TIF District/Project Status Report
Fiscal Year Ending June 30,2018

(Pursuant to WV Code 7-11B-15)

Municipality: City of Morgantown

389 Spruce Street
Morgantown, WV 26505

Contact: Paul Brake, City Manager

304-284-7404/ (fax) 304-284-7430
pbrake@morgantownwv.gov

District: District No. 3 - Sunnyside
Project: Project No.1 — Sunnyside-Up

1) Aggregate amount and amount by source of revenue

2)

3)

4

5)

6)

7)

Property taxes - current
Property taxes - prior year
Interest and penalties on taxes
PILOT

Interest earned on deposits

Amount and purpose of expenditures

Amount of any pledge of revenues, including principal
and interest on any outstanding tax increment financing
indebtedness:

Base-assessed value of the development/redevelopment
project area:

Assessed value for the current year of the taxable property
having a tax situs in the development/redevelopment project area:

Assessed value added to base-assessed value of the
taxable property having a tax situs in the development/

redevelopment project area:

Payments made in lieu of taxes received and expended:

$ 886,228.24
52,463.89
5,088.40
4,394.68

241

$ 948,177.62

Attachment 1

Attachment 2

$ 75,683,593

$133,704,977

$ 58,021,384
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8) Contracts made incidental to the implementation
and furtherance of a development/redevelopment
project: Attachment 5

9) Copy of any development/redevelopment plan, including
required findings and cost-benefit analysis: Attachment 3
10) Cost of any property acquired, disposed of, rehabilitated,

reconstructed, repaired, or remodeled: None

11) Number of parcels of land acquired by or through the
initiation of eminent domain proceedings: None

12) Number and types of jobs projected by the project developer
to be created, estimated annualized wages and benefits

to be paid to persons filling those jobs: Attachment 4
13) Number, type and duration of jobs created and annualized

wages and benefits paid: Not Available
14) Amount of disbursements from the tax increment financing fund

during the most recently completed fiscal year: $ 948,175.21
15) Annual statement showing payments made in lieu of taxes

received and expended during the fiscal year: None
16) Status of the development/redevelopment project: Attachment 6

17) Amount of outstanding tax increment financing obligations:

Tax Increment Revenue Bonds, Series 2014 $4,313,000.00
Subordinate Tax Increment Revenue Bonds, Series 2014 549,165.98
18) Additional information: None

I hereby certify that the information contained in this report, including all attachments, is true and
accurate to the best of my knowledge.

11, 20% pMKI)L’

Date Paul Brake, City Manager




Project No. 1 - Sunnyside-Up

2) Amount and purpose of expenditures:

Tax Increment Financing Fund

Payments to Bond Trustee

2014 Bond Accounts:

Debt Service (Principal)

Debt Service (Interest)
Administrative Fees

Transfer to 2017 Subordinate Bond
Improvements

2017 Bond Accounts:

Debt Service (Principal)
Debt Service (Interest)
Bond Issue Costs
Improvements

Attachment 1

$ 948,175.21

§ 301,000.00
121,809.60
9,186.25
347,596.51

$ 654.066.57

$1.433,658.93

$ 335,000.00
12,596.51
311,920.00

$ 238.165.98

$ 897.682.49



Project No. 1 - Sunnyside-Up Attachment 2

District No. 3 — Sunnyside
Project No. 1 — Sunnyside-Up

3) Amount of any pledge of revenues, including principal and interest on any outstanding tax
increment financing indebtedness:

DEBT SERVICE ON SERIES 2014 BONDS:

Maturity 2035
Principal $ 4,313,000.00
Interest $ 765,758.40

DEBT SERVICE ON SERIES 2017 BONDS:

Maturity 2038

Principal $ 7,146,000.00
Interest $ 3,568,518.25



SECTION II. PROIJECT INFORMATION Attachment 3

A. DESCRIPTION OF PROPOSED AMENDMENT

Include a description of how the project fits with the overall development plans for the development or
redevelopment project area or district or the overall development plans of the municipality, county, or

region.
The TIF District

The ordinance creating the TIF District was enacted by the City Council on December 16, 2008 (the
“Original Ordinance”). The TIF District is located in and near the “Sunnyside” district of the City. A map
of the TIF District boundaries is provided in Attachment 1.

Existing Project Plan

In the Original Ordinance, the City approved a project plan consisting of the development, construction
and installation of certain projects within the TIF District, which may be acquired and constructed in
several phases, including the following public improvements: waterlines, storm water management
culverts and facilities, sanitary sewer lines, road improvements, streetscape systems, traffic control,
pedestrian ways and systems, utility relocations, lighting and related infrastructure, land and right-of-way
acquisition, demolition and site preparation necessary for and incidental to the construction and
installation of public infrastructure improvements (the “Project Plan”). Prior to the adoption by the City
of the Original Ordinance, the West Virginia Development Office (the “WVDQ") approved a Tax Increment
Financing Application for the TIF District and a bonding capacity of $7,500,000.

Campus Neighborhoods Revitalization Corporation, a West Virginia nonprofit corporation (“CNRC”),
serves as developer of the TIF District and has completed two phases of the Project Plan. At the request
of CNRC, the City previously issued its $5,191,000 Tax Increment Revenue and Refunding Bonds Series
2014 (Sunnyside Up Project No. 2} (the “2014 Bonds”} to (i) refund its $1,700,000 Tax Increment Revenue
Bonds, Series 2010 (Sunnyside Up Project Plan No. 1), which financed the first phase of the Project Plan;
(i) finance the second phase of the Project Plan, (iii) fund a debt service reserve fund and {iv) pay costs of

issuing the 2014 Bonds.

