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I. TAX INCREMENT FINANCING PLAN AND PROJECT SUMMARY 
 

The Lehigh County Industrial Development Authority (Authority) hereby submits this Tax 
Increment Financing (TIF) Plan for the Hamilton Crossings Tax Increment Financing 
District (hereinafter referred to as the Project), in accordance with Act 113 of 1990, as 
amended by Act 164 of 1992 (TIF Act).    

A. Statutory Framework.   
Pennsylvania is one of 49 states with a TIF law.  Pennsylvania’s TIF Act, adopted in 1990, 
creates a statutory mechanism for promoting redevelopment of “blighted” properties. 
The term “blight,” as used in the TIF Act, refers to a property that meets one or more 
criteria of a “Redevelopment Area,” as set forth in the Pennsylvania Urban 
Redevelopment Law of May 24, 1945, P.L. 991, No. 385 (Urban Redevelopment Law).  
The TIF Act states that as a matter of public policy, 

 
in order to further remedy conditions found to exist in this Commonwealth as declared in the 
Urban Redevelopment Law, it is essential to provide new employment opportunities to 
prevent, arrest and alleviate blighted, decayed and substandard areas in municipalities, to 
increase the tax base and to improve the general economy of this Commonwealth.  (TIF Act, 
Section 2(b).) 
 
To carry out that statement of legislative policy, the TIF Act provides “alternative 
means to finance” the “development and revitalization” of “blighted” 
“Redevelopment Areas” by allowing new tax revenues from development projects 
located in those areas to be used to help defray a portion of their development costs 
(TIF Act, Section 2(b).). 
 

1. The Blight Resolution.   
On November 13, 2012, the Planning Commission of Lower Macungie Township 
adopted a Resolution (the Blight Resolution) that determined the land proposed to 
be included in the TIF District to be both “blighted” and a “Redevelopment Area” as 
defined in the Urban Redevelopment Law.  Among other things, the Planning 
Commission found the long-abandoned site to constitute an “economically or 
socially undesirable” land use.  A copy of the Blight Resolution is appended as Exhibit 
2 hereto.  Those findings render the Project eligible for TIF, as a matter of law, under 
the TIF Act. 
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2. TIF Approval Process. 
a) Role of the Authority.  Under the TIF Act, the Authority serves as the 

organizational and administrative entity for the TIF. Among other things, 
the Act empowers the Authority to “propose tax increment districts” and 
“cause project plans to be prepared and effectuate the purposes of th[os]e 
plans” (TIF Act, Sections 4(1) and 4(2)). The Authority is specifically 
responsible for the preparation of a plan for the development of the TIF 
District – the TIF Plan -- that meets all statutory requirements of the TIF Act 
(TIF Act, Section 4(2)). If the taxing body, the Township of Lower 
Macungie, decides to adopt the TIF Plan, the Act empowers the Authority 
to issue bonds or other debt for the Project, and repay that debt using 
new tax revenues that the Project generates, in accordance with terms of 
the TIF Plan (TIF Act, Sections 4(3) 4(4) and 4(5)). 

 
b) The TIF Committee. The TIF Act requires that the Authority meet with a 

“designated representative” of each local governing body – that is, the 
school district, the county, and the municipality -- to discuss the proposed 
TIF District and all of the elements of the proposed TIF Plan (TIF Act, 
Section (5)(a)(2)). The Act does not require the creation of a “TIF 
Committee,” nor meetings to be attended by all designated 
representatives of governing bodies. Notwithstanding, in Lehigh County, 
such meetings generally are part of the TIF process. 

 
c) Creation of the TIF District. The Act requires that the TIF Plan precisely define 

and delineate the properties to be included in the TIF District. Ultimately, 
the host municipality -- in this case, Lower Macungie Township -- is 
responsible for the creation of the TIF District (TIF Act, Section 5(a)(3)). A 
public hearing open to all interested parties is a mandatory part of that 
process (TIF Act, Section 5(a)(5)). 

 
d) Consideration of the TIF Plan. The Act requires the TIF Plan to be submitted 

for consideration by all local governing bodies, in this case, Lower 
Macungie Township, the East Penn School District, and the County of 
Lehigh (TIF Act, Section 5(a)(7)). Those proceedings provide additional 
opportunities for public input on the proposed TIF Plan. The County of 
Lehigh has opted not to participate in the TIF Plan. The two public bodies 
participating in this TIF Plan are the East Penn School District and the 
Township of Lower Macungie. 
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2. The TIF Project.  The objective of the TIF Project is to enable the redevelopment of 

63.21 acres of vacant, blighted land located in Lower Macungie Township (the 
Property) that, for approximately 80 years after the Civil War, was the site of large, 
open pit iron mines.   That former mine site – under developed for so many years -
- is located to the east and west of Krocks Road, between Hamilton Boulevard and 
the Route 222 Bypass. 

a) Overview.  

TGG/TCH-Hamilton Crossings Associates, L.P. (TGG/TCH) proposes to 
transform the Property into an upscale commercial town center, to be 
called “Hamilton Crossings,” consisting of 555,188 square feet of retail 
stores and restaurants, 2,501 parking spaces, and many public amenities.  
The Project includes two highly regarded anchor tenants the first Costco in 
the Lehigh Valley, consisting of 154,307 square feet, and the first Target 
store in Lower Macungie Township, consisting of 125,800 square feet.  
Both Costco and Target will own their own parcels, each consisting of their 
building and parking areas.  The balance of the town center, to be owned 
by TGG/TCH, will include a 40,074 SF Whole Foods Supermarket together 
with a dynamic mix of upscale national, regional, and local retailers and 
restaurants. 

 The Project reflects the shared vision of Lower Macungie Township and the 
TGG/TCH development team.  That vision is the product of an intense 
collaborative planning effort, more than two years in duration, involving 
the TGG/TCH development team and the Township’s elected officials and 
planning staff.  As a result of that collaborative effort, the Project now 
includes an impressive array of community-friendly features, consistent 
with New Urbanism planning principles, including enhanced architecture 
and building materials, four-sided buildings, pedestrian-scale streetscapes, 
bike lanes, over two miles of internal pedestrian and bicycle walkways 
connecting to the Township’s own bike path and walking trail system, 
public plazas and gathering spaces, pedestrian-level lighting, public art, 
abundant landscaping, decorative walls and gateway features, and public 
transit stops – all designed to provide Lower Macungie Township with an 
accessible, walkable, safe, and appealing town center.  
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 The Project will involve a total investment of more than $138 million, will 
create 495 new construction jobs and 920 new permanent jobs, and will 
generate substantial new tax revenues for the taxing bodies .  

b) Tax Generation.   Last year, the Property generated a total of about $7,000 
of property tax -- $110.74 per acre -- for the County and School District.  
Lower Macungie Township did not enact a property tax until the beginning 
of 2014, when it adopted a tax millage rate of .00033.  The  County-wide 
reassessment has been completed.   The annual property tax generation to 
Lower Macungie Township and East Penn School District from the Property 
based on the new assessment is approximately $47,100 in the current year.   

Upon completion, the Project is projected by Public Financial Management to 
generate a substantial increase in property taxes -- $1,209,742 per year after the 
2% discount for early tax payment, based on current millage rates, as more fully 
described in Section V.B.2(c) below. That is the proposed net “Tax Increment” – 
the amount of new taxes, over and above current year tax generation of $47,100  
resulting from the Project.  Should this TIF Plan find favor with the governing 
bodies, a maximum of 50% of the Tax Increment that will be paid to Lower 
Macungie Township and East Penn School District will then be paid to the 
Authority each year for a maximum period of 20 years. Lehigh County will retain 
100% of its increase in property taxes resulting from the Project. The Authority 
will use the funds collected from the Township and the School District for debt 
service on any debt incurred for the purpose of carrying out the objectives of this 
TIF Plan, which is to help defray costs associated with public improvements 
needed to advance the Project. 

The remaining 50% of the net Tax Increment – about $604,871 per year – will 
become new revenue for the two governing bodies beginning immediately after 
the Project opens for business and begins paying taxes.   Starting in year 21, after 
repayment of the TIF debt, the two governing bodies will share 100% of the net 
Tax Increment. 

The table below shows the new recurring tax revenues that the taxing bodies are 
projected to realize in the year of full build-out of the Project: 
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Participating 
Taxing 
Body 

Current Year 
Annual Property 

Tax Revenue 

New Annual 
Property Tax 

Revenue 

Other New 
Recurring 

Annual 
Revenue1 

Total New 
Recurring Tax 

Revenue 

East Penn 
School 
District 

$46,172 592,861 $25,843 $618,704 

Lower 
Macungie 

$945 12,010 $13,674 $25,684 

In addition, the taxing bodies will realize substantial, non-recurring revenue in 
connection with the development of the Project, as shown below: 

Participating 
Taxing 
Body

Act 515 
Rollback Taxes 

Transfer Tax Permitting Fees 
Total Non-
recurring 
Revenue 

East Penn 
School 
District $157,805 $74,715 $0 $232,520 

Lower 
Macungie 
Township 

$0 $74,715 $59,032 $133,747 

1 Includes Earned Income Tax and Local Services Tax. 
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The following table summarizes the new tax revenue that the  taxing bodies are 
expected to receive on account of the Project: 

Participating 
Taxing Body 

Total Initial 
New Tax 
Revenue 

(Recurring and 
Non-recurring) 

Average 
Annual 

Recurring New 
Tax Revenue 
through Year 

20 

Aggregate New 
Tax Revenue – 

Years 1 – 20 

Annual 
Recurring New 
Tax Revenue 
Beginning in 

Year 21 

East Penn 
School 
District 

 

$851,845 $830,203 $16,604,072 $1,335,037 

Lower 
Macungie 
Township 

$145,877 $80,345 $1,606,905 $91,220 

 

As the above tables indicate, under the proposed TIF Plan, the taxing bodies 
stand to gain substantial new tax revenues:  

• The School District is estimated to gain an average of $830,203 per year 
in Real Estate taxes and earned income taxes through year 20, and 
$1,296,360 in real estate taxes and 38,677 in earned income taxes per 
year beginning in year 21 

 The Township is estimated to gain an average $80,345 per year in Real Estate 
taxes, Earned Income Tax and Local Services Tax during the 20-year life of the TIF 
District, and an estimated $91,220 per year thereafter.  

