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A RESOLUTION

A Resolution ofthe CountyofAUegheny Commonwealth ofPennsylvania adopting and
authorizing participation in a tax increment financing plan presented by the Urban
Redevelopment Authority ofPittsburgh and authorizing related agreements

Whereas Pennsylvania s Tax Increment Financing Act 53 P S 6930 et seq the Act

provides local taxing bodies with the legal authority to cooperate in providingfinaneing for

development of blighted areas within their respective jurisdictions in order to increase the tax base
and improve the general econmy and

Whereas under the Act the Urban Redevelopment Authority or Pittsblltgh the

Authority is legally empowered to prepare a Tax Increment Financing TIF Proposal to

provide financing for the elimination and prevention ofthe development or spread ofb1i witbin
specified tax incrementdistricts located in the City ofPittsburgh the City and

Whereas the County ofAllegheny the County by ReSOlution No 20 03 Bill No
1107 03 and the City and the School District ofPittsburgh the School District by their eparate
resolutions each have endorsed the concept of and agreed to participate in a TIP plan for cing
a portion of the costs of site work public infrastructure improvements and related costs e TIF

Project in connection with a commercial and residentialdevelopment which is expected to inclUde
the expansion of an existing supermarket to approximately 70 000 square feet the constnlctionofa
residential tower containing approximately 78 apartment units and the expansion and construction
ofrelated parking facilities tobe located within aportion of the Baum Boulevard I Cemreivenue
Redevelopment Area known as the Centre Negley Tax Increment Financing District TIP
District requesting the Authorityto prepare adetailed TIF Proposal and designating thetountys

representative to work with the Authority the County the City and the School District toward
development and implementation ofaTIF plan with respect to the TlF District and

Whereas the Authority wotking with the designated representatives ofthe City the

County and the School District has adopted and recommended aTax Increment Financing Plan the

Project Plan in accordance with the requirements of the Act which Project Plan as prepared by
the Authority provides for thefj ingof aportion ofthe costs of the TIF Project in connection
with a commercial and residenti development tobe located in aportion the TlFDistrict

Whereas the Act provides tor the cooperation of the local taxing hodies in the tinan of
projects within TIF districts and for the issuance of debt to pay for certain of the costs of

implementing suchplans and
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Whereas the County is expected to benefit from the use of tax increments to pay certain
project costs within the TIP District by stimulation of private investment increases in
values creation of employment opportunities and itnprovementof surrounding properties

The Council of the County ofAllegheny hereby resolves as foI16Ms

SECTION 1 AdolJtion ofProiect Plan

The Project Plan prepared by the Urban Redevelopment Authority of Pittsbur attached
hereto as Exhibit A and incorporated herein providing for financing a portion ofthe costs oftile TIP
Project within theTIF District is hereby adopted and the County in accordancewith the Actrhereby
agrees toparticipate in the TIP District to the extent provided for in the Project Plan

SECTION 2 Pledge ofRevenues

A portion ofthe tax revenues due owing to or received by the County from the TIFDistrict
to the extent described in the Project Plan are hereby pledged and a security interestthereinis
hereby granted to secure the repayment of any debt incurred by the Authority for the pUl7pose of

financing theTIF Project

SECTlON3 De iveofRfsolution

The County Manager is directed to deliver a copy ofthis resolution to theMayor ofthe City
ofPittsburgh as provided in the Act

SECTION 4 Additional AuthtJritv

The appropriate public officials of the County are hereby directed to take such additional
actions in cooperation with the Authority the City and the School District in furtherance of the

implementation of the Project Plan including without limitatioIlthe execution and delivety Ifa

Cooperation Agreement by and among the Authority the County the Cityahd the Schotl
District subject to the CountyManagef and County Solicitor appfovingtheformandcontent of

the TIF Cooperation AgreeIUenland Project Plan

2



r
l

SECTIONS Severability Ifanyprovision olthis Resollltitln shall be deter med to

be unlawful invalid void or unenforceable then thatprovision shall be
considered severablefrom the remaining provisions of this ResolUtion whiCh
shall be in fullforce and effect

SECTION 6 Repealer Any Resolution Or Ordinance orpart thereofconflktingwith
theprovisions of this Resolution ishereby repealedso far as thesameafftlCts
this Resolution

