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A RESOLUTION

A Resolution of the County Council of Allegheny County creating the Clinton Commerce Park
Phase 1T Tax Increment Financing District and authorizing related actions.

Whereas, the Tax Increment Financing Act, 53 P.S. §6930.1 et seq. (the “Act”),
provides local taxing bodies with authority to cooperate in providing financing for development
of blighted areas, as defined in the Act, within their respective jurisdictions to increase the tax
base and improve the general economy; and

Whereas, pursuant to the Act the Redevelopment Authority of Allegheny County (the
“ Authority”) the Township of Findlay (the "Township"), the West Allegheny School District (the
“School District™), and the County of Allegheny (the “County”) and the Allegheny County
Airport Authority (the “Developer”) have prepared a Tax Increment Financing Plan (the “TIF
Plan™) to provide financing for the development of certain real property located in the Township
(as further defined in Exhibit A, the “TIF District™); and

Whereas, the properties comprising the proposed TIF District have been determined to
have conditions of blight as described in the Urban Redevelopment Law and the TIF District has
been identified by the County as a redevelopment area; and

Whereas, the Authority, the School District, and the Township have adopted Resolutions
or Ordinances agreeing to participate in the TIF Plan; and

Whereas, the Authority, working with the designated representatives of the Township,
School District, and County, has recommended the TIF Plan for the development of the TIF
District in accordance with the requirements of the Act; and

Whereas, the County is expected to benefit from the creation of the TIF District and the
proposed TIF Plan by stimulation of private investment, increases in property values, creation of
employment opportunities, and improvement of surrounding properties; and

Whereas, the Council of Allegheny County (the "Council") believes that adoption of the
TIF Plan will benefit the health, safety, and welfare of the citizens of the County.



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

SECTION 1.

SECTION 2.

defined.

SECTION 3.

SECTION 4.

Incorporation of the Preamble.

The provisions set forth in the preamble to this Resolution are
incorporated by reference in their entirety herein.

Terms Defined,

Terms used in the Recitals to these Resolutions are herein used as therein

Adoption of TIF Plan; Creation of TIF District.

The Council hereby authorizes the following:

()

(b)

(©)

(d)

The TIF Plan prepared by the Authority for financing certain costs of
construction within the TIF District, attached hereto as Exhibit A is
hereby adopted, and the TIF District specifically described in the TIF
Plan is hereby created.

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

The TIF District shall be created as of July 1, 2015 and shall
continue in existence for a period of twenty (20) years from the date
of its creation unless sooner terminated in accordance with the
provisions of the Act.

The name of the TIF District shall be the “Clintonn Commerce Park
Phase I Tax Increment Financing District”.

Findings.

After due consideration, the Council finds as follows:

(2)

(b)

(©

The TIF District is a contiguous geographic area within a
redevelopment area;

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 th
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 or further developed without the adoption of the TIF Plan;

() No individuals, families, and small businesses will be displaced by
the TIF Plan and there exists no need for relocation;

(f) The TIF Plan conforms to the County's Master Plan, if any;
(g) The TIF Plan will afford maximum opportunity, consistent with the
sound needs of the community as a whole, for the rehabilitation or

the 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 5. Notification of Actions.

The Chief Clerk of County Council or the County Manager is directed to
deliver a copy of this resolution to the Township and the School District, as provided in the Act.

SECTION 6. Cooperative Actions.

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

SECTION 7. 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 8. 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 Council, this 2’ ye- day of 7,,.._.-___ , 2015

W//’ @éj”%

Council Agenda No. B2 -/~

John DeFazio
President of Council

Aftest: W

ared Barker
Chief Clerk of Council

Chief Executive Office £/ o1 S/ , 2015

Approved:

Fitzgerttld
County Executive

Attest: C)é WM /&Q u’l

Sonya Dietz
Executive’s Secretary




EXHIBIT A

CLINTON COMMERCE PARK PHASE II TAX INCREMENT FINANCING PLAN




SUMMARY OF LEGISLATION
CLINTON COMMERCE PARK — PHASE II TAX INCREMENT FINANCING DISTRICT
SUBMITTED FOR COUNCIL APRIL 7, 2015

The proposed Clinton Commerce Park Phase II TIF District (“Clinton Phase I TIF District™) is
approximately 330 acres located in the Township of Findlay and is wholly within the West
Allegheny School District and Allegheny County. The approval of a proposed amendment to the
Clinton Industrial Park Phase I and II TIF District would release approximately 68 acres from
that TIF District, allowing for this acreage to be included in the proposed Clinton Phase II TIF
District. Development in the Clinton Phase II TIF District will be the second phase of Clinton
Commerce Park, which opened in 2007 and now contains over 700,000 square feet of developed
space. It is expected that the second phase of development will occur on six sites, with an
estimated 990,000 square feet of building developed. The buildings are expected to be a blend of
warchouse/distribution and manufacturing space.

