

The site of the Revised Project is located in the Convention Center Redevelopment Area, which was first certified in January, 1979.  In July, 2002, the City Planning Commission accepted and acknowledged the June, 2002 Basic Conditions Report for the Convention Center Certified Area, which identified that the conditions of blight are still present in the Area. 
II.
IMPACT ANALYSIS
The economic impact of the Grant Street Transportation Center is detailed on page 20. 

III. 
ECONOMIC FEASIBILITY ANALYSIS
A.
1,000 SPACE PARKING GARAGE IN GRANT STREET TRANSPORTATION CENTER
USES OF FUNDS (see pages 17-19 for additional detail)

1,000 Space Parking Garage

$27,444,828
SOURCES OF FUNDS:


Parking Authority Bonds



$24,444,828



a. Pledged parking tax increment



    supports approximately  



    $2,848,800 of these bonds.




b. Pledged real estate tax increment




    supports approximately 




    $1,197,661 of these bonds.




c. Parking Authority System Revenues




    will support the balance of the bond




    issue – approximately $20,398,367




Parking Authority Equity



$3,000,000




TOTAL SOURCES


           $27,444,828
B.
PENN LIBERTY PLAZA I
USES OF FUNDS

Building Renovation


$15,700,000
SOURCES OF FUNDS

Buncher Debt & Equity

$15,700,000
C.
Tax Increment Financing


The Parking Authority will issue tax exempt bond(s) totaling approximately $27.4 million that will be available for the direct costs of the Revised Project.
1. 
Real Estate Increment.  To fund a portion of the costs of the Revised Project, 75% of the real estate tax increments (the "Real Estate Increment") received from Penn Liberty Plaza I will be allocated to the URA by the School District of Pittsburgh, the City of Pittsburgh and Allegheny County.  The total pledged Real Estate Increment derived from Penn Liberty Plaza I for the year 2004 is $147,350.  Pledged real estate tax increment for the Revised Project will be capped at that amount, and the Taxing Bodies will receive 100% of any Real Estate Increment in excess of that amount.  The URA's obligation to disburse the Real Estate Increment allocated to it in support of Project costs will be secured by the issuance of a TIF Note in the original principal amount of approximately $1,227,973 (the "TIF Note").  Stated differently, $1,227,973 of the proceeds of the Parking Authority Bond(s), an amount equal to the principal amount of the TIF Note, will be allocated to the Revised Project on behalf of the URA (see amortization schedule on page 21).

 

2.
Parking Tax Increment.  The Parking Authority Bonds will also be repaid using 50% of the parking tax increment from the Revised Project, calculated at a 31% parking tax rate.  That pledged increment is estimated at approximately $265,243 annually. The City would continue to collect the base parking taxes of $82,914, in addition to 50% of the increment projected at $265,243.  

3.
Pledged Parcel
Owner




Lot & Block
The Buncher Company 

9-L-70
4.
Tax Base for Purpose of Increment Calculation

Subject to the provisions of the Tax Increment Financing Act (53 P.S.§6930.1 et seq.) and pursuant to the Original Plan, the market value of the Pledged Parcel (9-L-70) as of November 1, 1996 will be used as the "base" for calculating the real estate tax increment. The Taxing Bodies will continue to receive real estate taxes applicable to this base market value through the term of the TIF District.  The base fair market value for 9-L-70 as of 11/1/96 was $822,320.
5. Actual Real Estate Tax Increment in Excess of 2004 Pledged Increment

The total pledged Real Estate Increment derived from Penn Liberty Plaza I for the year 2004 is $147,350. Any increases in pledged real estate tax revenues from the Pledged Parcel over and above $147,350 will be distributed pro rata to the taxing bodies in proportion to their then-current millages.

Any increases in tax revenues from the Pledged Parcel, attributable to increased millage above the millage as of 11/1/96 by any of the taxing bodies, will be retained by the Taxing Body that increased the millage rate. 

6.
Parking Tax Increment due to Increase over Base Rate
For the purpose of this Plan, the base parking tax rate is set at 31% (not the current rate of 50%).  If the parking tax is higher than 31% when the Project is completed, any pledged parking tax increment attributable to the difference between 31% and the higher rate will be retained by the City.
7. Financial Details
The proformas and amortization schedules on pages 21-23 are intended to describe the expected financing assumptions.

The Penn Liberty Plaza TIF District was established on November 1, 1996. The TIF Note and the Parking Authority Bonds are projected to be issued in the 4th quarter of 2004. The Project is expected to be complete by the 1st quarter of 2007.

The specific terms and structure of the TIF Note and the Parking Authority Bonds will be determined at the time of issuance.  The various assumptions associated with the financing are the best currently available.  Many of these assumptions may change, including the interest rate to be paid on the TIF Note, the costs of issuance, the projected net proceeds and the timing on the commencement of the tax increments.
The TIF Note and Parking Authority Bond issue proceeds attributable to pledged real estate and parking taxes will be used to pay construction costs for the Revised Project.
IV.
MAPS OF TIF DISTRICT, EXISTING USES AND CONDITIONS AND PROPOSED IMPROVEMENTS
The map on page 25 shows the boundaries of the original Penn Liberty Plaza TIF District and the proposed addition to the District. The map on page 26 illustrates the boundaries of the Strip District and Convention Center Redevelopment Areas in the context of the TIF District. 

The map on page 36 shows existing land use and pages 23 and 24 include a preliminary site plan and rendering for the Grant Street Transportation Center.
V.
PROPOSED ZONING CHANGES
The parcels in the Penn Liberty Plaza TIF District are zoned Golden Triangle - B (GT-B) and Urban Industrial (UI).  A zoning map is included on page 25.

VI.
ESTIMATED NON-PROJECT COSTS

No non-Project costs are expected. 
VII.
PROPOSED RELOCATION STATEMENT
The Greyhound Bus Station will temporarily relocate to a Parking Authority lot on Second Avenue near the intersection with the 10th Street Bridge.  Upon the completion of the Grant Street Transportation Center, Greyhound will move into a new station constructed at grade as part of that Project.
VIII.
1% NEIGHBORHOOD DEVELOPMENT FEE

As per City of Pittsburgh Ordnance No. 28 enacted in December, 1998, the Parking Authority, from its own funds, will be required to pay a 1% fee to be expended by the Urban Redevelopment Authority and to be used for neighborhood development in the City of Pittsburgh.  