Amendment to the Project Plan

CNRC is proposing to amend the Project Plan to include the development of additional phases of the
Project Plan and increasing the bonding capacity granted by the WVDO from $7,500,000 to $15,000,000
to facilitate the completion of the additional phases of the Project Plan (the “Amended Project Plan”). See
Section 11{C) for additional details regarding the Amended Project Plan.

Tax Increment Financing Obligations

To finance all or a portion of the costs of the additional phases of the Project Plan, the City proposes to
issue tax increment revenue bonds or other obligations (the “TIF Obligations”) in an amount not to exceed
$15,000,000, with maturities not to exceed 30 years from the date of the creation of the TIF District. The
TIF Obligations may be issued from time to time in one or more series. Proceeds of the TIF Obligations
are generally expected to be used to (i) finance the costs of the additional phases of the Project Plan,
including architectural, engineering, legal and other professicnal fees and expenses; (ii) refund the 2014



Bonds; (iii) fund reserve fund(s) for the TIF Obligations; and (iv) pay costs of issuance of the TIF Obligations,
including preparation and approval of this Tax Increment Financing Application and related costs. A
portion of the Project Plan may also be paid on a pay-as-you-go basis directly from tax increment revenues
deposited in the tax increment financing fund for the TIF District (the “TIF Fund”). To the extent all or a
portion of the 2014 Bonds are not refunded from proceeds of the TIF Obligations, the TIF Obligations
would be issued on a parity with or subordinate to the 2014 Bonds. The maturities of the Refunding TIF
Obligations shall not exceed 30 years from the date of the creation of the TIF District.

See Section Il.E for more detailed Financing Information and Section 11.G for additional information on
the proposed TIF Obligations.



B(1): ESTIMATES

Projected increase in assessed value of the taxable property in the redevelopment project area or district
upon successful completion of the Project Plan:

Projected Increase in Assessed Values of the Taxable Property in the TIF District ($)*

Tax Year Due Assessed Value
(July 1) {April 1) Property in TIF District™
2007 (Base Year) 75,683,593
2017 (Current Year) 130,996,772
2018 2019 130,996,772
2019 2020 130,996,772
2020 2021 130,996,772
2021 2022 130,996,772
2022 2023 130,996,772
2023 2024 130,996,772
2024 2025 130,996,772
2025 2026 130,996,772
2026 2027 130,996,772
2027 2028 130,996,772
2028 2029 130,996,772
2029 2030 130,996,772
2030 2031 130,996,772
2031 2032 130,996,772
2032 2033 130,996,772
2033 2034 130,996,772
2034 2035 130,996,772
2035 2036 130,996,772
2036 2037 130,996,772
2037 2038 130,996,772

* Assessed values in the TIF District for Tax Year 2017 have been certified by the Monongalia County Assessor. Assumes no
change in assessed values in the TIF District beginning Tax Year 2018.



C. PUBLIC IMPROVEMENTS

Estimates of construction costs of the Amended Project Plan are set forth below. Such construction costs
are anticipated to be funded in whole or in part from proceeds of TIF Obligations. All costs are estimates
and the amounts listed are subject to change. See Attachment 2 for location of improvements described

below.

Type Estimated Cost™

Relocation of steam line $250,000
University Gateway $100,000
Streetscaping $2,650,000
Road Improvements $2,000,000
Property Acquisition b
Estimated Total: $5,000,000

* Preliminary and subject to change. Includes professional services, including architect and engineering fees, accounting and legal fees, and other
expenses associated with the public improvements. The estimated costs of improvements are for new projects and do not include any work

previously bid or completed.
** CNRC intends to consider property acquisitions as properties become available. See Attachment 2 for additional information.



D. ESTIMATED BREAKDOWN OF PROIECT COSTS

The Estimated Breakdown of Project Costs below are anticipated to be fully financed from TIF Obligations
and from Pay-As-You-Go funds from the TIF Fund (as hereinafter defined). See Section II.G — Tax
Increment Financing Obligations and Section IL.E — Financing for more detailed information. The table
below includes estimated contingencies and professional services costs.

Estimated Amount* Proposed Financing Method

1. Capital Costs

2. Financing Costs S 347,780 TIF Obligations

3. Professional Services

4. Land

5. Relocation Costs

6. Environmental Impact Studies

7. Public Information

8. Construction of Public Works S 5,000,000 TIF Obligations

9. Costs of the sale/lease of City
property that results in a loss to

City
10. 2014 Bonds Escrow S 4,425,000 TIF Obligations
11. Reserve Fund(s) S 779,220 TIF Obligations

W

Total Project Costs: 10,552,000

2) Estimated FInancing Costs for the TIF Obligations as provided in Section I1.G.

3) Estimated Professional Services costs are included In Construction of Publlc Works.

8) See Section I1.C for estimated breakdown of project costs.

10) Estimated proceeds of the TIF Obligations required to refund the 2014 Bonds. The escrow requirement for the 2014 Bonds includes the TIF
Obligations proceeds plus transfers of approximately $424,672 from the 2014 Bonds Debt Service Reserve Fund. See TIF Obligations

attached to Sectlon II.G for a breakdown of preliminary sources and uses of the TIF Obligations.

