CITY OF NEW HAVEN

DEPARTMENT OF FINANCE

John DeStefane Jr.
Mayor 200 ORANGE STREET
NEW HAVEN, CT 04510

Mark Pistrosimone Tel. {263} 946-8300

Controller

To:  Carl Goldfield, President
New Haven Board of Aldermen

From: Mark Pietrosimone, City Controlief
Date: December 1, 2010

Re:  City’s request for capital appropriation for Downtown Crossing Project

I hereby submit the attached financial analyses regarding the City’s Downtown Crossing
Project and the Tiger Grant application before the Board of Aldermen. These analyses,
prepared by the Department of Finance, demonstrate the positive impact this project and
associated capital request will have on the City of New Haven. When you take into
account the additional cost of debt service and compare if to new tax revenue, the City of
New Haven experiences positive resulis as {ar as additional tax revenue for the City of
New Haven.

The analyses are done for the five year, ten year and twenty year pay down of a $6.350
million capital borrowing for the City’s share of infrastructure improvements. As you
know, the City share is being matched with a federal Tiger 1 grant and State grants that
pay for most of the infrastructure improvements necessary for the creation of 10
developable acres within the City.

I will be most happy to offer any additional tinancial supporting documents that you
may need to fully understand the positive impact that this capital appropriation will have
on the City, particalarly the City’s general fund budget.

To start with now, cach of the attached financial analyses shows the cost of annual debt
service for 5, 10 and 20 year borrowings and estimates the tax revenue {both real estate
and personal property) for the same amount of time of that capital pay back period. The
first part of the analysis shows the impact for the City when only considering the tax
revenue from the proposed parcel D development (the first phase of Downtown
Crossing). For the 10 year pay analysis, the City has positive cash {low results of about
$8 million. For the 20 year pay back analysis the City has positive cash ﬂow results of
about $23.3 million. Remembering that a mill is worth about $4.8 million in the City’s
current budget, these positive cash flow results are very significant for City taxpayers in

future years.



The analysis also takes into account the future development of parcels A, B and C.
Assuming all parcels were developed over the next few years, the City would experience
significant tax revenue, 5 year analysis shows positive cash flow of about $7.7 million,
10 year analysis shows positive cash flow of $34.3 miliion and the 20 year analysis
shows positive cash flow of about $87.1 million.

In addition to the strong financial impact this development will have on the City of New
Haven, the City’s rating agencies (Moody’s Investor Service, Standard and Poor’s and
Fiteh Financial Services) have all expressed that the continual growth of the City’s tax
base as the strongest indicator of the City’s financial strength and look very favorably
upon such a commitment. All three rating agencies view the City’s economic base
anchored by the higher education presence of Yale University and other education
institutions, strong medical presence, healthcare, pharmaceuticals and biotechnology and
commitment to invest in new construction and area improvements as very sirong
indicators of continued tax base growth. -

Should there be any additional questions, please feel free 1o call me at 203-946-8360,

I leok forward to your approval of the Downtown Crossing capital appropriation and
shared optimism for the very near future regarding this project.

Thank you for your tire in this matter.



Downtown Crossing Project Financial Analysis
Borrowing of $6.5 million over 5 years at an interest rate of 4.0%

Annual Debt Service Parcet D Real Parcet D Personal Totat Parcel D Projected Reatl Estate Total
Year Payments - 56.5 million ¢1;  Estate Taxes (Esimate)  Propery Taxes (2) Projected Taxes  NetCashfiow (31 for Parcals A, B, and ¢ Net Cashilow
2611 Q O
2012 1,541,222 412,500 442,500 -1,128,722 -1,128,722
2013 1,446,900 1,630,000 155,000 1,805,000 358,100 358,100
2014 1,482,500 1,850,000 139,500 1,789,500 327,000 327,000
2015 1,475,500 1,650,000 124,000 1,774,000 298,500 3,750,000 4,048,500
2016 1,453,400 1,650,600 108,500 1,758,500 305,100 3,750,600 4,055 100
7,370,522 7,012,500 527,000 7,539,500 159,978 7,500,000 7,555,978
Property wili be divided into 4 parcels of land (A, B, C, and D). Parce! D is assumed !o be the 100 College Street property consisting of a 400,000 square foot building.
{1} For the purpose of presenting a conservative analysis it was assumed that the City borrowing would be $8.5 miflion.
(2} Personal properly taxes were estimated using 300 George Street as a comparable property. The total personal praperty tax bills for 300 George were divided by the
bulldings’ 485,000 square fest, By doing this we arrived at the estimate of $0.38 of personal property taxes per square foot. A 400,000 square foot building is planned for
Parcel D and by applying the $0.38 personal property taxes per square foot over the 400,000 square foot building we arrive at these estimates. It is worth noting that these
estimates are based upon present value and do not take into account any depreciation on these assets, therefore it can be expected that newer equipment will be assessed al
a greater valug which will produce a greater personal property tax.