The proposed public improvements that will be financed with TIF proceeds include the
construction of a portion of a new public roadway, as well as improvements to the existing
roadway. Public utilities will be extended to and through the project, including but not limited to
public sewer lines, water lines, and storm water management facilities. The estimated cost of all
public improvements at the site is $28.5 million, and the proposed TIF District would generate
approximately $5.7 million in gross proceeds to finance a portion of these costs. The TIF
District is expected to be 20 years in length, with a participation rate of 70% for all three
participating taxing bodies.

Currently, the assessed value of the proposed TIF District is $0, as it is owned by the County. At
full build-out, the total private development cost is expected to be $59 million, yielding an
estimated assessed property value of almost $41 million.
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Executive Summary
TIF District

The Clinton Commerce Park Phase II TIF District (“TIF District”) is approximately 330
acres located in the vicinity of the Pittsburgh International Airport. The TIF District is located in
the Township of Findlay (“Township”) and is wholly within the West Allegheny School District
(“School District”) and Allegheny County (“County™). The TIF District is roughly bounded by
Camp Meeting Road on the southwest, the boundary of the Clinton Commerce Park Phase I TIF
District on the east and the airport boundary to the north. The TIF District is entirely within the
Amended Findlay/Airport Study Area, certified in need of redevelopment by the Redevelopment
Authority of Allegheny County in February 2007 as a result of the Amended Findlay/Airport
Basic Conditions Report as illustrated in Exhibit A.

Proposed Development

The proposed Clinton Commerce Park Phase Il Project (“Project”) is located in the
Township near the intersection of Sweeny Drive and I-376. The Project is the second phase of
development in Clinton Commerce Park. The Park opened in 2007 and now contains over
700,000 SF of developed, compieted or under-construction space. When completed, this area is
expected to support the development of 1,310,000 SF of new industrial space. It is expected that
this development will occur on six sites. During the term of the TIF District it is estimated a
minimum of 990,000 square feet will be developed. The buildings are expected to be a blend of
warehouse/distribution and manufacturing space. The land that this project will occupy is
currently tax exempt and not generating any real estate tax revenue to the School District,
Township, or County.

Proposed Improvements Financed with TIF Proceeds

The proposed public improvements that will be financed with TIF proceeds include the
construction of a portion of a new public roadway as well as improvements to the existing
roadway. In addition, utilities will be extended to and through the project, including but not
limited to public sewer lines, water lines and storm water management facilities. Mitigation of
onsite wetlands and streams will be completed, as well as grading for a future roadway
extension. The proposed infrastructure and public improvements are shown in Exhibit B. The
project costs to be funded with TIF proceeds include portions of administrative, engineering,
construction and financing costs, including interest expense.



Table 1: Estimated Gross Buildable Area
Clinton Commerce Park Phase |

Warehouse / Distribution / Manufacturing
: Total SF

Building 1 160,000
Building 2 160,000
Building 3 400,000
Building 4 150,000
Building 5 60,000
Building 6 60,000
Total SF 950,000

Estimaled Costs of Public Improvements

The estimated cost of all public improvements is $28,560,537.

Table 2: Estimated Costs of Public improvements
Clinton Commerce Park Phase Il

Clinton Commerce Park Phase Il Public Development Costs

Land $ 10,885,000
Engineering & Design S 875,000
Construction S 14,777,000
Financing Costs S 2,023,537
Total 5 28,560,537

Estimated Cosis of Private Improvements

The project is being undertaken to attract private financing and equity sources to prepare
the development sites and build the privately owned buildings. The projected private investment
is $59,481,000.

Table 3: Estimated Costs of Private Improvements
Clinton Commerce Park Phase Il

Clinton Commerce Park Phase Il Private Development Costs
Land {lease) $ 5,031,000

Building Construction S 49,500,000
Soft Costs S 4,950,000
Total $ 59,481,000




Current Assessed Value of District

The current assessed value of the district is $0, as the property is currently owned by the
ACAA and is tax-exempt.

Anticipated Assessed Value of District Post Development

The anticipated assessed value of the TIF District post development is approximately
$40,898,250.

Proposed Term of TIF District

The proposed term of the District is twenty (20) years.
Proposed Taxing Body Rate of Participation

The proposed taxing bodies’ rate of participation is as follows: Findlay Township: 70%;
West Allegheny School District: 70%; Allegheny County: 70%.

TIF Loan Proceeds to be made Avdailable to the Project

There will be approximately $2,000,000 in TIF proceeds available from Clinton
Commerce Park Phase 1 TIF District, and approximately $5,700,000 in TIF proceeds available
from Clinton Commerce Park Phase II TIF District.

Estimated TIF District Creation Date

The estimated creation date of the TIF District is July 2015.

Estimated TIF Financing Date

The estimated TIF financing date is October 2015.