11) Reserve Fund for the TIF Obligations equal to the maximum annual debt service on the TIF Obligations as provided in Sectlon 1).G.



E. FINANCING

Estimated Sources, Amounts, Rates and Terms V2

To finance all or a portion of the costs of the additional phases of the Amended Project Plan, the City
proposes to issue the TIF Obligations in an amount not to exceed $15,000,000, with maturities not to
exceed 30 years from the date of the creation of the TIF District. Such TIF Obligations may be issued from
time to time in one or more series. Proceeds of the TIF Obligations are generally expected to be used to
(i) finance the costs of the Amended Project Plan, including architectural, engineering, legal and other
professional fees and expenses; (ii) refund the 2014 Bonds, (iii) fund a reserve fund for the TIF Obligations;
and (iv) pay costs of issuing the TIF Obligations, including preparation and approval of this Tax Increment
Financing Application and related costs. A portion of the Amended Project Plan may also be paid on a
pay-as-you-go basis directly from tax increment revenues deposited in the TIF Fund. To the extent all or
a portion of the 2014 Bonds are not refunded from proceeds of the TIF Obligations, the TIF Obligations
would be issued on a parity with or subordinate to the 2014 Bonds. The maturities of the TIF Obligations
shall not exceed 30 years from the date of the creation of the TIF District.

Amount Interest Anticipated
Sources $) Rate Maturity Payoff Status
TIF Obligations, . June 1, 2 Public Hearing to be
Series 2017~ 10°32:000  4.50% 203g  1UNe 120325 4 id on sune 20, 2017

Total

! Amounts and Interest rates are preliminary and subject to change based on market conditions at the time of sale of the TIF Obligations.

2 The TIF Obligations are planned to be issued with a final maturity in 2038. To the extent Excess Funds (as defined in Section II.G) are used to
redeem outstanding obligations, it is projected that the TIF Obligations could pay off as early as 2032,



F. ALTERNATE FUNDING

What alternate sources of funding have been explored? Why are they unavailable for this project?

CNRC is a West Virginia nonprofit corporation created to facilitate the redevelopment and revitalization
of the “Sunnyside” neighborhood in the City and has limited funds and limited access to sources of
financing to undertake and complete the Project Plan. The lack of a revenue source from
implementation/operation of the Amended Project Plan improvements does not permit the City and/or
CNRC to finance the Amended Project Plan without the assistance of TIF.



G. TAX INCREMENT FINANCING OBLIGATIONS

If TIF obligations are expected to be issued, the following information must also be included:

1. Amount of indebtedness to be incurred: Not to exceed $15,000,000

2. Other revenues to be used to finance debt (other than tax increments in the TIF Fund): None

3. Other monies to be deposited in TIF Fund for the development project area or district: None

4. [If less than the full tax increment is to be used, explain how the excess will be used or distributed:

Any principal and interest on TIF Obligations issued by the City shall be payable from the TIF Fund.
Any revenues in the TIF Fund that are not: (i) used for the payment of the principal of and interest on
TIF Obligations, (ii) held in reserve funds established by the issuance of TIF Obligations, (iii) held in
debt service funds for the payment of capitalized interest on TIF Obligations; (iv) used to pay
administrative costs and expenses in connection with the TIF District or in connection with servicing
the TIF Obligations, or (v) used for approved Amended Project Plan costs within the TIF District, shall
be deemed “excess funds” at the end of each fiscal year.

“Excess funds” may be used for (i) the scheduled payment of the principal of and interest on
subsequent TIF Obligations, {ii} payment of accrued but unpaid debt service due to insufficient tax
increment funds to make prior debt service payments on subsequent TIF Obligations, (iii) payment of
annual administrative costs and expenses for servicing subsequent TIF Obligations, (iv) funding for
“pay as you go” projects in the TIF District approved in a Project Plan or Project Plans pursuant to the
Act, (v) distribution into current funds of the appropriate levying hodies, {vi) retention in the TIF Fund
for approved future project costs and/or debt service relating to the issuance of additional tax
increment revenue bonds and/or (viii) all other purposes for which TIF Fund monies may be expended
pursuant to the Act. To the extent that excess funds are not used for any of the purposes set forth in
this paragraph, such excess funds shall be used for early repayment of outstanding TIF Obligations in
accordance with the terms thereof.

5. Terms for early repayment of the TIF Obligations:

The City plans to issue TIF Obligations in one or more series with a final maturity not greater than 30
years from the date of the creation of the TIF District. Upon payment in full of the outstanding
principal of, interest on and redemption premium, if any, on the TIF Obligations and all administrative
or annual expenses related to the TIF Obligations and/or the TIF District, the City may dissolve the TIF
District; provided, however, that if the City has approved a Project Plan or Project Plans subsequent
to the issuance of the TIF Obligations, the TIF District shall not be dissolved prior to its statutorily
mandated termination until the obligations created on the TIF Fund by such Project Plan or Project
Plans have been fulfilled.



6. Attach a letter from a bond counsel and/or financial underwriter stating that the proposed project
could support tax increment financing bonds or other obligations and the terms and conditions of such

offering.

Investment Banker: Piper Jaffray & Co.

Address: 405 Capitol Street, Suite 613
Charleston, West Virginia 25301

Telephone: (304) 343-7101

Email: joseph.e.nassif@pjc.com

A letter prepared by Piper Jaffray & Co., Investment Bank for the City is provided in Attachment 11
stating that the TIF District could support the issuance of TIF Obligations within the limitations and
subject to the assumptions stated therein.