IX.
1% SCHOOL DEVELOPMENT FEE

As per Pittsburgh School Board Resolution No. 12 approved on May 26, 1999, the Parking Authority, from its own funds, will be required to pay a 1% fee to be expended by the Pittsburgh School Board and to be used for school development in the City of Pittsburgh.
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	Jan - Dec 99
	
	Jan - Dec 00
	
	Jan - Dec 01
	
	Jan - Dec 02
	
	Jan - Dec 03
	
	Jan- April 04
	 
	TOTAL

	
	Income
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	
	4100 · TIF Revenue
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	4110 · City
	113,266.86
	
	41,175.46
	
	56,159.16
	
	59,979.53
	
	59,979.53
	
	59,979.53
	
	390,540.07

	
	
	
	4120 · School
	0.00
	
	74,532.91
	
	60,512.43
	
	64,422.46
	
	64,422.46
	
	64,422.46
	
	328,312.72

	
	
	
	4130 · County
	31,404.97
	
	30,963.60
	
	24,622.30
	
	26,046.67
	
	26,046.67
	
	26,046.67
	
	165,130.88

	
	
	Total 4100 · TIF Revenue
	144,671.83
	
	146,671.97
	
	141,293.89
	
	150,448.66
	
	150,448.66
	
	150,448.66
	
	883,983.67

	
	
	4900 · Interest
	0.00
	
	5,580.37
	
	8,280.14
	
	5,953.64
	
	4,316.08
	
	1,889.78
	 
	26,020.01

	
	Total Income
	144,671.83
	
	152,252.34
	
	149,574.03
	
	156,402.30
	
	154,764.74
	
	152,338.44
	
	910,003.68

	
	Expense
	0.00
	
	0.00
	
	0.00
	
	0.00
	
	0.00
	
	0.00
	 
	0.00

	Net Income
	144,671.83
	
	152,252.34
	
	149,574.03
	
	156,402.30
	
	154,764.74
	
	152,338.44
	 
	910,003.68

	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

	Note - The 1999 pledged tax increment was transferred in early 2000.
	
	
	
	
	
	
	
	
	
	


Grant Street Transportation Center Site Plan (IKM Incoporated)

[image: image1.wmf]1

2

t

h

1

2

t

h

S

m

a

l

l

m

a

n

S

m

a

l

l

m

a

n

P

e

n

n

L

i

b

e

r

t

y

L

i

b

e

r

t

y

C

r

o

s

s

t

o

w

n

 

B

l

v

d

V

e

t

e

r

a

n

s

 

B

r

d

g

1

1

t

h

1

1

t

h

E

t

n

a

P

e

n

n

9

K

9

7

9

K

9

7

A

9

L

1

7

A

9

L

1

7

9

L

3

7

9

L

3

4

9

L

3

2

9

L

2

9

9

L

2

5

9

L

2

0

9

K

9

0

A

9

K

9

0

9

L

3

1

9

L

7

0

9

L

7

0

P

e

n

n

L

i

b

e

r

t

y

G

r

a

n

t

9

P

3

6

C

u

r

r

e

n

t

 

P

L

P

 

T

I

F

 

D

i

s

t

r

i

c

t

P

r

o

p

o

s

e

d

 

E

x

t

e

n

s

t

i

o

n

 

o

f

 

P

L

P

 

T

I

F

 

D

i

s

t

r

i

c

t

2

0

0

0

2

0

0

4

0

0

F

e

e

t

G

r

a

n

t

 

S

t

r

e

e

t

T

r

a

n

s

p

o

r

t

a

t

i

o

n

 

C

e

n

t

e

r

 

(

G

S

T

C

)

P

e

n

n

 

L

i

b

e

r

t

y

P

l

a

z

a

 

I

 

(

P

L

P

 

I

)

9

-

L

-

7

0

B

u

n

c

h

e

r

 

G

a

r

a

g

e

 

S

i

t

e


[image: image2.wmf]1

2

t

h

1

2

t

h

S

m

a

l

l

m

a

n

S

m

a

l

l

m

a

n

P

e

n

n

L

i

b

e

r

t

y

L

i

b

e

r

t

y

C

r

o

s

s

t

o

w

n

 

B

l

v

d

V

e

t

e

r

a

n

s

 

B

r

d

g

1

1

t

h

1

1

t

h

E

t

n

a

P

e

n

n

9

K

9

7

9

K

9

7

A

9

L

1

7

A

9

L

1

7

9

L

3

7

9

L

3

4

9

L

3

2

9

L

2

9

9

L

2

5

9

L

2

0

9

K

9

0

A

9

K

9

0

9

L

3

1

9

L

7

0

9

L

7

0

P

e

n

n

L

i

b

e

r

t

y

G

r

a

n

t

9

P

3

6

C

u

r

r

e

n

t

 

P

L

P

 

T

I

F

 

D

i

s

t

r

i

c

t

C

o

n

v

e

n

t

i

o

n

 

C

e

n

t

e

r

R

e

d

e

v

e

l

o

p

m

e

n

t

 

A

r

e

a

S

t

r

i

p

 

D

i

s

t

r

i

c

t

R

e

d

e

v

e

l

o

p

m

e

n

t

 

A

r

e

a

P

r

o

p

o

s

e

d

 

E

x

t

e

n

s

i

o

n

o

f

 

T

I

F

 

D

i

s

t

r

i

c

t

7

0

0

7

0

1

4

0

F

e

e

t

P

e

n

n

 

L

i

b

e

r

t

y

P

l

a

z

a

 

I

 

(

P

L

P

 

I

)

9

-

L

-

7

0

G

r

a

n

t

 

S

t

r

e

e

t

T

r

a

n

s

p

o

r

t

a

t

i

o

n

 

C

e

n

t

e

r

 

(

G

S

T

C

)

Grant Street Transportation Center Façade Rendering (IKM Incorporated)

Penn Liberty Plaza Tax Increment Financing District with Proposed Extension 
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Penn Liberty Plaza Tax Increment Financing District with Proposed Extension and Redevelopment Areas
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Distribution of Real Estate and Parking Tax Increment

Current Penn Liberty Plaza I TIF Plan Allocations (1)

	Taxing Body
	PLP Plan 25% Increment (1)
	Millage Increase 
	Base Taxes

	City
	 $                                   19,993 
	
	 $                                                10,874

	School
	 $                                   21,474 
	 $                                   14,384 
	 $                                                11,679 

	County
	 $                                     8,682 
	
	 $                                                  4,722 
	Distributed to 3TB

	Total
	 $                                   50,150 
	 $                                   14,384 
	 $                                                27,276
	$ 91,809

	
	75% Pledged RE Increment to TIF
	
	

	City
	 $                                   59,980 
	
	

	School
	 $                                   64,422 
	
	

	County
	 $                                   26,047
	
	
	Pledged to TIF

	Total
	 $                                 150,449 
	
	
	$150,449


1 Includes real estate tax increment from Buncher Garage Site
Proposed Penn Liberty Plaza I TIF Plan Amendment Allocations (1)

	Taxing Body
	PLP 25% Increment (2)
	Millage Increase
	Penn Liberty

Plaza I

Base Taxes
	Buncher Garage Site RE Taxes 100%
	Greyhound Base Taxes
	100% 

Greyhound Station  RE Tax Increment (4)
	Base Parking Taxes
	50% New Parking Tax Increment Taxes  (5)

	City
	$  19,581
	
	$ 8,703
	$ 3,818
	$ 47,994
	$15,509
	$82,914
	$265,243

	School
	$  21,031
	$ 13,780
	$ 9,348
	$ 4,921
	$ 61,859
	$19,990
	
	

	County
	$    8,503
	
	$ 3,780
	$ 1,658
	$ 20,841
	$  6,735
	
	
	Distributed to 3TB

	Total
	$ 49,117
	$ 13,780
	$21,831
	$10,396
	$130,695
	$42,235
	$82,914
	$265,243
	$616,211



	
	75% Pledged RE Increment to TIF
	
	
	
	
	
	
	50% New Parking Tax Increment
Taxes  (5)

	City
	$  58,744
	
	
	
	
	
	
	$265,243

	School
	$  63,095
	
	
	
	
	
	
	

	County
	$  25,510
	
	
	
	
	
	
	
	Pledged to TIF

	Total
	$147,350 (3)
	
	
	
	
	
	
	$265,243
	$412,593


1 Does not include pledge of real estate or parking tax increment from Buncher Garage site

2Assumes current assessment of Penn Liberty Plaza ($8,222,700)

3 Pledged real estate tax increment will be capped at this amount, which is the 2004 pledged increment collected from 9-L-70.