Clinton Commerce Park Phase 11

Tax Increment Financing Process
Legislative Action Acting Bod

Resolution of Intent Findlay Township 05/09/2012
West Allegheny
S.D. 06/20/2012
County - 1st read 06/19/2012
County - 2nd read 09/18/2012

Inducement Resolution RAAC 07/27/2011

Endorsement of Basic Conditions
Report (BCR Local Planning 01/23/2007

proval of BCR Findlay Township 02/22/2007

Resolution Certifying Area in
Need of Redevelopment

Adoption of TIF Plan RAAC

West Allegheny
Resolution to Participate S.D.
Findlay Townshi

02/28/2007

Motion to Approve Holding A
Public Hearin

Notice of Public Hearing

Public Hearing County __

Resolution Creating and Naming TIF County - Ist read

Committee
District, Approving the TIF Plan and Committee
Agreeing to Participate County - 2nd read

TIF Financing Resolution RAAC
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Introduction

The Project is the second phase of development in Clinton Commerce Park, and will
open an additional 300 acres for development. When completed, this project is expected to
support the development of approximately 1,310,000 SF of new industrial space. The proposed
infrastructure expansions will facilitate the development of potential sites on this underutilized
property and include utility extensions, creation of site access roads, and the gencral preparation
of the sites for development. The expansion of infrastructure up to and into these sites represents
a commitment to support industrial and commercial development, further encouraging
businesses to locate to the area. The development of this infrastructure will help address the
area’s lack of ready-to-go industrial and commercial sites to attract industrial and commercial
users.

The proposed development plan will also address topographic issues as part of the site
preparation activities. Economic development officials and local real estate brokers frequently
cite the challenging topography of the region as an obstacle to attracting new and expanding
businesses. By addressing this issue and preparing this site for development, the Project expects
to create 300 acres of newly developable land.

The location of the Project is uniquely situated to provide maximum access to the airport,
the City of Pittshurgh, and the region. The site affords direct access to the Pittsburgh
International Airport, while I-376 provides a direct link to the City of Pittsburgh to the east (via
the Parkway West) and Ohio to the west. This accessibility improves the overall desirability of
the site.

Background on Development Corporction

The owner and developer (“Developer”) of Clinton Commerce Park Phase IT will be the
Allegheny County Airport Authority (“ACAA™). The ACAA was formed in 1999 pursuant to the
Municipality Authorities Act as a Municipal Authority and controls the property via the Airport
Operation Management and Transfer Agreement and Lease dated September 16, 1999. The
ACAA 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 the FAA-regulated airport.

The ACAA’s engineering department has experience in a broad spectrum of heavy
construction including roadways, utilities, runways, storm water facilities and navigational aids,
The Senior Director of Development is directly responsible for the development and
implementation of the Project 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.



Description of Development

The Project is expected to open an additional 300 acres for development. When
completed, this arca is expected to support the development of approximately 1,310,000 SF of
new industrial space. It is expected that this development will occur on six sites, resulting in six
buildings. During the term of the TIF district it is assumed a minimum of 990,000 square feet
will be developed. The buildings are expected to be a blend of warehouse/distribution and
manufacturing space. The land that this project will occupy is currently tax exempt and not
generating any revenue to the local taxing jurisdictions.

An important benefit of developing the site is that this project represents a higher and
better use of the existing site. As it exists today, this undeveloped land does not generate any
economic or fiscal (e.g. tax) benefits to the Commonwealth, the County, the Township, the
School District or other local jurisdictions. The expected improvement of these sites for
development of approximately 1,310,000 square feet of buildings will generate substantial
economic and fiscal benefits in terms of new jobs and increased tax revenues to these entities.
Additionally, the new, high quality industrial space at this site would provide benefits to the
Pittsburgh region in terms of enhancing the area’s vitality and competitiveness for business
location.

Real estate professionals and economic development officials in the Pittsburgh area often
cite the region’s lack of quality (e.g. Class A), large (e.g. 50 to 100 acres), ready-to-build sites
for industrial space as a limiting factor to attract new and expanding businesses. The sites
prepared as a result of the Project would accommodate large scale build-to-suit and/or
speculative buildings currently limited in the regional market. Additionally, the availability of
large sites would allow for the development of campus-style development — enabling greater
efficiencies, and potential for on-site expansions, of businesses that locate in the proposed
development.

Project Costs and Funding Sources

Following is an itemized list of the project costs and sources of funding for the project.
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Table 4: Costs and Sources of Funding
Clinton Commerce Park Phase Il

Clinton Phase II

Sources of Funds
Funds from
Clinton Phase |Clinton Phase I
Total RACP I TIF TIF ACAA Match

Desigh, Engineering-and Tiand ' {1 0 5L oo ST e e S T e T N L e
Land Value 3 10,885,000 $ 10,885,000
Survey ] 30,000 8 30,000
Title Work $ 10,000 $ 10,000
Engineering $ 800,000 3 800,000
Timber Sale and Removal $ 5,000 $ 5,000
Misc. Engineering 3 30,000 3 30,000