9388872 (19179.1)



Attachment 10: Analysls showing the fiscal impact on each local levying body. The analysis
will consider the costs incurred by the local levying bodies and how those
costs will be offset/funded. Possible costs Include the effect on schools,
public services, utilitles, etc.

Preliminary Cost/Benefit Analysis
The property tax increment from current levies from the State, the City, the County and the Board of

Education will be deposited in the TIF Fund. The benefits and costs on levying bodies as a result of
current and planned development within the TIF District are highlighted in the table below.

Benefits and Costs State City County Board of Education
Benefits:
Excess Levy No No Yes Yes
B/O taxes No Yes No No
Jobs / Economic Development Yes Yes Yes Yes
Excess Funds ! Yes Yes Yes Yes
Costs :
Water / Sewer / Stormwater No Yes No No
Roads Yes Yes No No
Fire / Police No Yes No No
Trash No Yes No No
Education No No No No

T There will be a benefit to the levying bodies to the extent Excess Funds are avallable In the TIF Fund and If such funds are paid to the
appropriate levylng body. The tax Increment will also be distributed to the levylng bodles upon the termination of the TIF District.

Current Class Il and Class IV Levy Rates for the State, the City, the County and the Board of Education

Tax Year 2016
Class i

Class 1V

Levying Body

State 0.50 1.00
City 25.00 50.00
County 24.00 48.00
School 38.80 77.60
Total 88.30 176.60

School Aid Formula

The Board of Education current levy Is set, statewide, by the Legislature. Public schools also are funded
by the school ald formula that allows a certain dollar amount per pupil. For purposes of the local share
calculation in the school aid formula, the aggregate incremental assessed value is not Included. As the
school boards are not charged for the tax Increment, the state aid to schools formula makes up the
difference. Therefore, the Project Plan does not have a negative effect on funding that is made available
to the Board of Education.



Estimated Increase in Tax Collections from Current Levy Rates after Expiration of the TIF District

Much of the development in the TIF District is expected to have a life of over 30 years. After the
expiration of the TIF District, the four current property tax levies will be pald to the levylng bodies.
Anticipated tax collections for the TIF District for Tax Year 2037, when compared to taxes collected for
Tax Year 2007, represent an increase of $5,374 to the State, $268,696 to the City, $257,948 to the
County, and $417,016 to the Board of Education. The estimated increase is based on the current levy
rates for Tax Year 2016. Note that the foregolng estimates do not Include any infiation factor.

Estimated Increase in Excess Levy Tax Collections

The estimated increase In excess levies paid to the County and Board of Education are as follows:

Class Il Class /1V
County Excess Levy 524 10.48
_School Excess Levy 33.98 67.96

The estimated Increase In excess levies paid to the County and the Board of Education based on the
estimated taxable incremental property value in the TIF District as provided in Section 11.B(1) and Section
IL.G is as follows:

Tax Year Tax Due Date (April 1) County (S}’ Board of Education
()’
2017 2018 51,013 359,906
2018 2019 50,907 359,800
2019 2020 50,798 359,691
2020 2021 50,688 359,581
2021 2022 50,575 359,468
2022 2023 50,460 359,353
2023 2024 50,343 359,236
2024 2025 50,224 359,117
2025 2026 50,102 358,995
2026 2027 49,977 358,870
2027 2028 49,851 358,744
2028 2029 49,721 358,614
2029 2030 49,589 358,482
2030 2031 49,455 358,348
2031 2032 49,317 358,210
2032 2033 49,177 358,070
2033 2034 49,035 357,928
2034 2035 48,889 357,782
2035 2036 48,740 357,633
2036 2037 48,589 357,482
2037 2038 48,434 357,327

Ipased on the "PROJECTION OF NET PROPERTY TAX INCREMENT" attached to Section I1.G — TIF Obligations.



Attachment 4

B{2): ESTIMATES

Number of jobs to be created by this project in the project area or district. Estimated jobs are as follows:

Estimated Job Creation within the TIF District

Job Category: Professional Clerical/ Administrative Skilled  Semi-Skilled Unskilled
Wages: $75-5150K $25-S75K  $40-$75K $20-840K  $15-$20K
Benefits: Benefits will be provided consistent with industry standards.

All projects will be either constructed by full-time and/or part-time contract employees or bid for laborers,
equipment operators, carpenters, concrete finishers, truck drivers, etc. These jobs will have reasonable
expectations of producing retaining and/or contributing to approximately 82 jobs within the classes
previously mentioned.



Atlachment 3

SECTION I PROJECT INFORMATION ' X
P

= DETATLED DESCRIPTION OFPROJECT 1

Inelude u deseription of how the projact fits witl: the averall do velopunent plans for the Rede velopinent District or
the ovarall deyalopment s of the City, county, or reglon,

The TIF District

The proposed TUF District includes cestain propestics located in and noar the “Sunnyside” district of The City of
Mocgantown, Monongalis County, West Virginia. A map and boundary desoription of the proposed TIF Distelgt
aud oporty doseription are provided in Altaclnuent 1. A publio lioaring has been sohoduled for Seplomber 16,
2008, bofore the City Counil in order for the City to antertain public commonts on tho proposed orontion of the
TIP Disrlet, ¥f following suol publie Ioaring the City wishos to procesd to ostablish the TIF Distriot, the City
way do so by ordinonco duly onacted following npproval by the West Virginla Dovelopinent Olfico. The pumose
of the TIP Distriot would bo to efiminate blight in au aging portion of the Cily by improving public Infrasicucture
witlin the TIF District in an offort fo aiteacl new investinents in the redovelopmont of the land and propertios
within tle-TT1 District nnd snrrounding areas within the City.

