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BILL NO. R-18-09-27
RESOLUTION NO. R~

A Resolution confirming the approving
order of the Fort Wayne Plan Commission
and Fort Wayne Redevelopment
Commission Resolution 2018-36
concerning establishment of the
Broadway-Taylor Redevelopment Project
Area and Economic Development Area

WHEREAS, pursuant to the provisions of the Redevelopment of Blighted Areas Act of 1981,
P.L. 309 and 310 of Acts of 1981 of the General Assembly of the State of Indiana, as amended
and supplemented, on August 13, 2018, the Fort Wayne Redevelopment Commission adopted
Declaratory Resolution 2018-36, attached hereto as Exhibit A, for the purpose of establishing the
Broadway-Taylor Redevelopment Project Area, Economic Development Area and tax allocation
area ("EDA"); and

WHEREAS, on September 17, 2018, the Fort Wayne Plan Commission considered said
Declaratory Resolution 2018-36 and the plan for redevelopment of the EDA attached thereto and
adopted a Resolution, attached hereto as Exhibit B, whereby said Plan Commission determined
that the plan for redevelopment of the EDA conformed to the plan for development of the City of
Fort Wayne;

NOW, THEREFORE, BE IT RESOLVED BY THE COMMON COUNCIL OF THE CITY OF
FORT WAYNE, INDIANA, THAT:

Section 1. The approvals of the Fort Wayne Redevelopment Commission and Fort Wayne
Plan Commission described herein are hereby approved, ratified and confirmed.

Section 2. The geographic area described in the redevelopment plan attached to
Declaratory Resolution 2018-36 is an economic development area as defined at IC 36-7-14 et
seq.

Section 3. This Resolution shall be in full force and effect from and after its passage and

approval by the Fort Wayne Common Council and by the Mayor of the City of Fort Wayne.

Council Member

APPROVED as to form and legality

Carol Helton, City Attorney




Exhibit A

RESOLUTION 2018-36
FORT WAYNE REDEVELOPMENT COMMISSION

DECLARATORY RESOLUTION FOR ESTABLISHIVIENT OF THE
BROADWAY-TAYLOR
REDEVELOPMENT PROJECT AREA AND ECONOMIC DEVELOPMENT AREA

WHEREAS, the City of Fort Wayne, Indiana, [“City”) desires to foster redevelopment of the former
General Electric manufacturing plant, an idled, abandoned and unoccupied industrial campus consisting
of over 1.2 million square feet of decaying historic buildings on approximately 31 acres of urban {and on
Broadway southwest of downtown Fort Wayne (“GE Campus”); and

WHEREAS, the GE Campus contains environmental contamination and the structures focated upon it are
deteriorated and deteriorating, constituting a potential hazard to health and safety; and

WHEREAS, the GE Campus and other vacant and/or underutilized industrial properties in the area exert
a blighting influence on surrounding neighborhoods, contributing to the classification of the two Census
Tracts cantaining the GE Campus as “severely distressed” by the United States Department of Housing
and Urban Development; and.

WHEREAS, without redevelopment, the GE Campus will continue to pose a hazard to the health and
safety of residents, degrade physically, lose assessed value, and contribute towards local disinvestment;

and

WHEREAS, the City has determined that stahilizing the GE Campus is in the best interests of the citizens
and taxpayers of the City in terms of health, safety, general welfare, and economic development; and

WHEREAS, a private developer [“Developer”) has approached the City with a master plan for
redevelopment of the GE Campus, set forth in a project called “Electric Works” {“Project”) and has
provided documentation of the feasibility and benefits of the Project; and

WHEREAS, the City of Fort Wayne Redevelopment Commission (“Commission”} contemplates the
execution of an Economic Development Agreement with Developer for sixty-two million dollars
(562,000,000} In economic incentives for the Project; and

WHEREAS, the Commission has investigated the existing public infrastructure in and serving the area,
and has prepared a redevelopment plan for the area, attached heareto as Exhibit 1A, that will construct
or reconstruct public infrastructure as necessary to implement the redevelopment plan for the area; and

WHEREAS, the Commission’s commitment to redevelopment of the area reguires the establishment of a
redevelopment project area, an economic development area and a tax allocation area pursuant to
Indiana Code 36-7-14, in order to fund local public improvements that will support the proposed

redevelopment plan;

NOW, THEREFORE, BE IT RESOLVED by the Fort Wayne Redevelopment Commissien {“Commission”},
that:

1. The foregoing recitals are true and are incorporated herein and made a part hereof,




The land within the boundaries described in attached Exhibit 2C and shown on Map 1 in Section II:
“Boundary Description, Economic Development Area” of the Redevelopment Plan for the
Broadway-Taylor Economic Development Area ("Redevelopment Plan”), which Redevelopment
Plan is attached hereto as Exhibit 1A, is a “redevelopment project area” as that term is defined in,
and far the purposes of Indiana Code (“IC”) 36-7-14 et seq. (“RPA”).

Pursuant to IC 36-7-14-41(b), the Commission hereby determines that the RPA is also an
“economic development area” (collectively the “Economic Development Area” or “EDA”) in that:

A,

The plan for the EDA:

1.

Promaotes significant opportinities for the gainful employment of its citizens. The
redevelopment and adaptive reuse of the GE Campus as a mixed use ‘lnnovation
District’ will create opportunities for new businesses and new employment and will be
a unigue product type in the region, The public improvements described in the
Redevelopment Plan are necessary for these benefits to be realized,

Attracts a mdjor new business enterprise to the City of Fort Wayne (“City”). Phase | of
the Project includes the construction of approximately two hundred twenty-four
thousand {224,000) square feet of Class A office space. According to a feasibility study
produced by RCLCO dated May 9, 2018, Class A office space Is undersupplied In the Fort
Wayne market. According to their model, over the next five years, demand will exist for
650,000 square feet of additional office space in downtown Fort Wayne. Providing
high-quality space for prospective tenants is essential to business attraction.

Retains or expands g significant business enterprise existing in the boundaries of the
City. Many local businesses have either relocated or expressed interest in relocating to
the central business district of Fort Wayne. The Project offers many opportunities for
existing businesses to relocate to this area. In addition, the Project could act as a
catalyst for investment in other properties thraughout the EDA.

Meets other purposes of this section and IC 36-7-14-2.5 and IC 36-7-14-43. Due to the
large scope of the Project, the condition of existing buildings, and local economic
conditions, it is unlikely that the Project could be accomplished through the ordinary
operations of private enterprise. The Project benefits the health, safety, general
welfare, and economic well being of the citizens of Fort Wayne, and the public funds
dedicated to the project wili be used for public purposes. The Redevelopment Plan
meets the purposes of iC 36-7-14-2.5 and IC 36-7-14-43 in all other respects.

The plan for the EDA cannot be achieved by regulatory processes or by the ordinary
operation of private enterprise without resort to the powers allowed under this section and
IC 36-7-14-2.5 and IC 36-7-14-43 because of:

1.

Lack of local public improvement. The level of service provided by existing
infrastructure in and around the GE Campus, including streets and roads, is insufficient
to accommaodate the type of usage planned for the Project.