Sub Total $ 11,760,000 | § $ 875,000 | $ - $ 10,885,000
Comatrugtion: = i v e e e T T e e R T T T e T
Wetlands and Stream Mitigation $ 150,000 $ 156,000
Grading and Utilities $ 11,100,000 | $ 10,000,000 | $ 100,000 & 1,000,000
Sewage Treatment Plant 3 500,000 b 500,000
Blectric Install % 250,000 § 250,000
CM Services 3 1,150,000 3 1,150,000
Contingency $ 1,627,000 3 627,000] § 1,000,000

Sub Total $ 14,777,000 (% 10,000,000 | § 2,777,000 $ 2,000,000 | -
Financing:@oste: " orohek il : g [y i A et
Issuance Fee (1%) $ 56,757 $ 56,757
Administration Fee $ 22,000 $ 22,000
Legal RAAC and ACAA 3 100,000 5 100,000
Construction Period Interest and fees| $ 1,272,356 $ 1,272,356
Misc. Fees $ 4,851 $ 4,851
Debt Service Reserve $ 567,573 B 567,573

Sub Total 3 2,023,687 | $ - § 2,023,537 | % - $ -
Total $ 28,560,537 % 10,000,000 | § 5675537 (% 2,000,000 | $ 10,885,000

Improvements to be Financed with TIF Proceeds

Administration & Engineering — services for the proposed infrastructure to be constructed.

Roadway Construction —~ the construction of the roadways related to the site including grading
for the future extension of the road and any off-site roadway improvements.

Utility Installation/Relocation — including installation of all utilities.

Sewer Extension — to and through the site, including the construction of a new lift station and a
force main connection to the existing sewer west of the site.

Wetland and or Stream Mitigation — including compensatory mitigation for on-site wetlands and
streams.

Other Hard Costs — this includes portions of the construction management fee (CM fee) and a
portion of the construction contingency associated with the public improvements,

RAAC Fees — this is the total amount in fees due to the Redevelopment Authority of Allegheny
County (“RAAC”).
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Construction Period Interest — the estimated amount of interest needed to be funded to pay for
interim loan interest payments until pledged tax increments begin to flow into the project to pay
for the interest expense.

Debt Service Reserve - established to provide security for the bonds or notes that are issued.

Other Financing Costs — including cost of Market Analysis & Development Impact Study,
Trustee administrative fees and one time initiation fee, 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.

Economic Feasibility Analysis of the Development

Construction Period

During the construction period of the planned development, a variety of new economic
opportunities will be created. These one-time opportunities are created as a result of the
construction cost expenditure. This capital investment creates both construction jobs (as firms
construct the space) and jobs related to the profit made by these construction profits (as
confracting companies hire additional employees, etc.). These opportunities are also connected
with the activities of construction period employees as these persons make retail expenditures at
work (for example at lunch or for gas). These economic and fiscal impacts are highlighted below
(all amounts are in constant 2010 dollars to avoid counting any inflationary impacts).

It is estimated that construction will create 670 direct on-site jobs with an aggregate
payroll of $29.1 million. Furthermore, these direct jobs will create approximately 592 additional
indirect, or spin-off, jobs off-site with an aggregate payroll of $20.8 million. Direct consumer
expenditures will total roughly $24.7 million and an estimated $25.4 million in material
purchases will be made in the Pittsburgh region.

Table 5: Economic Impact (Construction Period)
Clinton Commerce Park Phase Il

Economic Impacts {20105)

i L Direck T R indirect bR le e
Jobs (FTE) 592 1,262

Payroll $29,137,500 | $20,795.400 | $49,932,900
Material Purchases (regional) | $25,391,300 $25,391,300
Consumer Expenditures $24,739,300 $24,739,300

Source: BBP Aszociates

The related fiscal impact of construction will be approximately $5.6 million in tax
revenue to the Commonwealth, Allegheny County, the City of Pittsburgh, Findlay Township,
West Allegheny School District and other local jurisdictions. This includes $2.5 million in
income tax from construction workers, $1.6 million in sales tax of materials purchases made in
the Commonwealth, $1.2 million in spin-off sales tax revenue on expenditures made by
construction period workers, $166,500 in building permit fees and $63,600 in emergency and
municipal tax (EMT) revenue to local municipalities from construction period workers that live
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within the County. All tax revenues are based on current prevailing tax rates and industry
standards for the type of development proposed.

Table 6: Fiscal Impact (Construction Period)
Clinton Commerce Park Phase Il

{Canstruction Period)

S 3 Lo i istrict AL Al
Income Tax 51,659,100 - $14,200 $34,200 $426,700 | $369,800 | $2,484,
EMS Tax - - 51,700 $1,700 $16,700 | $43,500 £63,600
Birect Sales Tax $1,447 300 | 5165,000 - - - - 51,612,300
IndirectSales Tax | $1,130,600 | $108,400 - - - - $1,238,500
Permit Fees - - $166,500 - - - $166,500
Total - | $4.236,500 | $273,500 | $182,400 | $15900 | $443400 | $413,300 | $5.564.900

Source: BBF .Ilsorj:m

The $5.6 million in total construction-period fiscal impacts of the Project represents the
combined total of all tax revenues collected by the Commonwealth, Allegheny County, the City
of Pittsburgh, Findlay Township, West Allegheny School District and other local jurisdictions.
Each entity is' expected to derive these one-time, construction-period impacts from a different
stream of tax revenues. Each jurisdiction is expected to receive the following fiscal impacts
during the construction period of the Project:

Commonwealth of PA - $4.236.500
» $1,659,100 in income tax receipts from state resident workers
* $1,447,300 in sales tax of materials purchases made in Pennsylvania
» $1,130,000 in indirect (or spin-off) sales tax revenue from expenditures in the
Commonwealth made by project employees.