(3} Projecied tax revenue minus estimated annual debt service payments,

Prepared by the City of New Maven Department of Finance



Downtown Crossing Project Financial Analysis
Borrowing of $6.5 million over 10 years at an interest rate of 4.0%

Annuzl Debt Service Parcel D Real Parcei D Personal Tolal Parcel D Projected Real Estate Total
Year  Payments - $6.5 miflion {1) Esiate Taxes (Estimate} Property Taxes @) Projected Taxes  NetCashflow 3y for Parcals A, B, and C Net Cashfiow
2011 0 ¢
2012 891,222 412,500 412,560 (478,722} 478,722}
2013 760,400 1,850,000 155,000 1,805,000 1,014,600 1,014,600
2014 800,800 1,650,000 138,500 . 1,789,500 988,700 988,700
2015 803,200 1,650,060 124,000 1,774,000 64,100 3,750,000 4,714,160
2016 785,200 1,650,000 308,800 1,758,500 873,300 3,750,000 4,723,300
2017 793,000 1,650,800 83,000 1,743,000 950,000 3,750,000 4,700,000
2018 799,500 1,850,00¢ 77,500 1,727,800 928,000 3,750,060 4,678,000
2018 04,700 1,650,000 82,000 1,712,060 07,300 3,750,000 4,657,300
2020 808,600 1,850,000 486,500 1,896,500 887,800 3,750,000 4,637,900
2021 811,200 1,850,000 48,500 1,696,500 885,300 3,750,000 4,635,300
8,094,522 15,262 500 352,500 16,115,000 8,020,478 26,250,300 34,270,478

Property witl be divided into 4 parcels of land {&, B, C, and D). Parce! D is assumed fo be the 100 Cellege Street property consisting of 2 400,000 square foot bsitding.

t1} For the purpose of presenting a conservative analysis it was assumed that the City borrowing would be $6.5 miilion.

{2} Personal properly taxes were estimated using 300 George Street as a comparable property. The total personat property tax bilis for 300 George were divided by the
buildings® 485,000 square feet. By doing this we arrived 2 the estimate of $0.38 of personal property taxes per square foot. A 400,000 squars foot building is planned for

Parcel D and by applying the $0.38 personal property taxas per square foot over the 400,000 square foot building we arrive at these estimates. 1t is worth noting that these

estimates are based upon present value and do not take into account any depreciation on these assets, therefore 1 san be expected that newer equipment wilt be assessed
at = greater value which will produce a greater personat property tax.

(3) Projected tax revenue minus estimated annual debt service payments.

Prepared by the City of New Haven Department of Finance



- Downtown Crossing Project Financial Analysis
Borrowing of $6.5 million over 20 years at an interest rate of 4.0%

Annual Debt Service Parcet D Real Parcel D Personal Total Parcel D Projected Real Estate Tolal
Yoar  Payments - $8.6 million (1) Estate Taxes (Estimate) Property Taxes 2) Projected Taxes  Net Cashflow (3)  for Parcels A, B, and © Net Cashflow