The Swmnyside Up — 21P Projest Plan Is the result of savoral yoars of studying the aron pad visioning with local
businosses and oitlzens and the development of the Sunnysidu Up Comprehensivo Revitalization Plan, as upduled
in 2007, by the Compus Noighborhoods Revitalization Corporation. A great doat of rasearol, ovaluation, studics,
nnd collaboration hos produced a quality redevalopmont and revitalization plon for the Sunnyside Up srea of

Morgmtown (see Seetion J1I: Attachment 8).

The deteriorating condition of cartain parts of the Sunnyside area has bocome a hindrance (o the overall daslre to
live and work in the City. The implemontation and oxecution of the Sunnyside Up — 111 Projeet Plan sarve 1o
compliment the overall goals of the Sunnyside Up Rovitalization phan and the goals and future of The City of
Morgantown. “The real property within the 71 Disteiot nnd the oitizons and studont residents of e City of
Morgantown will benofit from the elimination of and proveition of the sproad of blighted and doteriorated arons,
inoroasing cmplayment opportunitios and ehcouragiug commeroo, privale invastment and oitizens and students to
remnln and rolocate 1o (he arca, In nddition, the real proparty and sitizans within tho TIF Distriot will benoflt in
the form of public isprovements from fnds (o be goneratod and caplured in the tax increment finaneing fund (the

“LTF Bund™) over the 30-yoar life.of o TIF Distrlel.

rondvay nnd sireelsoape improvements, combined with the
Distrtet will atteuct new private investmont, businesses and

vide new omployment opportunitios sithin the City. These
improvoments will fnelude water lines, storm wator managentent eulvorts and fuollitios, sanitary sower lines, road
improvemants, slrcolscape systoms, (raffie control, podosirian ways and systoms, multi-modal tennsit station
fuoility, utillty celoentions, lighting nud related Infinstructuyo, land and right-of-way nequisition, demolition and
slle proparation necessary for and incidontal to the constretiow/installation of publio infrasteueturs lnprovoments,

Tle TIT Project

pleonstenct/install cortaln projests (the “TLE Projects™) wilhin the TIF
Disteiet, which TIF Projests may be acquired and consiructed in sovoral phases, The TIR Projects inolude the
following public improvements: water lines, storm water management otlverts and faoilitics, sanitary sewor lines,
rord improvomonts, siroslscape systems, (raflie control, pedostrinn ways and aystems, multi-modal trauslt station
fnellity, uiility relocations, lighting and rolated Infrastructuce, land and right-of-way acquisitlon, domeolition and
sile proparation necassary for and Inoidontal 16 the construction/installation of public Infrastructure itnprovanents

(see Scotlon 11.C for more detaflod information),

Thio City of Morgantown proposes to dovelo



Attachment 2
. p 2

To finance the TIF Projects, the Clty proposes 1o use & combination of avollable tax incromont funds to diccotly
finance the <osis of (e TIR Projoots, including orchitestural, engincaring, legal and olher professional foes and
CXPCNSOs on o pay-0s-you-go bosis und to issue lax increment sevonue bonds or othes obligations (the “Tax
Increment Financing Obligations™), from time to time, in an aggrogate amount not 1o exceed §8,000,000, wiil
matrities not to excoed 30 yoars from (e date of the ercation of the TI Disiciet. Sueh obligations may be issued
from fime (o time in one or more serics, Proceeds of the Tax Ingremont Vinancing Obligations are goncrally
planned (o be used to (1) finance s portion of the costs of the Projects, ineludhig architectural, engineering, legal
and other profossional fees and oxpenses; (ii) fund rescrvos for (e obligations; (1if) fund capltalized interast on
the obligations, and (iv) poy costs of issuance of (ho obligations and related costs, To the oxtent that tax
incremont funds arc available, all o portions of the T4 Projects may be finnnced diroctly with such tax inarement
funds. See Section YLE for more dotailed Finanoing information and Soctlen XI.G for additional Information on

the proposed TIR Obligations.

Tax Increment Financiog Obligations



I'rejucted increase in value of the taxable Properly in the Redevelopment District upon successful completion of
the profect plan:

The esthnsted Incresso in the taxable value of property in the TIF District is provided in the 1able bolow. The
Estimated Appraised Value is provided in greater dotall in the Tax Icroment Finanoing Projections analysis
attuched to Scetion 11,G - Tax Increment Obligationa.