Allegheny County $273,500
+ $165,000 in sales tax of materials purchases made in Pennsylvania
+ $108,400 in indirect (or spin-off) sales tax revenue from expenditures in the County
made by project employees.

Findlay Township $182.400
+ $14,200 in income tax receipts from Township resident workers
= $166,500 in permit fees for construction
+ $1,700 in Emergency and Municipal Services (EMS) taxes from Township resident
workers

West Allegheny School District $15.900
« $14,200 in income tax receipts from District resident workers
+ $1,700 in Emergency and Municipal Services (EMS) taxes from District resident
workers

City of Pittsburgh $443.400
» $426,700 in income tax receipts from workers that are residents of the City
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» 816,700 in Emergency/Municipal Services (EMS) taxes from workers that are residents
of the City

Other Local Jurisdictions $413,300
+ $369,800 in income tax receipts from workers that are residents of any other
Commonwealth local jurisdiction (revenues received by all other townships and school
districts).
+ $43,500 in Emergency and Municipal Services (EMS) taxes from workers that are
residents of any other Commonwealth local jurisdiction (revenues received by all other
townships/ school districts).

Operation Period

Once construction is complete and market absorbed, impacts related to the development
operations will continue on an annual basis. The Project will facilitate development, with an
assumed market value of approximately $83 million that will create estimated 1,100 direct
on-site warehouse/distribution/manufacturing jobs. These jobs will have an aggregate annual
payroll of approximately $46.6 million. The planned development is expected to also create an
additional 983 indirect, or spin-off, jobs off-site as a result of expenditures made by the
development’s employees. These indirect jobs will have an aggregate annual payroll of $44.2
million. These wages and salaries of development employees will generate approximately $39.6
million in consumer expenditures on a sustained, annual basis.

Table 7: Economic Impact (Annual Operations at Build Out)
Clinton Commerce Park Phase Il

labs (FTE} 100 Q83 2,083
Payroll $46,602,500 | $44,230,400 | $90,832,900
Consurmner Expenditures $39,567,900 - $39,567,900

The related fiscal impact during annual operations at build out is anticipated to be $5.4
million in tax revenue to the Commonwealth, Allegheny County, City of Pittsburgh, Findlay
Township, West Allegheny School District and other local jurisdictions. This includes $2 million
in income tax from project employees, $1.2 million in real property tax revenues, $2 million in
indirect (or spin-off) sales tax revenue (made by development employees, from expenditures
made in the Commonwealth), $139,700 in corporate franchise taxes, and $54,300 in emergency
and municipal tax revenue.
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Table 8: Annual Fiscal Impact {Annual Operations at Build Qut)
Clinton Commerce Park Phase Il

scal Impacts (Operation Period

Income Tax 7 51,355,206 - 511,700 $349__500

EMS Tax - - $1,200 | S1400 | S14,300
Real Property Tax - $195,200 | $81,200 | $915,800 -
indirect Sales Tax | $1,808,500 | $173,800 - - - - $1,983,300

Corp. Franchise Tax | 5339,700 - - - - - $139,700
Total | 3,308,300 | $369,000 | $94,200 | $928,800 | $363,800 | $340,100 | $5,404,300

Sounoe: BEP Associstes

At build-out, the Project is expected to create $5.4 million in sustained, annual fiscal
impacts. This total represents the sum of all annual tax revenues collected by the
Commonwealth, Allegheny County, the City of Pittsburgh, Findlay Township, West Allegheny
School District and other local jurisdictions. These fiscal impacts are collected and distributed by
and amongst these governmental entities, with the particular sources of revenues (by entity) as
outlined below:

Commonwealth of PA - $3.308.300
» $1,359,200 in income tax receipts from state resident workers
- $1,809,500 in indirect (or spin-off) sales tax revenue from expenditures in the
Commonwealth made by project employees.
« $139,700 in corporate franchise taxes paid by project occupants

Allegheny County $369,000
« $195,200 in real property tax revenues from employees that are residents of the County
+ $173,800 in indirect (or spin-off) sales tax revenue from expenditures in the County
made by project employees.