2011 0 c
2012 902,200 412,500 412,500 ~485,700 -489,700
2013 471,900 1,850,000 158,000 1,805,000 1,333,100 1,333,100
2014 482,800 1,850,000 138,500 1,789,500 1,328,700 1,326,700
2015 453,700 1,850,000 124,600 1,774,000 1,320,300 3,750,000 8,076,300
2018 477,100 1,650,000 108,500 1,758,500 1,281,400 3,750,600 6,031,400
2017 468,700 1,850,006 83,000 1,743,000 1,278,300 3,750,000 5,026,300
2018 456,300 1,650,600 77,500 1,727,500 1,271,200 3,750,000 5,024,200
2018 478,400 1,650,000 62,000 1,712,600 1,233,800 3,780,000 4,883,800
2024 466,700 1,650,000 48,500 1,696,500 1,228,500 3,750,000 4,979,800
20214 455,000 1,860,000 - 46,500 1,686,500 1,241,500 3,750,000 4,991,500
2022 475 800 1,850,000 - 48500 1,686,500 1,220,700 3,750,000 4,970,700
2023 462,800 1,650,000 46,500 1,696,500 1,233,700 3,780,600 4,982,700
2024 449,80C 1,650,000 48,500 1,686,500 1,248,700 3,750,000 4,998,700
2028 468,300 1,656,000 48,500 1,698,500 1,227,200 3,750,000 4,977,200
2026 455,000 1,850,000 48,500 1,698,500 1,241,500 3,750,000 4.881,800
2027 473,200 1,850,000 48,500 1,686,500 1,223,300 3,750,000 4,973,200
2028 457,600 1,850,000 45,500 1,696,500 1,238,800 3,750,060 4,988,800
2029 474,800 1,680,000 48,500 1,696,500 1,222,000 3,780,600 4,972,000
2030 457,600 1,850,000 48,500 1,696,500 1,238,000 . 3,750,000 4,888,800
2031 473,200 1,650,000 46,500 1,696,800 1,223,300 - 3,750,000 4,873,360

9,736,600 31,762,500 1,317,500 33,080,000 23,340,400 63,750,000 87,080,450

Property will be divided into 4 parcels of land (A, B, C, and D). Parcel B is assumed 10 be the 100 College Street proparty consisting of a 400,600 square fool building.
{1} For the purpose of presenting a conservative analysis it was assumed that the City borrowing would be $6.5 million.

{2) Personal property taxes were estimated using 300 Gearge Street as 2 comparable property. The total personal
buildings' 485,000 square feet. By doing this we arrived 2t the estimate of 50.38 of parsonal property faxes per square foot. A 400,000 squars foot building is ptanned for
Parcel D and by applying the $0.38 personat property taxes per square foot over the 400,000 square foot building we arrive at these estimates. It is worth noting that these

estimates are based upon present value and do not take into account any depreciation on these assets, thersfors it can be expected that newer equipment will be assessed
at a greater value which will produce 2 greater personal property tax. ’

property tax bilis for 300 George were divided by the

{3} Projectad tax revenue minus estimated annuat debt service pavments.

Prepared by the City of New Haven Department of Finance



Downtown Crossing

Construction Jobs Created in Phase I: 2,000
Permanent Jobs Created in Phase I: 960 jobs
Projected Annual Tax Revenue from Phase I Project, 100 Coliege: 1.5 M

Total Project Cost ($m) 31.7
TIGER II Federal 16
DECD 3
ConnDOT 4.9
City 2
Private 0.5
State Bonding 0.95
Gap _ 4.35%

* City efforts to seek outside funding and reduce costs are ongoing. Potential for
some of the $4.35 million gap to be filled through city capital.

TIGER Grant Project Summary for Downtown Crossing Project

The City applied for $21.3 million in construction funds for the first phase of Downtown Crossing.
The US DOT awarded the city $16 million. These funds will be used to convert Route 34 from a
limited access highway to a network of urban boulevards from Union Avenue to the existing Exit 3 '
(College Street). In the first phase, project elements will include:
s  Conversion of N. and S. Frontage Road to urban boulevards with road, streetscape, bike,
and pedestrian enhancements
¢ Will pave the way for reconfiguration of local streets, including Church Street and South
Orange Street for better traffic flow
* Removal of College Street Bridge and reconstruction of College Street to grade level.
® New express lane tunnel to Air Rights Garage to alleviate traffic of main streets for drivers
whose destination is the Air Rights Garage
o All elements will be designed to Complete Streets standards

Phase I infrastructure improvements will pave the way for four new parcels of developable land
(ten acres in total), including space for the planned 100 College Street building. Proposed 100
College Street building would provide 400,000 square feet of medical and lab space, on-site
parking, underground utility connections and street level amenities. The 100 College Street project
is estimated to generate §1.2m to §1.5m in tax revenue.