4Assumes Real Estate Assessment of $6 million for new Greyhound Station / Based on projected construction costs of new station
5Assumes 31% Parking Tax Rate

NOTE:  100% of any increase in the assessed value over the current assessment of Penn Liberty Plaza I will be distributed to the 3TB.  The original PLP TIF plan projected the completion value of Penn Liberty Plaza at $19,704,645; 100% of the incremental real estate taxes collected between the current increment of $196,467and the projected increment of $501,292 would go to the 3TB:
Proposed Penn Liberty Plaza I TIF Plan Amendment Allocations (1) / With Full Assessment for Penn Liberty Plaza I
	Taxing Body
	PLP Increment Retained by Taxing Body (2)
	Millage Increase
	Penn Liberty

Plaza I

Base Taxes
	Buncher Garage Site RE Taxes 100%
	Greyhound Base Taxes
	100% 

Greyhound Station  RE Tax Increment (4)
	Base Parking Taxes
	50% New Parking Tax

Increment

Taxes  (5)

	City
	 $ 141,106
	
	 $ 8,703 
	$ 3,818 
	$ 47,994 
	$15,509 
	$82,914 
	$265,243

	School
	 $ 151,559 
	$ 13,780 
	 $ 9,348 
	$ 4,921
	$ 61,859 
	$19,990 
	
	

	County
	 $   61,277 
	
	 $ 3,780 
	$ 1,658 
	$ 20,841 
	$  6,735 
	
	
	Distributed to 3TB

	Total
	 $ 353,941 
	 $ 13,780 
	 $21,831 
	$10,396 
	$130,695 
	$42,235 
	$82,914 
	$265,243
	$921,035 



	Taxing Body
	Cap on Pledged RE Increment to TIF
	
	
	
	
	
	
	50% of

Increment 

From New Parking Taxes  (5)

	City
	  $  58,744 
	
	
	
	
	
	
	$265,243

	School
	  $  63,095 
	
	
	
	
	
	
	

	County
	  $  25,510 
	
	
	
	
	
	
	
	Pledged to TIF

	Total
	$147,350 (3)
	
	
	
	
	
	
	$265,243
	$412,593



1 Does not include pledge of real estate or parking tax increment from Buncher Garage site
2Assumes original projected assessment of Penn Liberty Plaza of $19,704,645

3 Pledged real estate tax increment will be capped at this amount, which is the 2004 pledged increment collected from 9-L-70. 

4 Assumes Real Estate Assessment of $6 million for new Greyhound Station / Based on projected construction costs of new station

5 Assumes 31% Parking Tax Rate

Grant Street Transportation Center
Schematic Budget 1 - Revised
Summary Incorporating Accepted VE
10-Apr-04
	
	
	
	
	Greyhound
	
	PPA
	
	
	
	
	
	
	
	
	

	CSI #
	Description
	Total
	
	Break-out
	
	Break-out
	
	
	
	
	
	
	
	
	

	01000
	GC General Conditions
	1,025,425
	
	205,085
	
	820,340
	
	
	
	
	
	
	
	
	

	01001
	Allow Street/Sidewalk Closing Permits
	50,000
	
	12,500
	
	37,500
	
	
	
	
	
	
	
	
	

	01002
	Quality Control/Inspections (o, o)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	01003
	Railroad Requirements
	317,000
	
	79,250
	
	237,750
	
	
	
	
	
	
	
	
	

	01015
	Environmental Project Goals
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	01505
	Selective Demo for Salvage
	5,000
	
	0
	
	5,000
	
	
	
	
	
	
	
	
	

	01569
	Asbestos Abatement
	195,000
	
	0
	
	195,000
	
	
	
	
	
	
	
	
	

	02221
	Building Demolition
	950,000
	
	0
	
	950,000
	
	
	
	
	
	
	
	
	

	02230
	Site Preparation
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	02300
	Earthwork
	390,000
	
	45,000
	
	345,000
	
	
	
	
	
	
	
	
	

	02465
	Monotube Driven Piles
	700,000
	
	60,000
	
	640,000
	
	
	
	
	
	
	
	
	

	02500
	Asphalt Paving Patch
	58,333
	
	19,250
	
	39,083
	
	
	
	
	
	
	
	
	

	02701
	Water Service (2)
	40,000
	
	20,000
	
	20,000
	
	
	
	
	
	
	
	
	

	02702
	Fire Hydrants/Service (1)
	20,000
	
	10,000
	
	10,000
	
	
	
	
	
	
	
	
	

	02703
	Gas Service
	10,000
	
	5,000
	
	5,000
	
	
	
	
	
	
	
	
	

	02704
	Sanitary Service
	20,000
	
	10,000
	
	10,000
	
	
	
	
	
	
	
	
	

	02705
	Site Storm
	20,000
	
	10,000
	
	10,000
	
	
	
	
	
	
	
	
	

	02751
	Site Concrete Work
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	02752
	Granite Curbing
	189,000
	
	52,370
	
	136,630
	
	
	
	
	
	
	
	
	

	02760
	Rustic Terrazzo
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	02764
	Pavement Joint Sealants
	10,000
	
	3,300
	
	6,700
	
	
	
	
	
	
	
	
	

	02815
	Ornamental Fencing
	6,000
	
	6,000
	
	0
	
	
	
	
	
	
	
	
	

	02870
	Site Furnishings
	7,494
	
	7,494
	
	0
	
	
	
	
	
	
	
	
	

	02900
	Landscaping
	2,000
	
	2,000
	
	0
	
	
	
	
	
	
	
	
	

	03200
	Reinforcement - PPA
	1,105,361
	
	0
	
	1,105,361
	
	
	
	
	
	
	
	
	

	03200
	Reinforcement - Greyhound
	127,301
	
	127,301
	
	0
	
	
	
	
	
	
	
	
	

	03206
	Post Tensioning Reinforcement
	797,940
	
	0
	
	797,940
	
	
	
	
	
	
	
	
	

	03300
	CIP Concrete - PPA
	8,796,982
	
	0
	
	8,796,982
	
	
	
	
	
	
	
	
	

	03301
	CIP Concrete - Greyhound
	704,177
	
	704,177
	
	0
	
	
	
	
	
	
	
	
	

	03450
	Architectural Precast
	102,300
	
	0
	
	102,300
	
	
	
	
	
	
	
	
	

	03542
	Cement Based Underlayment
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	04810
	Unit Masonry Assemblies
	792,977
	
	530,337
	
	262,640
	
	
	
	
	
	
	