Existence of Improvements or conditions that lower the value of the land befow that of
nearby land. The GE Campus has 18 buildings spread over 39 acres, Manufacturing
operations at the Campus declined over the last 20 years and ceased completely in
2015. Many of the buildings are deteriorating. The abandoned factory currently exerts
a blighting influence on the surrounding area, depressing property values and creating
a strong impediment to growth.




3. Multiple ownership of land, General Electric sold the property to Deveioper in 2017,
and Developer fs currently planning the redevelopment of the property. The City daes
not intend to acquire any portion of the property at this time, but instead plans to
enter into a public-private partnership with Developer,

4.  Other similar conditions.

C.  The public health and welfare will be benefited by accomplishment of the plan for the EDA. In
addition to the economic and fiscal impacts of the Project, improved infrastructure and
public spaces in and around the Project area will benefit the public health and welfare,
Renewed investment in the area presents an opportunity to address many of the
socioeconomic challenges currently existing in the area,

D. The accomplishment of the plan for the EDA will be a public utility and benefit as measured
by:

L. The attraction or retention of permanent jobs. According to an IMPLAN report by
Novogradac & Company, LLP, dated October 2, 2017, during construction, Phase | of
the redevelopment project is expected to support 1,057 direct jobs as well as 924
induced and indirect jobs. Once in operation, Phase | Is expected to sustaln 1,565 direct
jobs as well as 1,265 indirect and induced jobs.

2. An increase in the property tax base. According to the Novogradac report, over 20
years, Phase | of the project is expected to generate approximately $100,911,602 in
lacal taxes (including direct, indirect, and induced tax impacts).

3. Improved diversity of the economic buse. The Project expects to create an “lnnovation
District” that includes office, retail, residential, institutional, amenity, and hospitality
uses in a mixed-use, walkable area. Including multiple uses and emphasizing
entrepreneurship and innovation creates a dynamic revenue model that is more
resilient to economic cycles than single-use development.

4. Other similar public benefits. Positive spillover effects beyond the Project site are
expected. The Project area is located in a relatively dense and fully developed
neighborhood on the periphery of downtown. Increases in property values, rents,
business activity, and overall investment will occur due to the increased activity and
vibrancy created by the project,

E.  The plan for the EDA conforms to other development and redevelopment plans for the City.
The Redevelopment Plan is supported by numerous City policies and plans, including the
Comprehensive Plan, Consistency with existing policies, zoning, and land use are described in
Section Vi of the Redeveiopment Plan.

The Redevelopment Plan is hereby approved, subject to any amendments to it that the
Commission may approve in a resolution either confirming or amending and confirming this

Resolution.
Pursuant to IC 36-7-14-15{a):

A.  The land area described in the Redevelopment Plan is an area in the territory under the
Redevelopment Commission’s jurisdiction that is in need of redevelopment.




10,

11,

12.

B.  The public health and welfare will be benefited by the acquisition, as required, and
redevelopment of the area in the Redevelopment Plan pursuant to IC 36-7-14 et seq. as a
redevelopment project area.

Pursuant to IC 36-7-14-15(c} and the findings contained herein, the Commission, having prepared
the Redevelopment Plan for the EDA declares that:

A, The EDA is a menace to the social and economic interest of the City of Fort Wayne and its
inhabitants;

B. It will be of public utility and benefit to acquire the EDA and/or redevelop it pursuant to IC
36-7-14 et seq.; and

C. The EDAis designated as a redevelopment project area for purposes of IC 36-7-14,

The general boundaries of the EDA are depicted in the Redevelopment Plan and described in
Exhibit 2C.

The Commission does not at this time intend to acquire any real estate within the boundaries of
the EDA; however, the Commission will, through its Department of Redevelopment, acquire real
estate as required to implement the Redevelopment Plan.

As provided by IC 36-7-14-39(a), IC 36-7-14-39(b} and IC 36-7-14-43(a)(6), the area labeled as
“Allocation Area” in Map 2 in Section il of the Redevelopment Plan and described in Exhibit 2C
“Allocation Area Boundary Description” is an allocation area as that term is defined in, and
gualifies for the allocation and distribution of property taxes pursuant to IC 36-7-14-39 {“Allocation

Area”),

The adaoption of the allocation provision in this Resclution will result in new property taxes in the
Allocation Area. These new property taxes would not have been generated but for the adoption of
the allocation provision because the improvements necessary to redevelop and stabilize the GE
Campus cannot be accomplished solely with private-sector funds. Privately funding necessary
improvements without an allocation provision would require rents that exceed what the market
could bear, thereby rendering the Project financially infeasible.

Pursuant to IC 36-7-14-39(a){1), "base assessed value" as used in this Resolution means:

A. The net assessed value of all the property as finally determined for the assessment date
immediately preceding the effective date of the allocation provision of this Resolution, as

adjusted under IC 36-7-14-39(h); plus

B.  To the extent that it is not included in subsection (A}, the net assessed value of property that
is assessed as residential property under the rules of the Indiana Department of Local
Government Finance, as finally determined for any assessment date after the effective date
of the allocation provision.

Pursuant to IC 36-7-14-39(b), after the date of adoption of a resolution that confirms the
establishment of the EDA and the Allocation Area, any property taxes levied by or for the benefit




of any public body entitled to a distribution of property taxes on taxable property in the Allocation
Area shall be allocated and distributed as follows:

A.

Except as otherwise provided in this section, the proceeds of the taxes attributable to the

lesser of:

1.  The assessed value of the property for the assessment date with respect to which the
allocation and distribution is made; or

2. The base assessed value, shall be aliocated to and, when collected, paid into the funds
of the respective taxing units,

The excess of the proceeds of the property taxes imposed for the assessment date with
respect to which the allocation and distribution is made that are atfributable to taxes
imposed after being approved by the voters in a referendum or local public question
conducted after April 30, 2010, not otherwise included in subsection (A} shall be allocated to
and, when colflected, paid into the funds of the taxing unit for which the referendum or local
public question was conducted.

Except as otherwise provided in this section, property tax proceeds in excess of those
described in subsections {A} and {B) shall be allocated to the City's redevelopment district
and, when collected, paid into the allocation fund established for the Allocation Area that
may be used by the Commission only to do one {1) or more of the following:

1. Pay the principal of and Interest an any obligations payable solely from allocated tax
proceeds which are incurred by the City's redevelopment district for the purpose of
financing or refinancing the redevelopment of the Allocation Area.

2. Establish, augment, or restore the debt service reserve for bonds payable solely or in
part from allocated tax proceeds in the Allocation Area.

3. Pay the principal of and interest on bonds payable from allocated tax proceeds in the
Allocaticn Area and from the special tax levied under IC 36-7-14-27.

4,  Pay the principal of and interest on bonds issued by the City to pay for local public
improvements that are physically located in or physically connected to the Allocation
Area.

5. Pay premiums on the redemption before maturity of bonds payable solely or in part
from allocated tax proceeds in the Allocation Area.

6. Make payments on leases payable from allocated tax proceeds in the AMlocation Area
under IC 36-7-14-25.2.

7.  Reimburse the City for expenditures made by it for local public improvements (which
include huildings, parking facilities, and other items described in IC 36-7-14-25.1(a))
that are physically located in or physically connected to the Aliocation Area.