3. Site Attributes.   
The Project site is uniquely attractive for commercial development.  Regional 
demographics are strong.  The trade area is underserved from a high-end retail 
and restaurant standpoint.  The site has excellent access both to a regional 
highway (the Route 222 Bypass) and a major arterial (Hamilton Boulevard).  Site 
visibility is excellent.  The property is of sufficient size (63.21 acres) to provide both 
scale and significant tenant synergies. After exhaustive site selection processes, 
lasting several years, both Costco and Target have concluded that the Project site 
is the only site in the Lehigh Valley on which they desire to develop new stores.  
Absent development of the Project, Costco and Target will move on to other 
available sites in other states. 
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4. Approval and Construction Schedule.   
The property is zoned C - Commercial.  The Project is a permitted use in that 
zoning district and consistent with applicable County and regional comprehensive 
plans.   The Zoning Hearing Board of Lower Macungie Township has granted all 
zoning variances needed for the Project.  Land development, Pennsylvania 
Department of Transportation (PennDOT), and Department of Environmental 
Protection (DEP) approvals are well along, and should be received in the third 
quarter of 2014.  Construction will begin soon thereafter.  The projected opening 
date for the Project is the spring of 2016.  
 

5. Project Challenges.   
Completion of the Project will require that several major challenges be overcome.  
Each involves substantial costs. 

a) Transportation Improvements. Required transportation improvements 
associated with the Project, many of which address existing problems, 
include the following: 

• Widening the Route 222 Bypass.   From its inception, the 
functionality of the Route 222 Bypass was constrained by 
government funding shortages.  The Project will improve the 
functionality of the Bypass by adding a new eastbound 
collector/distributor road that provides additional capacity. 

• Widening Krocks Road.  The Project also will add substantial vehicle 
and bicycle capacity to Krocks Road, between Hamilton Boulevard 
and the Route 222 Bypass, providing a five-lane cross section, 
additional turning lanes, as well as northbound and southbound 
bicycle lanes. 

• Improvements to Hamilton Boulevard.  The Project involves various 
improvements to and along Hamilton Boulevard, including 
sidewalks and turning lanes. 

• Adaptive Traffic Signals.  The Project includes the installation of new 
traffic signals, and upgrades to other traffic signals.  All of those 
signals will incorporate cutting-edge, adaptive traffic signal 
technology that harnesses the power of powerful computers to 
optimize traffic flows.  The new adaptive traffic signal system will 
help remedy existing congestion on Hamilton Boulevard, especially 
in the vicinity of Brookside Road. 
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According to traffic analyses prepared for PennDOT, some 76% of the above 
improvements are required to alleviate traffic problems that exist today – 
and that will continue to exist with or without the Project.  

All told, required transportation improvements will add about $11 million to 
the Project budget, as more specifically described in Section V below. 

b) Remediation of Regional Flooding.   The Project lies in a watershed consisting 
of about 410 acres.  That watershed currently drains into an unregulated 
open pit, formerly an iron mine, located along the east side of Krocks Road, 
to the north of the Route 222 Bypass.   Existing drainage is woefully 
insufficient.  Severe flooding occurs frequently in many locations within the 
watershed.  The Project is required to alleviate those problems by (1) 
installing properly sized drainage pipes and structures, and (2) adding 
substantial detention and infiltration capacity to the existing drainage area 
north of the Bypass.  The total cost of those drainage improvements, all 
required under prevailing regulations, exceeds $4 million. 
 

c) Utility Capacity Upgrades.  Existing utility services (such as electricity, water 
and sewer lines, and gas lines) are all insufficient to service the Project.   All 
must be upgraded at a total cost of almost $1 million. 

 Taken together, the infrastructure costs described above will add millions 
to the cost of the Project. No commercial development project is capable, 
on its own, of dealing with such extraordinary infrastructure costs. That 
explains why the site has been underdeveloped for so many years.    

 But for TIF to defray some of those extraordinary costs relating to the above 
described public infrastructure, commercial development of the site cannot 
and will not occur.  

6. Important Features of the TIF.    
The balance of the TIF Plan contains all of the mandatory elements described in 
the TIF Act (TIF Act, Section 5(a)(4)..   Four features of the Plan warrant particular 
emphasis: 
 

a) Strong Anchors.  Target and Costco, the Project’s anchor tenants, are both 
A+ rated national retailers with strong balance sheets.  Each will own its 
own tax parcel.  Together, Target and Costco will be responsible for 39.4% 
of the new taxes that the Project will generate. 
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b) Strong Sponsorship.  TGG/TCH is a joint development partnership between 

The Goldenberg Group and TCH Realty & Development Co., LLC, two 
leading commercial developers with substantial financial capacity and 
strong roots in Pennsylvania.  The Project sponsors have developed more 
than 40 commercial projects, consisting of more than 10 million square 
feet of developed space, over the last 25 years.   

 
c)    No Governing Body Guarantees.   The TIF Plan does not call for any taxing 

body to guarantee repayment of any TIF financing for the project. 
 

d) Start of Construction.  The Project is in its final stages of approval and, if the 
TIF is adopted, will break ground this year and open for business in the 
spring of 2016. 
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II. TIF DISTRICT BOUNDARY 
The Hamilton Crossings TIF District consists of approximately 63.21 acres between 
Hamilton Boulevard and U.S. Route 222.  Krocks Road is at the center of the TIF District.  
The TIF District consists of five tax parcels.   Exhibit 1, Boundary Description, lists the five 
tax parcels and their current owners. 

The project boundaries for the TIF District also are depicted on the Land Use and 
Conditions Map, Project Improvements Map, and Site Plan (Exhibits 6, 7, and 8). 
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III. TAX INCREMENT FINANCING  
TIF is a statutory mechanism for financing the extraordinary costs of preparing a site for 
development.  It is particularly appropriate where, as here, those extraordinary costs 
exceed the financial capacity of any private development project.  

This TIF Plan offers the taxing bodies the benefit of a substantial increase in assessment 
valuation upon completion of the Project.  

Under the TIF plan: 

A. The Tax Increment Base.  
The East Penn School District, and Lower Macungie Township will retain 100% of 
current real estate taxes generated by the TIF District – an amount known as the 
“Tax Increment Base.”    

B. The Tax Increment.   
Post-development, increased valuation of the TIF District will generate additional 
real estate tax revenues – known as the “Tax Increment.”  Fifty percent of that 
Tax Increment from the Township and the School District will be paid to the 
Authority and used for debt service for a period of 20 years of any TIF-related 
debt incurred for the Project.  The Township and the School District will retain 
the balance of the Tax Increment (50%), together with all other new taxes 
generated by the Project, such as Earned Income Tax and realty transfer tax.  All 
(100%) of Tax Increment paid to the County will be retained by the County. 

C. Retirement of TIF Debt.   
Once the TIF debt is retired, 100% of the Tax Increment from the Project will go 
to the Township and the School District, and the County will continue to retain 
100% of the Tax Increment. 
 
Lower Macungie Township.   
The Township of Lower Macungie has enacted a real estate tax millage of 
.00033. The Township will allocate 50% of real estate tax revenues generated by 
the Project to the Authority for repayment of the TIF debt.  Following repayment 
of the TIF debt, the Township will retain 100% of the Tax Increment from the 
Project. 
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Developer Commitments.   
TGG/TCH has agreed to the following:  

1. The TIF District shall pay full real estate taxes on land and improvements. 
2. The Property Owners shall agree not to file any tax assessment appeal 

during the term of the TIF debt that, if granted, would impair retirement 
of the TIF debt. 
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IV. APPROVAL PROCESS FOR THE TAX INCREMENTAL FINANCING 
DISTRICT 
Under the TIF Act, the following steps are required for creation of the TIF District:  

A. Initial Presentation to the Governing Bodies.   
The Authority makes formal presentations to the governing bodies.  Those 
presentations include a description of the proposed boundaries of the TIF 
District, the tentative plans for the development of the District, and an estimate 
of the general impact of the proposed District on property values and tax 
revenues. 

B. Designation of Governing Body Representatives.  
The Township, County, and School District each designated one or more 
representatives to meet with the Authority to discuss the Project plan and the 
proposed TIF. 

C. Authority Recommendation of TIF District Boundaries.   
The Authority submits to Lower Macungie Township the boundaries of the 
proposed TIF District. 

D. Preparation and Submission of the TIF Plan.  
 The Authority prepares and submits the TIF Plan to the Township, the County, 
and the School District. In this case, the County elected to opt-out of 
participation in the TIF Plan.  

E. Public Hearing.   
The TIF Act requires that Lower Macungie Township hold at least one public 
hearing at which “interested citizens are afforded a reasonable opportunity to 
express their views on the concept of tax incremental financing, on the proposed 
adoption of the project plan for the tax increment financing district and the 
benefits to the municipality.”  Notice of that public hearing is required to be 
published “in accordance with the terms of the Sunshine Act (P.L. 388, No. 84) 
and said Notice shall be provided by first class mail, postage prepaid to the 
Township, the County, and School District.   This Notice shall be provided not less 
than thirty (30) days before the date of the hearing” (TIF Act, Section 5(a)(5)). 

F. Creation of the TIF District.   
Not less than three weeks after the public hearing, the Township shall adopt a 
resolution or ordinance creating the TIF District. 
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G. Opt-in or Opt-out by the County, Township and School District.    
By ordinance or resolution, the County, Township and School District shall decide 
whether or not to participate in the TIF District.  There is no requirement under 
the TIF Act that all three taxing bodies must opt-in for the TIF Plan to proceed.  A 
TIF plan may be advanced with fewer than three participating taxing bodies, as 
has been done elsewhere in Pennsylvania. In this case, the County has elected to 
opt-out of participation in the TIF Plan.  Therefore, no tax increment will be 
pledged by the County to this TIF District.   

  Under the TIF Act, the decisions of each of the taxing bodies are to be 
communicated to the Township “on or before the public hearing” described in 
step E above (TIF Act, Section 5(a)(7)..   

H. Amendment of the TIF Plan.   
The Township is authorized under the TIF Act to amend the TIF Plan “at any 
time” after the adoption of the Plan by the Township; any such amendment is 
subject to approval “in the same manner as the original project plan” (TIF Act, 
Section 5(a)(8)). 
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V. TIF PROJECT PLAN 

 

A. Proposed Public Works/Improvements and Commercial Development 
Improvements. 

 

1. Commercial Development Improvements.   
The Project involves the construction of approximately 555,188 square 
feet of commercial space, along with 2,501 parking spaces, on 63.21 
acres of land.   See Exhibit 8 for the site plan of the Project, and Exhibit 11 
for a list of the commercial buildings (and building areas) included within 
the Project. The Project will incorporate community-friendly features, 
such as enhanced architecture and building materials, four-sided 
buildings, pedestrian-scale streetscapes, bike lanes, over two miles of 
internal pedestrian and bicycle walkways connecting to the Township’s 
own bike path and walking trail system, public plazas and gathering 
spaces, pedestrian-level lighting, public art, enhanced landscaping, 
decorative walls and gateway features, and public transit stops.  
 