	
	

	05120
	Structural Steel/Metal Fabrications
	697,255
	
	176,800
	
	520,455
	
	
	
	
	
	
	
	
	

	05310
	Steel Deck
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	05400
	Cold-Formed Metal Framing
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	05500
	Allowance Addnl. Metal Fabrications
	50,000
	
	15,000
	
	35,000
	
	
	
	
	
	
	
	
	

	05521
	Railings
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	05590
	Exterior Screen Mesh Panels
	657,580
	
	0
	
	657,580
	
	
	
	
	
	
	
	
	

	05591
	Perforated Metal Panels
	359,600
	
	0
	
	359,600
	
	
	
	
	
	
	
	
	

	05810
	Allowance Exp. Joint Assemblies
	25,000
	
	5,000
	
	20,000
	
	
	
	
	
	
	
	
	

	06100
	Rough Carpentry
	40,000
	
	20,000
	
	20,000
	
	
	
	
	
	
	
	
	

	06402
	Architectural Woodwork/Finish Carp.
	77,511
	
	67,511
	
	10,000
	
	
	
	
	
	
	
	
	

	06403
	Allowance Ticket Counters
	21,400
	
	21,400
	
	0
	
	
	
	
	
	
	
	
	

	07110
	Bituminous Damproofing
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	07170
	Bentonite Waterproofing
	152,375
	
	73,950
	
	78,425
	
	
	
	
	
	
	
	
	

	07190
	Water Repellants
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	07210
	Building Insulation
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	07412
	Manufactured Wall Panels
	80,500
	
	32,200
	
	48,300
	
	
	
	
	
	
	
	
	

	07530
	EPDM Roofing
	180,000
	
	110,600
	
	69,400
	
	
	
	
	
	
	
	
	

	07600
	Flashing and Sheet Metal
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	07700
	Roof Hatch
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	07710
	Manufactured Roof Specialties
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	07811
	Sprayed Fire-Resistive Materials
	54,900
	
	36,783
	
	18,117
	
	
	
	
	
	
	
	
	

	07840
	Firestopping
	17,140
	
	11,141
	
	5,999
	
	
	
	
	
	
	
	
	

	07920
	Joint Sealants
	31,200
	
	20,280
	
	10,920
	
	
	
	
	
	
	
	
	

	07925
	Vehicle Traffic Joint Seals and Sealants
	99,427
	
	0
	
	99,427
	
	
	
	
	
	
	
	
	

	08111
	Steel Doors and Frames
	74,918
	
	43,452
	
	31,465
	
	
	
	
	
	
	
	
	

	08211
	Flush Wood Doors
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	08305
	Access Doors
	3,567
	
	2,140
	
	1,427
	
	
	
	
	
	
	
	
	

	08340
	Overhead Coiling Grills
	36,033
	
	12,300
	
	23,733
	
	
	
	
	
	
	
	
	

	08380
	Baggage Doors
	2,675
	
	2,675
	
	0
	
	
	
	
	
	
	
	
	

	08410
	Aluminum Storefront Framing
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	08470
	Automatic Revolving Entrance Door
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	08710
	Door Hardware
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	08720
	Automatic Door Operators
	12,532
	
	12,532
	
	0
	
	
	
	
	
	
	
	
	

	08800
	Glass and Glazing
	770,400
	
	274,030
	
	496,370
	
	
	
	
	
	
	
	
	

	08840
	Plastic Glazing
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	08920
	Glazed Aluminum Curtain Wall
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	08960
	Canopy Glazing System
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	09260
	Gypsum Board/Acoustical/FRP
	479,133
	
	395,133
	
	84,000
	
	
	
	
	
	
	
	
	

	09265
	Gypsum Board Shaftwall Assemblies
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	09310
	Ceramic Tile
	104,025
	
	69,697
	
	34,328
	
	
	
	
	
	
	
	
	

	09402
	Epoxy Terrazzo
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	09511
	Acoustic Panel Ceilings
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	09650
	Resilient Flooring/Carpet
	80,000
	
	75,000
	
	5,000
	
	
	
	
	
	
	
	
	

	09680
	Carpet
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	09910
	Painting
	90,000
	
	60,000
	
	30,000
	
	
	
	
	
	
	
	
	

	10150
	Toilet Compartments
	33,640
	
	25,230
	
	8,410
	
	
	
	
	
	
	
	
	

	10210
	Louvers and Vents
	2,890
	
	1,445
	
	1,445
	
	
	
	
	
	
	
	
	

	10340
	Exterior Clock
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	10425
	Signage
	22,000
	
	8,000
	
	14,000
	
	
	
	
	
	
	
	
	

	10426
	Allowance Marquis Signage
	200,000
	
	20,000
	
	180,000
	
	
	
	
	
	
	
	
	

	10426
	Greyhound Signage Allowance
	20,000
	
	20,000
	
	0
	
	
	
	
	
	
	
	
	

	10500
	Metal Lockers
	82,335
	
	79,885
	
	2,450
	
	
	
	
	
	
	
	
	

	10522
	FEC's
	6,724
	
	4,000
	
	2,724
	
	
	
	
	
	
	
	
	

	10675
	Baggage Racks
	6,600
	
	6,600
	
	0
	
	
	
	
	
	
	
	
	

	10750
	Telephone Specialties
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	10800
	Toilet Accessories
	19,753
	
	15,000
	
	4,753
	
	
	
	
	
	
	
	
	

	11030
	Automatic Teller Machines (o,o)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	11120
	Vending Machines (o,o)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	11140
	Bus Fueling Equipment (In Plumbing)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	11150
	Parking Control Equipment
	390,000
	
	0
	
	390,000
	
	
	
	
	
	
	
	
	

	11400
	Allowance Food Service
	200,000
	
	200,000
	
	0
	
	
	
	
	
	
	
	
	

	11475
	Appliances
	525
	
	525
	
	0
	
	
	
	
	
	
	
	
	

	11480
	Video Games (o,o)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	11485
	Information Center (o,o)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	12492
	Window Treatment
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	12510
	Office Furniture and Equipment (o,o)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	12640
	Food Service Area Seating (o,o)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	12650
	Waiting Area Public Seating (o,o)
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	14210
	Electric Traction Elevators
	466,000
	
	0
	
	466,000
	
	
	
	
	
	
	
	
	

	14241
	Dumbwaiter
	0
	
	0
	
	0
	
	
	
	
	
	
	
	
	

	14550
	Roller Conveyer
	982
	
	982
	
	0
	
	
	
	
	
	
	
	
	

	15300
	Fire Protection
	271,450
	
	191,700
	
	79,750
	
	
	
	
	
	
	
	
	

	15400
	Plumbing/Fueling Equip./San. Hopper
	1,527,750
	
	670,250
	
	857,500
	
	
	
	
	
	
	
	
	

	15500
	HVAC
	1,474,800
	
	929,800
	
	545,000
	
	
	
	
	
	
	
	
	

	16000
	Electrical
	1,916,800
	
	509,300
	
	1,407,500
	
	
	
	
	
	
	
	
	

	16001
	Duquesne Light Transformer Pit
	150,000
	
	75,000
	
	75,000
	
	
	
	
	
	
	
