St. Francis Amendment to the Comprehensive Redevelopment Plan
S5HGHYHIRSPHQI RI 61 )UDQFLV +RVSLIDI &DPSXV
%HHFK *URYH ,1
1RYHPEHU

1IDWXUH 3XUSRVH RI WKH 36W )JUDQFLV $PHQGPHQW’

7KLV IRUPDO DPHQGPHQW WR WKH &RPSUHKHQVLYH 5HGHYHO
SUHVHQWHG LQ IXOILOOPHQW RI WKH UHTXLUHPHQWYV RI +($

WR UHGHYHORSPHQW DUHDV DQG WKH SURMHFWY SURSRVHG
7KLV 36W )UDQFLV $PHQGPHQW DOVR VSHFLILFDOO\ GHVLJQ
DOORFDWLRQ DUHDY XQGHU ,QGLDQD ODZ IRU WKH SXUSRVH

WKRVH UHYHQXHV WR UHGHYHORSPHQW DFWLYLWLHV 7KH R
FUHDWHG WR VXSSRUW WKH 6W )UDQFLVY UHGHYHORSPHQW S
OHGLFDO &HQWHU 5HGHYHORSPHQW 7D[ $OORFDWLRQ $UHD °

7KLV 36W )UDQFLV $PHQGPHQW WR WKH &RPSUHKHQVLYH 5HC
HIWHQVLRQ RI WKH $PHQGPHQW WR WKH &RPSUHKHQVLYH
WKH GHVLIJQDWHG 5HGHYHORSPHQW $UHD WR LQFOXGH QRW |
FRYHUHG WKH 20G /DQGILOO 0ODLQ 6WUHHW DQG WKH *UHHQ
WR DV WKH 3*URXS %" DUHDV 7KH SULPDU\ WH[W RI WKH

DGGLWLRQDO WH[W VHW RXW LQ LOQGHQWHG IRUPDW 7KH

QHHG WR UHGHYHORS WKH 6W )UDQFLV FDPSXV LQ RUGHU WI
LV OLNHO\ WR UHVXOW IURP WKH IDFLOLW\ JRLQJ GDUN 7KH
&HQWHU 5HGHYHORSPHQW 3URMHFW VSHFLILFDOO\ ILWV WKH

$PHQGPHQW DV GHPRQVWUDWHG EHORZ

7KLV IRUPDO 36W )UDQFLV $PHQGPHQW™ GRFXPHQW ZLOO DW
ZLWK FXUUHQW XQGHUVWDQGLQJ RI WKH SURSRVDO WR UHGF
WKH %YHHFK *URYH 5HGHYHORSPHQW &RPPLVVLRQ LQ WKH SUI
UHDGHU VKRXOG QRWH WKDW WKH $PHQGPHQW VSHFLILFC
DV WR EH UHGHYHORSHG DV D UHVXOW RI WKH LQWHQW RI 6
DQRWKHU ORFDWLRQ RXWVLGH RI %HHFK *URYH
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,Q RUGHU WR VXSSRUW WKH SURSRVHG %HHFK *URYH 5HJ
SBURMHFW DW WKH 6W )UDQFLY FDPSXV WKH %*5& ZLOO (
XQGHU ,QGLDQD ODzZ DQG ZLOO QHHG WR VSHFLILFDOO\
UHGHYHORSPHQW LQ RUGHU WR SURYLGH JDS ILQDQFLQJ
&HQWHU 5HGHYHORSPHQW 3URMHFW DV ZHOO DV DGGLW
LQLWLDWLYHV LQ WKH QWHJUDWHG 5HGHYHORSPHQW $U

7KH QHHG IRU JDS ILQDQFLQJ DULVHV IURP WKH IDFW WK
FDPSXV ZDV KLIKHU WKDQ WKH FRVW WKDW 'HODPRUH FR
SURSRVHG UHGHYHORSPHQW SURMHFW HFRQRPLFDOO\ YL
WKH SXUFKDVH SULFH DQG WKH DPRXQW ILQDQFHDEOH V
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&LW\ &RXQFLO DQG WKH %*5& KDYH DJUHHG WR UHLQYH\
WR plLOO WKH JDS 1 7KH PHFKDQLVP IRU SURYLGLQJ JDSES
LV VHFEXUHG E\ 7,) UHYHQXHV LQFOXGLQJ GHYHORSHU JX
SURFHHGV WR 6W )UDQFLV DV SDUW RI WKH SXUFKDVH S
RI WKH SXUFKDVH SULFH ZLOO DPRXQW WR DSSUR[LPDWH