8 Reimburse the City for rentals paid by it for a building or parking facility that is
physically located in or physically connected to the Allocation Area under any lease
entered into under IC 36-1-10.

9.  For property taxes first due and payable before january 1, 2009, pay all or a part of a
property tax replacement credit to taxpayers in the Allocation Area as determined by
the Commission. This credit equals the amount determined under the following STEPS
for each taxpayer in a taxing district {as defined in IC 6-1.1-1-20) that contains all or
part of the Allocation Area;




D.

10.

11,

12.

13.

a. STEP ONE: Determine that part of the sum of the amounts under IC 6-1.1-21-
2(g){1)(A}, IC 6-1.1-21-2(g)(2), IC 6-1.1-21-2(g)(3), IC 6-1.1-21-2{g}{4), and IC 6-1.1-
21-2{g}{5) {before their repeal) that is attributable to the taxing district.

b.  STEP TWO: Divide:

1. That part of each county's eligible property tax replacement amount (as
defined in IC 6-1.1-21-2 (before its repeal)) for that year as determined
under IC 6-1.1-21-4 {before Iis repeal} that is attributable to the taxing
district; by

2. The STEP ONE sum.

¢.  STEP THREE: Multiply:

1.  The STEP TWO guotient; times

2. The total amount of the taxpayer's taxes {as defined in IC 6-1.1-21-2 {before
its repeal)) levied in the taxing district that have been allocated during that
year to an allocation fund under this section.

If not all the taxpayers in the Allocation Area receive the credit in full, each taxpayer in
the Allocation Area Is entitled to receive the same proportion of the credit. A taxpayer
may not receive a credit under this sectlon and a credit under IC 36-7-14-35.5 (hefore
its repeal) in the same year.
Pay expenses incurred by the Commission for local public improvements that are in the
Allocation Area or serving the Allocation Area, Public improvements include buildings,
parking facilities, and other items described in IC 36-7-14-25.1(a).
Reimburse public and private entities for expenses incurred in training employees of
industrial facilities that are located: :
a.  Inthe Allocation Ares; and
b.  Ona parcel of real property that has been classified as industrial property under
the rules of the Indiana Department of Local Government Finance; however, the total
amount of money spent for this purpose in any year may not exceed the total amount
of money in the allocation fund that is attributable to property taxes paid by the
industrial facilities described in this section, The relmbursements under this subsection
must be made within three {3) years after the date on which the investments that are
the basis for the increment financing are made.

Pay the costs of carrying out an eligible efficiency project (as defined in IC 36-9-41-1.5)

within the City. However, property tax proceeds may be used under this subsection to

pay the costs of carrying out an eligible efficiency project only if those property tax
proceeds exceed the amount necessary to do the following:

a. Make, when due, any payments required under subsections (1) through (11)

above, including ahy payments of principal and interest on bonds and other obligations

payable under this section, any payments of premiums under this section on the
redemption before maturity of bonds, and any payments on leases payable under this
section.

b.  Make any reimbursements required under this section.

¢.  Payany expenses required under this section.

d.  Establish, augment, or restore any deht service reserve under this section.

Expend money and provide financial assistance as authorized in IC 36-7-14-12.2(a}{27).

The allocation fund shall not be used for operating expenses of the Commission.




13,

14,

15,

186,

17,

18,

18.

Pursuant to IC 36-7-25-3(a), projects, Improvements, or purposes that may be financed by the
Commission in redevelopment project areas or economic development areas may be financed if
the projects, improvements, or purposes are not located in those areas or the redevelopment
district as long as the projects, improvements, or purposes directly serve or benefit those areas.

Pursuant to IC 36-7-14-39(h}, the allocation provision in this Resolution shall expire an the later of:

A.  Twenty-five (25} years after the date on which the first obligation is incurred to pay principal
and interest on bonds, or lease rentals on leases, payable from tax increment revenues; or

B,  Twenty-five {25} years after the date of adoption of a resolution confirming or amending and
confirming this Resolution.

Pursuant to IC 36-7-14-39(g), a special zone fund shall be established and the Commission shall
enter into a written agreement with the Fort Wayne Urban Enterprise Association, In¢., concerning
the use of funds aliocated to the special zone fund.

Following adoption of this Resolution, the Executive Director shall deliver a copy of this Resoifution
and Redevelopment Plan to the City’s Plan Commission for its review and determination as to
whether the Resclution and Redevelopment Plan conform to the plan of development for the City,
and shall request that the Plan Commission issue its written order approving the Resolution and

Redevelopment Plan.

Following receipt of the Plan Commission’s written approving order, the Executive Director shall
deliver the approving order together with this Resolution and Redevelopment Plan to the City's
Common Councll, and shall request that the Council issue its written order approving the

Resolution and Redevelopment Plan.

Following receipt of the Common Council’s written approving order, the Executive Director shall
publish notice of the adoption and substance of this Resolution together with notice of a public
hearing to be held by the Commission in accordance with IC 5-3-1, IC 36-7-14-17{a) and IC 36-7-14-
17(b}, and shall mail the notices required by IC 36-7-14-17(c}. In the event this resolution amends
an existing redevelopment area, the Executive Director shall mail the notices required by IC 36-7-
14-17.5(a} and IC 36-7-14-17.5(b) as reguired.

Adopted and effective this 13th day of August, 2018,

FORT WAYNE REDEVELOPMENT COMMISSION

/%m

hristopher Guerir{President

s S

Mark D. Becker, Secretary




ACKNOWLEDGEMENT

STATE OF INDIANA )
) ss
COUNTY OF ALLEN )

BEFORE ME, a Notary Public in and for said State and County, personally appeared Christopher Guerin
and Mark D. Becker, President and Secretary of the City of Fort Wayne Redevelopment Commission, and
acknowledged the execution of the foregoing Resolution as a voluntary act and deed for the uses and
purpases therein contained,

WITNESS my hand and seal this i day of

Seal

My Commission Expires

Resident of Qr\\ﬁ .‘“

' Alien County
My Gommission Expiras Aug 26, 2024 . [p

C u ny

¥ %001y

Printed Name

I affirm, under penalties for perjury, that | have taken reasanable care to redact each
Social Security number in this document, unless required by law. Joseph R. Giant.