2. Proposed Public Works or Improvements. 
a) Transportation Improvements.  The Project includes the following 

transportation improvements: 
• Route 222 Bypass.   The Project will improve the functionality of 

the Route 222 Bypass by adding a new eastbound 
collector/distributor road. 

• Krocks Road.  The Project will add vehicle and bicycle capacity 
to Krocks Road, between Hamilton Boulevard and the Route 
222 Bypass, providing a five-lane cross section, additional 
turning lanes, and northbound and southbound bicycle lanes. 

• Hamilton Boulevard.  The Project will make improvements to 
and along Hamilton Boulevard, including sidewalks and 
turning lanes. 
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• Adaptive Traffic Signals.  The Project will install new traffic 
signals and upgrade other traffic signals.  Those signals will 
incorporate adaptive traffic signal technology to optimize 
traffic flows.   
 

See Section I.B.5(b) above.  The cost of those transportation 
improvements is estimated to be $10,985,099.  See Exhibit 7 for 
the general layout and location of those improvements. 
 

b) Remediation of Regional Flooding. In order to alleviate chronic flooding 
problems in the surrounding 410-acre watershed, the Project will (1) 
install properly sized drainage pipes and structures, and (2) add 
substantial detention and infiltration capacity to an existing natural 
drainage area located to the north of the Route 222 Bypass.  See 
Section I.B.5(c) above.  The estimated cost of those drainage 
improvements is $4,144,946. 

c) Utility Capacity Upgrades.  The project will upgrade existing utility 
services (such as electricity, water and sewer lines, and gas lines), 
which presently are insufficient.  See Section I.B.5 (d) above.  The 
estimated cost of those upgrades is $905,189. 
 

B. Economic Feasibility Study and Fiscal Effects on the Municipal Tax Base.   
1. Economic Feasibility of the Project.  

The Authority, assisted by its independent financial consultant, Public 
Financial Management, Inc. (PFM) of Harrisburg, Pennsylvania, has 
performed an exhaustive review and analysis of the Project. The 
Authority has concluded that the Project is feasible, for the following 
reasons: 

a) Valuation and Millage Rate Assumptions.  The Authority has verified 
the Project’s assessment valuation projections with the County 
Assessor.  The Authority has verified the applicable millage rates 
with the County Assessor, Lower Macungie Township and the East 
Penn School District. 

b) Project Cost Assumptions.   Project cost estimates are based on 
detailed environmental and geotechnical studies, as well as 
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comprehensive civil and traffic engineering plans, all of which 
TGG/TCH has reviewed with the Township, PennDOT, and DEP.   

c) Sponsorship.   TGG/TCH is a joint venture between two leading
commercial developers with strong balance sheets and extensive
development experience in Pennsylvania:  The Goldenberg Group,
and TCH Realty & Development Co., LLC.  Between them, those
entities have developed more than 40 commercial projects,
encompassing 10 million square feet of developed commercial
space, over the last 25 years.   They have superior financial
strength and a proven track record of successfully executing
complex retail development projects.

d) Anchor Tenants.  Costco and Target, the anchor tenants of the
Project, will occupy 50.4% of the Project’s total building area.
Each will own its own tax parcel.   Each will be directly responsible
for paying property taxes.  Together, the Costco and Target
parcels will generate 30.5% of the Project’s total property tax.
Both Target and Costco maintain A+ Standard & Poor’s ratings.
Costco operates 572 stores.  Last year, Costco generated net
income of $2.4 billion on sales of $89 billion.  Target operates
1,763 stores.  Last year, Target earned $2.9 billion on sales of $70
billion.

e) Grant Funding.  With assistance and support of both the Authority
and Lower Macungie Township, the Project has secured three
grants from the Commonwealth of Pennsylvania:

Grant Program Award Amount 
Industrial Sites Reuse Program (ISRP) $1,000,000 

Redevelopment Assistance Capital Program (RACP)    $2,750,000 
Transportation Infrastructure Investment Fund (TIIF) $6,355,000 

Total $10,105,000 

f) Underwriting Assumptions.  TGG/TCH has actively sought to
participate in two Commonwealth lending programs that offer
sub-market interest rates to eligible projects. It is anticipated that
these loans will be the financing instruments for the costs of
public infrastructure improvements associated with this TIF
Project.

a. Business in Our Sites. A Business in Our Sites (“BIOS”) loan in
the amount of $3,662,308 has been approved by the

20 



Commonwealth Financing Authority (“CFA”) for acquisition 
and construction of the regional storm water basin needed 
to advance the project.  TGG/TCH is required to make a 
pre-payment to the CFA at upon the sale of the Costco and 
Target parcels (i.e. date of project closing) in the amount 
of $231,849.  The remaining loan funds available for use 
on the TIF project are $ 3,430,459.  All principal and 
interest payment will be deferred, and interest will not 
accrue, for a period of eighteen (18) months following the 
effective date of the closing on the loan.  This 18 months 
non-accrual and deferment period represents the period 
of construction of the project. Thereafter, the loan will be 
repaid over an 18.5 year term at a fixed interest rate of 
2%. Thus, the Tax Increment fund will be used to retire a 
net BIOS loan of $3,430,459. 

b. Pennsylvania Infrastructure Bank.  TGG/TCH has made
application to the Pennsylvania Infrastructure Bank (“PIB”)
for a loan to assist in funding public transportation
improvements needed to advance the project. A PIB loan
will offer a term of ten (10) years at a fixed interest rate of
half of prime, currently 1.625%.  In its application to PIB,
TGG/TCH has requested that the loan be interest-only for
a period of 18 months, leaving a remaining 8.5 years for
full amortization. The current estimate of the interest-only
payment during the period of construction by the
TGG/TCH will be $78,609.38, per PFM.  PFM projections
assume the Project can assume a maximum of $3,225,000
in PIB debt.

The combination of these two loans will provide $6,655,459 in low 
interest rate financing for this TIF District.   Both the CFA and PIB require 
guarantees of repayment satisfactory to each department.  In both 
instances, TGG/TCH has pledged these guarantees.  

As the TGG/TCH is the borrower and guarantor on each of the loans, the 
Authority will enter into a Development Agreement whereby they agree 
to use the available tax increments to service the debt on each of the 
loans.  
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In the event the PIB loan is not approved in the amount projected by 
PFM, TGG/TCH has agreed to seek alternative financing sources, such as 
bonds or private financing from alternative sources. 

The following list provides justification for the determination that the 
underwriting assumptions for this TIF financing plan are sounds: 

• There is no interest accruing or principal payments due for the
first 18 months of the Project.

• $3,430,459 in net BIOS debt at a fixed 2% interest rate with a
twenty year term is approved.   This represents 52% of the total
TIF Financing for the Project.

• PFM has assumed a 1.05 Debt Coverage Ratio for the Project
• Meetings have been held with PennDOT to discuss the intent of

TGG/TCH to make application for a PIB loan.  The PIB loan
application has been filed and is currently under review.

• PFM projections show that after the eleventh year of the TIF
District, after the PIB loan debt has been paid, there is a
significant excess of tax increment that totals $4,179,283.

g) Potential Credit Enhancements.  TGG/TCH will consider a potential
credit enhancement for the TIF debt, in the event its financing
plan is altered to include a bond issuance.  Though, at the time of
time of submission of this TIF Plan, it is not anticipated that bonds
will be issued for advancement of this project.  Should the
proposed sub-market rate loan structure be modified, and bonds
issued that require credit enhancements, TGG/TCH has
committed to work with Costco, Target, and the governing bodies
in an effort to establish a Neighborhood Improvement District
(NID) within the TIF District.  Further, TGG/TCH, Costco and Target
may be able to provide the benefit of such credit enhancement
within their ownership documentation without a formal adoption
of a NID. In the event of a shortfall in the tax increment required
to service TIF debt, the NID would assess the property owners (up
to the amount of their actual tax payments) to make up that
shortfall.
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2. Fiscal Effects on the Municipal Tax Base.
a) Quantification of the Tax Increment Base.  The TIF District contains five

tax parcels.  Table 1 lists the owner, acreage, and assessed value of
each parcel. The County Assessor has provided the Authority with the
2013 assessed values for each of those parcels.   Those values are
shown in the table below.  The total assessed value of the five
properties included within the TIF District is $2,863,200.

Parcel Acreage Assessment 
547576677924 1 7.52 $1,877,300 
54755181864 1 13.08 $9,300* 

547566750069 1 36.38 $26,800** 
547565181468 1 1.46 $222,600 
547555968872 1 4.77 $727,200 

TOTALS 63.21 $2,863,200 
*Currently designated Clean and Green under Act 515, total assessment $217,000 
**Currently designated Clean and Green under Act 515, total assessment $8,319,700 

The following table indicates the current millage rates for each 
governing body participating in the TIF Plan: 

Participating Taxing Body Mills 
Lower Macungie Township .00033 
East Penn School District2 16.1259 

Total 16.589 

The Tax Increment Base is quantified in the table below: 

Participating Taxing Body Millage Assessed Value Real Estate Taxes 

Lower Macungie Township .00033 $2,863,200 $945 

East Penn School District .01612590 $2,863,200 $46,172 

Total Tax Increment Base $47,117 

Over the 20-year term of the TIF District, the governing bodies will 
continue to receive that Tax Increment Base each year.  The amount 
of the Tax Increment Base will be adjusted as millage rates change 
over the 20-year term of the TIF District.  Assuming no millage 
changes, the aggregate Tax Increment Base during the 20-year term 
of the TIF District will be $942,000. 
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b) Projected Increase in Assessed Valuation from the Project.  The County
Assessor reviewed the development plan for the Project, including
the uses and building areas shown in Exhibit 5.

Based on that review, the Assessor provided the Authority with the
projected assessed value of the Project, upon completion of
construction.  That value is $77,137,000 – an increase of $74,273,800
above the current assessed value of the Property, as shown in the
table below.