	
	

	
	Cost
	27,431,709
	
	6,204,405
	
	21,227,304
	
	
	
	
	
	
	
	
	

	
	GC Permit
	149,600
	
	10,200
	
	139,400
	
	
	
	
	
	
	
	
	

	
	BP Tax
	164,590
	
	39,874
	
	124,716
	
	
	
	
	
	
	
	
	

	
	Subtotal
	27,745,899
	
	6,254,479
	
	21,491,420
	
	
	
	
	
	
	
	
	

	
	GC Fee
	750,000
	
	180,993
	
	569,007
	
	
	
	
	
	
	
	
	

	
	Subtotal
	28,495,899
	
	6,435,472
	
	22,060,427
	
	
	
	
	
	
	
	
	

	
	Bond
	213,719
	
	51,576
	
	162,144
	
	
	
	
	
	
	
	
	

	
	Subtotal
	28,709,618
	
	6,487,048
	
	22,222,571
	
	
	
	
	
	
	
	
	

	
	10% Contingency
	2,870,962
	
	648,705
	
	2,222,257
	
	
	
	
	
	
	
	
	

	
	Total
	31,580,580
	
	7,135,752
	
	24,444,828
	
	
	
	
	
	
	
	
	

	
	Soft Costs 
	
	
	
	
	3,000,000
	
	
	
	
	
	
	
	
	

	    (A/E, Construction Mgt., legal, environmental, surveys, railroad, etc.)
	
	
	
	
	
	
	
	
	

	
	Total PPAP Project Cost:
	
	
	
	
	27,444,828
	
	
	
	
	
	
	
	
	


GRANT STREET TRANSPORTATION CENTER
	Economic Impact Analysis
	
	
	

	Employment Impact
	
	
	

	Construction
	Total Construction $
	 $                 27,400,000 
	

	A. Employment Impact
	
	
	

	
	 Labor Hours (per $1,000 construction) 
	 Total Labor Hours 
	FTE Jobs (2,000 hrs/yr)

	On- Site Construction
	9.4
	                         257,560 
	129

	Off- Site Construction
	1.5
	                          41,100 
	21

	Manufacturing
	7.9
	                         216,460 
	108

	Trade, Transportation, etc.
	5.3
	                         145,220 
	73

	Other
	1.5
	                          41,100 
	21

	
	
	
	

	Total
	
	
	351

	
	
	
	

	
	
	
	

	B. Income Impact
	
	
	

	
	 Total Labor Hours 
	 Avg. Hourly Earnings 
	Total Earnings

	On- Site Construction
	                       257,560 
	 $                         15.00 
	 $                       3,863,400 

	Off- Site Construction
	                         41,100 
	 $                         15.00 
	 $                         616,500 

	Manufacturing
	                       216,460 
	 $                         12.00 
	 $                       2,597,520 

	Trade, Transportation, etc.
	                       145,220 
	 $                         10.00 
	 $                       1,452,200 

	Other
	                         41,100 
	 $                         11.00 
	 $                         452,100 

	Total Earnings
	
	
	 $                       8,981,720 

	Disposable Income (88%)
	
	
	 $                       7,903,914 

	Personal Consumption Exp. (92%)
	
	
	 $                       7,271,601 

	
	
	
	

	
	
	
	

	C. Expenditure Impact
	
	
	

	
	 Fraction of Total Consumption 
	Expenditures
	

	Shopping Goods
	0.171
	 $                   1,243,444 
	

	Convenience Goods
	0.232
	 $                   1,687,011 
	

	Other Consumption
	0.597
	 $                   4,341,146 
	

	
	
	 $                   7,271,601 
	


I

 In addition to the construction jobs created; the new parking garage and transportation center will ease traffic congestion in the Central Business District core and add much needed parking spaces for Penn Liberty Plaza I, the new David L. Lawrence Convention Center and the Grant street corridor (USX Tower, Gulf Tower, and Federated Tower etc.) as well as raise the taxable value of the Penn Liberty Plaza and provide an attractive intermodal transportation facility that will include a new Greyhound Bus Terminal and connect to a Light Rail Transit stop and the Martin Luther King Jr. East Busway.  The parking supply created by the Grant Street Transportation Center will help to bring an additional approximately 600 jobs to Penn Liberty Plaza I.

Real Estate Increment TIF Note Amortization Schedule
	
	
	
	12 yrs Fully Amortized
	4.75%
	
	

	Pmt No.
	Payment Date
	Beginning Balance
	Scheduled Payment*
	Principal
	Interest
	Ending Balance

	1
	2005
	 $       1,227,973 
	 $                      136,600 
	 $                 78,271 
	 $            58,329 
	 $1,149,702 

	2
	2006
	 $       1,149,702 
	 $                      136,600 
	 $                 81,989 
	 $            54,611 
	 $1,067,713 

	3
	2007
	 $       1,067,713 
	 $                      136,600 
	 $                 85,884 
	 $            50,716 
	 $   981,829 

	4
	2008
	 $          981,829 
	 $                      136,600 
	 $                 89,963 
	 $            46,637 
	 $   891,866 

	5
	2009
	 $          891,866 
	 $                      136,600 
	 $                 94,236 
	 $            42,364 
	 $   797,630 

	6
	2010
	 $          797,630 
	 $                      136,600 
	 $                 98,713 
	 $            37,887 
	 $   698,917 

	7
	2011
	 $          698,917 
	 $                      136,600 
	 $               103,401 
	 $            33,199 
	 $   595,516 

	8
	2012
	 $          595,516 
	 $                      136,600 
	 $               108,313 
	 $            28,287 
	 $   487,203 

	9
	2013
	 $          487,203 
	 $                      136,600 
	 $               113,458 
	 $            23,142 
	 $   373,745 

	10
	2014
	 $          373,745 
	 $                      136,600 
	 $               118,847 
	 $            17,753 
	 $   254,898 

	11
	2015
	 $          254,898 
	 $                      136,600 
	 $               124,492 
	 $            12,108 
	 $   130,405 

	12
	2016
	 $          130,406 
	 $                      136,600 
	 $               130,405 
	 $              6,194 
	 $           -   

	
	
	TOTAL
	 $                   1,639,200 
	 $            1,227,973 
	 $          411,226 
	


*$136,000 is the net available for debt service after deducting annual costs from the pledged real estate tax amount of $147,350 (see proforma p. 23).  