This instrument prepared by Joseph R. Giant, Redevelopment Manager,
Department of Redevelopment, 200 East Berry Street, Suite 320, Fort Wayne, Indiana 46802,




Exhibit B

RESCLUTION AND APPROVING ORDER
CITY OF FORT WAYNE PLAN COMMISSION

APPROVING REDEVELOPMENT COMMISSION
DECLARATORY RESOLUTION 2018-36
AND ESTABLISHMENT OF THE
BROADWAY-TAYLOR ECONOMIC DEVELOPMENT AREA

WHEREAS, on August 13, 2018, the Fort Wayne Redevefopment Commission (“Redevelopment
Commission™ adopted Declaratory Resolution 2018-36, for the purposa of establishing the Broadway-

Taylor Econtomic Development Area and tax allocation area; and

WHEREAS, pursuant to IC 36-7-14-16, the Redevelopment Commissiot submnitted the Declaratory
Resolution together with the redevelapment plan and related support documents fo the Fort Wayne Plan
Commisston (*Plan Commisslon™) for the Flan Commission’s conslderation; and

WHEREAS, aftet having been duly considered, the Plan Commisston determined that the Declaratory
Resolutlon, redevelopment plan and related support: decuments conform to the plan of development for

the City of Fort Wayne;
NOW, THEREFORE,-BE 1T RESOLVED by the City of Fort Wayne Plan Commilsslon that:

1. Redevelopment Commisslon Declaratory Reschutlon 2018-36, together with the redevelopment plan
and related stpport documents attached thereto, conform to the plan of davelopment for the City

of Fort Wayne, and are hereby approvad,

2. The Secretary of the Plan Commisslon is authorized to deliver to the Redevelopment Commission
and to the City of Fort Wayne Commaon Councll a copy of this fully executed Resolutlon, which shall
constitute the approving order of the Plan Commlsslon

APPROVED AND ADOPTED by the Plan Commisslon at lts Business Meeting on SL;Ipfg mnhe. 12, 9018 |

CITY OF FORT WAYNE PLAN CON MISSION

Don Schmidt, Vice President

b drindy ﬂ&mm————

Kimberly R, Bowmath, Secretary




REDEVELOPMENT PLAN
FOR THE
BROADWAY-TAYLOR
ECONOMIC DEVELOPMENT AREA

AT

City of Fort Wayne Redevelopment Commission
August 13, 2018




REDEVELOPMENT COMMISSION

I. OVERVIEW

General Electric ("GE"), located on the southern edge of downtown Fort Wayne, anchored the local
economy for decades. At its height during World War i, the factory employed more than 20,000 workers,
At one point it employed 40% of the local worldorce, As manufacturing processes evolved in subsequent
decades, however, the company gradually scaled back operations at this location untif closing permanently in
2015, Today, the remaining 18 buildings on the 3%-acre campus continue to cast a commanding presence, but
rather than act as an economic engine, the monumental and sprawling structures exert a blighting influence
over the neighborhood. The two Census tracts encompassing in the factory and surrounding area are
classified as “severely distressed” by the US Office of Housing and Urban Development based on median
household income. Investment In this area has lagged behind other nearby areas such as the West Central
neighborhood to the north, and downtown Fort Wayne to the northeast.

To facilitate redevelopment of the GE campus and catalyze revitalizatlon in the surrounding neighborhoods,
the Redevelopment Commission intends to establish an Economic Development Area ("EDA") encompassing
the campus and the surrounding neighborhoods. This designation would eccur in conjunction with a proposal
to redevelop the campus as a mixed-use ‘Innovation District’. The project, named Eectric Worls, calls for
the phased rehabilitation of most of the existing buildings and the eventual construction of additional buildings
throughout the campus for a total development capacity of up to 2.8 million square feet. |t envisions space
devoted to office, retail, residential, hospitality, innovatlon, entertainment, amenity, and educational uses.
Phase [ of the project primarily Includes the redevelopment of the west campus, defined as the area west of
Broadway. The scope of future phases is undetermined although development will likely correspond to the
Efectric Works Conceptual Plan and the approved Primary Development Plan, attached as Exhibits 2A and
2B, respectively. Phase | of the Electric Works project Is expected to cost approximately $221 million {not
including property acquisition), of which $65 million would come from local public sotirces, Off-site public
infrastructure improvements necessary to support Phase | are expected to cost an additional $7.3 million.

To finance a share of these improvements, a tax allocation area (“Allocation Area"} would be created
pursuant to Indiana law encompassing a portion of the GE campus and selected properties along the
Broadway corridor. Incremental increases in property tax revenues resulting from the project would be
captured In the Allocation Area and would be used to finance public improvements within the EDA,

The project is expected to generate substantial economic benefits. An IMPLAN analysis estimated that,
during construction, Phase | of the project would support a total of 1,057 direct jobs and 924 indirect and
tnduced jobs. Durlng operation, the project would support 1,565 direct {on-site) jobs and 1,265 indirect and
induced jobs, generating a total local annual economic impact of $387 million. in addition, over $100 million
in local tax revenue is projected to be generated over the first 20 years of operation,

Exhibit TA - Page 2 of 13




REDEVELOPMENT COMMISSION

li. BOUNDARY DESCRIPTION, ECONOMIC DEVELOPMENT AREA

The Broadway-Taylor EDA includes many of the nelghborhoods surrcunding the former GE campus and
encompasses 363.9 acres. The Allocation Area, encompassing 34.7 acres, lies complately within the EDA, but
only includes a partion of the former GE campus and other selected properties along the Broadway
Corridor. Maps | and 2 (below) show the boundarles of the EDA and Allocation Area. A more detalled

boundary description is contained in attached Exhibit 2C.
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REDEVELOPMENT COMMISSION

Ill. REAL PROPERTY WITHIN THE ALLOCATION AREA

Parcels of real estate within the boundaries of the Allocation Area are identifled in Exhibit 2D,

V. REDEVELOPMENT PROJECT SUMMARY

The Electric Works project is largely centered on the rehabilitation of the former GE campus as an
‘Innovation District'. According to the Brooldngs Institution, an Innovatlon Distrlet is a “geographic area
where leading-edge anchor institutions and companies cluster and connect with start-ups, business
incubators, and accelerators, They are physically compact, transit-accessible, and technlcally-wired and offer

mixed-use housing, office, and retall.”

The Electric Works project calls for the phased rehabllitation of existing bulldings and the eventual
constructlon of additional buildings throughout the campus for a total development capacity of up to 2.8
milfion square feet, Space would be devoted to office, retall, residentlal, hospltality, entertainment, and
educational uses, A conceptual Master Plan for all phases of the projact Is attached as Exhibit 2A and the
Primary Development Plan approved by the Plan Commission on May 21, 2018, Is attached as Exhibit 28,

Phase | primarily includes the redevelopment of the west campus, defined as the area west of Broadway.
Preliminarily, it Is expected to fnclude approximately 224,000 square feet of office space, 113,000 square feet
of institutionalfeducation space, 83,000 square feet for retaflfrestaurants and a food hall, 83,000 square feet of
dedicated innovation spaceffacilities, 82,000 of residential space, and 31,000 square feet of amenity/recreation
space, as well as outdoor public areas and site improvements at an estimated cost of approximately
$221,000,000. Funding for Phase will come from a number of federal, state, local, and private sources, The
City of Fort Wayne intends to contribute a portion of the $65 million local share through the sale of lease
revenue bonds and potentially through other sources such as Legacy and CEDIT. In addition, the City intends
to construct off-site infrastructure Improvements necessary to support Phase | at an estimated cost of