County Assessor’s Projection of Assessed Value of the Project $77,137,000 
Current Assessed Value of the Properties in the TIF District ($2,863,200) 

Projected Increase in Assessed Value $74, 273,800 

c) Projected Tax Increment.  The annual net Tax Increment, based on the
Assessor’s projected assessed value increase of the Project, is
$1,209,742.

The table below illustrates the quantification of that annual net Tax
Increment.

Participating 
Taxing Body 

Tax 
Rate 

(Mills) 

Projected 
Increase in 
Assessed 

Value 

Real 
Estate 
Taxes 

Less 2% 
Discount 
for Early 
Payment 

Net Tax 
Increment 

Lower Macungie 
Township .33 $74,273,800 $24,510 $(490) $24,020 

East Penn School 
District 

16.1259 $74,273,800 $1,209,920   24,198 ($) $1,185,722 

Totals $1,234,430    ($24,688) 1,209,742 

d) Portion of Increment to Be Applied to TIF Debt.   The TIF Plan proposes
that the East Penn School District and Lower Macungie Township
each agree to apply 50% of their net Tax Increments to repayment of
the TIF Debt.

As shown in the table below, that allocation would provide the
Authority with $604,871 for annual debt service on the Authority’s TIF
financing.  The balance of the Tax Increment – 50%, or an aggregate
amount of $604,871 – would go to the Township and the School
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District.  As stated, the County will continue to receive 100% of its 
base and incremental tax revenue. 

Taxing Body Net Tax 
Increment 

Annual 
Payment to the 

Authority  
(50%) 

Annual Payment to 
Taxing Body 

(50%) 

Lower Macungie Township $24,020 $12,010 12,010 

East Penn School District $1,185,722 $592,861 $592,861 

Net Tax Increment $1,209,742 $604,871 $604,871 

For purposes of this TIF Plan, the Authority, upon the advice of PFM, 
has assumed that millage rates will increase by 1% every other year, 
beginning in 2016.  These increases are reflected above in Exhibit 10. 
They are also stated in Table 1-Projected Revenues to Taxing Bodies. 

Based on the assumptions by PFM, including the expected surplus 
beginning in 2025 as listed in column 19 of Exhibit 10, the Authority 
projects that the participating taxing bodies will receive the following 
aggregate amounts of net Tax Increment payments during the 20-
year term of the TIF: 

Taxing Body 
Aggregate Net Tax 
Increment Payments 

(Years 1-20) 
Lower Macungie Township $308,626 

East Penn School District 
$15,797,615 

Total 
$16,106,241 

e) Debt Service Calculation.   Exhibit 10 includes the detailed TIF debt
service calculation that the PFM has prepared for the Authority. The
PIB and BOS loans do not allow for debt reserve funds nor do they have
requirements for a debt coverage ratio.   To be conservative, this TIF plan
has assumed a 1.05% Debt Coverage Ratio through the life of the TIF
District. It is noted that if the excess tax increments noted in Exhibit 10 are
not returned to the taxing bodies, the Debt Coverage Ratio could reach as
high as 2.8.   The Authority will seek to keep the Debt Coverage Ratio at 1.05
after the PIB loan is repaid by returning any excess funds to the Township
and School District.
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C. Detailed List of Project Costs.  
The current estimate of Project costs is as follows: 

• Construction of buildings $58,442,076 
• Architect, Legal, Engineering, Other Soft Costs $15,212,500 
• Land Acquisition and Closing Costs $16,487,123 
• Construction Period Interest/Loan Fees $5,000,000 
• Site Work, Infrastructure and Remediation  $43,678,337 
• Closing Costs         $160,000 

TOTAL COSTS   $138,980,036  

See Exhibits 3 – 5 for a detailed breakdown of Project Development Costs 

See Exhibit 10 for debt payment schedules and breakdown of TIF debt proceeds for 
loans totaling $6,655,459.   

D. Description of the Methods of Financing All Estimated Project Costs and the 
Time When Related Costs of Monetary Obligations Are to Be Incurred. 

1. Methods of Financing All Estimated Project Costs.   The following table
sets forth the sources of all estimated Project Costs. 

• Equity and Private debt  $122,219,577 
• Tax Increment Debt   $6,655,459 
• Pennsylvania ISRP grant  $1,000,000 (approved) 

• Pennsylvania RACP grant  $2,750,000   (approved)

• Pennsylvania Transportation Funding   $6,355,000    (approved) 

TOTAL FUNDS $138,980,036 

The following notes accompany the table above and are hereby incorporated 
in the TIF Plan: 

a. Annual Trustee and Authority Administrative Costs will be paid
from annual Tax Increment revenues.

b. The Authority is not a taxing body.   The Authority can look only
to the Tax Increment to retire the TIF debt.  The Authority has
no obligation to pay TIF debt from any other revenue source.
Lower Macungie Township and the East Penn School District
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also have no obligation to pay the TIF debt from any other 
revenue source. The major interest partner of the development 
entity; TGG/TCH Hamilton Crossing Associates, L.P. will provide 
a personal guarantee satisfactory to the lenders. 

c. As stated above, no funds are required for a debt reserve fund nor
capitalized interest.  No Cost of Issuance is expected to be incurred
except for Authority closing costs and legal counsel for the public
bodies.

d. The Authority plans to assist the developer with the cost of
infrastructure with the $ 6,655,459 derived from the BOS and PIB
loans.   The TIF tax increment funds will be used to repay these two
loans only from the tax increments received by the Authority.  This
amount of financing is within the TIF Plan’s stated limit of providing
not more than $7,000,000 in public funding from this Tax Increment
Financing District.

e. The $10,105,000 in Commonwealth grants for which the
Project is or may be eligible will be funded from three different
programs.  Each of those grants has different terms and
conditions governing the use of funds.   In addition, several
grants require private matching funds; other Commonwealth
grants cannot be used as a match.

f. Final design and bidding of the traffic improvements, storm
water detention facilities, and utility upgrades may generate
costs that vary from the project budget included in this TIF
Plan.

g. In consideration of Commonwealth grant conditions and
possible changes in costs at the time of Project
implementation, the Authority will allocate TIF funds to some
or all of the following activities: traffic improvements, storm
water improvements, and utility upgrades.  Final determination
on the allocation of TIF funds among those three activities will
be made by the Authority at the time of closing on financing
and execution of construction contracts.  If the amount of
incremental tax revenues exceeds the amount required to pay
debt service on the TIF debt (plus debt coverage ratios) in any
one year, it is anticipated that the amount of such excess will
be deposited into one or more funds and will be returned to
the two taxing bodies or will be used to pay down TIF debt so
that the TIF District can be terminated.
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2. Timing of Monetary Obligations and Related Costs.
Once the Township creates the TIF District, and TGG/TCH is prepared to
close on the subject property, TGG/TCH will also close TIF Financing.  Upon
closing of the TIF Financing,

a) the Authority will have a financial obligation to retire the TIF debt
(subject to the limitations described in Section V.D.1. above), and

b) the participating two governing bodies will have pledged 50% of the
Tax Increment within the TIF District to retire TIF debt.

The Authority anticipates that the TIF debt closing will occur in September 
2014.  TGG/TCH plans to start construction on or before December 31, 
2014.  Funds will be needed to help build public infrastructure. 

E. Existing Land Use and Conditions Map. 
 An existing land use and conditions map is attached as Exhibit 6. 

F. Site Plan.  
A site plan showing proposed improvements is attached as Exhibit 7.  A map 
describing the general location of all new buildings is attached as Exhibit 8. 

G. Proposed Changes of Any Zoning Ordinance, Master Plan, Map, Building Code 
or Ordinance.  

The entire TIF District is zoned C – Commercial.  All of the Project’s intended uses are 
permitted in the C -- Commercial Zone. The Zoning Hearing Board of Lower 
Macungie Township has granted all zoning variances needed for the Project. No 
changes are proposed to the Zoning Ordinance, Building Code, or any other 
ordinance. 

H. Term of Tax Increment District. 
 The TIF will begin on the date of closing for all TIF Financing for the project.    This 
TIF District will have a term of 20 years, terminating 20 years from the date of the 
start of the TIF District.  The TIF District may not be terminated if outstanding TIF 
debt remains to be paid. 

I. Economic Benefits to the Taxing Bodies. 
3. Economic Impacts.  Delta Development Group was retained by the

Developer.   Delta Development Group has examined the economic impacts 
of the Project using Impact Analysis for Planning (IMPLAN) software, an 
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economic impact modeling system.3   The IMPLAN model predicts the 
following construction phase and operational phase impacts: 

a) Construction Phase.  The construction phase is projected to create 495
direct jobs, which represent a one-time compensation impact of more
than $22.1 million.  IMPLAN predicts that the Project will support an
additional 496 existing jobs within the Pennsylvania economy.  Those
“spin-off” jobs represent more than $22.7 million in employee
compensation.

b) Operational Phase.   After the Project opens for business, its
operational phase is projected to create 920 new direct jobs, of which
619 are full-time and 301 are part-time.  Those jobs represent a total
new annual compensation impact of more than $21.3 million.
Operation of the Project is projected to support an additional 328
existing jobs within the Pennsylvania economy.  Those “spin-off” jobs
represent an additional $14 million in annual employee
compensation.

Beyond that, the Project in its operational phase will generate annual
state and local taxes of more than $5.6 million.   This estimate
prepared by Delta Development Group includes State taxes such as
corporate taxes, sales tax and State personal income tax.

4. Ancillary Tax and Related Benefits to the Governing Bodies.  Apart from
50% of the Tax Increment, the governing bodies will realize additional tax 
revenues in the form of Local Services Tax, Earned Income Tax, real estate 
transfer tax, permit fees and Act 515 Rollback Tax. 

a) Local Services Tax.  Lower Macungie Township levies a Local Services
Tax of $52.00 per year on each adult resident and nonresident
employed or engaged in an occupation within the Township.  Based
on the IMPLAN projection of 920 new jobs that the Project will create,

3 IMPLAN uses a national input-output (I-O) account to develop a predictive model of the economy. 
The I-O account traces spending among 509 industry sectors.  IMPLAN complements these spending 
patterns with labor force and commuting pattern data, providing a comprehensive picture of the 
economy.  IMPLAN recognizes three types of economic impacts: direct, indirect, and induced.  Direct 
impacts capture a direct change in the economy.  Direct expenditures generate spending throughout 
the business supply chain, which creates indirect impacts (i.e., inter-industry purchases).  Induced 
impacts capture household spending, which increases or decreases in response to changes in 
industrial production. 
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Lower Macungie Township should realize $47,840 per year in new 
Local Services Tax.   

b) Earned Income Tax.  Lower Macungie Township and the East Penn
School District equally share a 1% Earned Income Tax (EIT), levied
annually on wages of employees residing in the Township.  The School
District receives additional EIT in the amount of 0.5%, levied annually
on wages of employees residing in four other municipalities of the
District.4

According to IMPLAN projections, the new jobs that the Project will
create represent 740 full-time equivalents.5  IMPLAN predicts that the
average annual employee compensation for each of those 740 full-
time equivalents is $23,178.   The IMPLAN EIT projections are based
on that estimated compensation figure.