Enacted in Council thisoJ y of tt fJ04

Council Agenda No

Attest

John Mascio
Chief Clerkof Council

ChkfExecutive Office 1f20fJ4

Approwd
Dan Onorato
Chief Executive

Anem tfJf@
Donna Beltz
Executive Secretary
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Summary Giant Eagle at Centre and Negley Shadyside
I
i

ECHO Development
Expansion of20 000 sq ft Giant Eagle to 70 000 sq ft storewith 78 rental apattn1ehts on

top
56 Surface Parking spaces expanded to 144 56 garage space expanded to248 spaCes
County participation rate of50 same as City and School
TIP District Term 20 years
The total tax revenue is projected to be 530 000 when the project is complete
Total increment to 3TB will be 349 640 County incremetlt will be 56 938
Estimated Bond Issue is projected tohe 1 825 million to fund the following minus
fees

0 Infrastructure 410 840 00
0 Site Work 1 188 160 00
0 Total 1 599 000 00

TotalDevelopment Costs 40 million

An inducement resolution was approved on May 6 2003 by County Council
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CENTRE NEGLEY TIF DISTRICT
TAX INCREMENT BASE

Fair Market Value as of Base Taxes as of

Lot Block Januarv 2004 Januarv 2004

51 M 130 3 141 300 90469
51 M 134 173 700 5 003

51 M 136 225 300 6489
51 M 171 93 300 2 687

51 M 172 60 600 1 745

51 M 172A 260 000 7488
51 M 173 89 800 2 586

51 M 174A 61 300 1 765

51 M 174B 35 000 1 008

51 M 174C 45 000 1 296

51 M 175 93 500 2 693

51 M 175A 31 800 916

51 M 175B 59400 1 711

51 M 175C 58 800 1 693

51 M 176 61 700 1 777

51 M 176A 58 200 1 676

51 M 176B 58 000 1 670

51 M 176C 49400 1 423
51 M 178 102 800 2 961

51 M 180 111 300 3 205

51 M 181 82 500 2 376

51 M 182 91 500 2 635

51 M 183 82 000 2 362

51 M 259 48 800 1 405
51 M 259A 87 000 2 506

51 M 262 990 000 28 512

51 M 303 10 500 302

6 262 500 180 360

The tax base will be calculated using the actual fair market values
as ofthe date the TIF Plan is adopted

19
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URBAN ReDEVELOPMENT AUTHORITY OF PITTSBURGH

CENTRE NEGLEY TIF DISTRICT

TAX INCREMENT FINANCING PLAN

Outline

1 TIF District See Map

2 Proposed Improvements at Giant Eagle Centre Negley

a Grocery Store Expansion
b Apartment Building Construction
c Parking Garage Expansion
d Public Infrastructure Improvements I Site work
e Property acquisition

3 Proposed Improvements to be financed with TIF proceeds

a Site Work
b Public infrastructure improvements

4 Estimated Cost of Proposed Improvements

a Grocery store expansion acquisition 1 minion
b Parking garage expansion rnmion
c Public infrastructure I site work 3mnJion
d Apartment buildings 9Jlmil1ion
e Soft costs 4 5miUion

GRAND TOTAt 40 million
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5 a Current Fair Market Value of taxable real 6 262 500

property in the Centre Negley TIF District

b Projected Fair Market Value following 18 1 78 350
Improvements in the Centre Negley TIF
District

Minimum

6 Proposed term of TIF District 20 years

7 Proposed Distribution of Tax Increment

50 pledged to repay TIFNotes Bonds
50 to go to the three taxing bodies

8 Calculation of estimated Tax Incrementpledged for Notes Bonds based on

current millage

a Estimated total tax revenue after completion of improvements
City 198 750

County 86 309
School District 244 941

TOTAL 530 000

b Estimated tax increment Iedqed
Total tax revenue 530 000
Minus tax base 180 360

Tax Increment 349 640

Minus 50 of increment 174 820

Tax Increment to be pledged 174 820



9 Estimated real estate taxes generated from project based on current millage

Current Increment Total
City 67 635 131 115 1 8 750

County 29 371 56 938 86 309
School District 83 354 161 587 44 941
TOTAL 180 360 349 640 S 30 QQO