,Q RUGHU IRU WKH JDS ILQDQFLQJ WR EH VXFFHVVIXO LW
WR GHVLJQDWH WKH 6W )JUDQFLV FDPSXV DV D pyWD[ DOO
GHVLJQDWLRQ DV D WD[ DOORFDWLRQ DUHD LV WKH VWD
DQG WKH &LW\ WR FDSWXUH 7,) UHYHQXHV IURP WKH UHG
ERQGV EHLQJ LVVXHG

7KH SXEOLF GRFXPHQWYV QHFHVVDU\ WR HQDEOH WKLV JC
GHOLQHDWH WKH SDUFHOV WR EH LQFOXGHG LQ WKH 6W
WKHUHIRUH LW ZLOO EH QHFHVVDU\ WR FDUHIXOO\ UHPR
UHGHYHORSPHQW WD[ DOORFDWLRQ DUHDV DQG WR FUHEL
6wW )UDQFLV UHGHYHORSPHQW SURMHFW LQ RUGHU WR ¢
PHFKDQLVP IRU GHGLFDWLQJ WKH 7,) UHYHQXH VWUHDPV
UHVROXWLRQV DQG DFFRPSDQ\LQJ GRFXPHQWYV LQFOXGL
VHUYH WKRVH OHJDO DQG ILQDQFLDO SXUSRVHYV
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,Q UHWXUQ IRU SURYLGLQJ JDS ILQDQFLQJ Rl WKH SXUFK
'HODPRUH FRPSDQLHV KDV DJUHHG WR SURYLGH D JXDUI
7KLV GHYHORSHU JXDUDQWHHG UHYHQXH VWUHDP ZLOO
ILQDQFLQJ RI WKH 6W )UDQFLV SXUFKDVH SULFH DV ZHC
DGGLWLRQDO PLOOLRQ LQ IXQGLQJ WR VXSSRUW RWK
*URYH

W LV LPSRUWDQW WKDW WKH SXEOLF XQGHUVWDQG KRZ
UHGHYHORSPHQW RI WKH FRPPXQLW\ 7KH %HHFK *URYH
SBURMHFW ZLOO JHQHUDWH QHZ 7,) UHYHQXH LQ IXWXUH \
IDFLOLW\ UHTXLUHV FDVK QRZ 7KHUHIRUH WKH %*5& DC
SURYLGH WKH 6W )UDQFLV RZQHUV ZLWK WKH FDVK IRU \
GHYHORSHU ZLOO JXDUDQWHH D IXWXUH UHYHQXH VWUHI

7KH DGGLWLRQDO PLOOLRQ LQ 7,) ILOQDQFLQJ ZKLFK Z
%HHFK *URYH UHGHYHORSPHQW SURMHFWV LV DOVR LPSF
&HQWHU 5HGHYHORSPHQW 3URMHFW 7KH %HHFK *URYH |
BURMHFW LV XQOLNHO\ WR EH VXFFHVVIXO LI WKH DUHDV
WR EHFRPH PRUH EOLJKWHG 7KHUHIRUH WKH LQYHVWP]
HQVXUH UHGHYHORSPHQW RI RWKHU SRUWLRQV RI %HHFEk
RWKHU SURMHFWYV SUHYLRXVO\ LGHQWLILHG DFWXDOO\ |
5HGHYHORSPHQW 3URMHFW PRUH HFRQRPLFDOO\ YLDEOH
LV PRUH OLNHO\ WR EH VXFFHVVIXOO\ UHGHYHORSHG LI F
UHGHYHORSHG DQG WKH VXFFHVV Rl RQH UHGHYHORSPH
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R

DGGLWLRQDO UHGHYHORSPHQW SURMHFWY $V VXFK

ILQDQFLQJ IRU WKH SXUFKDVH RI WKH 6W )UDQFLV FDPS
PLOOLRQ LV PDGH SRVVLEOH WR VXSSRUW RWKHU UHGHY
UHGHYHORSPHQW SURMHFW HIIHFWLYHO\ IHHGV SRWHQW