$7,325,000.
The timing and scope of future phases will be determined by a number of variables including local and
national economic and demographic trends and the availability of funding, The second phase will likely involve

the rehabilitation of the campus and buildings on the east side of Broadway as well as the construction of
structured parking/multi-family houslng on the north side of the CSX Rallroad, Future phases will involve

further Inflll development in and around the campus,

V. RELOCATION OF RESIDENTS AND BUSINESSES

The General Electric campus has been vacant since 205, No relocation of residents or bustnesses Is required

for implementation of this Phn,

Exhibit 1A - Page 4 of 13




REDEVELOPMENT COMMISSION

V1. ENVIRONMENTAL CONCERNS

The EDA contains at least two Brownfield sites: (1) the former General Electric campus, and (2) the former
BAE site, located on the west side of the 5t, Marys River (Essex, located on the east side of the river, is an
actlve Industrial area and Is therefore not considered a Brownfield), No plans ara currently In place for the
rehabifitation of the BAE site, However, it is lilely that redevelopment. efforts would require some degree of

environmental remediation.
Industrial uses at the General Electric site endured for more than a century and predated many madern

environmental regulations, As such, rehabilitation will require significant environmental cleanup. Remediation
of the west campus Is estimated at $7,000,000, Including more than $200,000 for environmental studies,

The Development Agreement between the City and the developer requires the Developer to conduct
thorough environmental testing on the project site and to disclose the findings to the City, The agreement
further states that the Daveloper must remediate any areas of contamination pursuant to applicable federal,

state, and local Jaws,

ViI, COMPREHENSIVE PLAN, LAND USE, AND ZONING

Comprehensive Plan:

The establishment of the EDA and Allocation Area is consistent with the City of Fort Wayne Zoning
Ordinance and Comprehensive Plan, Although many goals, objectives, and policles throughout the plan
support this effort, the folfowing objectives from the Comprehensive Plan are particufarly relevant:

Chapter |: Land Use

e LU 8: Use land resources efficiently by encouraging compact development alternatives in Infilf areas
where utllities and other infrastructure currently exist.

e LU i0: Encourage sustainable growth by promoting quality, compatible infill development,
revitalization, and redevelopment in the Fort Wayne urban area,

Chapter 2: Economic Development

& The Comprehensive Phan specifically addresses this geographic area, stating: “This industrial corridor
was generdlly anchored by GE on the west,,. (It} will continue to present significant rehabilitation challenges
fo the community in the years ahead, particularly to the immediately adjacent residential areas... Local and
state government will be called upon contlnually to find vehicles for regulatory flexibility, financlally feasible
environmental cleanup, continued Infrastructure relnvestment, and tox incentives to deal with this chalfenge.”

in addition, the following economic development objectives closely align with this profect:

s ED2: Invest in strateglc infrastructure and public services to support and guide future high-quality
economle development. '

s ED4: Encourage existing business retention and expansion, as well as the reuse and revitalization of
existing industrial properties and areas,
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Other plans providing policy gnidance include the City’s pedestrlan plan (Wallk FW, 201 1), bicycle plan (Bilee
FW, 2010), mass transit plan (Bus FW, 2013), and gateway plan (Front Door FWY, 2012), as well as the
Broadway Corridor Plan (2017). Generally, these plans encourage development that improves visual
appearance, Improves streetscape continuity, activates vacant land, enhances gateways, enhances connectivity
and accessibility, and advocates for “Complete Streets”. '

Land Use and Zoning:

The EDA encompasses a wide variety of land uses and zoning designations. Many of the current land uses are
consistent with both their current zoning designation as well as their anticipated future use, However, many
are not. It Is anticipated that rezoning requests will occur In the future,

The Electric Works site was rezonied on june {2, 2018, by REZ-2018-0020, from |3-Intensive Industrial {with
small portions designated as R3-Muldple Family Residential and {1-Limited industrial) ter primarily C2-Limited
Retail (with 2 small portion remaining 1-3 Intensive Industrial). The C2 Zoning District allows all of the

anticipated uses at Electric Works,

Properties along the Broadway corridor south of the campus retained their industria! zoning classification,
These properties currently contain primarily nonconforming commercial and residential uses. Therefore,
future redevelopment along the Broadway corridor will likely require rezoning. Based upon the prevalling
character of the area and policies orlented towards commercial corridor revitalization, it Is flkely that a
change from an industrial zoning district to a commercial zoning district could be supported by the

Comprehensive Plan,

- VAILLIAM
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Vi, EXISTING PUBLIC iINFRASTRUCTURE

The former GE campus and the EDA are focated In a fully developed portlon of the city so public
infrastructure and utllitles are generally avaifable. Although the existing infrastructure was built to support an
intensively used industrial site, the agefcondition of those systems as well as the non-Industrial character of
the proposed uses necessitates many upgrades,

Although exceptions exist, much of the EDA has experienced disinvestment over the years. Revitalization of
the GF campus could bring activity and vibrancy to the area, but could also exacerbate infrastructure
shortcomings. Therefore, it will be important to continuously menitor public infrastructure systems and
address the potentlal off-site Impacts of forthcoming development early in the planning process.

IX. FLOODPLAIN AND WETLANDS

The sauthern and western portions of the EDA are In the floodplain, including a portion of the Allocation
Area located at the west side of the Intersection of Taylor and Broadway, A floodplain map Is available in
Enclosure 2E, attached, At its closest point, the Eectric Worles campus is approximately 900 feet from the
500-year floodplain and approxlmately [,250 feet from the |00-year floodplaln. Proposed public
improvements in flood-prone areas should not exacerbate the risk of flooding and must comply with lecal,

state, and federal floodphin regulations.

X. POTENTIAL REDEVELOPMENT PROJECTS

Public Improvements within and serving the Broadway-Taylor EDA generally fall into three categories:

{1) Phase | public improvements on the Electric Works campus: These projects will be financed in
part through $65 million in local funding, The location of these improvements is generally as depicted

on the Primary Development Plan attached as Enclosuye 28,

{2} Off-site public improvements necessary for the campletion of Phase I: The estimated cost of
these high~priority improvements is approximately $7,325,000.

{3) Other on-site and off-site public improvements: Due to the variable time frame and scope of
future phases of Electric Worls, and because impacts of the project on exdsting Infrastructure
systems cannot be always be anticipated, cost and timing are not included for projects in this
category, It Is intended that the Redevelopment Commission regard this category as a guide to the
types of projects that could be undertalcen In the EDA rather than an explicit llst,

To fully implement this plan, many projects could require the use of one or more of the redevelopment
activities described in |C 36-7-14, This includes, but Is not limited to, strategic property acquisition,
demolition, remediation, and site assembly, In addition, many projects will require professional design

engineering and consulting services.

Generally, right-of-way improvements should be designed using Complete Streets principles to the greatest
extent possible. The project is focated in a portlon of the city that developed prior to the widespread
adoptlon of automobiles, so wallabllity, multimodal accessibility, and connectivity are vital to its success, as
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are traffic management and wayfinding. Many of the arterlals serving this project also serve as gateways into
downtown, and as such, they should incorporate high-quality deslgns and materials. Quality of Flace
improvemaents, Including public art and aesthetic enhancements, should be strategically Integrated into public
Improvements whenever possible. Per City Ordinance, brick streets and alleys must be reconstructed using

like materials,

The public cost of Improvements Is contalned in the table. AH dollar figures are shown using 2018 dollars.