SN A

2008 (Basc) 0 0
2009 0 10,075,000 10,075,000
2010 0 14,677,250 14,677,250
2011 0 35,117,568 35,117,568
20)2 0 54,321,095 54,321,095
2013 0 67,950,727 67,950,727
2014 0 69,989,249 69,989,249
2015 0 72,088,927 72,088,927
2016 0 74,251,594 74,251,594
2017 t 76,479,142 76,479,142
2018 a 78,713,517 78,773,517
2019 0 81,136,722 81,136,722

' 2020 0 83,570,824 83,570,924
2021 0 86,077,948 86,077,948
2022 0 88,660,287 88,660,287
2023 0 91,920,095 91,320,095
2024 0 94,059,698 94,059,698
2025 0 96,881,489 96,881,489
2026 0 99,787,934 99,787,934
2027 0 102,781,572 102,781,572
2028 0 105,865,019 105,865,019
2029 0 109,040,970 109,040,970
2030 0 112,312,199 112,312,199
2031 0 115,681,565 115,681,565
2032 0 119,152,012 119,152,012
2033 0 122,726,572 122,726,572
2034 0 126,408,369 126,408,369
2035 0 130,200,620 130,200,620
2036 0 134,106,639 134,106,639
2037 0 138,129,838 _138,129,838 |

“The I Mrojects aro dasigned ta bonefit tho rosldonts of The Clty of Movgantown and-to genrale cconomic dovalopmant
i growth, Tho projects are not intonded to bonofit any spacllo dovelojior or privae dovelopmentprojoot. The projectod
incronses In appraised values ussumo an nnnyal inNation rato of 3.0% boghmiug TV 2010 for tax youes as shown fn tho

following tabloe:

HAVCIAS S S A DI, S g
v £10,075,000 2009

v $4,300,000 2010
v $20,000,000 2011
v $18,150,000 2012

v £12.000000 2013

— Tolal _ _ $64,525,000
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The TIF Projects nve expected to include the following public improvements; water lines, storm walor
management oulvorts and facilitios, sunilary sower linos, road improvennonts, slreetseape systoms, traffic conirol,
pedestrian ways nnd systoms, multi-modal teansit slalion facility, utility rolovations, lighting and rolated
infrastruoturo, land and right-of-way acquisition, demalition and site Proparalion necossary for and ineldental 1o
the construction/installation of public infrstrueturo Improvemonts, Bslimated towls include professionil servicas
feos, including arohilcoturnl, enginoerlig and consulting feos and construction contingency.

Estinated 3ot

LI
Sl

BublicImpravenronts

Roadways/Alloyways and Pedostrlan Systems $1,114,485
Muli-Modal Transit Station Facility $500,674
Water/Sewer/Storm Water/Ulility Iimprovemonts and Relocations T }3,884 961

$5,500,000

TOTAL

* Please refer (o Attachment 2 for a specific identification of proposed locatlon of public improvements.
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The Istimated Breakdows of Project Costs below is anticipated to bo fully finenced from Pay-As-You-Go funds
from the TIF Fund and 1ax incremont rovenue bonds (“TIF Bonds"), Sce Section I1,G — Tax Tncrement
Obligations and Seetion (LI — Finaneing for mare detailed information.

L. Capital Costs
2 Finanoing Costs

3. Professional Services

4, Land

5. Relocation Costs b Y | N

6. Enviconmental Impaot Studies $ 6

7. Public Information

8. Construction of Public Works 8 5,500,000

9. Costs of the sale/lease of City &0

[wopesty that results in a loss to City

10. TIF Bonds Capitalized Interost F_LIl6083

11. TIF Bonds Reserve Funds B 676,363
Total Project Cost: § 7,680,000

Notes 1o lions | theoygl | 1:

2) Estintated Pinanciag Costs for the TIF Bonds a¢ provided in Section J1.G
3) Bstimated Profossional Services costs aro Included in Construction of Public Works,

8) Sce Soctlon IL.C for estimated breakdown of costs
10) Estimated Capitalized Intorost on the TIR Bonds ag provided in Section 1L.G
11) Bstimated Reserve Funds for the TIF Bonds ag providod in Scction .G
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Eslintated Sources, Amounts, Rate and Term ()

To finance the TIF Projocts, the City propasos (o pay the costs and oxponses of the T1V I'rajects on o pay-as.
you-go basis from tax increment rovenves in the TiF lund and/or 1o dssus TIF Obligations with maturities
ol to exceed 30 yoars from (lie date of the creation of the TIF District. Suoh obligations are planned fo be
issued in one or more series. TIF Funds may also be used for the payment of acenied but unpaid debt
sorvios, If any, duc to insufTiolont T Funds to make prior dobl servico paymonts. To the oxtent that fax
incroment funds are available, portions of the Projocts may be finonced on a “pay-ns-you-go" basis direclly
with such funds, To the oxtont the Project is deemed foasible the clty could issuo bonds, in an aggrogate

principal amount not to excoed $8,000,000, to finance the costs of the PIF Peojects and to pay costs in
conneetion with the issunnce of such TIF bonds.

Soutkces CCAmount fiterost” Autlclnted. Siatus
TESAE e Rale Pavelf

Serjos 2009 TIF Bonds $2,680,000  7.25% 2029 gy Public Hearing on TIP
Project and TIF District

scheduled.

Tota) $7,680,000

P

(1) Aunounts and interest rates are preliminary and subject to chango based on market conditions at the time of

sale of the TIT Bonds.

(2) Tho TIF Bonds are planned to bo jssuod with a fina maturity in 2038, To the cxtont Bxcess Punds (as defjnod
Iu 8ection YL.G) are used to redeem outstanding bonds, it is projectod that the TI' Bonds could payofl as

carly ag 2029,
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What aliernate sources o/ funding have been axploredy Why are they unavailable for this project?