5HIHUHQFH WR $00 3UHYLRXV )LQGLQJV RI %OLJKW )LQGLQ:
7KLY DPHQGPHQW LQFOXGHV E\ UHIHUHQFH DOO SUHYLRXV V)
EOLJKW DV UHODWHG WR WKH DSSURYHG &RPSUHKHQVLYH 51
JUDQFLVY $PHQGPHQW ™ DOVR DGGV WKH IROORZLQJ DV IXUWKF

¥ 7KH SXEOLF KHDOWK DQG ZHOIDUH ZLOO EH EHQHILWWHG E\ WKH DP
DQG 5SHGHYHORSPHQW IRU WKH H[LVWLQJ &RQVROLGDWHG 5HGHYHOF

R

7KH SXEOLF KHDOWK ZLOO EH EHQHILWWHG E\ WKH ORQJ WHUP
IDFLOLWLHY DW WKH VLWH RI WKH %HHFK *URYH 5HJLRQDO OHG
WR VHUYH WKH SRSXODWLRQ RI %HHFK *URYH DV ZHOO DV WKH

7KH SXEOLF ZHOIDUH ZLOO EH EHQHILWWHG E\ YLUWXH RI DYRL
*URYHTV SURIHVVLRQDO HPSOR\HU DQG WKH UHWHQWLRQ RI
%HHFK *URYH 5HIJLRQDO OHGLFDO &HQWHU 5HGHYHORSPHQW 3U

7KH SXEOLF ZHOIDUH ZLOO EH EHQHILWWHG E\ DYRLGLQJ WKH E
PHGLFDO IDFLOLW\ WKDW LV EHOLHYHG OLNHO\ WR DGYHUVHO\

7KH SXEOLF ZHOIDUH ZLOO EH EHQHILWWHG E\ WKH SRWHQWLD(
MREV DW WKH UHGHYHORSHG %HHFK *URYH 5HJLRQDO OHGLFDO
PLOOLRQ LQ DGGLWLRQDO UHJLRQDO HFRQRPLF DFWLYLW\ L(

7KH SXEOLF ZHOIDUH ZLOO EH EHQHILWWHG E\ WKH LQFUHDVHG
DQG DURXQG WKH %HHFK *URYH 5HILRQDO OHGLFDO &HQWHU 5F
$UHD LQFOXGLQJ GLUHFW DQG LQGLUHFW HPSOR\PHQW DV ZHC
QHLIKERUKRRG HFRQRPLF DFWLYLW\ LQFOXGLQJ UHWDLO DFWL

7KH SXEOLF ZHOIDUH ZLOO EH EHQHILWWHG E\ WKH GLUHFW LQ"
GHYHORSHU LPSURYHPHQWY WR WKH UHDO HVWDWH FUHDWLQJ
LPSDFW RI DV PXFK DV PLOOLRQ

7KH SXEOLF ZHOIDUH ZLOO EH EHQHILWWHG LQ RWKHU GLUHFW
VRFLDO DQG HFRQRPLF LQWHUDFWLRQ RI LQGLYLGXDO FLWL]HQ
RI ,QGLDQDSROLY DQG LQFOXGLQJ YDULRXV IRUPV RI FRUSRUD

¥ 7KH $PHQGPHQW LV UHDVRQDEOH DQG DSSURSULDWH ZKHQ FRQVLGH
GHFODUDWRU\ UHVROXWLRQ WKH &RQVROLGDWHG 5HGHYHORSPHQW

R

7KH $PHQGPHQW LV UHDVRQDEOH DQG DSSURSULDWH EHFDXVH
JUDQFLV FDPSXV ZDV FRQVLGHUHG D YLWDO FRPSRQHQW WR WK
*URYH DV FOHDUO\ VWDWH LQ WKH &RPSUHKHQVLYH 5HGHYHOR

$PHQGPHQW WR WKH ,QWHJUDWHG 5HGHYHORSPHQW 30DQ If

7KH $PHQGPHQW LV UHDVRQDEOH DQG DSSURSULDWH EHFDXVH
WKH %HHFK *URYH 5HJILRQDO OHGLFDO &HQWHU 5HGHYHORSPHQ
NQRzZQ DW WKH WLPH WKH &RPSUHKHQVLYH 5HGHYHORSPHQW 3(
WKH RYHUDOO QDWXUH RI WKH %HHFK *URYH S5HJLRQDO OHGLFD
ZDV VSHFLILFDOO\ LQFOXGHG LQ WKH &RPSUHKHQVLYH 5HGHYH!
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$PHQGPHQW ZKLFK DPHQGHG WKH ERXQGDULHV RI WKH &RQ
$UHD WR LQFOXGH WKH 6W )UDQFLY FDPSXV IRU SXUSRVHV RI |