Parking Authority Bond Issue proforma
	Real Estate Taxes Estimated
	 $          232,077.48 
	

	Less: Base Taxes
	 $           (21,831.12)
	

	Less: Millage Increase
	 $           (13,779.60)
	

	Increment
	 $          196,466.76 
	

	Amount of Increment Pledged
	75%
	 $          147,350.07 

	
	
	

	Parking Taxes Estimated
	 $          613,400.00 
	

	Less: Base Taxes
	 $           (82,914.00)
	

	Increment
	 $          530,486.00 
	

	Amount of Increment Pledged
	50%
	 $          265,243.00 

	
	
	

	Total Estimated Annual Pledged Increment Available for Debt Service
	 $          412,593.07 

	Less: Trustee Annual Fee
	
	 $             (1,500.00)

	Less: URA Annual Fee
	
	 $           (20,000.00)

	
	
	 $          391,093.07 

	Remaining Term of TIF
	2016
	                          12 

	
	
	

	Estimated Cost of Funds
	
	4.75%

	
	
	

	Estimated Proceeds from Future Increment Cash Flow
	$3,204,567.89 

	
	
	

	Add: Escrowed Funds on Hand with URA
	 $          910,003.68 

	Less: Upfront URA Fee
	1.00%
	 $           (32,045.68)

	Less: Costs Incurred by URA for Original Plan
	
	 $           (11,064.52)

	Less: Trustee, Bond Counsel and Other Misc. Costs
	 $           (25,000.00)

	Total Estimated Net Proceeds of the TIF
	 $        4,046,461.37 


Parking Tax Increment and Real Estate Tax Increment portions of Parking Authority Bond Issue
	Parking Taxes Estimated
	 $          613,400.00 
	
	Real Estate Taxes Estimated
	 $          232,077.48 
	

	
	
	
	Less: Base Taxes
	              (21,831.12)
	

	Less: Base Taxes
	              (82,914.00)
	
	Less Millage Increase
	              (13,779.60)
	

	
	
	
	
	
	

	Increment
	 $          530,486.00 
	
	Increment
	 $          196,466.76 
	

	Amount of Increment Pledged
	50%
	 $          265,243.00 
	Amount of Increment Pledged
	75%
	 $          147,350.07 

	
	
	
	
	
	

	Total Estimated Annual Pledged Increment
	 $          265,243.00 
	Total Estimated Annual Pledged Increment
	 $          147,350.00 

	Less: Trustee Annual Fee
	
	                  (750.00)
	Less: Trustee Annual Fee
	
	                  (750.00)

	Less: URA Annual Fee
	
	              (10,000.00)
	Less: URA Annual Fee
	
	              (10,000.00)

	Total Estimated Annual Pledged Increment Available for Debt Service
	 $          254,493.00 
	Total Estimated Annual Pledged Increment Available for Debt Service
	 $          136,600.00 

	
	
	
	
	
	

	Remaining Term of TIF
	2016
	                          12 
	Remaining Term of TIF
	2016
	                          12 

	
	
	
	
	
	

	Estimated Cost of Parking Authority Funds
	4.75%
	Estimated Cost of Parking Authority Funds
	4.75%

	
	
	
	
	
	

	Estimated Principal Amount of Parking Authority Bonds Supported by Future Increment Cash Flow
	$1,976,593.77 
	Estimated Principal Amount of Parking Authority Bonds Supported by Future Increment Cash Flow
	$1,227,973.49 

	
	
	
	

	Add: Escrowed Funds on Hand with URA
	             910,003.68 
	
	

	Less: Costs Incurred by URA for Original Plan
	
	                (5,532.26)
	Less: Costs Incurred by URA for Original Plan
	
	                (5,532.26)

	Less: Upfront URA Fee
	1.00%
	              (19,765.94)
	Less: Upfront URA Fee
	1.00%
	              (12,279.73)

	Less: Trustee, Bond Counsel and Other Misc. Costs
	              (12,500.00)
	Less: Trustee, Bond Counsel and Other Misc. Costs
	              (12,500.00)

	
	
	
	
	
	

	Total Estimated Parking Authority Proceeds Generated by TIF
	
	Total Estimated Parking Authority Proceeds Generated by TIF
	

	
	 $        2,848,799.25 
	
	$1,197,661.50 


Existing Land Use for Penn Liberty Plaza Tax Increment Financing District with Proposed Extension 

[image: image5.wmf]1

2

t

h

1

2

t

h

S

m

a

l

l

m

a

n

S

m

a

l

l

m

a

n

P

e

n

n

L

i

b

e

r

t

y

L

i

b

e

r

t

y

C

r

o

s

s

t

o

w

n

 

B

l

v

d

V

e

t

e

r

a

n

s

 

B

r

d

g

1

1

t

h

1

1

t

h

E

t

n

a

P

e

n

n

9

K

9

7

9

K

9

7

A

9

L

1

7

A

9

L

1

7

9

L

3

7

9

L

3

4

9

L

3

2

9

L

2

9

9

L

2

5

9

L

2

0

9

K

9

0

A

9

K

9

0

9

L

3

1

9

L

7

0

9

L

7

0

P

e

n

n

L

i

b

e

r

t

y

G

r

a

n

t

G

T

-

C

U

I

G

T

-

B

U

N

C

G

I

9

P

3

6

P

L

P

 

T

I

F

 

D

i

s

t

r

i

c

t

G

S

T

C

 

Z

o

n

i

n

g

 

B

o

u

n

d

a

r

y

G

T

-

B

 

:

G

o

l

d

e

n

 

T

r

i

a

n

g

l

e

P

r

o

p

o

s

e

d

 

E

x

t

e

n

s

i

o

n

 

o

f

 

P

L

P

 

T

I

F

 

D

i

s

t

r

i

c

t

9

0

0

9

0

1

8

0

F

e

e

t

P

e

n

n

 

L

i

b

e

r

t

y

P

l

a

z

a

 

I

 

(

P

L

P

 

I

)

9

-

L

-

7

0

G

r

a

n

t

 

S

t

r

e

e

t

T

r

a

n

s

p

o

r

t

a

t

i

o

n

 

C

e

n

t

e

r

 

(

G

S

T

C

)


[image: image6.png]


Existing Zoning for Penn Liberty Plaza Tax Increment Financing District with Proposed Extension

URBAN REDEVELOPMENT AUTHORITY OF PITTSBURGHPRIVATE 


PENN LIBERTY PLAZA I BUILDING


AND


PARKING GARAGE


PENN LIBERTY PLAZA TAX INCREMENT FINANCING DISTRICT


TAX INCREMENT FINANCING PLAN


OCTOBER 12, 1995

I.
INTRODUCTION

A. Tax Increment Financing Plan

The Urban Redevelopment Authority of Pittsburgh (URA) proposes designating a Tax Increment Financing District encompassing several blocks in the Strip District Redevelopment Area.  This district, which would be named the Penn Liberty Plaza Tax Increment Financing District, would contain two development sites.  The first, and largest, is bounded by 12th and 14th Streets and Penn and Liberty Avenues and is the site of the abandoned Buyer's Mart Building.  The Buncher Company which owns this building will renovate it into 374,000 square feet of office space and rename it Penn Liberty Plaza I.  The second site within the proposed district is bounded by 13th and 14th Streets and Penn Avenue and Smallman Street and is the proposed site for a parking garage that the Buncher Company will develop to serve the tenants of the building and other local users. 

The introduction of this new office space will reinforce the strength and vitality of downtown and begin to anchor development in the Strip District. The designation of this TIF district would allow TIF proceeds to be used to finance a portion of the estimated $12.5 million garage construction cost.  Under this proposed plan, seventy-five percent of the tax increments realized by the City of Pittsburgh, Allegheny County and the School District of Pittsburgh (the Three Taxing Bodies) from the renovated building and the parking garage would be used to pay debt service on a TIF note to be issued by the URA for the construction of the garage. Twenty-five percent of the real estate tax increment would be retained by the Taxing Bodies.