Findlay Township $94.200
+ 811,700 in income tax receipts from Township resident employees
» $81,200 in real property tax revenues from Township resident employees
+ $1,400 in Emergency and Municipal Services (EMS) taxes from Township resident
employees

West Allegheny School District $928.800
* $11,700 in income tax receipts from School District resident employees

» $915,800 in real property tax revenues from District resident employees
+ $1,400 in Emergency and Municipal Services (EMS) taxes from District resident
employees

City of Pittsburgh $363,800

* $349,500 in income tax receipts from employees that are residents of the City
» $14,300 in Emergency and Municipal Services (EMS) taxes from City resident
employees
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Other Local Jurisdictions $340,100
+ $302,900 in income tax receipts from workers that are residents of any other
Commonwealth local jurisdiction (revenues received by all other townships and school
districts).
+ $37,200 in Emergency and Municipal Services (EMS) taxes from workers that are
residents of any other Commonwealth local jurisdiction (revenues received by all other
townships and school districts).
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Tax Increment Financing Components

I. TIF Amount

The amount of the initial issuance of TIF debt to fund the public improvements, issuance
and other costs of the Project is expected to be approximately $5,700,000. Once amortization of
the TIF debt begins, if development within the TIF District produces more than enough pledged
incremental real estate taxes to service the $5.7 million TIF debt, such excess pledged revenues
will be returned, pro rata, to the 3 taxing bodies. TIF financial assumptions can be found in
Exhibit E.

Il. Pledged Parcel(s)

The pledged parcels include the parcels identified on the Site Plan included in Exhibit A.
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 Office of Property Assessment. A tax
bill will be generated by each taxing jurisdiction on the basis of these assessments. The total TIF
District consists of approximately 330 acres.

lll. Current Assessed Value and Tax Base

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 TIF District will
be used as the “base™ for calculating the real estate tax increment. The property within the TIF
District is owned by the ACAA and currently tax exempt.

The base millage rates for each of the following taxing bodies are:
West Allegheny School District — 18.51
Findlay Township — 1.60
Allegheny County — 4.73

The tax base, total tax increment and estimate of pledged taxes are illustrated in Exhibit

V. Projected Assessed Value

The projected assessed value for the Project post-development is estimated to be
$40,898,250.

V. Projected Pledged Revenuve

A percentage of real property taxes collected in the TIF District in excess of the base real
property taxes will be pledged to repayment of the TIF Debt. The percentage of the incremental
real property taxes pledged to the TIF is equal to the following: County — 70%, Township — 70%,
School District — 70%. '

17



VL. Provisions for Excess TIF Pledged Increment

Any TIF pledged increment remaining after payment of annual amortized debt service
and costs of the TIF Debt will be returned, pro rata, to the 3 taxing bodies.

VIl. Provision for Insufficient Tax Increment Revenues

RAAC may apply for a guarantee through the Commonwealth’s Tax Increment
Financing Guarantee Program. This program was established by the Commonwealth Financing
Authority (CFA) to provide credit enhancement for TIF projects to improve market access and
lower capital costs through the use of guarantees to issners of bonds or other indebtedness. The
maximum CFA guarantee amount per project is $5 million.

In the event the CFA Guarantee is not obtained or needed, ACAA may pursue alternative
means of guaranteeing payment of the amount required for debt service and related costs to the
extent the pledged increment is insufficient. If the CFA or another party provides a guaranty or
similar agreement covering debt service, such guarantor will be permitted to recover any
payments it makes from TIF revenues.

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.

VIII. Actual Tax Increment in Excess of Assumed Increment

Any pledged tax revenues in excess of the amount required to pay debt service and
annual charges on the TIF Debt, including those in section vi above, will be returned, pro rata, to
the 3 taxing bodies, provided, however, that amounts which must be reserved for payments of
refunds due to taxpayers shall not be distributed until the period for appeal of such refund(s) has
expired. Any increases in tax revenue from any parcels in the TIF District attributable to
increased millage above the current millage rate(s) by any of the taxing bodies and above that
determined necessary to pay TIF debt, will be distributed to the taxing body that increased the
millage rate.

[X. Interest Earnings

Any interest earnings from TIF revenues held by the trustee will be used towards debt
service, including payment of capitalized interest and prepayment of the TIF Debt if permitted.

X. Financial Details

The TIF Analysis, intended to describe the expected financing, is attached as Exhibit E.
It is expected that the TTF District will be created in the 3" quarter of 2015. 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 maturity of 20 years with interest payments beginning
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or accumulating upon the first draw of funds. Construction period intercst will be funded as
capitalized interest as part of the TIF Debt.

Exhibit E illustrates the TIF financing assumptions and cash flow. The various
assumptions associated with the financing are the best that are currently available. Some of these

assumptions may change, including the terms of repayment on the TIF debt and/or other
financial structures.

XI. Estimated Non-Project Costs of Development
Eligible Expenditures may include the following:

TIF Application

Basic Conditions Report

Market Analysis & Fiscal Impact Study

TIF Plan preparation fee

RAAC fee — One time & annual fee

Trustee fee — One time fee, annual fee & expenses

Counsel fees & expenses

Xil. Maps of the TIF Dishrict, Existing Uses, Conditions, & Plans

The maps and renderings in Exhibits A and B illustrate the boundaries of the TIF District,
the existing uses and conditions {llustrated in the Basic Conditions Report.