R 7KH $PHQGPHQW LV UHDVRQDEOH DQG DSSURSULDWH EHFDXVH
%*5& DQG WKH &LW\ ZHUH QHFHVVDU\ WR SURYLGH WKH JDS ILQ
ILQDQFH WKH SXUFKDVH RI WKH 6W )UDQFLYV KRVSLWDO SURSHI!

R 7KH $PHQGPHQW LV UHDVRQDEOH DQG DSSURSULDWH EHFDXVH
ILQDQFLQJ Rl WKH SXUFKDVH SULFH IRU WKH 6W )UDQFLV +RVS
FRPPLWPHQW IURP WKH GHYHORSHU LQ WKH IRUP RI GHYHORSH
HQDEOHV WKH &LW\ DQG WKH %*5& WR ILQDQFH DGGLWLRQDO U
EHQHILW WKH FRPPXQLW\ DV D ZKROH

R 7KH $PHQGPHQW LV UHDVRQDEOH DQG DSSURSULDWH EHFDXVH
*URYH 5HJLRQDO OHGLFDO &HQWHU 5HGHYHORSPHQW 3URMHFW
ZLOO EH PRUH VXFFHVVIXO LI RWKHU UHGHYHORSPHQW DFWLYL
WKH FRPPXQLW\ DV D ZKROH WKHUHE\ SURYLGLQJ DQ LQWHUGFH
DQG VXFFHVVIXO HFRQRPLF DFWLYLW\ IRU %YHHFK *URYH DV SU
5SHGHYHORSPHQW 30DQ

¥ 7KH 'HFODUDWRU\ 56HVROXWLRQ DQG WKH 5HGHYHORSPHQW 30DQ D\
FRQIRUPV WR WKH &RPSUHKHQVLYH 5HGHYHORSPHQW 30DQ IRU WKH

R 7KLV 6W )UDQFLV $PHQGPHQW FRQIRUPVY LQ DOO ZD\V WR WKH
, QWHJUDWHG 5HGHYHORSPHQW $UHD DQG WKH &RPSUHKHQVLYI
DQG FRPSOHWHO\ GHPRQVWUDWHG E\ WKH GLUHFW LQFOXVLRQ

$PHQGPHQW GLUHFWO\ LQWR WKH WH[W EHORZ

! 7KH $PHQGPHQW ZDV IXOO\ DQG IRUPDOO\ DSSURYHG E'
& LW\
! 7KH $PHQGPHQW VSHFLILFDOO\ DGGHG WKH 6W )UDQFL

&RQVROLGDWHG 5HGHYHORSPHQW $UHD IRU SXUSRVHV RI
LQ WKH UHGHYHORSPHQW RI WKH 6W )UDQFLV IDFLOLW\ Z
SURSRVHG E\ WKH %HHFK *URYH 5HJLRQDO OHGLFDO &HQW

! 7KH $PHQGPHQW DV ZHOO DV WKH &RPSUHKHQVLYH 5H¢
LGHQWLI\ WKH FORVXUH RI WKH 6W )UDQFLV +RVSLWDO DV
%HHFK *URYH DQG FLWHYVY WKH UHGHYHORSPHQW RI WKH KF
%*5&

R 7KLV 6W )UDQFLV $PHQGPHQW FRQIRUPV LQ DOO ZD\V WR WKH
5HGHYHORSPHQW 30DQ E\ VWLPXODWLQJ SULYDWH LQYHVWPHQ'
SHILRQDO OHGLFDO &HQWHU 5HGHYHORSPHQW 3URMHFW

! 7KLV 6W )UDQFLV $PHQGPHQW FRQIRUPV LQ DOO ZD\V WR '
&RPSUHKHQVLYH 5HGHYHORSPHQW 30DQ EHFDXVH WKH %H
OHGLFDO &4HQWHU 5HGHYHORSPHQW 3URMHFW ZLOO GLUHF
PLOOLRQ WR UHGHYHORS WKH IDFLOLW\ DQG VWLPXODWLC
RI WKH &RPSUHKHQVLYH 5 HGHYHORSPHQW 30DQ

