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SPECIAL MEETING AGENDA

CITY COMMISSION, CITY OF HALLANDALE BEACH

WEDNESDAY, FEBRUARY 25, 2009 7:30 PM

1. CALL TO ORDER

2. ROLL CALL

3. PLEDGE OF ALLEGIANCE

4. CITY BUSINESS

A. Consideration of Hallandale Beach Community Redevelopment Agency (CRA) Tax Increment Financing (TIF) Investment for the Village at Gulfstream Park LLC - CAD# 019/02 & CAD# 029/04

TO BE HEARD IN CONJUNCTION WITH COMMUNITY REDEVELOPMENT AGENCY ITEM #3.A.

5. OTHER

4A. CITY OF HALLANDALE BEACH

MEMORANDUM

DATE:

February 23, 2009




TO:

D. Mike Good, City Manager

FROM:
Richard D. Cannone, Development Services Director

SUBJECT: 
Consideration of Hallandale Beach Community Redevelopment Agency (CRA) Tax Increment Financing (TIF) investment for the Village at Gulfstream Park LLC - CAD# 019/02 & CAD# 029/04

PURPOSE:

The Village at Gulfstream Park LLC through their Community Development District (CDD) is seeking a TIF investment from the City/CRA to assist in paying back the bonds issued by the CDD for the Village at Gulfstream Park.  These bonds were issued in order to pay for the cost of infrastructure/open space of the development and other public improvements/mitigations required by the Development of Regional Impact (DRI).

BACKGROUND:

Community Redevelopment Area (CRA) & Tax Increment Financing (TIF)

The City of Hallandale Beach in 1996 designated the area generally bound by I-95, Pembroke Road, NE 14th Avenue and Broward/Miami-Dade border as a Community Redevelopment Area (CRA).  As part of this designation a CRA Plan was established.  In order to carry out the goals of the CRA Plan a funding mechanism was established in accordance with Florida Statutes Chapter 163.  The mechanism set in place for this funding was Tax Increment Financing (TIF).   

The practice of TIF is conceptually simple: an area that has been blighted or is otherwise in need of an economic boost is designated as a CRA. The taxable value of the CRA is then frozen to the value it was on the day of the declaration. The frozen value is usually called the base value. All jurisdictions that had taxing authority over the TIF district still have taxing authority over the base value. As the district develops, the incremental value of taxes that would have been collected by all of the taxing authorities is retained by the city to carry out the goals of the CRA Plan. This new value is generally called the tax increment. 

Village at Gulfstream Park

The Village of Gulfstream Park is a multiphase development that qualifies as a Development of Regional Impact (DRI).  DRI’s in general are classified as “any development which, because of its character, magnitude, or location would have a substantial effect upon the health, safety, or welfare of citizens of more than one county In addition, a Community Development District (CDD) was to provide an alternative method to finance and manage basic services for community development.  In order to pay for the improvements and mitigations amounts outlined in the Development Order and Development Agreement for the Project’s Phase I,  Forest City through the CDD issued $60 million in tax exempt bonds financed over 30 years. 

Although Staff and the City Commission/CRA Board of Directors were not supportive of utilizing TIF in the past for this development, it was Staff’s opinion that due to existing market conditions, the City’s desire to bring the “Town Center” concept to fruition and to provide for needed affordable housing, that the item should be revisited and discussed. 

The City Commission/CRA Board of Directors at the June 30, 2008 meeting agreed to revisit this item and unanimously passed a motion “to prepare a draft policy for consideration of the City Commission/CRA Board of Directors for use of CRA TIF funds for public- private partnership projects and authorize the City Manager to bring back specific recommendations (based on the policy framework) pertaining to the request for CRA TIF funds from the Village at Gulfstream Park.” 

Staff along with consultant Lambert Advisory, LLC discussed the following with the City Commission/CRA Board of Directors on November 7, 2008:

· TIF Policy Framework

· Village of Gulfstream Park TIF Request

· TIF and CRA Financial Analysis

· TIF Investment Term Sheet based upon the Policy Framework and the Financial Analysis prepared by Lambert Advisory.

As a result of that meeting, the City Commission/CRA Board of Directors approved the Term Sheet and directed the City Manager to continue negotiations enter into an appropriate agreement with Village at Gulfstream Park, LLC and CDD to implement the terms for the TIF investment and if necessary, further negotiate the Term Sheet as needed.  

DISCUSSION
As authorized by the City Commission/CRA Board of Directors at the November 7, 2008 meeting, the City Manager finalized the negotiations with Village at Gulfstream Park, LLC and memorialized the terms discussed at the November 7, 2008 meeting into the attached Tax Increment Financing Agreement.  

When looking at this type of investment from an economic development perspective it always involves a delicate balance of resources. The way this investment is being structured involves an investment of a percentage of the incremental value (as previously described) created by the Village at Gulfstream Park back into the development to ensure the development achieves its full potential.  While this investment will not “take away” tax dollars from the City what it will do is invest into the City’s future.  

The Village at Gulfstream Park will be the first lifestyle center in the country built in conjunction with a state-of-the-art thoroughbred horse racing facility and casino. This development will feature unrivaled shopping, dining and entertainment experience for the residents and visitors of the City.  Since conception, The Village at Gulfstream Park has been modeled to become the preeminent leisure, fashion, entertainment and residential destination for South Florida.  As with any investment there is a certain level of risk involved.  However, the risk involved would be that rather than having a preeminent destination center in the City, the development could turn into an “ordinary” shopping center much like many of the existing retail strip centers throughout south Broward and North Miami-Dade Counties.  

Given its prominence and scale, The Village of Gulfstream Park will clearly define future investments along Hallandale Beach Boulevard and US1 for the next decade and beyond.  For this reason alone, the City should consider a carefully structured dedication of increment, if in turn; it can obtain confidence that the quality of the project is significantly enhanced by such investment. It is Staff’s opinion, that the way this investment will be structured, as outlined in the policy framework, will better position the City to not only recapture that investment but realize other revenue from the generation of TIF dollars created from surrounding redevelopment activities that are a result of this developments success.  

In discussing the potential tenant mix with Forest City all of the major mid to high end national tenants require a certain level of concessions in the form of tenant improvements.  These tenant improvements are typically in the hundreds of thousands of dollars, if not millions.  By assisting the CDD with the payment of the bonds for the public infrastructure, this in turn would free up the repayment amount of those bonds guaranteed by Forest City, in order to secure these national tenants.

Based upon the tenant list that Forest City is currently negotiating, a number of the major tenants would require that additional tenants co-locate with these national tenants which had required them to begin there Phase II of the development, further adding additional TIF dollars, jobs and improvements to the City.  The tenant mix that the Village at Gulfstream Park will bring to the City a world class destination that will further promote economic development activities in the City.  

For discussion, please find attached the Tax Increment Funding Assistance Agreement. 

RECOMENDATION

The City Commission/CRA Board of Directors approve and authorize execution of the attached Tax Increment Funding Assistance Agreement and authorize the City Manager to establish the budget account as necessary. 

Reviewed:

 

  

_______________________________




__________

D. Mike Good, City Manager






  Date

 

_____Approved                _____Disapproved                _____Hold for Discussion

 

 

02/25/09