To TIF Debt To Taxina Bodv Total
City 65 557 65 557 131 115
County 28469 28469 56 938
School District 80 793 80 793 161 587
TOTAL 174 820 174 820 849 640

10 Estimated Note Bond Amount 1 825mfUioo

11 Estimated Funds Available for Project 1 599miUion

12 Estimated Taxable Interest Rate 7

13 Estimated TIF District Creation Date March 30 2004

14 Estimated Note Bond Issue Date May 2004

15 Revenue for Note Bond Payment 174 820
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16 Capitalized Interest Approx 151 114

17 Estimated Project Start January 2004

18 Estimated Start of TIF Expenditures

a Site Work February 2004
b Public Infrastructure Improvements April 2004

19 Job Creation

a Retained 140
b Created 110

Devhomegiant eagle centre negley tif summary 18m
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URBAN REDEVELOPMENT AUTHORITY OF PITTSBURGH

CENTRE NEGLEY TAX INCREMENT FINANCING PLAN

January 2004

I INTRODUCTION

A Backqround on ECHO Real Estate Services Company spOmsatfor
Giant EaQle store and Residential Apartment Building at Centre
Avenue and Neqley Avenue

ECHO Real Estate Services Company or an affiliate the
Developer will develop an expanded Giant Eagle store aswelfasthe
new construction of apartment units In addition parkingwm be
increased to serve the newly expanded store and the re idemtial
portion of the development TIF financing is neededto fitt a financing
gap in this project If there is no TI F financing fheapartment units will
not be built

Located in Shadyside on Centre Avenue near theintefectiQn with
South Negley Avenue this Giant Eagtesupermarket wasfQrrnerly
operated as a Food Gallery Giant Eagteacquiredthe FobdGaflery
lease for this location in November 1999 at which time the stQtewas
converted to a Giant Eagle

The store is located on an approximately 1 28 acresitetwhich
contains 56 surface parking spaces and 58 garage parking spaces
for a totalof 114 parking spaces The store operates in apprQijmately
18 000 square feet of sales area with an additional 6 000 stlUrefeet
of vestibule storage and prep areas on the first floor Totalftfsutoor
area is approximately 24 000 squarefeet The proposed project calls
for expanding the store to approximately 70 000 square feet Above
the expanded portion of the new store a residential towerwiltbe
constructed that will contain approximately 78 one and two bjroom

apartment units Surface parking will be expanded from the existing
56 surface parking spaces toa total of 144 parking spaces 72 spaces
to service the expanded store and 72 spaces toservice the residential
units The garage parking under the eXisting store will be expanded
from 56 spaces to approximately 248 spaces

B Centre I Nealey Tax Increment Financina Protect

Upon designation of the Centre Negley Tax Increment Financing
TI F district encompassing portions of the Baum Boulevard I Centre

1 REVISION 64 123104



Avenue Redevelopment Area see map on page 13 the URA will
issue Bond s Note s generating proceeds totaling approximately

1 825 million ofwhich approximately 1 599 million will be available
for direct Project costs to fill the financing gap in this project These
net proceeds will be applied to construction costs for site work and

public infrastructure improvements

The Bond s Note s will be repaid by up to 50 of the real estate tax
increments realized by the School District of Pittsburgh the City of

Pittsburgh and Allegheny County As described above the prtjectwill
involve an expansion of the existing Giant Eagle store from

approximately 24 000 square feet to approximately 70 000 square
feet In addition in the air rights above the expanded portion of the
Giant Eagle a residential tower will be constructed that will contain
approximately 78 apartment units Further garage parking
underneath the expanded portion of the store will be expand dfrom
one level of parking to two levels of parking containing approximately
248 parking spaces

C Baum Boulevard Centre Avenue RedevelopmentArea

The Giant Eagle store located at Centre Avenue and Negley Avenue
is located in the Baum Boulevard I Centre Avenue RedevelQpment
Area map on page 13 The Baum Boulevard Centre Avenue
Redevelopment Area was certified as blighted in January 2003 as a

result of findings in the Baum Boulevard Centre Avenue Study Area
Basic Conditions Report dated December 2002