! 7KLV 6W )UDQFLV $PHQGPHQW FRQIRUPV LQ DOO ZD\V WR '
&RPSUHKHQVLYH 5HGHYHORSPHQW 30DQ EHFDXVH WKH UH(
SUHOLPLQDULO\ SURMHFWHG WR JHQHUDWH QHZ M
SUHFLVH QDWXUH RI QHZ WHQDQWY UHFUXLWHG WR WKH U
PDMRU JRDO RI WKH &RPSUHKHQVLYH 5HGHYHORSPHQW 30
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| 7KLV 6W )UDQFLV $PHQGPHQW FRQIRUPV LQ DOO ZD\V WR
&RPSUHKHQVLYH 5HGHYHORSPHQW 30DQ EHFDXVH WKH UH«
SURMHFWHG WR DVVLVW WKH VXUURXQGLQJ FRPPXQLW\ DC
DQG SRWHQWLDOO\ LPSURYLQJ SURSHUW\ YDOXHV IRU VXU
ZKLFK LV D PDMRU JRDO Rl WKH &RPSUHKHQVLYH 5HGHYHO

I 7KLV 6W )UDQFLV $PHQGPHQW FRQIRUPV LQ DOO ZD\V WR '
&RPSUHKHQVLYH 5HGHYHORSPHQW 30DQ EHFDXVH WKH ILQ
UHGHYHORSHG IDFLOLW\ ZLOO LQFOXGH DGGLWLRQDO ILQCL
UHGHYHORSPHQW LQLWLDWLYHYV

¥ 7KHVH RWKHU %HHFK *URYH UHGHYHORSPHQW LQLWLTE
WKH FRPPXQLW\ LQ D F\FOLFDO DQG FXPXODWLYH IDV
UHGHYHORSPHQW LQLWLDWLYH DFFXPXODWLQJ WR FU
YLEUDQW DQG KHDOWK\ FRPPXQLW\

¥ $V VXFK WKH %HHFK *URYH 5HIJLRQDO OHGLFDO &HQW
BURMHFW ZLOO EH EHQHILWWHG E\ FRPSOHWLRQ RI W
LQLWLDWLYHY DV ZHOO DV WKH *UHHQZD\ UHGHYHOR

¥ 7KH &RPSUHKHQVLYH 5HGHYHORSPHQW 30DQ VHHNV W
FUHDWLRQ RI DQ HFRQRPLF HQYLURQPHQW RI VXVWDL
WR UHYLWDOL]H WKH FLW\ RI %HHFK *URYH DQG WKH
OHGLFDO &4HQWHU 5HGHYHORSPHQW 3URMHFW UHSUHYV
WKDW RYHUDOO UHGHYHORSPHQW SURJUDP DQG VWUI

I 7KLV 6W )UDQFLV $PHQGPHQW FRQIRUPV LQ DOO ZD\V WR '
&RPSUHKHQVLYH 5HGHYHORSPHQW 30DQ EHFDXVH UHGHYH
FDPSXV ZDV VSHFLILFDOO\ LQFOXGHG LQ WKH &RPSUHKHQ\
RI WKH %*5&

&RQWHQWYV RI WKH $PHQGPHQW *URXS %

JRU UHIHUHQFH SXUSRVHV WKH UHOHYDQW FRQWHQWYV RI WK
&RPSUHKHQVLYH 5HGHYHORSPHQW 30DQ DUH SUHVHQWHG EH
$PHQGPHQW DUH LQGHQWHG DQG SUHVHQWHG SDUHQWKHWLF
ZDV SUHVHQWHG WR WKH SXEOLF DV SDUW RI WKH $PHQG
OHGLFDO &HQWHU 5HGHYHORSPHQW 3URMHFW ZDV LGHQWLIL!
SUHVHQWHG DV SDUW RI WKH 6W )UDQFLVY 5HGHYHORSPHQW

7TKH SURSRVHG $PHQGPHQW WR WKH _QWHJUDWHG 5HGH
LOQFOXGHV WKH IROORZLQJ DV VHW IRUWK LQ GHWDLO LQ V
'"HFODUDWRU\ 5SHVROXWLRQ