An analysis was conducted to determine the volume of inflow of the 740 
new full-time equivalent employees from surrounding municipalities.6 That 
analysis is summarized below:  

Estimated Annual EIT Revenue for Project Employees 

Municipality Number of 
Employees 

Municipal 
EIT 

East Penn School 
District EIT 

Alburtis Borough 30 -- $3,477 
Emmaus Borough 35 -- $4,056 
Macungie Borough 16 -- $1,854 

Upper Milford Township 24 -- $2,781 
Subtotal 105 -- $12,168 

Lower Macungie Township 118 $13,675 $13,675 
Other Municipalities 517 -- -- 

TOTAL 740 $13,675 $25,843 

4 Upper Milford Township, the Borough of Alburtis, the Borough of Emmaus, and the Borough of Macungie.
5 IMPLAN assumes that 2.5 part-time jobs are equivalent to one full-time job.  Accordingly, IMPLAN treats the 301
part-time jobs created by the Project as 120.4 full-time equivalents.  Adding those 120.4 full-time equivalents to 
the 619 full-time jobs projected to arise from the Project yields a total of 740 full-time equivalents.  That is the 
basis of the EIT projection. 
6 That analysis was conducted using Longitudinal Employment-Household Dynamics (LEHD) origin-destination
employment statistics, along with data from the U.S. Census Bureau’s “OnTheMap” application, on a Census tract 
comparable to that of the Project site (with retail employment options). The percentage of all retail workers who 
live within the East Penn School District and are employed in Lower Macungie Township was then applied 
proportionally to that analysis in order to determine the origin of the Project’s projected 740 new full-time-
equivalent employees. 
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c) Permitting Fees.   The Township’s permitting and services fee schedule
establishes a fee (based on building area) for commercial building
permit inspections.  According to the development plan, the Project
will include 555,188 square feet of new construction.  The Township’s
commercial building permit inspection fee for a development of that
size is $0.10 per square foot.  The permitting fee is a one-time
payment.

d) Real Estate Transfer Tax.  A 1% real estate transfer tax, based on
purchase price, is levied on the transfer of land in Lower Macungie
Township. That 1% transfer tax is shared equally by the Township and
the East Penn School District. The net contract purchase price of
Project land is $14,942,925, which will yield $149,429 of transfer tax,
half ($74,971) to the Township and half ($74,971) to the School
District.  The real estate transfer tax is a one-time payment, triggered
by the sale of the land.

e) Act 515 Rollback Taxes.  Portions of the Project site are enrolled in the
Act 515 Open Space Covenant preferential assessment program. Act
515 reduces tax assessments for landowners who agree to maintain
their properties as open space.  If an Act 515 property is developed,
the “rollback” provision of the Act makes the developer liable for five
years of foregone real estate tax, plus 5% interest.   Act 515 Rollback
Tax is a one-time payment, to the County and to the School District.

The ancillary benefits described above, calculated over a 20-year period,  
are quantified in Table 1, which immediately follows page 26 hereof. 

J. Estimated Non-Project Costs.  
Non-Project (or Off-Site) costs are essential costs incurred beyond the boundaries of 
the TIF District.  Off-Site costs associated with the Project include transportation 
improvements, such as the proposed improvements to Hamilton Boulevard and 
traffic signal upgrades, that benefit the region beyond the TIF District, regional storm 
water detention facilities that will alleviate chronic flooding within the 410-acre 
watershed surrounding the District, and utility upgrades that will benefit both the 
Project and neighboring properties outside the District.  See the project 
improvements map attached as Exhibit 7.  The estimated cost of those 
improvements is summarized in Section V.A.2. above. 
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K. Proposed Method for Relocating Families, Persons, and Businesses to Be 
Temporarily or Permanently Displaced from Housing or Commercial Facilities 
in the Project Area by Implementation of the Plan.   

The TIF Plan will not cause temporary or permanent displacement of families, 
persons, or commercial facilities.   All of the properties that comprise the project site 
are fully vacated.  
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Table 1 ‐ Projected Revenues to Taxing Bodies  

East Penn School District Lower Macungie Township 
           
One-time collectibles (*Included in year 1 projection) One-time collectibles (*Included in year 1 projection) 
           
Act 515 Rollback Taxes $157,805   Real Estate Transfer Taxes $ 74,715    
          
Real Estate Transfer Tax $  74,715   Permitting Fees $ 59,032    
           

Year Tax Inc. Base 
% Tax Increment 

Retained 
Earned Income 

Tax (EIT)6 Total School Year Tax Inc. Base 
% Tax Increment 

Retained7 
Local Services 

Tax8 EIT9 Total Township 
Index annual average increase, as reported by the U.S. Bureau of Labor Statistics. 

 1 $ 46,155   $ 278,675  1 $ 945    $ 134,692 
 2 $ 46,155   $ 46,155  2 $ 945    $ 945 
 3 $ 46,618 $ 540,976 $ 25,843 $ 613,435  3 $ 945 $ 10,959 $ 47,840 $ 13,674 $ 73,418 
 4 $ 46,616 $ 592,861 $ 26,464 $ 665,941  4 $ 945 $ 12,010 $ 47,840 $ 14,003 $ 74,798 
 5 $ 47,082 $ 598,684 $ 27,099 $ 673,585  5 $ 945 $ 12,130 $ 47,840 $ 14,339 $ 75,254 
 6 $ 47,082 $ 598,684 $ 27,749 $ 674,585  6 $ 945 $ 12,130 $ 47,840 $ 14,683 $ 75,598 
 7 $ 47,552 $ 604,507 $ 28,415 $ 680,471  7 $ 973 $ 12,251 $ 47,840 $ 15,036 $ 76,100 
 8 $ 47,552 $ 604,507 $ 29,097 $ 681,156  8 $ 973 $ 12,251 $ 47,840 $ 15,397 $ 76,461 
 9 $ 48,027 $ 610,694 $ 29,795 $ 688,516  9 $ 973 $ 12,374 $ 47,840 $ 15,766 $ 76,953 
 10 $ 48,027 $ 610,694 $ 30,511 $ 689,712  10 $ 973 $ 12,374 $ 47,840 $ 16,145 $ 77,382 
 11 $ 48,507 $ 1,005,197 $ 31,243 $ 1,084,947  11 $ 1,002 $ 20,463 $ 47,840 $ 16,532 $ 85,837 
 12 $ 48,507 $ 1,017,568 $ 31,993 $ 1,098,068  12 $ 1,002 $ 20,716 $ 47,840 $ 16,929 $ 86,487 
 13 $ 48,992 $ 1,017,568 $ 32,760 $ 1,099,320  13 $ 1,002 $ 20,716 $ 47,840 $ 17,335 $ 86,893 
 14 $ 48,992 $ 1,029,941 $ 33,547 $ 1,112,480  14 $ 1,002 $ 20,969 $ 47,840 $ 17,751 $ 87,562 
 15 $ 49,481 $ 1,029,941 $ 34,352 $ 1,113,774  15 $ 1,002 $ 20,969 $ 47,840 $ 18,177 $ 87,988 
 16 $ 49,481 $ 1,042,316 $ 35,176 $ 1,126,973  16 $ 1,002 $ 21,222 $ 47,840 $ 18,613 $ 88,677 
 17 $ 49,975 $ 1,042,316 $ 36,021 $ 1,128,312  17 $ 1,002 $ 21,222 $ 47,840 $ 19,060 $ 89,124 
 18 $ 49,975 $ 1,054,692 $ 36,885 $ 1,141,552  18 $ 1,031 $ 21,478 $ 47,840 $ 19,518 $ 89,857 
 19 $ 50,474 $ 1,054,692 $ 37,770 $ 1,142,936  19 $ 1,031 $ 21,478 $ 47,840 $ 19,986 $ 90,335 
 20 $ 50,474 $ 1,124,873 $ 38,677 $ 1,214,024  20 $ 1,031 $ 22,914 $ 47,840 $ 20,466 $ 92,251 

TOTAL     TOTAL      
           
During TIF 

District $ 965,722 $15,797,615 $ 573,937 $ 17,569,794 During TIF 
District $ 19,669 $ 308,626 $ 861,120 $ 303,412 $ 1,626,574 

 

                                                       
6 Calculated based on the projected 223 full-time-equivalent employees residing in municipalities within the East Penn School District.  Assumes a 2.4% annual increase, which represents the 10-year Consumer Price Index annual average increase, as reported by the U.S. Bureau of Labor Statistics. 
7  
8 Increases in Local Services Tax projections have not been contemplated.  Pursuant to Act 7-2007, SB 218-2007, the Local Services Tax shall not exceed $52 per employee per year. 
9 Calculated based on the projected 118 full-time-equivalent employees residing in municipalities in Lower Macungie Township.  Assumes a 2.4% annual increase, which represents the 10-year Consumer Price Index annual average increase, as reported by the U.S. Bureau of Labor Statistics.  The 
tax increment to the taxing bodies in years 11-20 reflects the excess increment remaining after debt payments only on the BIOS loan. 
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EXHIBIT 3 
Project 

Development 
Costs 



Hamilton Crossings Shopping Center
Project Costs

Description / Item Quantity Unit Unit Cost  Extension

Land

Land Purchase Price (Before Reduction) 63.21              Acres $236,401 $14,942,925
Closing Costs (transfer tax, commissions) $1,544,198
    Land $16,487,123

Building

Buildings 590,324 Square Feet $90.00 $53,129,160
Contingency 10.0% $5,312,916
    Building $58,442,076

Site Work ‐ On‐Site & Off‐Site

Site Work, Infrastructure & Remediation $39,707,579
Contingency 10.0% $3,970,758
    Site Work ‐ On‐Site & Off‐Site $43,678,337