II PROPOSED IMPROVEMENTS FINANCED WITHTIFPROCEEDS

The projected net proceeds of the TIF Bonds Notes aplroximatetY 1 5 llion
will be used to finance the cost of completing extensive site work and toc yJO
certain public infrastructure costs see site plan onpage9B TIF proeeedswiU pay
approximately 1 188 million of the cost of the site work with the balance of the
construction costs approximately 1 4 million to be covered by Echo RealEstate
Site work will include site demolition site utilities grading and pavinglf g and
railings retaining walls sidewalks and exterior stairs bus shelter site ftJmithings
landscaping and site lighting There will be approximately 410 840hpubfic
infrastructure costs which will be financed with the proceeds Of tneTIF
Bonds Notes The public infrastructure and site worktobe paid using TIF pttlceecls
costs include

2 REVJIONIl
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Public Infrastructure to be financed with TIF Proceeds 410 40
A Public access steps sidewalks 187 840
B Traffic signal 180 000
C Cui de sac paving 10 000
D Bus shelter 23 000
E Walkway lighting 10 000

Site Work to be Financed with TIF Proceeds 1 188 160

Total Projected NetTIF Proceeds 1 599 000

III IMPACT ANALYSIS

The impact analysis of the expanded Giant Eagle development 1 detaileO p ge
11

IV ECONOMICFEASIBIUTYANALYSIS

A DEVELOPMENT COSTS
1 Public Infrastructure Site Work 3 000 OOQ
2 Grocery Store Acquisition Expansion 17 Ooo OO
3 Apartment Building 9 500 000
4 Parking Garage Expahsion 6 000 000
5 Soft Costs J 4 500

Total Development Costs 40 000 000

I neludes 410 840 for pUblic infrastructure

SOURCE OF FUNDS

1 Developer Financing Equity 38 401 000
2 Tax Increment Financing 1 487 00Q

Total Sources 40 000 000

B Tax Increment Financinq

1 Bond Note Amount s

The Taxlncrement Finance TIF Bond s and orNote s to tsstied
to fund a portion of the costs of the Centre AvenueI Negley Avenue
TI F Project will be serviced by

50 of the School District City and County incremetl lreal
estate taxes on aU parcels within the TI F District estfml1ted to

3 REVIS til 1Jat04
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be 178 820 annually

Those annual increments are projected to support grossTIFdebf of

approximately 1 825 million

2 Pledoed Revenues

With respect to the School District City and County 50 of the real
estate tax increment from the Pledged Parcels all the patCeU it1 the
TIF District are pledged as defined by the lot block designations
below will be used to support the TIF Bood s Note s

3 Pledoed Parcels

OWner Lot Block

GalleryCentet Associates 51 M 130

Gallery Center Associates 51 M 134
Mascilli Arthur Florinda 51 M 136
South Negley Associates 51 M 171
South Negley Associates 51 M 172
South Negley Associates 51 M172A
South Negtey Associates 51 M473
South Negley Associates 51 M 174A
South Negley Associates 51 M 1748
South Negley Associates 51 M 174C
South Negley Associates 51 M 175
South Negley Associates 51M 175A
South Negley Associates 51 M 1758
South Negley Associates 51 M 175C
South Negley Associates 51 M 176
South Negley Associates 51M 176A
South Negley Associates 51 M 1168
South Negley Associates 51 M116C
South Negley Associates 51 M 178
South Negley Associates 51 M 180
South Negley Associates 51 M 181
South Negley Associates 51 M 182
South Negley Associates 51 M 183
South Negley Associates 51 M 259
South Negley Associates 51 M 259A
South Negley Associates 51 M 262
South Negley Associates 51 M33

NOTE 1 ECHO Real Estate Services Sooth Negley Associates
SNA has entered into sales agreements for all of the properties

4 fUVISION t 112104
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not controlled by SNA and closings will occur prior to start of project
construction with the exception of 51 M 136 for which thereisa
long term land lease

