
Lehigh County Industrial Development Authority

TIF Committee – Hamilton Crossings

Meeting Minutes – February 4, 2013

1.
Meeting began at 10:00am at the Lower Macungie Township Offices.

2.
John Kingsley welcomed everyone and introduced Scott Shearer from PFM, the Authority’s TIF Consultant.

3.
Mr. Shearer provided a summary of the substance of the last meeting and completed the initial presentation providing a full background of the project.   Much of this information was previously presented to the County, Township and School District.  Topics covered included:

a.
A review of the requirements of the TIF Act and the roles of the taxing bodies;

b.
The requirements of the Urban Redevelopment Law (incorporated by reference in the TIF Act) and the Township’s recent blight certification of the property; and

c.
Possibilities available to provide security / credit enhancement to the resulting TIF debt.

4.
Tim Harrison provided a detailed discussion on the estimated total project cost and projected sources and uses of funds including grants, TIF financing and private investment potentially available to support the project.

5.
In an effort to solve an equation based on a proposed gap in the sources of financing and the likely market terms for a TIF issuance, Jason Brockman offered an overview of a proposed financing schedule and repayment plan. 

a.
The schedule and plan are based on the use of market tax exempt rates and expectations for security related to the loan. 

b.
It was stated that while a portion of the incremental taxes generated from the Hamilton Crossing project will be invested in the Hamilton Crossings project, this retail center could have a significant impact on the development of adjacent parcels.  The taxing bodies will get the benefit of those taxes in their entirety.  

c.
The assumptions used in the proposed financing schedule are  conservative and any excess proceeds resulting from the incremental taxes generated to support the TIF could be used to advance pay the associated TIF debt or be returned to the taxing bodies on a pro-rata basis.  Also, while the Township does not currently have a real estate tax, if the Township were to  commence levying real estate taxes, , the relevant proportion of the taxes would be pledged and could be used similarly.  

d.
The security structure proposed for this “base” case TIF contemplates the use of a Neighborhood Improvement District (NID).  The creation of this special assessment taxing district would allow for the collection of a specific tax, levied on the property owners within the NID, the boundaries of which are currently intended to be the same as the boundaries of the TIF district, to offset any deficit if the incremental real estate taxes generated are less than the amount needed to pay debt service on the TIF bonds.  

A question was asked by Ken Bacher regarding whether the NID special assessments could be used to offset a deficit in the retained portion of the tax increment revenues (that which would remain with the taxing bodies).  The initial answer provided was not conclusive.  Upon further review of the matter, the LCIDA representatives conclusively determined that the NID special assessments would only cover deficits in the contributed portion of the tax increment revenues (that utilized to offset the TIF related debt service). 

6.
Scott Shearer and John Lushis provided information on the concept of Neighborhood Improvement District and the related Pennsylvania NID Act.

7.
In closing the meeting, John Kingsley asked the group if they would be supportive of the Authority, in concert with PFM and the Developer, commencing work on a draft of the TIF plan based on the “base case” presented.  John mentioned that during this next phase, the Authority would begin incurring significant costs related to the development of the plan and that this should be taken into consideration. It was the consensus of the group, with no comments to the contrary, that work should begin on a draft TIF plan to be presented and discussed in detail at the next meeting.

8.
The next meeting of the Hamilton Crossings TIF Committee was tentatively scheduled for February 27, 2013 at 2:00PM. 
9.
Meeting Adjourned at approximately 12:00PM.

Respectfully Submitted,

John Kingsley