Soft Costs

Site Analysis & Study $900,000
Architectural & Engineering $2,875,000
Testing & Inspection $1,000,000
Fees & Permits $4,500,000
Financing & Interest $5,000,000
Leasing $2,850,000
Legal $1,250,000
Contingency 10.0% $1,837,500
    Soft Costs $20,212,500

Total Project Costs $138,820,036
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EXHIBIT 5 
County 

Assessor 
Estimate of 
Valuation 



PROPERTY IDENTIFICATION      1 

Address:  Krocks Road 

Parcel ID:  TBA 

Type of Property: Commercial 

Subdivision:  Hamilton Crossings 

PROPERTY DESCRIPTION             2   

Land Area: 63 Acres    

Gross building Area:   555,188 (Per Plans) 

Number of Buildings: 25 

County Units Plan Units Tenant Square Foot Income Total 
S-8 Whole Foods 40,074 6,872,700 

Anchor B Target 125,800 10,567,200 
Anchor A Costco 154,307 12,961,800 
Gas 
Booth/Canopy 

Costco 192/3,914 336,700 

Jr. Anchor A S-1 Dick’s 49,919 $6,726,600 
Jr. Anchor B S-5 Unknown 30,800 $4,150,300 

Building A S-10 Nordstrom Rack 35,460 $6,081,400 
Building B S-7 Unknown 22,535 $4,692,900 
Building C N/A Unknown 0 0 
Building D S-2A Pet Smart 12,273 $2,555,900 
Building E S-4C Ulta 10,500 $2,186,600 
Building F S-4D Pier One 9,520 $1,632,700 

S-9 Unknown 6,000 $1,249,500 
S-2A Unknown 1,400 291,600 

Restaurant 1 P-3 Unknown 5,207 $1,669,500 
Restaurant 3 P-2 Unknown 7,398 $2,372,000 
Restaurant 4 S-6 A, B, C Unknown 14,125 $4,528,800 
Restaurant 5 S-4A, S-4B Unknown 9,675 $3,102,100 

Bank 1 P-1 Unknown 4,400 $1,410,800 
Bank 2 P-4 3,750 $1,202,400 

Restaurant P-5 Unknown 7,939 $2,545,500 

Land 63 Acres Included 

TAXING AUTHORITY MILLAGE EST. TAXES 
LEHIGH COUNTY .00379000 292,349.23 
LOWER MACUNGIE TOWNSHIP .00033000 25,455.21 
EAST PENN SCHOOL DISTRICT .01612590 1,243,903.55 
TOTAL .02024590 1,561,707.99 

ESTIMATED ASSESSMENT   3  

77,137,000 
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FEASIBILITY STUDY 

April 2013 

An analysis util iz ing demographic data, market conditions, and the economic 
strength of the targeted tenants and development team to determine the 
economic feasibil ity of the proposed Hamilton Crossings project in Lower 

Macungie Township, Lehigh County.    
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PROJECT OVERVIEW 
TGG/TCH-Hamilton Crossings Associates, L.P. (TGG/TCH) is undertaking a mixed-use commercial town center 

project on a 63-acre former industrial mining site in Lower Macungie Township.  The site fronts Hamilton Boulevard 

(Route 6222) and Route 222, which provide direct connectivity to downtown Allentown, located 6 miles to the east.  

Hamilton Boulevard is the Township's primary commercial corridor, located approximately three-quarters of a mile 

from Interstate 476 (the Northeast Extension of the Pennsylvania Turnpike) and 1.5 miles from Interstate 78.  

Hamilton Crossings will be the Township's largest commercial development and will incorporate town center design 

standards.  In contrast with conventional shopping centers, town centers mirror the mix of uses found on 

traditional main streets by emphasizing transit connectivity, pedestrian-scale streetscapes, and public spaces.  Key 

features of the master plan include: 

 Greater building densities and reduced setback requirements 

 Wider sidewalks to accommodate pedestrian traffic 

 Public gathering spaces and bike paths 

 Upgraded aesthetics, including textured crosswalks, seasonal plantings, decorative walls and fencing 

 Variation in rooflines, upgraded building facades, and enhanced architecture 

 Physical and architectural connectivity to the local and regional community 

Hamilton Crossings will feature a mix of 590,324 square feet of small-, medium-, and large-scale retail operations, 

restaurant spaces, personal service providers, medical and pharmaceutical service providers, and banking facilities, 

anchored by two credit retailers – Target and Costco.  In addition to these anchor stores, Hamilton Crossings will 

feature a mix of national, regional and local retailers and restaurants that will complement the anchor stores and 

provide an ideal offering or goods and services to the community. TGG/TCH also will connect the development to 

the regional trail network and provide bus service through the region’s transit provider – Lehigh and Northampton 

Transit Authority (LANTA).  
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COMMUNITY PROFILE 
Lower Macungie Township (pop. 30,633) is 

known for its high quality of life, proximity to 

major employment centers, and strategic 

access to major transportation corridors.  At 

23 square miles, the Township is one of the 

largest municipalities in the Lehigh Valley.  

Lower Macungie is also the fastest-growing 

municipality in the Lehigh Valley.  Between 

2000 and 2010, the Township’s population 

grew 60 percent.  The Township's rapid 

growth is reflected in its student population 

(<18 years), which grew 62.3 percent over the 

last decade.  The East Penn School District, 

which includes Lower Macungie Township 

and four other municipalities, opened a new 

elementary school in 2010.  

The Lehigh Valley Planning Commission 

forecasts that Lower Macungie's population will exceed 42,000 by 2030.  At this rate, Lower Macungie Township 

will be the 3rd largest community in the Lehigh Valley.  Only the cities of Allentown and Bethlehem will have larger 

populations.  Because of the Township’s significant population growth, it converted from a Township of the Second 

Class to a Township of the First Class in 2008.  Throughout the Lehigh Valley, suburban townships have been the 

primary drivers of population growth over the last 20 years.  The Lehigh Valley has drawn thousands of new 

residents from New York and New Jersey, many of whom relocated to the area in search of better K-12 schools and 

competitive home pricing.  Because the region is within commuting range of New York City and Philadelphia, 

suburban townships like Lower Macungie Township have evolved into more urbanized areas.  The total population 

in the Lehigh Valley MSA now exceeds 900,000. 

LOCATION IN DESIGNATED GROWTH AREA                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                       

Because of its position on Hamilton Boulevard, its proximity to downtown Allentown, and its central location along 

the Township’s primary commercial corridor, this site has been specifically identified through regional and local 

comprehensive planning efforts as a site targeted for high density development.   

In 2004/2005, Lower Macungie Township participated in a multi-municipal comprehensive plan that established a 

vision for sustainable development within a region that includes six (6) municipalities – the boroughs of Alburtis, 

Emmaus, and Macungie and the townships of Lower Milford, Upper Milford, and Lower Macungie.  The 

Southwestern Lehigh Comprehensive Plan emphasizes the need to preserve critical agricultural lands in the 

western half of Lower Macungie Township and to direct future development to areas east of Route 100 that are 

already served by public sewer and water.  The plan specifically identifies the eastern half of the Township as an 

Urban Development Area consistent with higher density development.   Hamilton Crossings is located within the 

heart of that Urban Development Area and will serve as a catalyst for additional complementary, higher-density 

development by addressing existing blight as well as storm water and traffic conditions that have proved to be 

impediments to revitalization in the past. 
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In April of 2012, Lower Macungie Township commissioned a comprehensive revitalization plan for the Hamilton 

Boulevard corridor.  The vision of the Township is to transform that corridor into a “downtown” business district – 

with improved public transportation, sidewalks, bicycle lanes, and an enlivened and attractive streetscape.  The 

planned “downtown” district would provide Township residents with a central destination in which to conveniently 

access shops, eateries, and other businesses without having to use their cars.  Redevelopment of 63 acres of 

currently blighted property at the heart of the proposed “downtown” district is a vital component of the Hamilton 

Boulevard revitalization plan. Specifically, the Township has targeted Hamilton Crossings to function as the town 

center of the district – and the Township.  Toward that end, the Township has proactively collaborated with the 

Hamilton Crossings team to facilitate the project.   

Lower Macungie Township also views Hamilton Crossings as a critical gateway component of the recently-opened 

Route 222 Bypass corridor.  Though considerable investment was employed to construct the Route 222 Bypass in 

an effort to revitalize this corridor, it currently serves only a fraction of its available capacity.  The Township is now 

seeking to leverage that underutilized roadway to service local and regional traffic, drawing transients into – and 

helping to populate and revitalize – the proposed “downtown” district.  Hamilton Crossings will fill this market area 

void, while drawing regional transient traffic to the Route 222 Bypass.   

The Hamilton Crossings team has engaged regional and local stakeholders to propose a project that will advance 

the goals and objectives outlined in Southwestern Lehigh Comprehensive Plan and the Hamilton Boulevard 

revitalization plan, while complementing existing surrounding development, including light industrial, commercial, 

and residential land uses. 

TARGET MARKET 

Hamilton Crossings will be the Township’s largest commercial development and will feature a mix of 590,324 

square feet of small-, medium-, and large-scale retail operations, restaurant spaces, personal service providers, 

medical and pharmaceutical service providers, and banking facilities.  The development team has secured letters of 

commitment from a number of tenants, including two first-class, credit retailers – Target, and Costco.  Costco, a 

wholesale membership warehouse, will provide the development with a regional anchor as it will be the first and 

only Costco location in the Lehigh Valley.  These two anchor tenants have identified the Hamilton Crossings site as a 

target market area and their preferred location in the region, and as such they have proactively engaged The 

Goldenberg Group and TCH Realty and Development Company.  

Standard and Poor’s (S&P), a leader in financial market intelligence that provides credit ratings, indices, investment 

research, and risk evaluations, has assigned an A+ credit rating for long-term foreign and local currency obligations 

to both Costco and Target.  Long-term obligations are those with a maturity of greater than 365 days.  S&P’s A+ 

long-term credit rating indicates that a company’s capacity to meet the financial commitment on its obligations is 

strong.  Similarly S&P has assigned both retailers an A-1 credit rating for short-term foreign and local currency 

obligations.  Short-term obligations are those with a maturity of no more than 365 days, and an A-1 short-term 

credit rating, S&P’s highest category, indicates that a company’s capacity to meet the financial commitment on its 

obligations is strong.  Costco’s and Target’s strong credit ratings speak to the companies’ financial stability and 

sustainability.   

