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Financing the Gateway South Business Park
and Baltimore’s Middle Branch “Green” Corridor

Background —Northeast-Midwest Institute highlights brownfielgiojects that can serve as models for replicatiarthis case Gateway
South serves as a model for creative financingan obstacles and funding shortfalls were overctimagh linking local TIF financing
to a HUD 108 loan. The project also serves as @ehfor green/sustainable redevelopment of a brmid¥ site.

Summary — Gateway South is a planned business park jush £ Baltimore’s Camden Yards stadium complex aipdut 1 ¥2 miles
from downtown. The site is 11 acres, lying along Upper Middle Branch of the Patapsco River. diea is undergoing
redevelopment, transitioning from industrial useniaed office, residential, commercial, and indtdnal use. The following map
summarizes the context.
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Middle Branch - Green Corridor. The area has attributes that make it ideal feegfsustainable
development:
- Gwynns Falls Trail and Greenway almost completaneating the area two parks to the west
and the Inner Harbor to the north;
Two wetlands restoration projects;
Light Rail transit
Waterfront area being cleaned up

As a result three of the projects listed on the m@muarium Center for Aquatic Life and
Conservation (CALC), Gateway South, and Waterviexer@®@ok - were planned as green/sustainable
development projects. A City Council Green BuilgsnTask Force has proposed that the entire
corridor be designated as a Green Corridor andathdevelopment would have to meet a LEED
Silver standard.

Gateway South Business Park

Before

After

The site: Directly south of M&T Bank (Ravens) Stadium, 1Xexcof long vacant/under-utilized industrial
land, bounded generally by Stockholm-Haines-Ruddaltle Branch/Patapsco River. The City of Balti@o
passed an Urban Renewal ordinance that authoheescquisition of 15 properties in the corridomi&ent
domain was used because of blighting conditionspetted brownfields issues, and ownership by meltip
disinterested parties.

Access: the site is directly adjacent to the BaltimoredMagton Parkway (I-295); I-95 interchange is withi
Ya mile.
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Planned use.The City’s plan involved acquisition (through emnt domain), clearance, cleanup, and
redevelopment for a mixed-use development, feagwffice space and supportive retail services.loMohg
acquisition (2004-06), the site was offered throaghRFP process. The City received six proposéisi-
were rejected and two are still competing. Botbppisals envision about 600,000 square feet of rifigeo
space. One proposal also includes a 200,000rsxdt; the other also includes a 200,000 sportstret
complex. Total investment (for either proposaleeds $100 million and jobs generated exceed ty&sCi
expectation which was a projected 1,500 employ®esh developers committed to meeting a LEED Silver
standard for green buildings.

Obstacles to land assemblyLand values in the area were inflated well beyahdt was typical of
industrial property; so land assembly was too egpen($16 million) for the City to be able to affor
using the usual City bond fund sources. Tax Inemkinancing was judged to be feasible, as the
plan for the area envisioned a fairly dense highe/dusiness park as the re-use. However, useng th
bond market for a TIF would not work for an acquiosi-redevelopment project because TIF bonds
cannot be sold until the vertical development i8%0ssured, and funding was needed for
acquisition activities that would be roughly twcaye ahead of vertical development.

HUD 108. The solution to this upfront financing dilemmasaimking TIF and the HUD 108 Loan
Program. Because the ultimate security for a HOB Iban is the city’'s CDBG allocation, HUD
views a TIF deal with much more flexibility tharetbond market. A HUD 108 loan can be interest-
only for several years, an important advantagegrgihie heavy upfront needs of the project. Most
importantly, HUD could issue the loan coincidinglwacquisition; rather than coinciding with
vertical development.

The risk to CDBG funds was ameliorated by requitimg developers to commit to a special taxing
district which would raise real property taxes twer debt service in the event that the tax incréme
is insufficient.

Contact:
Michael Pokorny, Baltimore Development Corp., 41®B37-9305%
mpokorny@baltimoredevelopment.com
Evans Paull, Northeast-Midwest institute, 202-3292B2, epaull@nemw.org




Northeast Midwest Institute
November, 2006

BUDGET ESTIMATE

West Baltimore Development District

April 26, 2005 Gateway South and Acme Business Cent  er
Sources of Funds
HUD 108 ED Bonds BEDI Grant State Grant Total
$ 13,275,000 $ 5,225,000 | $ 975,000 $ 500,000 | $ 19,975,000
Uses of Funds
Projected Acquisition Sub-Total $ 7,310,767 $ 2,310,500 $ 10,121,267
Projected Relocation Sub-Total $ 3,630,500 $ 2,519,500 $ 6,150,000
Site Preparation $ 894,500 $ 894,500
Implementation Fees $ -

Personnel $ 250,000 $ 250,000 $ 500,000
Legal/Accounting* $ 75,000 $ 75,000
Relocation Consultant Fees $ 50,000 $ 50,000
Other/Contingency $ 20,000 $ 20,000

$ -
Financing/Interim Costs $ -
Cost of Issuance $ 100,000 $ 100,000
Capitalized Interest $ 1,089,233 $ 1,089,233
$ -
Debt Service Reserve $ 975,000 $ 975,000
$ -
Totals by Source $ 13,275,000 $ 5,22 5,000 $ 975,000 $ 500,000 $ 19,975,000
lllustrative TIF projection
year 11 year 12 year 13 year 14 year 15
HUD 108 Debt Service $ 1,411,833 $ 1,411,833 $ 1,411,833 $ 1,411,833 $ 1,411,833
TIF Revenue projection $ 2,475,456 | $ 2,524,965 $ 2575465 | $ 2,626,974 $ 2,679,513