Both The City of Morgantown and the Developor have mnde overy atteinpt o financo the 115 Projeots using
alterate sources of fundlng. The Prajes Devoloper is a West Vieginia honprofil comporation cronted to facilitate
the redovolopment and rovitalization of the “Sumnyside” distriot of (i City and has Yimited funds and limited
dceess to sourees of finaneing to undertoke and complete the proposed TI)i Project Plan. The Developer and (e
City have oxplorod varlous mechanising of fonding over more than five years to vndertako necossary publie
Infrastructoro improvemonts wilhin the propesed TI Distriot, but have been unsuccossful n Identitying and
seouring such funding, The ek of n rovonue souree from implementation/operation of {ljo Project Plan
improvemonts has made it prohibltive for the Clty and/or tho Daveloper to finnnce the proposed TIF Projeet Play

without flio assistance of TI5¢ funding,

TUF funding is the tast resort for completg these vitl iinfiastructure projoots within the City beeause it is not
oflicient to wait for ofhor sowrces of funding. “ITF funding wil) allow for these projeots to be comploled
simultancously and ruost officiently, whiol is necessary for the complotion of these inflastiuetuce improverments,
Simultancous project complotion is the most effioient and inexposive process for fle canstruolion of rondivay
impravements, ulility roloontions and upgades, improving wates, sewor and slonn wator lines and facilitios, und
compleling relnted dircetseape. The developmont, and, thus, the offort to ellminate the blight in this distriet of the
City is dopendent on tax Incremont financing 1o erete (he conditions and construst the publie infrastmeture
nicecssary to onable private investment in e City and the T8 Distyiar,
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TEINANCING' NS SO oy GRS

SATANANCREMEN

I TIF obligations are expected o be issued, the Jotlowing information must also be included:

l. Maximum aggrogatc amount of TIP indobtedness that may be incurred:  Nof o exceed 8,000,000 (sec

altached)

2. Other revenucs to be used to finance the dobt (other than fax increments in the TIF Fund): N/A
3. Other mones 1o bo doposited in T Fund for the Redevelopment District; N/A

4. If less than the full tax Increment is 1o be used for dobl sorvice payments or directly for TIT Project costs and
cXpenses on a pay-as-you-go basis, cxplain liow the oxcoss will be used or distributed:

Any principal and intorest on tay incroment financing obligations (11 Obligatlons”) issucd by the City
shall be payable from tho tax ineremont finuncing fuad (11 Iund”) established for the TIF Distrio,
Any revonues In the T Fund (g are nol: SD used for the seheduled payment of the principal of and
Interest on TI¥ Obligations, @0 vsed for the payment of focrued but unpaid dobt service due to
insulliclent TIF funds to mako pslor debt sorvice pryments, (#) hold in roserve funds establiched by the
insunnoe of TP Obligations, (iv) used for annual exponsos for sorvieing the TIF Obligations, ar {v) used
for appsoved 111 Vrqjest costs within the TIF Distrlot on a pay-ns-you-go basis, shall be deomed “oxcass

hunds” at the end of each fisont yoor.

“Ixcess fonds” may be used for (1) the schedvicd pyment of the principal of and interest un additiongt
TIF Obligations, (i) payment of acerued but unpaid dobt servico dpe (o insufficient T1F fuads 1o make
prior debt sorvice paymonts on additional TIF Obligations, (i) funding; reserve finds established by the
issuance of additional TIF Obligations, (iv) payment of sl exponses for servicing additional TIF
Obligations, (v) funding for additionul ‘115 Projeots in the TIF Distriet approved in a Frojeet Plan or
Project Plans pursuant to the Act, (vi) distribution into eurren funds of the appropriate lovying bodics,
(vii) rotention of funds for appraved TIF Projoots, aud/or (viii) all other purposos for whick TIF Fund
monies may bo expoaded pursuatit to the Act. To the extent that Bxeess Punds are not used for nny of (ho
purposes sot forth In (lLis paragruph, such oxcess fimds shull b used for carly repayment of outstanding
TU7 Obligations in aceordance will, the finaneing wems thessloro.

5. Torts for cacly repayment of the TII obligations;

The City plang to issue TIF Bonds in one or mora serios with an initiol final maturity 30 yeacs from the
tate of the ereation of the 'TII Distriot, The City autioipatos that the TIF Bonds would be callablo within
10 yoars or less from tho dato of issunncs, Upaa payment in full of tho outstanding principal of, interest
ou and redemption promivm, il any, (or the 11 Houds and all aduinistrative ar annual oxpensos rolatod
to the TIF Bonds-andfor the TII Distiot, the City shall dissolvo the TIF Distrist; provided, however, that
ifthe Clty has not complotad all of the approvod “TIF Profects set forth in this application or has npproved
o new I'rojeat Plra or Projeet Plaos subsoquont to the issuance of the TIR Bonds, the 117 Distriet shall
not be dissolved until the obligations oroated on the T Pund by such Profeat Plan or Project Plans have

been Mulfilled,

stating that the proposed firaject could

6. Aftach a lelier from a bond counsel and/or {inancial underwriter
ans and conditions of sucl offering,

support tax increment fintancing bouds or other obiigations and tlie te

Lallors prepared by Stoptoe & Johnson, PLLC, Bond Counsel to the project, aud Raymond James &
Assogintos, Inc,, Underwriler (o the projeet, are provided in Atfachmont 17 stating that the TIF Projeot

could suppoct the issuance of TIF Bonds.
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Atlachnient 16; Analysis showing be fiscal impact on each loe) levying body, The Bnnlysis will
consider the cysts inenrred by the local levylug hodias and how those costs will be
olfset or funded. Possillo costs Include (lic effect oy schools, public services, utilities,

clc,

Preliminary Cost/Benefit Analysls

The tax increment from eurrent levies front the State, the City, the County, and Board of Educafion (tho “Board of
Education") will be deposited in the TIF Pund. The benofits nnd oosts on levying bodies s a rasult of current and
plavned dovelopmant within the TIF Distriot are highlighted in tho table bojow,