In addition to these anchor stores, Hamilton Crossings has secured or is currently negotiating letters of intent from 

a variety of national and regional retailers and restaurants.  Currently, more than 85 percent of the center is 

already committed. 
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MARKET GAP ANALYSIS 
A market gap analysis was conducted to measure and assess the activity in the current retail and restaurant 

marketplace within an immediate proximity of the Hamilton Crossings site.  The analysis examines both consumer 

spending and business revenues to determine market demand and market supply.  The analysis offers a 

comparison of supply and demand that measures the balance between the volume of supply generated by retail 

and food/drink industries and the demand within the same industries.  Leakage in an area represents a condition 

where a market’s supply is less than the demand—retailers/restaurants outside of the market area are fulfilling the 

demand for products/services and demand is leaking out of the trade area.  Surplus in an area represents a 

condition where supply exceeds the area’s demand—retailers are attracting shoppers and diners that reside 

outside of the trade area. 

RESULTS 
Results of the Hamilton Crossings market gap analysis, summarized in the following table, and in more detail , 

illustrate that in the majority of industry groups within a 5-minute drive of the project site, the supply does not 

meet the demand for retail products and restaurants, and the market is experiencing leakage.  These results are 

reported in more detail in the Attachment 1 - Esri Retail MarketPlace Profile, ©2012 Esri.  

HAMILTON CROSSINGS RETAIL/RESTAURANT MARKET GAP ANALYSIS 

CATEGORY 
RETAIL POTENTIAL 

(DEMAND) 

RETAIL SALES 

(SUPPLY) 
RETAIL GAP 

Retail Trade $193,082,520 $163,941,933 $29,140,587 

Food & Drink $33,589,700 $32,203,271 $1,386,429 
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DEVELOPMENT TEAM 
The strength of the Hamilton Crossings development team further lends itself to the feasibility of the proposed 

project.  Hamilton Crossings, which will represent more than $100 million private investment, is a comprehensive 

redevelopment project being advanced by TGG/TCH–Hamilton Crossings Associates, L.P. (TGG/TCH), a joint 

development effort of its general partner, TGG Hamilton Crossings General, LLC and TCH Realty & Development 

Co., LLC (TCH). TGG/TCH takes its name from the partnership between The Goldenberg Group and Tim Harrison, 

two developers with strong roots in Pennsylvania and leaders in commercial developments.  The Goldenberg 

Group, Inc. holds a 90 percent majority interest in TGG/TCH, while TCH Realty and Development Company, LLC 

holds a 10 percent minority interest in TGG/TCH.  Hamilton Crossings is acutely in-line with both firms’ core 

competency.   

The Goldenberg Group is a full service, fully integrated development firm, providing seamless transitions through 

each phase of the development process, from acquisition and permitting, to design, leasing and development, to 

management of its fully operational centers.  The Goldenberg Group is a strong, well-capitalized real estate 

development firm with 25 years of experience that has developed in excess of 6 million square feet of mixed-use 

retail centers, similar to the Hamilton Crossings project, throughout Pennsylvania and New Jersey.  Since 1984, the 

firm has developed 15 significant ground-up retail projects, including: 

 Metroplex – the largest super regional power shopping center in the tri-state region located on a 105-acre site 

in Plymouth Meeting, Montgomery County 

 ParkWest Town Center – a retail center on a 29-acre site in west Philadelphia, anchored by the city’s largest 

ShopRite  

 Exeter Commons – a shopping center with 490,000 square feet of retail space located in Exeter Township, 

Berks County, anchored by Target and Giant Foods 

 Tilden Ridge – a 400,000-square-foot, Wal-Mart Supercenter- and Lowe’s-anchored regional shopping center 

in Tilden Township, Berks County 

The Goldenberg Group’s partner, TCH Realty and Development Company, offers 21 years of experience and more 

than 3 million square feet of developed commercial space throughout Pennsylvania and Maryland, including: 

 The Lancaster Stockyards – an 18 acre office park in the City of Lancaster, Lancaster County 

 The Colonnade at State College – a lifestyle center anchored by Wegmans Food Market in Patton Township, 

Centre County 

 Silver Spring Square – a lifestyle center anchored by a Wegmans Food Market in Silver Spring Township, 

Cumberland County 

 Broadcasting Square – a regional shopping center in Spring Township, Berks County 
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SUMMARY 
The location of the proposed Hamilton Crossings project is ideally situated in a targeted growth area in Lower 

Macungie Township, Lehigh County.  This area has long been identified as an emerging growth market, with this 

site in particular targeted to serve as the catalyst for development along this prime commercial corridor.  

Additionally, feasibility analyses conducted illustrate ample market for the goods and services to be offered by the 

dynamic tenant mix being proposed. Demographic data and market gap analyses support the retailers’ desire to 

invest in stores at this site.  Among those retailers, the center’s two main anchor tenants, Target and Costco, both 

boast Standard and Poor’s A-1 credit ratings, speaking to the financial stability and sustainability of these 

companies, as well as the project itself.  The strength of the development team further supports the feasibility of 

the Hamilton Crossings project.    With 25 and 21 years of development experience, respectively, between The 

Goldenberg Group and TCH Realty and Development, Company, the development team has a demonstrable track-

record of successfully negotiating the development process, resulting in strong, sustainable retail and mixed-use 

centers.    

    

 



Retail MarketPlace Profile
-75.5623265531711 40.5650724683475
Drive Time: 5 minutes Latitude: 40.56507

Longitude: -75.56233

Summary Demographics
2010 Population 17,479
2010 Households 6,347
2010 Median Disposable Income $61,004
2010 Per Capita Income $36,389

NAICS    Demand          Supply Retail Gap Leakage/Surplus     Number of
Industry Summary    (Retail Potential)         (Retail Sales) Factor     Businesses

Total Retail Trade and Food & Drink 44-45,722 $226,672,220 $196,145,203 $30,527,017 7.2 128
Total Retail Trade 44-45 $193,082,520 $163,941,933 $29,140,587 8.2 83
Total Food & Drink 722 $33,589,700 $32,203,271 $1,386,429 2.1 45

NAICS    Demand          Supply Retail Gap Leakage/Surplus     Number of
Industry Group    (Retail Potential)         (Retail Sales) Factor     Businesses

Motor Vehicle & Parts Dealers 441 $48,823,648 $30,556,398 $18,267,250 23.0 10
   Automobile Dealers 4411 $42,837,903 $27,588,702 $15,249,200 21.7 4
   Other Motor Vehicle Dealers 4412 $2,049,564 $622,309 $1,427,255 53.4 2
   Auto Parts, Accessories & Tire Stores 4413 $3,936,182 $2,345,387 $1,590,795 25.3 3
Furniture & Home Furnishings Stores 442 $4,860,685 $3,845,211 $1,015,474 11.7 6
   Furniture Stores 4421 $3,569,654 $3,044,096 $525,558 7.9 3
   Home Furnishings Stores 4422 $1,291,031 $801,115 $489,916 23.4 4
Electronics & Appliance Stores 4431 $3,847,253 $4,864,538 -$1,017,285 -11.7 8
Bldg Materials, Garden Equip. & Supply Stores 444 $6,279,853 $2,610,089 $3,669,765 41.3 6
   Bldg Material & Supplies Dealers 4441 $5,352,505 $2,108,113 $3,244,392 43.5 4
   Lawn & Garden Equip & Supply Stores 4442 $927,348 $501,976 $425,372 29.8 2
Food & Beverage Stores 445 $35,168,807 $12,673,492 $22,495,315 47.0 3
   Grocery Stores 4451 $30,647,904 $11,562,867 $19,085,038 45.2 2
   Specialty Food Stores 4452 $1,000,893 $48,733 $952,160 90.7 1
   Beer, Wine & Liquor Stores 4453 $3,520,009 $1,061,892 $2,458,117 53.6 1
Health & Personal Care Stores 446,4461 $9,160,375 $8,518,916 $641,459 3.6 9
Gasoline Stations 447,4471 $26,102,358 $39,754,548 -$13,652,190 -20.7 4
Clothing & Clothing Accessories Stores 448 $9,075,521 $3,014,508 $6,061,013 50.1 10
   Clothing Stores 4481 $7,079,616 $2,134,341 $4,945,275 53.7 5
   Shoe Stores 4482 $925,223 $634,201 $291,022 18.7 3
   Jewelry, Luggage & Leather Goods Stores 4483 $1,070,683 $245,966 $824,717 62.6 2
Sporting Goods, Hobby, Book & Music Stores 451 $3,300,546 $319,885 $2,980,660 82.3 3
   Sporting Goods/Hobby/Musical Instr Stores 4511 $2,306,566 $319,885 $1,986,680 75.6 3
   Book, Periodical & Music Stores 4512 $993,980 $0 $993,980 100.0 0
General Merchandise Stores 452 $28,102,703 $49,635,208 -$21,532,505 -27.7 4
   Department Stores Excluding Leased Depts. 4521 $7,618,094 $36,853,680 -$29,235,586 -65.7 2
   Other General Merchandise Stores 4529 $20,484,609 $12,781,528 $7,703,082 23.2 2
Miscellaneous Store Retailers 453 $3,460,760 $4,700,809 -$1,240,049 -15.2 19
   Florists 4531 $491,135 $20,304 $470,831 92.1 0
   Office Supplies, Stationery & Gift Stores 4532 $836,161 $1,732,136 -$895,975 -34.9 8
   Used Merchandise Stores 4533 $352,619 $130,058 $222,561 46.1 4
   Other Miscellaneous Store Retailers 4539 $1,780,845 $2,818,311 -$1,037,466 -22.6 7
Nonstore Retailers 454 $14,900,010 $3,448,330 $11,451,680 62.4 0
   Electronic Shopping & Mail-Order Houses 4541 $4,995,895 $0 $4,995,895 100.0 0
   Vending Machine Operators 4542 $1,583,563 $1,153,613 $429,949 15.7 0
   Direct Selling Establishments 4543 $8,320,553 $2,294,717 $6,025,836 56.8 0
Food Services & Drinking Places 722 $33,589,700 $32,203,271 $1,386,429 2.1 45
   Full-Service Restaurants 7221 $14,757,645 $14,069,489 $688,156 2.4 21
   Limited-Service Eating Places 7222 $14,166,435 $16,432,435 -$2,266,000 -7.4 20
   Special Food Services 7223 $3,507,560 $1,697,655 $1,809,905 34.8 4
   Drinking Places - Alcoholic Beverages 7224 $1,158,060 $3,692 $1,154,368 99.4 0

Data Note: Supply (retail sales) estimates sales to consumers by establishments. Sales to businesses are excluded. Demand (retail potential) estimates the expected amount
spent by consumers at retail establishments. Supply and demand estimates are in current dollars. The Leakage/Surplus Factor presents a snapshot of retail opportunity. This
is a measure of the relationship between supply and demand that ranges from +100 (total leakage) to -100 (total surplus). A positive value represents 'leakage' of retail
opportunity outside the trade area. A negative value represents a surplus of retail sales, a market where customers are drawn in from outside the trade area. The Retail Gap
represents the difference between Retail Potential and Retail Sales. Esri uses the North American Industry Classification System (NAICS) to classify businesses by their
primary type of economic activity. Retail establishments are classified into 27 industry groups in the Retail Trade sector, as well as four industry groups within the Food
Services & Drinking Establishments subsector. For more information on the Retail MarketPlace data, please view the methodology statement at
http://www.esri.com/library/whitepapers/pdfs/esri-data-retail-marketplace.pdf.