¥ 7KH 6W )UDQFLV $UHD
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I (Conversion of a tax-exempt facility into an estimated $50 million in taxable
assessed value);

I (Avoidance of the blighting influence of 915,000 s.f. of vacant building on the
surrounding neighborhoods);

I (Preservation of an estimated $2-$3 million in the personal wealth of
surrounding neighbors as a result of maintaining an economically viable
development, thereby avoiding reduced market values);

Public Policy Overview

Based on testimony from the 2008 Legislative Session, there seems to be a public proclivity
to criticize and question the designation of areas for tax increment financing. This 2008
Amendment hereby notes that the St. Francis area to be designated as part of the Integrated
RD Area generates an overwhelmingly positive economic impact not only on this area to be
designated, but on the community in general.

But more importantly in the community, the collective positive impact of this redevelopment
investment on surrounding properties is overwhelmingly positive, as well. This secondary
economic impact on the surrounding community has a direct impact on the personal
wealth of individual families, and this positive impact should not be marginalized in

order to score political gains. This is real value made available to real families. The St.
Francis designation presents a set of excellent examples of the importance and impact of
redevelopment.

Is it better to designate an old hospital which is being abandoned by its current operators
in order to stimulate new investment as quickly as possible, or to wait a few years with
the facility boarded up and see what happens to property values in the surrounding
neighborhoods? If the City refuses the St. Francis designation, are they not gambling with
the personal wealth of the surrounding neighbors?

We bring forward these points because Beech Grove has undergone a long period of criticism
and question with regard to tax increment financing. Public discussion and education is
always healthy. But the rhetoric of the 2008 Legislature demonstrated that much of the
politicization of TIF is based on fundamental ignorance and misinformation, as evidenced by
the potential projected economic impact of the St. Francis designation as part of the Beech
Grove RD Area.

Although we will not be the authors of the Tax Impact Analysis (TIA), we expect that the tax
impact analysis will show that the parcels being designated are overwhelmingly non-profit
and generate virtually no property tax revenue impact on the community, the schools or other
tax units. (This assertion is confirmed in the Tax Impact Analysis performed by Reedy &
Peters, LLC.)

Instead, the RD Area designation (of the St. Francis campus) of will enable the BGRC to
leverage about $5 million in TIF funds into a total of nearly $18 million in total funding
which will benefit a broad cross-section of the community (with special benefit to the
surrounding neighborhoods). This is precisely the purpose of urban redevelopment.
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The Issue of Assessed Value

In previous actions of the BGRC, concern has been expressed with regard to the impact of
the BGRC’s action on revenues to the Beech Grove school system. This 2008 Integrated RD
Plan Amendment hereby clearly states that the BGRC holds the very same concern.

Beech Grove officials have met with school officials to discuss the need for redevelopment
in Beech Grove. The consensus of these discussions is consistent with the findings of the
Comprehensive Redevelopment Plan as well as the policies and plans of the BGRC.

It is hereby stated that the BGRC sees the loss of assessed/market value of property in Beech
Grove as the top threat to the community at large. Beech Grove has suffered from a long-
term decline in assessed value, and it is believed that the primary contributing factor in this
AV loss is urban blight. It is the goal of the BGRC to address the issue of urban blight by
developing strategies to eliminate existing blight, as well as preventing/deterring urban blight
in the future.

The Potential Economic Impact of Redevelopment

People often fail to realize the full economic impact of urban blight. This RD Plan, as well
as the Comprehensive Redevelopment Plan, has attempted to educate the public on the
economic problems associated with urban blight and the cost to the community.

Within the last year, there has been an undercurrent of public testimony which suggests that
the use of TIF has a negative economic impact on the schools. At the same time, discussion
with school officials indicates that school officials are not opposed to TIF, but that the
school’s problem is one of urban blight — in the form of declining assessed value in Beech
Grove. This St. Francis Amendment to the RD Plan seeks to address these issues of public
testimony and the overall economic impact on the schools in a quantified manner.

ENHANCEMENT OF PROPERTY VALUES REPRESENTS A DIRECT AND POSITIVE IMPACT ON THE
PERSONAL WEALTH OF BEECH GROVE RESIDENTS!!