The Buncher Company currently operates a surface parking lot on the proposed garage site. The City will additionally pledge the incremental parking tax generated by the new parking facility to pre-pay principle on the TIF note so that it is expected that the TIF note will be retired earlier than the stated term.  The calculation of the estimated future parking tax is included as the last exhibit in the Financing Methods section of this plan. 

To date, the Buncher Company has added a mezzanine level to the old Buyers' Mart building and completed other structural work.  Buncher will also undertake extensive exterior work as part of a $15.7 million overhaul.  The parking garage which is still in the conceptual phase of design will be a multi-level reinforced concrete structure containing up to 1250 spaces.  Buncher owns several of the parcels which comprise the 425' x 225' parking garage site and expects to control the remainder of the site by early 1996.

The Buncher Company has renovated a building adjacent to the abandoned Buyer's Mart into an office building referred to as Penn Liberty Plaza II.  This fully-leased building, which is located between Penn, Liberty, 14th and 16th Streets, houses several major tenants including Allegheny County Administrative offices and AT&T's Customer Service Center.  The Buncher Company is developing Penn Liberty Plaza I on a spec basis and is marketing it aggressively to businesses which require space for back office uses. 

The TIF District will be created as of November 1, 1996.  Construction of the garage will begin by that time.


B.
Strip District Redevelopment Area

The proposed Penn Liberty Plaza I and Parking Garage are located in the Strip District Redevelopment Area, a stretch of level land along the Allegheny River about a quarter of a mile wide and more than a mile and a half long.  It spans from the Central Business District on the southwest to Lawrenceville on the northeast.  It is separated from the rest of the City to the southeast by a cliff that represents a major topographical barrier.

The Strip District has been an important transportation, manufacturing and commercial center for decades.  The area was certified as blighted and designated a Redevelopment Area in the early 1980's.  The Strip District Basic Conditions Report completed in August 1980 identifies several factors which contributed to the blighted condition.  Among them are excessive land coverage, faulty street and lot layout and the existence of deteriorated, vacant buildings and poorly maintained vacant lots which deter investment in the area.

The Buyer's Mart building has been vacant for the past decade.  It was last used in the mid-80's as a discount retail outlet.  Previously, it was used as a distribution center for the Railroads.  As mentioned above, this project will allow the building to be reused and contribute productively to the local and regional economy.  The project will also eliminate a highly visible eye-sore in the area. 

II.
PROPOSED IMPROVEMENTS


A.
Penn Liberty Plaza I Building

The Buncher Company plans to renovate the abandoned Buyers Mart Building into 374,000 leasable square feet of office space.


B.
Penn Liberty Plaza Parking Garage

To meet the anticipated parking demand generated by the development of the Penn Liberty Plaza I office building,  Buncher plans to build a 1,250-space parking garage on 425' x 225' site located beneath the Veterans Bridge.

III.  
ECONOMIC FEASIBILITY ANALYSIS

A.
The Renovation of the old Buyer's Mart Building into 374,000 square feet 

of leasable office space.

 
(millions)



Estimated Cost
$15.7



Estimated Sources





Buncher Debt & Equity
$15.7


B.
The development of a 1250-space parking garage


(millions)

Estimated Cost
 $12.5




Estimated Sources




Buncher Debt & Equity
$7.0




Tax Increment Financing
$5.5

Tax Increment Financing represents 44% of garage development costs and 20% of total development costs.


C. There is currently an unmet demand for back-office space convenient to the downtown business district.  Buncher has developed several buildings in the Strip District which target this market all of which are leased out nearly to capacity.  The existence of this demand and Buncher's previous success in this unique market segment reinforce the feasibility of the Penn Liberty Plaza I project.    

IV.
FINANCING METHODS

When the parking garage is in place and the Penn Liberty Plaza I building is fully renovated, the properties in the proposed TIF district are estimated to generate an annual tax increment of approximately $858,866.  The Authority proposes using seventy-five percent of the tax increment each year for twenty years to service a tax increment financing note of approximately $6.1 million.  The remaining twenty-five percent of the tax increment will be retained by the Taxing Bodies as will the current taxes (the "Base taxes") of $67,410.

Any increase increment in tax revenues from the Penn Liberty Plaza I building and the parking garage, attributable solely to an increase in assessed value over and above that determined necessary to meet the note payments, will be used in the following manner:


75% of increase in increment to be used to retire the note 


25% of increase in increment to be retained by the Taxing Bodies

Any increase in increment in tax revenues from the Penn Liberty Plaza I building and the parking garage attributable to an increased millage by any of the taxing bodies will be used in the following manner:


100% of increase in increment to be retained by the taxing body that increased the millage. 

In a typical Tax Increment Financing scenario, the Urban Redevelopment Authority would issue bonds which would be underwritten by a commercial securities firm and sold in either a public offering or private placement.  In an effort to reduce the costs associated with the financing, the Buncher Company or one of its subsidiaries will purchase a long-term note from the Authority.  The Authority will, in turn, provide the proceeds from this transaction to Buncher's development entity for the construction of the garage.  Seventy-five percent of the tax increment generated in the TIF district will be used to pay off the note held by Buncher's subsidiary.  The seventy-five percent tax increment would be guaranteed by the Buncher Company.  This arrangement will reduce costs and allow a greater portion of the money supported by the tax increment to flow into the construction of the garage.     

In the alternative, the note may be held by a bank or other financial institution if terms satisfactory to the Buncher Company can be agreed to.

ESTIMATED DEVELOPMENT COSTS


PENN LIBERTY PLAZA I BUILDING AND PARKING GARAGE

	ESTIMATED DEVELOPMENT COSTS
	
	
	

	PENN LIBERTY PLAZA I BUILDING AND PARKING GARAGE
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	Penn Liberty Plaza I Renovation
	
	
	

	
	
	
	
	
	
	

	Structural 
	
	
	
	$1,670,000 
	

	Thermal and Moisture Protection
	
	$885,000 
	

	Exterior Finishes
	
	
	$3,240,000 
	

	Interior Finishes
	
	
	$5,595,000 
	

	Plumbing 
	
	
	
	$928,000 
	

	HVAC
	
	
	
	
	$906,500 
	

	Vertical Transportation
	
	
	$315,000 
	

	Electrical
	
	
	
	$1,650,000 
	

	Site work
	
	
	
	$15,500 
	

	Construction Contingency
	
	$495,000 
	

	
	
	
	
	
	
	

	
	TOTAL ESTIMATED RENOVATION COST
	$15,700,000 
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	Parking Garage
	
	
	
	

	
	
	
	
	
	
	

	Demolition and Site Clearing
	
	$188,500 
	

	Excavation and Foundations
	
	$250,000 
	

	Structure
	
	
	
	$9,300,000 
	

	Exterior Wall
	
	
	
	$1,250,000 
	

	Specialties and Equipment
	
	$112,500 
	

	Vertical Transportation
	
	
	$125,500 
	

	Plumbing
	
	
	
	$70,000 
	

	Fire Protection
	
	
	$312,500 
	

	HVAC
	
	
	
	
	$0 
	

	Electrical
	
	
	
	$665,000 
	

	Site work
	
	
	