NOTE 2 Pledged parcels will include any airrights above pledged
parcels

4 Provisions for Unused TIF Bond Note Proceeds

Any TIF Bond s Note s proceeds whiCh remain after financing the
construction of the site work and the public infrastructure CQ tsrtlay
be used for any public improvements in the Gentre I Negtey TIF
District The URA does not anticipate that the TIF Bohd s Note s

proceeds will exceed the site work and public infrastructure costs

5 Tax Base for Purpose oflncrement Calculation

Subject to the provision of the Tax Increment Financing Act 53
P S 96930 1 etseq theaggregatetaxablemarketvalueofallofthe
Pledged Parcels as of the date of thEcreation of theDi t t vnlbe
used as the base for the purpose of calculating tax base

As a result the Taxing Bodieswill continue to receive thebatJofreal
estate taxes from all ofthe Pledged Parcels throughoutthe rmof
the TIF District The base for such term is illustrated on the schedule
entitled Tax Increment Base on page 19

6 Actual Tax Increment in Excess of AS umedlncrement

Any increases in tax revenues from the Pledged Parcels attribtltable
solely to an increase in assessed value over and abothat
determined necessary to pay debtservice on the TIF Bond I te s

will be distributed pro rata to the taxing bodies in propdttion to the
then current millages

Any increases in tax revenues from the Pledged Parcels attributable
to increased millage above the currentmiflage bY any ofthatilXing
bodies will be retained by the Taxing Body that incrasedthemlflage
rate

7 Interest EarninQs

Any interest earnings will be used towards debt service including
payment of capitalized interest and prepayment of the TIF
Bond s Note s as permitted

5 REVI ION 1 2 1l23104



8 Financial Details

The illustrative Tax Increment Financing Analysis on page 15 is
intended to describe the expected financing assumptions Additional
detail is included on pages 16 18

It is expected that the Centre Avenue I Negley Avenue TIF Ditiict will
be established in March 2004 The TIF Bond s Note s are projected
to be issued in May 2004 The Project is expected to be eomplete by
the 2nd Quarter of 2005

In order to reduce the cost associatedwtth the issuancefd t the
Developer or a related entity acceptable to the URA throtJghthe
Minimum Payment Agreement will guarantee the entire annual
minimum real estate tax and other payments necessary to payoff the
TI F Bond s Note s

The specific terms and structure of the TIFBond s Note will be
determined at the time of issuance However it is contemplated that
the TIF Bond s Note s will be amortized over an approximate 19
year term beginning in 2005

TIF Bond s Note s proceeds may be used to pay construction period
interest

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 Bond sNQte s the
cost of issuance the interest rate to be earned on the various
sources projected net proceeds and the timing Qn the
commencement of the tax increments Credit enhanc t uchas
a letter of credit insurance and or other financing structureSUCh as
variable rate compound interest loans witl be obtained ortltiMzed for
the TIF Bond s Note s to the extent they are available prtWItely Or in
the market place and they are cost effective

The TIF Bond s Note s are contemplated to be issued as taxable
instruments That legal determination win also have an impact onthe
interest rates and the proceeds to be received

The speCific uses for various sources of funds may be interchanged
as necesaaryto efficiently fund the total project It is currently
anticipated that TIF Bond s Note s proooeds witlbe used to pay
construction costs for site work and public infrastructure but may be
also be used for some soft costs related to such work

6 REVISION l1123 04
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The URA may be reimbursed for the costs of the TIF Project through
a pass through of the pledged real estate increment over time
instead of from proceeds ofBonds or Notes

V MAPS OF TIF DISTRICT EXISTING USES ANDCONDITIONS AND PROPOSED
IMPROVEMENTS

The map on page 10 shows the boundaries of the proposed Centre Avenue Negley
Avenue TIF District

The map on page 13 shows existing land use and the map on page 9hQWsthe
preliminary site plan for the Giant Eagle development

VI PROPOSED ZONING CHANGES

The parcels in the Centre Avenue I Negley Avenue TIF District were zoned RM H
Residential Multi UnitHigh Density and LNC Local Neighborhood Commercial
The Zoning District Map No 11 has been amended to change the zoning of these
parcels to AP Residential Commercial Planned Unit Development The Planning
Commission approved this amendment on December 3 2002 and CltyCCuncil
approved it on March 25 2003 As site control vvascompletedins a

subsequent application for parcels 51 M 136 51M 259 and 51 M 259was

approved by the Planning Commission on July 1 2003andwasapprovedibyCityCouncil in November 2003 However the amendment shalltakee ecto YttPon
the recording of a Planning Commission approved Improvement SlJbdivi6 Site
Plan for the subject property in the office of the Recorder of Deeds County of
Allegheny within two yearsofthe date ofenactment of the zoning ordinaAce See
map on page 14 that shows the current zoning districts