The table below is intended to give the general public a rough idea of the potential positive
economic impact which can result from the TIF designation (Beech Grove Regional Medical
Center Redevelopment Project). The economic projections presented above are preliminary,
but the economic impact of the TIF designation is clear — without TIF investment in the
redevelopment of Beech Grove, (as well as leveraging resulting from grants and private
investment) the city cannot realistically expect to reverse its long-term decline in AV.

(As noted in the table below, it is possible to project as much as $130 to $150 million in
total regional economic impact as a result of the St. Francis redevelopment project. Of this
total, approximately $80 million in economic value is created or preserved, and another $50
to $75 million in annual salaries and wages are projected for the St. Francis campus when
redevelopment is complete and fully occupied.)

project Assessed Value of Area ~ # of properties affected Increased Wealth
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St. Francis closure $0 (tax exempt hospital) 430 ($2,150,000)

Net Residential Economic Impact (loss in personal wealth caused by hospital closure) ($2,150,000)
Projected loss of jobs 2,600
Net Residential Economic Impact (assuming hospital redevelopment) $2,150,000
Purchase Price of the St. Francis facility $ 17,800,000
Projected Investment in tenant improvements $ 12,200,000
Projected new jobs created @ Redeveloped Facility 1,000 - 1,500

Projected salaries & wages from newly created jobs (accruing to the region)

Projected new Assessed Value created $ 50,000,000

Projected Total Local Economic Impact of Redevelopment

(not including jobs) $ 82,150,000

Projected Total Regional Economic Impact @ Full Redevelopment

USING TIF FUNDS FOR MATCHING GRANTS

The BGRC deserves to be proud of the fact that it has used TIF revenues as matching
grants in order to successfully attract $5.5 million in state and federal grant funds

to improve the community. It is hoped that the landfill reclamation will be equally
successful in attracting grant funds, as well as attracting grant funds for neighborhood
revitalization in the future. These results should be clear to everyone.

THE “RULE OF 9” IN URBAN BLIGHT

The public discussion related to the redevelopment planning in Beech Grove has
alluded to the “rule of 9,” where one declining property has a negative impact on
approximately/ at least 8 adjacent properties. (In the case of the St. Francis campus,
there are 430 directly adjacent properties, due to the size of the campus and the
surrounding urban development.)

When the blighted areas increase in size, the “Rule of 9” is amplified, as
demonstrated in the table above. The total number of properties designated in the
original 2008 Amendment as part of the Redevelopment Area was approximately
30-40 (see parcel list in Declaratory Resolution). Based on a study of Beech Grove
aerial photos, these 30-40 parcels have a direct/adjacent impact on at least 480
additional properties.

USING TIF FUNDS TO INCREASE PERSONAL WEALTH

If the St. Francis hospital facility becomes abandoned (i. e., “goes dark™), the impact
of that one closure could wipe out over $2 million in property value for Beech Grove
residents. On the other hand, if the St. Francis facility is successfully redeveloped,
the redevelopment project could easily gain $2-$3 million in additional property
value (rather than losing it). (Based on a review of existing property values, it
appears that the uncertainty swirling around the ultimately plight of the St. Francis
campus has suppressed property values by as much as 3% to 5%. Therefore, it would
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not surprise us to find that the property value of the property surrounding St. Francis
could be reinvigorated to offset this market value suppression, once the site is fully
redeveloped and re-occupied.)

THE IMPACT OF REDEVELOPMENT ON ASSESSED VALUE

At this time, it is difficult to know how redevelopment will impact Beech Grove’s
assessed value (AV). The Legislature has altered the way that the property tax
system will work, and it is difficult to accurately predict what will happen over the
coming years. However, the projection of $2.6 million in improved property value
is based on a nominal increase of less than 5% per property, on average. If the real
estate market responds more positively to the BGRC’s initiatives, the economic
impact projection could be even greater.

(In addition, the conversion of the St. Francis campus from tax-exempt to taxable
status (with guarantees from the developer) will generate an estimated additional $50
million in taxable property value, beyond the $2.6 million in surrounding AV.)

It is assumed that, since the assessment process is directly tied to market value, the
improvements to market value resulting from redevelopment projects will result in
increased AV for local government. However, until the economic model for the re-
structured property tax system is more fully understood, it will be difficult to compute
the link between AV and market value in economic terms.