	$126,000 
	

	Construction Contingency
	
	$100,000 
	

	
	
	
	
	
	
	

	
	TOTAL ESTIMATED GARAGE CONSTRUCTION COST
	$12,500,000 
	


ESTIMATED ANNUAL SHARE OF TAX INCREMENT

	 
	A
	B
	C=.25(A-B)
	B+C
	D=.75(A-B)

	
	Estimated Future Tax
	Current Property Tax

(retained by  Taxing Bodies)
	Tax Increment to be Retained by  Taxing Bodies
	Total Estimated Future Tax to be Received by Taxing Bodies
	Increment to Support Project

	 
	
	
	
	
	

	City
	$264,224
	$41,140
	$55,771
	$96,911
	$167,313

	School District
	$433,383
	$17,200
	$104,046
	$121,246
	$312,137

	County
	$228,669
	$9,070
	$54,900
	$63,970
	$164,699

	TOTAL
	$926,276
	$67,410
	$214,717
	$282,127
	$644,149


	Penn Liberty Plaza I (Buyer's Mart)
	
	04/23/04 

	Tax Increment Financing
	
	
	bmart\tif\finplan

	Financing Plan
	
	
	

	
	
	
	
	

	Calculation of Tax Increment
	
	
	

	
	
	
	
	

	
	
	
	Future
	Future

	
	
	
	Market
	Assessed

	
	
	
	Value
	Value

	Land
	
	
	$837,380 
	$209,345 

	Building
	
	
	$28,200,000 
	$7,050,000 

	Total
	
	
	$29,037,380 
	$7,259,345 

	
	
	
	
	

	
	
	
	
	

	Taxing Body
	
	Millage
	Tax

	City - Land
	
	
	0.1845
	$38,624 

	City - Building
	
	0.032
	$225,600 

	County
	
	
	0.0315
	$228,669 

	School
	
	
	0.0597
	$433,383 

	
	
	
	
	

	Total
	
	
	
	$926,276 

	
	
	
	
	

	Income Available for Debt Service
	
	
	

	
	Total Anticipated Tax Revenue
	
	$926,276 

	
	- Current Taxes
	
	
	$67,410 

	
	= Tax Increment
	
	
	$858,866 

	
	x Portion of Tax Increment Available for Debt Service
	75%

	
	= Income Available for Debt Service
	
	$644,149 

	
	-Debt Coverage
	
	
	$0 

	
	= Net Income Available for Debt Service
	$644,149 

	
	
	
	
	

	Size of Tax Increment Note
	
	
	

	
	Annual Income
	
	
	$644,149 

	
	Interest Rate
	
	
	8.50%

	
	Term (years)
	
	
	20

	
	Maximum Note Amount
	
	
	$6,095,799 

	
	
	
	
	

	Uses of Tax Increment Note
	
	
	

	
	Construction Costs
	
	
	$5,506,698 

	
	Capitalized Interest
	1 year interest payments
	$518,143 

	
	Issuance Fee
	1% of Total Note Amount
	$60,958 

	
	Issuer's Legal Fees
	
	
	$10,000 

	
	
	
	
	

	
	Total
	
	
	$6,095,799 


PENN LIBERTY PLAZA I

PROJECT TIMETABLE

	
	
	
	
	
	
	

	Penn Liberty Plaza I Building
	
	
	
	

	
	
	
	
	
	
	

	
	Addition of Mezzanine level
	
	Complete
	

	
	Exterior Renovation
	
	
	April '96 to October '96

	
	Tenant Buildout
	
	
	As required
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	Parking Garage
	
	
	
	
	

	
	
	
	
	
	
	

	
	Construction
	
	
	April '97 to Nov  '97


ESTIMATED FUTURE PARKING TAX CALCULATIONS

	Buncher Garage Site
	
	

	
	
	
	

	Garage Spaces
	1,250
	
	

	To Buncher
	450
	
	

	Remaining Spaces
	800
	
	

	
	
	
	

	ASSUMPTIONS
	
	
	

	Accommodates all History Center Demand in garage

	Assumes garage occupancy same as for entire Strip District (i.e. 80%)

	
	
	
	

	RATE STRUCTURE
	
	
	

	< 4hrs:
	$3.00 
	
	

	Day:
	$5.00 
	
	

	Evng/Wknds:
	$3.00 
	
	

	
	
	
	

	NO. OF OCCUPIED SPACES
	
	

	
	
	
	

	
	Day Visitors
	All 90
	Evng/Wknds

	Sun
	-
	75
	265

	Mon
	60
	580
	-

	Tues
	60
	580
	-

	Wed
	60
	580
	-

	Thurs
	60
	580
	-

	Fri
	60
	580
	-

	Sat
	-
	90
	265

	
	
	
	

	WKLY REVENUES
	
	
	

	
	Day Visitors
	All 90
	Evng/Wknds

	Sun
	 $        -   
	 $     375.00 
	 $    795.00 

	Mon
	 $ 180.00 
	 $  2,900.00 
	 $           -   

	Tues
	 $ 180.00 
	 $  2,900.00 
	 $           -   

	Wed
	 $ 180.00 
	 $  2,900.00 
	 $           -   

	Thurs
	 $ 180.00 
	 $  2,900.00 
	 $           -   

	Fri
	 $ 180.00 
	 $  2,900.00 
	 $           -   

	Sat
	 $        -   
	 $     450.00 
	 $    795.00 

	TOTAL REVS
	 $ 900.00 
	 $15,325.00 
	 $  1,590.00 

	
	
	
	

	WKLY REVS X 4.33
	
	$77,138.95 
	

	weeks/mnth
	
	
	

	Monthly Revenues
	
	$77,139.00 
	

	Parking Tax (20.64%)
	$15,920.00 
	


V.
MAP OF EXISTING USES AND CONDITIONS

[image: image7.png]
VI.
MAP OF PROPOSED IMPROVEMENTS

[image: image8.png]

VII. 
PROPOSED ZONING REDEVELOPMENT PLAN CHANGES AND RELOCATION
While this project does not require a zoning change, it will be necessary to vacate an alley which runs through the proposed garage site.  

It is not expected that any persons will be dislocated as a result of the TIF Projects.  If there are any however, URA and the Mayor's Office will work closely with all businesses and persons to find them equitable space in the vicinity of their present location.
� Allegheny County completed a County-wide reassessment in 2001, at which time it also changed the assessment ratio from 20.5% to 100%.  Because of these changes, each of the taxing bodies was required to adjust their millage rates in 2001.  The City of Pittsburgh and Allegheny County determined that their 2001 millage rates were roughly equivalent to the 2000 rates and did not represent millage increases.  On the other hand, the School District determined that their new rate of 13.92 mills represented a 2.32 mill increase over the 2000 rate.





For the purposes of this Amended Plan and based on the Taxing Bodies’ determinations concerning their 2001 rates, the City of Pittsburgh’s and Allegheny County’s 2001 millage rates will be considered the “base” rates for the purpose of determining whether there is a millage increase.  In the case of the School District, its 2001 millage rate minus 2.32 mills (13.92-2.32=11.6) will be considered the “base” rate for the purpose of determining whether there is a millage increase.
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