VII ESTIMATED NON PROJECT COSTS

The development does not include any non project costs

VIII PROPOSED RELOCATION STATEMENT

The site has been assembled from 27 parcels that the Developer has been
privately acquiring The Developer has acquired 24 ofthe parcels has a ground
lease for one property and has sales agreements for the remaining two parcels
These parcels included three vacant commercial properties and 20 residences
The Urban Redevelopment Authority was not involved in the site assembly

Residents that occupied the site can apply for financing under the URA s

business development and residential lending programs for assistance in

reestablishing at other locations

7 REVISION jt t04



IX 1 NEIGHBORHOOD DEVELOPMENT FEE

As per City of Pittsburgh Ordinance No 28 enacted in December 1998 the
developer from their 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

X 1 SCHOOL DEVELOPMENT FEE

As per Pittsburgh School Board Resolution No 12 approved on May 26 1 99 the
developer from their own funds will be required to pay a 1 fee to bee EK1 by
the Pittsburgh School Board and to be used for schoof development in Cityof
Pittsburgh

h devhomegiant eagletifplarl rr
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ECONOMIC IMPACTANALYSIS

I Impact of Construction of Giant EacJIeand Apartlllent Complex

Construction of Supennarket Site and Garage 28 500 000

Apartment Towers 11 500 000

Total Construction Cost 40 000 000

Labor hours per 1 000
A Employment Impact consIF Total Labor Hours FutltmtEqutv Jobs

On Site construction 19 968 499 200 250
ManUfactur g 5 500 137 500 69
All other se ors 1 532 38 300 19

AverageHou rly
B Income Impact Total Labor Hours Earnings Tota Earnings

On Site construction 499 200 40 00 19 968 000
Manufacturing 137 500 40 00 5500 000
All other sectors 38 300 40 00 1 532000
Total Eafllings 27 000 000

Disposable Income 80 21 600 000
Personal consumption expenditures 92 19 872 000

Fraction of Total
C ExpendltllteImpact Cnsumption Expenditures

ShopPing goods 0 171 3 398 112
Convenience gods 0 232 4610 304
Other consumption 0597 11 863 584

19 872 000

II ImpactS from Operation Phase

Aversge HOurly
A Income Impacts Numberof Workers Earnings Annual Wages Income

GiantEllgle Store
Retained Employment 140 9 87 2874 144
New Employment 110 9 87 2258 256

Apartment Complex 5 18 65 193 980

Total 255 5326 380

Disposllble IntoIiie 60 4 261 104
Personal consumption expenditures 92 3920 216

AsafrUtion IfTotal
B Expenditure Impacts Consumption Expenclitltres

Shopping goods 0 171 670 356 88
Convenience goods 0 232 909 490 04
Other consumption goods 0 597 2 340 368 76

3920 216

Wages Salaries as

C Totallmpacts Wages Salaries a Percellt of Output GIGlJ Output

All Employment 5326 380 0 42 12 681 857

EmpIoyOlflnt T
D Emptoyment Impacts Output Mtl IIe fl EIIbS

All Employment 12 681 857 33 00 418 50

E Income ImpactS Output Income Multiplier Totallncollle Impacts

All Employment 12 681 857 0 90 11 413 671

Per 1 000 000 of output

11
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MEMORANDUM

OFFICE OF THE COUNTY MANAGER

TO John Mascio
Chief Clerk

FROM James M FI Jr

County Manager

DATE February 26 2004

RE Proposed Resolution CentrelNegley Tax IncjmentFinancingDistrict

Attached is a Proposed Resolution adoptiIlg and authorizing icipation in atax
increment financing plan for the CentreNegleyTIF District
This TIFdistrict will require the participatiQnofthe Coun City and Pittsburgh Pultlic
School District The Pittsburgh Public SchoolDistrict hasfPproved theirparticipation in
this project

The Allegheny County Law Department has reviewed this legislation prior to submitting
it to CounciL

Please place this on the next agenda for County Council approval

Thank you