Findings of Fact & Blight

In the case of the St. Francis area, the BGRC finds that the statutory findings of fact and
findings of blight pertaining to the original RD Areas, as amended and as integrated, are
extended to include this (2008) amendment area (which includes the St. Francis campus).
After review, the amendment area suffers from largely the same statutory developmental
constraints and requires the same statutory redevelopment efforts as were found to exist

for the Integrated RD Area (as well as the original RD Areas). These statutory findings

of fact being determined to be fully valid for the amendment areas, the BGRC finds that
there is no need for redundant re-statement of those findings of fact. However, as the
amendment process is considered and placed before the public, the BGRC reserves the right
(and potential obligation) to expand said statutory findings of fact to address issues brought
forward by the public which are related to these amendment areas.
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Redevelopment Projects

The Redevelopment Projects presented in the Integrated RD Plan have been reviewed by
the BGRC and are similarly found to be relevant and beneficial to the proposed amendment
areas, with special considerations related to the following:

ST. FRANCIS AREA REDEVELOPMENT (~$30-$50 MILLION)

The owners of St. Francis Hospital have announced that the hospital will close.
Furthermore, the owners have stated that they will not permit the facility to be reused
as a critical care facility (which is the use which is most easily supported by the
facility). For these reasons, the BGRC is seeking to designate the St. Francis area
(including the hospital campus, as well as commercial properties in the impact area)
as part of the RD Area. However, it is noted that the hospital property is essentially
tax exempt and therefore there will be no TIF impact resulting from this designation.

The BGRC has discussed the St. Francis issue many times in public. The BGRC
believes that, if the hospital facility is abandoned — even temporarily — the closure
will have a negative impact on property values in the area surrounding the hospital.
In addition, the neighborhood businesses that depend on hospital traffic will be
adversely affected by the hospital closure.

The BGRC also believes that the closure of the hospital will have an adverse impact
on market/assessed values in the surrounding areas, and that the closure will amplify
the problems of urban blight in Beech Grove.

The designation of the St. Francis Area as part of the RD Area is designed to
stimulate new investment in the redevelopment of the entire area surrounding the
hospital campus. If/when properties in the St. Francis areas are improved, the fiscal
result will be enhanced market/assessed values, which will benefit local government.
The preliminary estimate of ~$10 million in redevelopment costs is likely to be
substantially less than will be necessary to redevelop the St. Francis area.

(The table above provides the fundamental redevelopment parameters of the Beech
Grove Regional Medical Center Redevelopment Project. The projected new
investment generated to redevelop the St. Francis campus amounts to $30 million, in
addition to the economic benefit to the surrounding neighborhoods and retail areas.
In addition, the 1,000-1,500 jobs created as a result of this redevelopment project
could also be expected to generate as much as $50-$75 million in annual wages/
salaries and benefits when the project is fully redeveloped. Based on preliminary
estimates, the impact of the proposed Beech Grove Regional Medical Center
Redevelopment Project could be as high as $80 million locally, and $130 to $150
million regionally (when regional wages/salaries are included).)

(The original estimate of $10 million was shown in the 2008 Amendment to

the Comprehensive Redevelopment Plan as a preliminary estimate, and without
knowledge of specific proposals to redevelop the St. Francis property, or the specific
needs to be covered by any public financing. The Beech Grove Regional Medical
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Center Redevelopment Project, however, provides more specific estimates of the cost
of the St. Francis redevelopment, as shown in the table. Overall, the purchase price
of the facility, plus the cost of retrofitting the facility to meet the requirements of
tenants is expected to cost $30-$50 million, as shown in the table, above.)

REDEVELOPMENT STRATEGY

The BGRC finds that the above amendments to the RD Area and RD Plan represent simple
extensions of the Redevelopment Strategy that was initiated previously and stated in the
Integrated RD Plan. The BGRC has specifically sought to:

e encourage reinvestment and redevelopment by existing companies and property owners;

» improve existing thoroughfare corridors to enhance traffic flows and encourage
redevelopment of property on major corridor;

» redevelop thoroughfare corridors in order to reduce truck traffic impact on residential areas;
and,

« attract and encourage new investment and new interest from real estate investors seeking
commercial and residential redevelopment opportunities.
o (Work with prospective redevelopment investors to assist in making redevelopment

opportunities economically viable.)

The BGRC hereby finds that the previously-defined Redevelopment Strategy continues to be
viable for this amendment area.

/bg stf amendment 081113
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