Table |I: Summary of Potential Redevelopment Project Costs:

I. Phase I Public Improvements on the $65,000,000
Electric Works Campus ) ’

2. Off-Site Publlc  Improvemants
Necessary for the Completion of | $7,325,000
Phasa [ (total)

Connactlvity (subtotal) | $417,000

Union St Pedestrian Tunnel | $225,600

College/¥Vashington blke lane to
Rivargreenway | $192,000

Utllitles (subtotal) | $2,438,000
Sewer® | $1,204,000
Water | $1,234,000
Roads/sidewalls (subtotal) | $3,970,008
Broadway (Including streetscape) | $1,357,000
Broadway/Lavina Intersection improvements | $600,000
Cellege St {Jones to Swinney) | $358,600
Jones St {Garden to Rockhill) | $633,600
Swinney Ave (Nelson to Broadway) | $497,000
Wall St {Thompson to College} | $524,000
Rallroad Overpasses {subtatal) | $500,000
CS5X Railroad at Broadway | $250,000
C5X Raifroad at College 5t | $250,600

3. Other On-Site and Ofi-Site Public NIA
Improvements

*Cptton | displayed. Optlon 2 estimated at $1,557,000

Descriptions of Potential Redevelopment Projects:

Category |:
a.
b.
C.

o,

Phase I public improvements on the Electric Worls campus:

Portion of Building #27 rehabilltated as a food hallfmarket;

Former GE Club in building #23 rehabilitated as a community space;

Creation of pedestrian street called Dynamo Alley, running eastfwest from College 5t to
Broadway, generally along the original platting of Wall St;

Pedestrian/bike clrculation throughout the site;
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e, Interior clrculation path on south side of CSX raliroad;

f.  Connector path / streetscape improvements along Broadway;

g Surface parking lot improvements;

h., Demoalition of non-historic structures;

i, Infrastructure for indoorfoutdoor rmers market;

j» Installation/Replacement of non-public storm sewers, potable water, sanitary sewer, and
other infrastructure systems;

k. Environmental remediation;

1. Creation f rehabilitation of other public spaces, plazas, etc,

No property acquisition required.
Estimated Cost: $65,000,000

Category 2:  Off-site public improvements necessary for the completion of Phase I:

a. Connectivity;
i, Rehabllitation of Union St pedestrian tunnel underneath the CSX Railroad to

building #22 and Improvements to Unfon St / Leylauf St intersection,
Cost: $225,000
ii. Bike fane (or eguivalent) on Broadway between lavine and Taylor St Cost
integrated into estimate for Broadway reconstruction (see ftem o2 In this section);
iii, Bike lane (or equivalent) connecting Electrlc Worlks to the Rivergreenway through
the West Central neighborhood. Preliminary route design contemplates bike
infrastructure along Coilege St to YVashington Blvd, then along Washington Blvd to
the St Marys Trall. Cost: $192,000 {1,100' @ $175psf)
Property Acquisition: Not anticipated.
Estimated Cost: $417,000

b. Storm Sewer:
i. Phase | Storm Sewer impravements will separate stormwater and sanitary sewers In

an area where sewer lines are currently combined. New storm sewer lines will be
constructed under portions of Broadway adjacent to the west campus (approx. 425
lineal feet), on Swinney Ave from Broadway to College St {approx. 760 lineal feet),
and northalong College §t, from Swinney Ave to either;
. Alternative I; Wall St, then westward to Nelson St (approx. 800 lineal ft),
or
2. Alternative 2: Underneath the railroad to Jones St, then westward to

Neison St. (approx. 1,200 lineal feet).
. In a future phase, a new storm sewer line will extend from Nelson St to the St.

Marys River (zpprox. 1,500 lineal feet). Private storm sewer lines will serve the
campus and will connect to the new public line running underneath College St.
Neither the segment to be bufit in a future phase nor the private segment s
Included In the cost estimate.

No property acquisition required.

Estimated Cost;
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Alternative I: $1,204,000;
~ Alternative 2: $1,557,000
{Note: costs for replacing disturbed bricklasphalt streets included in the

section describing necessary street repalrs)

c. Woater:
i. Beglnning at Van Buren St and Jefferson Blvd, a large main will be constructed along

Van Buren St, to Lavina St, along Lavina St to Broadway, and along Broadway to
Swinney Ave, (approx. 2,300 lineal feet);
Hi, Smaller mains will be installed along:
1. Swinney Ave, from Broadway to College St,
2. College St, from Swinney Ave to Jones St, ¢
3. Wall 5t, from Thompson St to College St,
4, jones St, from Nelson 5t to Rackhill St.
No property acquisition required.
Estimated Cost: §1,234,000

d. Streets and Sidewalks:
i. Broadway and Laving St intersection Improvements: $600,000

[, Excess vehicular right-of-way on northbound lane of Broadway would be
converted to curb and sidewalk. Project also contemplates streetscape
enhancements.

if. Broadway (Lavina St to Parloview Ave): $1,357,000

I. Asphalt street: [,468' /$261,000

2. Curblgutter; 2,970' / $178,200

3, Sidewalle 2,970'/ $168300

4. landscaping (includes trees, benches, planting urns, and Hghting): $750,000

5. Note: As the primary street In the EDA, and the link between the district
and downtown, an enhanced streetscape plan is warranted. Reconstruction
of Broadway should incorporate Complete Streets principles (multi-modal
transportation, limited curb cuts, aesthetic enhancements, pedestrian-scale
lighting, etc.). In addition, the following specific improvements have been
identlfied: .

a. Create buffer between the sidewallkk and curb where possible,
especially adjacent to McCullough Parlg;
. Create better-designed on-street parling (bump-outs, etc.);
¢. Intersection enhancement/mid-block crossing (ex. pavers) adjacent
to intersectlon with Dynamo Alley;
fii. College St {Jones St to Swinney Ave): $358,600

I, Brick street; 770' | $227,900

2. Curbfgutter: 3,600' / $84,000

3. Sidewallc 3,526 / $46,700

4. Note: New water, storm sewer, and gas lines underneath College are high-
priority projects.

iv. Jones St (Garden St to Rockhill St): $633,600

1. Brickfasphalt street: 1,230° / $429,200
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2. Curblgutter: 2,190' / $131,400
3. Sidewalle 2,190/ $73,000
4. Note: New water and gas lines underneath jones are high-priority projects.
Storm sewer line is Alternative 2 for a high-priority project,
v. Swinney Ave {Nelson 5t to Broadway): $496,500
. Bricle street: 770" / $359,000
. Curbfgutter: |,470' / $88,200
. Sidewall 1,470' / $49,000
Note: (1) New water, storm sewer, and gas lines underneath Swinney are
high-priority projects. (2} Reconstruction of Swinney should not preclude
or unduly complicate the converslon of Swinney into a pedestrian street
between Broadway and College St,
vi. Wall St (Thompson St to College St): $524,000
l. Brick street: 825’ [ $385,000
2, Curblgutter: 1,490 / $89,400
3, Sidewalle 1,490 f $49,700
4. Note: New water line under Wall Is a high-priority project,
No property acquisition required,
Tota] Estimated Cost for Streets and Sidewalks: $3,970,000