Public Outreach Chronology
2005: First federal authorization of $5.0 million for R34,

June 18, 2007: Route 34 Concept Study; Public Information Session with SCRCOG and CHA
consultants S



April 6, 2008: Future of Route 34: Presentation and discussion with TriState Transportation,
Urban Design League and former Milwaukee Mayor John Norquist at Career High School.

2008: Mayor holds successive Downtown Crossing community meetings at pub}ic libraries across
the City.

April 20, 2009: Mayor and medical district principals hold press event kicking off formal design
process with Parsons Brinkerhoff, the consultants hired out of the original $5 million federal
authorization.

June 4, 2009: Announcement made on Special Act 07-11. Connecticut State Legislature
authorized conveyance of Parcel D for 100 College.

June 2010: Notice of Funding Availability for TIGER II grant

June 16, 2010: Downtown Crossing / Route 34 community meeting with design consuitants.
Twenty-six people attended at Main Branch of the Public Library

August 25, deadline to submit TIGER II application to USDOT.
September 7, 2010: TIGER II grant application and acceptance submitted to BoA

Sept. 21, 2010: City outreach mee'tings with Temple Medical/Fusco Management, Yale Medical
School Dean Alpern, Knights of Columbus

Sept. 22, 2010: City outreach meetings with Smilow Cancer Center, YNHH, Yale Transportation
Director and Yale's Office of State and Local Affairs

Sept. 22, 2010: Open House meeting with Tower One/Tower East, Gateway, Connecticut Mental
Health Center, Pfizer, Knights of Columbus

September 30, 2010: Downtown Crossing / Community meeting and environmental review with
design consultants. Fourteen people attended.

October 15, 2010: U.S. Senator Christopher Dodd and Congresswoman Rosa DeLauro join Mayor
at press conference announcing receipt of $16 million in TIGER II funds.

October 28, 2010: City Services and Environmental Policy Public Hearing on BoA Submission

November 16, 2™ Community Meeting held on the Downtown Crossing Project at the Main
Branch of the Public Library. These meetings will continue on a regular basis with the next
meeting likely in Febraury 2011.

TIGER II support letters received from:

The Honorable Senator Christopher ]. Dodd

The Honorable Senator Joseph L. Lieberman -

The Honorable Representative Rosa L. Delauro
The Honorable Connecticut Senator Martin Looney
The Honorable Connecticut Senator Toni Harp



Connecticut United for Research Excelience incorporated
Economic Development Corporation of New Haven
Greater New Haven Convention and Visitors Bureau
Greater New Haven Chamber of Commerce

New Haven Office of Sustainability

New Haven Parking Authority

Regional Plan Association

REX Regional Xcelleration

South Central Regional Council of Governments
Tower One Tower East

Town Green Special Services District

Tri-State Transportation Campaign

Yale-New Haven Hospital '

Yale University

New Articles:

Feb 5, 2008 ‘ _
http:// WWW.newhavenindependent.org/ index.php/ archives/entry/state of city ¢

all every citizen a lobbyist/ State of the City, Downtown Crossing mentioned

April 17, 2008
http:/ /www.newhavenindependent.org/ index.php/ archives/entry/i_say tear it
down/

Jan 22, 2009
http:/ /www.newhavenindependent.org/index.php/archives/entry/mayor present
s wish list/ Downtown Crossing mentioned as part of this article

April 20, 2009
http:/ / www.newhaveuindependent.org/ index.php/archives/entry/ goodbye conn
ector hello crossing/

Feb 2, 2010
http:// www.newhavenindependent.org/ index.php/archives/entry/state of city 2

010/ Downtown Crossing featured

June 25, 2010
http:// Www.newhavenindependent.org/ index.gh;g/ archives/entry/ downtown cr
ossing promise questioned/

http:// www.nhregister.com/ articles/2010/06/25/news/new._haven/aalneroute3de
ast062510.txt

Sept 23, 2010 _
http:// Www.newhavenindependent.org/ index.php/ archives/entrv/downtown cr

ossing advances maybe/
http:/ /www.nhregister.com/articles/2010/09/23/news/aal negrants092310.txt

Oct 1, 2010

http:// www,.newhavenindependent.org/ index.php/ archives/entry/downtown_cr
ossing/ '