Xlil. Zoning and Planning Issues

There are no zoning or planning issues associated with the project.

XIV. Community Engagement

There were no community groups identified by the Township to engage in the TIF
process. The community at large will have an opportunity to comment at multiple public

meetings during the TIF process.

XV. Relocation Statement

The Clinton Commerce Park Phase 11 Tax Increment Financing Plan will not include any
relocation of residences or businesses.

XVI. Date of District Establishment

The estimated creation date of the TIF District is July 2015.
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Exhibit E: TIF Financing Assumptions (Page 3 of 3)

Net Proceeds Available for Capital Costs

Gross Issuance $5,675,731
Issuance Fee (1%) $56,757
Other Fiancing Costs $126,851
Construction Period Interest $1,272 356
Debt Service Reserve $567,573
Net Proceeds $3,652,194
Phase I Additional Funds $2,000,000
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Exhibit F: Project Costs (Page 1 of 1)

Sources of Funds
Funds from
Clinton Phase (Clinton Phase T
Total RACP II TIF TIF ACAA Match

Design,‘Engineering and Land- [ 77 | R [ T S ] P i T s
Land Value $ 10,885,000 H 10,885,000
Survey $ 30,000 3 30,000
Title Work $ 10,000 § 10,000
Engineering $ 800,000 3 800,000
Timber Sale and Removal 3 5,000 $ 5,000
Misc, Engineering 3 30,000 § 30,000

Sub Total $ 11.760,000] 3 $ 875,000 | $ - $ 10,885,000
Coxistrwetion i s D5 e e sl oL
Wetlands and Stream Mitigation 3 150,000 3 150,000
Grading and Utilities 5 11,160,000 | $ 10,000,000 % 100,000 ( % 1,000,000
Sewage Treatment Plant $ 500,000 $ 500,000
Electric Install 3 250,000 3 250,000
CM Services 3 1,150,000 3 1,150,000
Contingency 3 1,627,000 3 627,000 $ 1,000,000

Sub Total § 14,777,000 ([ % 10,000,000 [ & 2,777,000 | § 2,000,000 | §
Financing Costs-- 0 o L i oo
Issuance Fee (1%) 3 56,757 3 66,757
Administration Fee $ 22,000 H 22,000
|Legal RAAC and ACAA 5 100,000 g 100,000
Construction Period Interest and fees| § 1,272,366 3 1,272,356
Mise. Fees 3 4,851 $ 4,851
Debt Service Reserve 3 567,573 3 567,573

Sub Total 3 2,023,537 | % - $ 2,023,537 % - $ -
Total $ 28,560,537 % 10,000,000 | 8 5,675,537 % 2,000,000 | § 10,885,000
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MEMORANDUM

OFFICE OF THE COUNTY MANAGER

TO: Jared E. Barker
Allegheny County Council
FROM: William D. McKain CPA
County Manager
DATE: April 2, 2015
RE: Proposed Resolution

Attached is a Resolution creating the Clinton Commerce Park Phase 1I Tax Increment
Financing District and authorizing related actions.

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

T am requesting that this item be placed on the agenda at the next Regular Meeting of
Council.

Heggrry SRR PN

SLHMAD SHIHDFT

TI3HRAD



WEST ALLEGHENY SCHOOL DISTRICT

RESOLUTION 2015.5
AUTHORIZING PARTICIPATION IN A TAX INCREMENT FINANCING PLAN

WHEREAS, Pennsylvania’s Tax Increment Financing Act (53 P.S. 6930.1 et seq.) (the
“Act”} provides local taxing bodies legal authority to cooperate in providing financing for
development of blighted areas within their respective jurisdictions in order 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 plan to provide financing
to eliminate and prevent the spread of blight within the jurisdiction of the West Allegheny
School District (the “School District”); and

WHEREAS, Allegheny County (the “County™), the School District and Findlay
Township (the ‘Township”) (referred to collectively herein as the ‘Taxing Bodies") are the sole
governmental entities imposing real estate taxes on properties within the proposed Clinton
Commerce Park Phase II Tax Increment Financing District (the “TIF District”); and

WHEREAS, an June 20, 2012, the School District adopted a Resolution authorizing
pursuit of the Clinton Commerce Park Phase 11 Tax Increment F inancing Plan (the “TIF Plan’)
for financing a portion of the costs of the construction of public infrastructure improvements
relative to a commercial project within the Township known as Clinton Commerce Park Phase 11
(the “TIF Project™), requesting the Authority to prepare the TIF Plan, and designating the
representatives of the School District 1o work with the Township and the County towards
development and implementation of the TIF Plan; and

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

NOW THEREFORE, BE IT RESOLVED BY THE WEST ALLEGHENY SCHOOL
DISTRICT BOARD OF SCHOOL DIRECTORS AS FOLLOWS:

L. The TIF Plan, as prepared by the Authority, the School District, the Township and
the County, and attached hereto as Exhibit “A” and incorparated herein, providing for financing
certain of the costs of public improvements in the TIF District is hereby adopted and the School
District, in accordance with the Act, hereby agrees to participate in whole in the TIF Plan,

2. The School District is authorized o enter into a Cooperation Agreement by and
among the Township, the School District, the County and the Authority (the “Cooperation
Agreement”) in furtherance of the TIF Plan and the President or Vice President of the Board of
Directors of the School District is hereby authorized and directed 10 execute and deliver and the

[CO405766.1 §



Secretary or Assistant Secretary is hereby authorized and directed to attest the Cooperat_ion
Agreement, each on hehalf of the School District, subject to the prior review and approval of the
School District Solicitor,

3. The incremental real estate tax revenues due or owed (o, or received by the
School District attributable to parcels located within the TIF District, to the extent described in
the TIF Plan, are hereby pledged, and a security interest is hereby granted to secure the
repayment of any debt incurred by the Authority for the purpose of financing the TIF Project.

4, The Business Manager of the School District i directed to deliver a copy of this
resolution to the County Manager of Allegheny County, in the manner provided in the Act,

5. The appropriate officials of the School District are hereby directed to take such
additional actions in cooperation with the Authority, the Township and the County in furtherance
of the implementation of the TIF Plan.

RESOLVED AND ENACTED this .18 day of March, 2015 by the Board of Directors in
this lawful session regularly assembled,

ATTEST: West Allegheny School District
Secretdry of the Board of School Directors President of the Board of School Directors

{C006766.1 1




FINDLAY TOWNSHIP
RESOLUTION NO. 2015-09

A RESOLUTION OF THE FINDLAY TOWNSHIP BOARD OF SUPERVISORS
AUTHORIZING PARTICIPATION IN THE
CLINTON COMMERCE PARK PHASE II TAX INCREMENT FINANCING PLAN

WHEREAS, Pennsylvania’s Tax Increment Financing Act (53 P.S. 6930.1 et seq.) (the
“Act”) provides local taxing bodies legal authority to cooperate in providing financing for
development of blighted areas within their respective jurisdictions in order 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 plan to provide
financing to eliminate and prevent the spread of blight within Findlay Township (the
“Township”); and

WHEREAS, Allegheny County (the “County™), the West Allegheny School District
(the “School District”) and the Township (collectively, the “Taxing Bodies™) are the sole
governmental entities imposing real estate taxes on properties within the proposed Clinton
Commerce Park Phase II Tax Increment Financing District (the “TIF District™); and

WHEREAS, on May 9, 2012, the Township adopted a Resolution authorizing pursuit
of the Clinton Commerce Park Phase 1I Tax Increment Financing Plan (the “TIF Plan”) for
financing a portion of the costs of the construction of public infrastructure improvements
relative to a commercial project within the Township known as the Clinton Commerce Park
Phase II project (the “TIF Project”), requesting the Authority to prepare the TIF Plan, and
designating the representatives of the Township to work with the School District and the
County towards development and implementation of the TIF Plan; and

WHEREAS, the Township 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,

NOW THEREFORE, BE IT RESOLVED BY THE FINDLAY TOWNSHIP BOARD
OF SUPERVISORS AS FOLLOWS:

1. The TIF Plan, is prepared by the Authority, the School District, the Township and
the County, and attached hereto is Exhibit “A” and incorporated herein, providing
for financing certain of the costs of public improvements in the TIF District is
hereby adopted and the Township, in accordance with the Act, hereby agrees to
participate in whole in the TIF Plan,

2. The Township is authorized to enter into a Cooperation Agreement by and among the
Township, the School District, the County and the Authority (the “Cooperation

[C0406775.1 §



Agreement”) in furtherance of the TIF Plan and the President or Vice President of
the Township Board of Supervisors is hereby authorized and directed to execute and
deliver and the Secretary or Assistant Secretary is hereby authorized and directed to
attest the Cooperation Agreement, each on behalf of the Township, subject to prior
review and approval of the Township Solicitor. o :

3. The incremental real estate revenues due or owed to, or received by the Township
attributable to parcels located within the TIF District, to the extent described in the
TIF Plan, are hereby pledged, and a security interest is hereby granted to secure the
repayment of any debt incurred by the Authority for the purpose of financing the TIF
Project,

4, The Manager of the Township is directed to deliver a copy of this resolution to the
County Manager of Allegheny County, in the manner provided in the Act.

5. The appropriate officials of the Township are hereby directed to take such additional
actions in cooperation with the Authority, the School District and the County in
furtherance of the implementation of the TIF Plan.

RESOLVED AND ENACTED this 11™ of March, 2015, by the Findlay Township Board of
Supervisors in this lawful session regularly assembled.

ATTEST: FINDLAY TOWNSHIP

ARD OF SUPERVISORS
@Uudtc% a(gmwé éa/mxﬁf Crae o

Jaget L. Craig, Chairperson (7

=

Thomas J. GalI@Yfice-C\E;i;man
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