O W R —

(e} Railroad Overpasses: Phase | Improvements to the CSX Rallroad overpasses at College St
and Broadway focus on safety, restoration, and accessibility, lmprovements are estimated to
cost $250,000 per overpass and include the foliowing:

I, Spot repair of any falling concrete on the retaining walls for the bridge ltself and
adjacent wails
ii. Blast, prime, and repaint the “ceiling area”, comprised primarily of steel
iii, Run electrical service and install LED lighting to current City standards
iv. Install new handralils to meet current ADA standards are met
v, Paint and seal concrete associated with the bridge, including the retaining walls
adjacent to the street and sidewallc that extend past the overpasses
No property acquisition required
Total Estimated Cost for Railroad Overpasses;: $500,000

Category 3t Other On-Site and Off-Site Public Improvements
a., New street extending parallel to the north side of the CSX Railroad from jefferson Blvd to
Unlon St, Including deceleration lane along Jefferson Blvd and pedestrian connections to

Swinney Parlc,

b. Bike iane along Taylor St. from the Rivergresnway connectlon at Electric Ave to Fairfield
Ave

¢, Right-of-way Improvements as needed to accommodate increased actlvity, including
enhanced right-of-way Improvements along Broadway to emphasize Its importance as a

gateway. In order to accommadate a planned parking garage and multi-family structure
adjacent to Broadway on the north side of the CSX railway, Improvements to Lavina St, and
sections of Jacksan St, Union 5t, Roclhill St, and Leykauf St south of Lavina St are lkely
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d,
.

f.
£

I,

q.

Roundabout at Taylor and Broadway. Land acquisition would lilkely be required

Utility improvements necessary for future phases of Electric Works
Urban Trail providing enhanced non-motorized transportation access from downtown

Indoor and outdoaor public spaces incorporated into future phases of Flectric Works such as
community facilities, event spaces, or plazas

Above-grade andfor below-grade parldng structures (or surface parking as a placeholder for
future development), as well as right-of-way Improvements necessary to access parking
areas,

Interior_circulation pathways on the east campus for both motorized and non-motorlzed
transportation, including the planned pathway adjacent to CSX Railroad

Screening, buffering, and mitlgation, potentially including visual screening and noise mitigation

between Electrlc Worls / area residences and the CSX Railroad, and vegetative screening of
above-ground Infrastructure such as power lines, parking areas, and other utllity equipment

Converslon of Swinpey Ave to a pedestrian street between College St and Broadway and

corresponding infrastructure [mprovements {for example, a new vehicular street may be
necessary to provide access between parking areas and Broadway)

McCullough Park and Moody Parle jmprovements, guided by the Parks and Recreation

Master Plan and an assessment of community needs

. Railroad QOverpasses:

i. High-priority improvements for safety, aesthetics, and accessibllity are included in
Category 2, Other short-term Improvements Include artistic enhancements to the
C5X overpasses at Broadway and College St

ii. Lowering Fairfield Ave under the south overpass (Norfollc Southern railroad) to
accommodate delivery trucks

Maintenance and structural restoration of all 5 Rallroad Overpasses will eventually
be necessary. In the long term, depending on many factors, public projects could
include improvements necessary to support passenger rall, or possibly even
converting the ralls to trails

Environmental Remediation may be required to redevelop other contamimated sites
throughout the EDA, in particular those properties included in the Electric Works

Conceptual Plan

Environmental Sustainability apnd Conservation projects including but not limited to,

stormwater management systems, green roofs, sustainable energy systems, riverbanlc
stabllfizatlon, and other projects designed to decrease the project’s ecological footprint

Strategic Redevelopment Opportunities such as transit-oriented development supporting

passenger rall / Citilink, and the redevelopment of the “Rudy’s Blocl"

Other_Redevelopment Opportunities: Revitalization of the GE campus will fikely lead to

redevelopment opportunities throughout the EDA. Many of these opportunities could
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increase the Intensity of existing land uses, which could require upgrades to existing public
infrastructure

X1. PROPERTY TO BE ACQUIRED

The Electric Works project comprises several parcels that are owned by a private developer. No property
acquisition by the Commission Is necessary for the development of the project itsell, At this time no
property acquisition is needed to Implement Phase | off-site Improvements.

Several of the projects outlined in Section X, Category 3 of this report could potentlally require property
acquisition. For example, depending on design, property acquisition may be required to increase right-of-way
width to allow sidewalks, bike lanes, travel lanes, and other right-of-way improvements, Lavina St has been
identified as 2 road that may need to be widened to accommodate traffic generated by future phases of

Electric YWorks, This project would likely require right-of-way acquisition,

The catalytic impact of Flectric Works could create opportunities for additional public-private partnerships
within the EDA, which could require property acqulsition. As such, strateglc opportunitles which may include
property acquisition should be considerad, provided those opportunities are consistent with this plan.

Xil. FUNDING PRIORIT{ES

The Commission will, at its sole discretlon, determine project funding priorities based on Allocation Area
reventle, other resources, and specific project requirements, among other considerations.
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Exhibit 2A:
Electric Works Conceptual Plan
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Exhibit 2B:

Electric Works Primary Development Plan

(as approved by the Plan Commission May 21,2018)
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Exhibit 2C:

Boundary description of Economic Development Area
and tax allocation area




Boundary Description of EDA and Allocation Area
Part i Boundary Description of EDA;