== Bonr of Education

S BeneiitsandiCosts iy i

Boenefits:
Fxcess Levy No . No Yes
B/O taxes Yes No No
Jobs / Economic Development Yes Yes Yes
Excoss Funds (1) Yes Yes Yos
Costs :
Watsr / Sewer / Stormwater Yos No No
Roads Yos No No
Bire / Police Yes No No
Trash Yes No No
__Pducationgy N No ——e _Yo£

(1) “thore will be a bonefit to the levyiug borlies 1o the oxtont Bxcess Funds arc available in
the TTF Fund and if such funds are piid to the appropiciute lovying hody.

(2) The proposed development in the TIF Distriof should result in minimom costs to the
County and the Doard of Bducation,

School Aide Formula

The Doard of Bdueation current lovy is sel, statewide, by the Legisintuee and is aurrently:  Clags I: 19.40
cants/$100; Class )1: 38.80 conts/$100; and Class 11l & IV: 77.60 cent/$100. Pubilic schools also are fundod by
thie soliool aide formula that allows a cortain dollar nmount por pupil, For purposos of the local share saleulation
in the school aido formuln, tho aggregato incromontal assossed value is not included. As the sohool boards are not
oharged for the tax incroment, the state aide to sohools formula makes up the difforence, Therefore, TIF's do not
have & nogative offect on fanding that is made available to tho local Bourds of Bdueation.

Public School Bonds

The Board of Bducation has oulstanding gencel obligation bond dalst. As the projected assessed property values
inocense in the T Distriet, taxpayers benelit beenuse the sanic amount of monoy raised by taxes is being sprend

among more people/businesses paying taxes.

Estimated Increase in Tax Colloctions from Current Levy Rates after Explration of the TIF District

Much of the development in the TIF District is expeated to have n life of over 30 yours; consequently the hree
property tnx lovies (Curvent Scliool, City, Comly and State) will rovert back (o these levying bodies, “Tax
colloelions for 2037-38, when compied (0 taxes collected for fiseal year 2008-09, ropresent on incronse of
$393,670 in 1axos jrid 1o the City, $369,735 to the County, $610,976 (0 the Board of Bdueation and $7,873 16 the

State based on ‘I'nx Year 2008 losy rtes.
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Number of jobs to be created by this project in the Redevelopment District, Estimatod jobs are as follaws:

Istimated Job Creation within the TIF District

WoMotery  Prolssionl CloicaVAdmin Skiled  Somiskiled Unskiled  Total
Wages FI5SI50K  $25-875K $40875K  $20.510K $15-520%
Construction jobs 4 5 15 20 16 60
Pormanent jobs | 2 4 5 10 22
Subtotal 5 7 19 25 26 82
Benefits (All: Indnstry Standard)

Job Creation within fhe Boundaries of the TIF Project Plan Ayea

Tho TP Projeats will be funded from & combination of puy as you go tax Inerement funds and !Im proceeds
of tho T1F Oblifiations. Mhese constiile the T1F Projeets in the Project Plan and they will continue to
gonerate jobs both during the constiict ion of nnd sfter the rovilalization projeet isgomplete.
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8) Contracts made incidental to the implementation
and furtherance of a development/redevelopment project:

Herbert, Rowland & Grubic, Inc. (HRG) — Phase III engineering study and project design professional
services
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16) Status of the development/redevelopment project:

The Sunnyside Up Tax Increment Financing District was approved by the West Virginia Development
Office (WVDO) in 2008. In 2010, the sale of $1,700,000 in TIF bonds to begin the first phase of the
Sunnyside Up Project Plan Phase One was completed. The construction, which included new sidewalks,
bus stops, plaza area and street lighting was completed in 2011.

The City of Morgantown, in cooperation with Sunnyside Up-Campus Neighborhoods Revitalization
Corporation completed the Second Phase of the Project Plan. Phase II projects completed include: 1) the
redesign of a segment of University Avenue at Beverly Avenue and Third Street; 2) a study to assess the
condition of the sidewalks throughout the TIF district, 3) a streetscape for Third Street in conjunction
with a study to make Third Street an arterial way between Beechurst Avenue and University Avenue.

Tax Increment Revenue and Refunding Bonds, Series 2014 were issued in the amount of $5,191,000 on
December 18, 2014 to finance Phase II and refund the 2010 bonds.

After receiving approval from the WVDO in 2017, The City of Morgantown, in cooperation with
Sunnyside Up-Campus Neighborhoods Revitalization Corporation started the Third Phase of the Project
Plan. The improvements anticipated include streetscapes, roadway and alleyway improvements,
relocation of utilities, intersection upgrades, and the University/Neighborhood Gateway. Additionally,
property acquisitions will be considered as properties become available.

Subordinate Tax Increment Revenue Bonds, Series 2017 were authorized in the aggregate principal
amount of $7,146,000 on December 27, 2017 issuable in denominations of $100,000 with a draw down
period concluding on December 27, 2020.