October 12, 2012

Made with Esri Business Analyst
©2012 Esri www.esri.com/ba 800-447-9778 Try it Now! Page 1 of 6

Source: Esri and Infogroup



Retail MarketPlace Profile
-75.5623265531711 40.5650724683475
Drive Time: 5 minutes Latitude: 40.56507

Longitude: -75.56233

Leakage/Surplus Factor by Industry Subsector

Leakage/Surplus Factor
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LEHIGH COUNTY INDUSTRIAL DEVELOPMENT AUTHORITY
SERIES OF 2014

Settle 9/15/2014
Dated 9/15/2014

1 2 3 4 5 6

Developer Annual
Date Principal Rate Interest Contribution Debt Service

42078
9/15/2015 52,406.25 (52,406.25)
9/15/2016 355,000 1.625 52,406.25 (26,203.13) 381,203.13
9/15/2017 335,000 1.625 46,637.50 381,637.50
9/15/2018 345,000 1.625 41,193.75 386,193.75
9/15/2019 350,000 1.625 35,587.50 385,587.50
9/15/2020 355,000 1.625 29,900.00 384,900.00
9/15/2021 360,000 1.625 24,131.25 384,131.25
9/15/2022 370,000 1.625 18,281.25 388,281.25
9/15/2023 375,000 1.625 12,268.75 387,268.75
9/15/2024 380,000 1.625 6,175.00 386,175.00

TOTALS 3,225,000 318,987.50 (78,609.38) 3,465,378.13

[1] Assumes level debt service after initial 18 month period
[2] First 18 months interest only - Paid for by the developer
[3] Debt service reserve fund is not used
[4] Capitalized interest is not permitted
[5] Interest rate equal to 50% of Prime
[6] Assumes 1.00x debt service coverage ratio

PIB LOAN

Public Financial Management, Inc. 3/24/2014



LEHIGH COUNTY INDUSTRIAL DEVELOPMENT AUTHORITY
SERIES OF 2014

Settle 9/15/2014
Dated 9/15/2014

1 2 3 4 5
Proposed

Fiscal Year
Date Principal Rate Interest Debt Service

12/31/2014
12/31/2015
12/31/2016 115,811.70 2.00 50,686.95 166,498.65
12/31/2017 157,140.51 2.00 64,857.69 221,998.20
12/31/2018 160,312.29 2.00 61,685.91 221,998.20
12/31/2019 163,548.09 2.00 58,450.11 221,998.20
12/31/2020 166,849.20 2.00 55,149.00 221,998.20
12/31/2021 170,216.95 2.00 51,781.25 221,998.20
12/31/2022 173,652.67 2.00 48,345.53 221,998.20
12/31/2023 177,157.73 2.00 44,840.47 221,998.20
12/31/2024 180,733.55 2.00 41,264.65 221,998.20
12/31/2025 184,381.54 2.00 37,616.66 221,998.20
12/31/2026 188,103.16 2.00 33,895.04 221,998.20
12/31/2027 191,899.90 2.00 30,098.30 221,998.20
12/31/2028 195,773.28 2.00 26,224.92 221,998.20
12/31/2029 199,724.84 2.00 22,273.36 221,998.20
12/31/2030 203,756.15 2.00 18,242.05 221,998.20
12/31/2031 207,868.84 2.00 14,129.36 221,998.20
12/31/2032 212,064.54 2.00 9,933.66 221,998.20
12/31/2033 216,344.93 2.00 5,653.27 221,998.20
12/31/2034 165,119.12 2.00 1,379.04 166,498.16

TOTALS 3,430,459.00 676,507.21 4,106,966.21

[1] Assumes Interest accrues after initial 18 month period
[2] Assumes upfront developer contribution of $231,849.  Full amount of approved loan is $3,662,308
[3] Capitalized interest is not permitted
[4] Debt service reserve fund is not used
[5] Assumes 1.00x debt service coverage ratio
[6] Assumes monthly payments of $18,499.85

BOS LOAN - ANNUAL SCHEDULE

Public Financial Management, Inc. 3/24/2014



HAMILTON CROSSINGS
TIF CASH FLOW ANALYSIS

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19
$6,655,459 Township &

Calendar Millage Millage Initial Total Incremental 98.00% 98.00% 98.00% 98.00% 98.00% 98.00% Total Net Debt Service District
Year Millage Growth Millage Growth Assessed Assessed Assessed Total Inc. Contributed Inc. Retained Inc. Total Inc. Contributed Inc. Retained Inc. Incremental Debt Service Surplus/ Coverage Expected 

Ending Rate [1] Rate [2] Rate Rate [2] Value [3] Value [3][4] Value Tax Levy Tax Levy Tax Levy Tax Levy Tax Levy Tax Levy Contribution (Shortfall) Ratio Surplus [5]

Proposed Increment 50.00% 50.00% 50.00% 50.00%

12/31/2014 16.13 0.33 2,863,200
12/31/2015 16.13 - 0.33 - 2,863,200
12/31/2016 16.29 1.00% 0.33 1.00% 2,863,200 70,637,090 67,773,890 1,081,956 540,978 540,978 21,918 10,959 10,959 551,937 547,702 4,235 1.01
12/31/2017 16.29 0.33 - 2,863,200 77,137,000 74,273,800 1,185,722 592,861 592,861 24,020 12,010 12,010 604,871 603,636 1,235 1.00
12/31/2018 16.45 1.00% 0.33 1.00% 2,863,200 77,137,000 74,273,800 1,197,368 598,684 598,684 24,260 12,130 12,130 610,814 608,192 2,622 1.00
12/31/2019 16.45 0.33 - 2,863,200 77,137,000 74,273,800 1,197,368 598,684 598,684 24,260 12,130 12,130 610,814 607,586 3,228 1.01
12/31/2020 16.61 1.00% 0.34 1.00% 2,863,200 77,137,000 74,273,800 1,209,014 604,507 604,507 24,503 12,251 12,251 616,759 606,898 9,860 1.02
12/31/2021 16.61 0.34 - 2,863,200 77,137,000 74,273,800 1,209,014 604,507 604,507 24,503 12,251 12,251 616,759 606,129 10,629 1.02
12/31/2022 16.78 1.00% 0.34 1.00% 2,863,200 77,137,000 74,273,800 1,221,388 610,694 610,694 24,748 12,374 12,374 623,068 610,279 12,789 1.02
12/31/2023 16.78 0.34 - 2,863,200 77,137,000 74,273,800 1,221,388 610,694 610,694 24,748 12,374 12,374 623,068 609,267 13,801 1.02
12/31/2024 16.95 1.00% 0.34 1.00% 2,863,200 77,137,000 74,273,800 1,233,762 616,881 616,881 24,995 12,498 12,498 629,379 608,173 21,206 1.03
12/31/2025 16.95 0.34 - 2,863,200 77,137,000 74,273,800 1,233,762 616,881 616,881 24,995 12,498 12,498 629,379 221,998 407,381 1.05 396,281
12/31/2026 17.12 1.00% 0.35 1.00% 2,863,200 77,137,000 74,273,800 1,246,136 623,068 623,068 25,245 12,623 12,623 635,691 221,998 413,693 1.05 402,593
12/31/2027 17.12 0.35 - 2,863,200 77,137,000 74,273,800 1,246,136 623,068 623,068 25,245 12,623 12,623 635,691 221,998 413,693 1.05 402,593
12/31/2028 17.29 1.00% 0.35 1.00% 2,863,200 77,137,000 74,273,800 1,258,510 629,255 629,255 25,498 12,749 12,749 642,004 221,998 420,006 1.05 408,906
12/31/2029 17.29 0.35 - 2,863,200 77,137,000 74,273,800 1,258,510 629,255 629,255 25,498 12,749 12,749 642,004 221,998 420,006 1.05 408,906
12/31/2030 17.46 1.00% 0.35 1.00% 2,863,200 77,137,000 74,273,800 1,270,884 635,442 635,442 25,753 12,876 12,876 648,318 221,998 426,320 1.05 415,220
12/31/2031 17.46 0.35 - 2,863,200 77,137,000 74,273,800 1,270,884 635,442 635,442 25,753 12,876 12,876 648,318 221,998 426,320 1.05 415,220
12/31/2032 17.63 1.00% 0.36 1.00% 2,863,200 77,137,000 74,273,800 1,283,258 641,629 641,629 26,010 13,005 13,005 654,634 221,998 432,636 1.05 421,536
12/31/2033 17.63 0.36 - 2,863,200 77,137,000 74,273,800 1,283,258 641,629 641,629 26,010 13,005 13,005 654,634 221,998 432,636 1.05 421,536
12/31/2034 17.81 1.00% 0.36 1.00% 2,863,200 77,137,000 74,273,800 1,296,360 648,180 648,180 26,270 13,135 13,135 661,315 166,498 494,817 1.05 486,492

[1] Actual milage rate of 16.1259 is reflected in the calculations TOTAL 23,404,679 11,702,340 11,702,340 474,235 237,118 237,118 11,939,457 7,572,344 4,367,113 4,179,283
[2] For Illustrative Purposes Only - Does not assume taxing bodies will change rates respectively
[3] Provided by Lehigh County Assessor's Offices
[4] Estimated Timing - Assumes substantial build out by month 18 and certificate of occupancy of major tenants in spring of 2016.  If project is delayed assessed value will not be fully realized as shown.
[5] Estimated balance due to the Township & School District
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