Beginning at the southeast corner of the intersectlon of Taylor Street and the Norfolk Southern (“NS") rafiroad
right-of-way, approximately 275 feet west of the Intersection of Taylor Street and Paul Street, continuing eastward
along the southern extent of the Taylor Street right-of-way to the west bank of the Saint Marys river, thence
continulng southward along the east property line of those properties adfacent to the river untl crossing Brown
Street, thence continuing westward and then southward to encompass the northern and western boundaries of
the Brown Straet Pumping Statlon, thence contlnuing westward and then southward along the Clty-owned parcel
adjacent to the river, thence continuing southward to the southern extent of the Hale Street right-of-way, thence
continulng eastward along the southern extent of the Hale Street right-of-way to Riedmiller Avenue, thence
cantinuing southward along the western extent of the Riedmiller Avenue right-of-way to Guthrie Street, thence
continuing eastward along the southern extent of the Guthrie Street right-of-way to the southwest corner of the
intersectlon of Guthrie Street and Thompson Avenue, thence continulng southward along the western extent of
the Thompson Avenue right-of-way to the southwest corner of the intersection of Thompson Avenue and Scott
Avenus, thence continuing eastward across Thampson Avenue and northward across Scott Avenug, to the
southeast corner of the intersectton of Thompson Avenue and the NS rallroad right-of-way, thence continuing
northeastward along the southern extent of the NS Rallroad right-of-way to the southeastern corner of the
intersection of Taylor Street and the NS Railroad right-of-way, thence continuing eastward along tha southern
axtent of the Taylor Street right~of-way to the sautheast corner of the intersection of Taylor Street and Falrfleld
Avenus, thence continuing northward across the Intersectlon to the northern extent of the Taylor Street right-of-
way, thence continuing generally northeastward along the southern extent of the Taylor Street right-of-way to the
southwaest corner of the Intersection of Taylor Straet and Masterson Avenue, thence continulng westward along
the southern extent of the Masterson Avenue right-of-way to a point directly across Masterson Avenue from the
rear lot line of the parcel located on the northeast corner of Masterson Avenue and Falrfield Avenue, thence
continuing north, generally, In a manner that follows the rear property lines of those propertles with frontage
along Fairfleld Avenue, to the southern extent of the Bass Street right-of-way, thence continuing eastward to a
point directly across Bass Street from the rear lot line of the parcel Jocated on the northeast corner of Bass Street
and Fairfleld Avenue, thence continuing northward to the northeast corner of sald property, thence continuing
eastward to the intersection of Hoagland Avenue and Melitz Street, thence continuing along the southern extent
of the Mellta Street right-of-way, to the western extent of the Harrlson Street right-of-way, thehce continuing
northward along the western extent. of the Harrison Street right-of-way to the southeast corner of the
intersection of Harrlson Street and Grand Street, thence continuing eastward along the southern extent of tha
Grand Street right-of-way to the southeast corner of the Intersection of Grand Street and Calhoun Street, thence
continuing northward along the eastern extent of the Calhoun Street right-of-way across both the N§ and CSX
rallroad rights-of-way, ta the northern boundary of the CSX Railroad right-of-way, thence continuing westward
along the northern boundary of the XX Rallroad right-of-way to the southwest corner of the parcel containing the
Baker Street Station and surface parking lot, thence contlnuing northward along the eastern Jot line of sald parcel,
thence continuing, generally, northward to the northeast corner of the Intersection of Baker Street and Webster
Street, thence continuing westward along the northern extent of the Baker Street right-of-way to the northwest
corner of the Intersection of Baker Streat and Ewing Street, thence continulng northward along the western
extent of the Ewing Street right-of-way to the northwest corner of Brackenrldge Street and Ewing Street, thence
continuing westward along the northern extent of the Brackenridge Street right-of-way, to the southeast corner of
the parcel located at the corner of Broadway Avenue and Brackenridge Streer, thence continuing northward, to
the southern extent of the jefferson Boulevard right-of-way, thence continuing westward along the southern
extent of the Jefferson Boulevard right-of-way to the strip of public right-of-way located approximately mid-block
between Broadway Avenue and Van Buren Street, thence continuing southward along sald strip of public right-of-
way to the northern extent of the Wilk Street right-of-way, thence continuing westward along the northern extent




of the Wilt Street right-of-way to the northeast corner of the intersection of Wilt Street and Nelson Street,
thence contlhuing southward along the eastern extent of tha Nelson Street right-of-way to the termination of
Nelson Street at the parce! contalning Moody Park, thence continuing westward along the northern boundary of
Moedy Park to and continuing across the public alley on the western boundary of the parcel containing Moody
Fark, to the rear lot ine of that parcel with frontage on Garden Street, thence continuing southward along the
wastern extent of said public allay to the northwast corner of the intersection of said alley and Jones Street,
thence continuing westward along the northern extent of the Jones Strest right-of-way to the northwest corner of
the tntersection of Jonaes Streat and Garden Street, thence continuing southward along the western extent of the
Garden Street right-of-way to the southeast corner of the parcel located at the corner of Garden Street and
Swinnay Park Place, thence continuing westward afong the public alley for approximately 283 feet, to the eastern
boundary of a portion of Swinney Park located on the south side of [efferson Boulevard, thence continuing
southward along the eastern boundary of sald parcel, to the point of Intersection between sald parcel and the C5X
Railroad right-of-way, thence continulng westward along the northern extent of the CSX Railroad right-of-way to
a point directly north of the northeast corner of the parcel commonly referred to as 2000 Taylor Street (legally
described as LOT 6 GENERAL ELECTRIC CO, REPLAT ADD EX SE COR FQR ST}, thence continuing southward
across the CSX Rallroad right-of-way to the northeast corner of 2000 Taylor Street, thence continuing westward,
generally, along the northern lot ine of sald parcel to the point of intersection between the northern fot line of
said parcel and the NS Railroad right-of-way, thence continting southward, generally, along the eastern extent of
the NS Railroad right-of-way, across Taylor Street, to the point of origin.

Part [I: Boundary Description of Alocatio eal

North Section: Commencing at the northeast corner of the intersection of Broadway and Lavina Stree,
continuing southward to the southeast corner of sald intersection, thence continulng southwest, generally, along
the Broadway right-of-way, for approximately 1,473 feet, to the point directly east of the southern boundary of the
parcel cammonly referred to as 1800 Broadway (fegally described us Lot 45 & Lot 45 Ex Frl W 27.5' Edsalls
Additlon), then westward across Broadway and along the southern boundary of sald parcel to the southwest
corner of said parcel, thence northward, generally, along the west boundary of sald parcel to the northwest corner
of said parcel, thence westward along the southern extent of the Swinney Avenue right-of-way to the southwest
corner of the Intersectlon of College Street and Swinney Avenue, thence northward zlong the western extent of
the College Street right-of-way to the point of intersection of the College Street right-of-way and the CSX
Railroad right-of-way, thence eastward along the southern boundary of the CSX Railroad right-of-way for
approximately 775 faet, to the point directly south of the western extent of the Union Street right-of-way at the
polnt where sald right-of-way Intersects the CSX Railroad right-of-way, thence northward across tha CSX
Rallroad rlght-of-way and along the western extent of the Union Streat right-of-way to the point directly west of
the southern boundary of the property commonly referred to as 1305 Unlon Street (fegally described as N 22FT
OF W 85 LOT 2 AYRES ADD), thence eastward across the Unlon Street right-of-way and along the southern
boundary of sald parcel to the southeast boundary of said parcel, thence southward approximately 9 feet to the
southwest boundary of the property commonly referred to as 302 Jackson Street {legally described as AYRES
ADD E [/2 LOT I}, thence eastward along the southern baundary of sald parcel to the southeastern boundary of
sald parcel, thenca northward, generally, along the western extent of tha Jackson Street: right-of-way to the
northwest corner of the Intersection of Jackson Street and Lavina Street, thence eastward across Jackson Street
and along the northern extent of the Lavina Street right-of-way to the polnt of origin.




South Section: Commancing at the southwest corner of the property commonly referred to as 720 Taylor
Street (legally described as LOT 12 THRU [5 & 28 THRU 39 & VAC ALLEYS STURGIS 2ZND ADDN & SPC 156
FT N OF SPEREISEA ADDN & 5 OF), thence southwast, generally, along the southern extent of the Norfolk
Southern (NS} Rallroad right-of-way, to a point diractly east of the southern extent of the property commionly
referred to as 2021 Broadway Avenue (legally described as 103,166 SQ FT PT of Falrfield’s Out Lots 6-7-8 N of
Wabash Railroad E of Broadway S of Taylor Exc NW), thence westward across the NS Railroad right-of-way to
the southernmost point of 2021 Broadway, continuing westward to the northwest corner of the Intersection of
Broadway and Michigan Avenue, thence westward along the northern extent of the Michigan Avenue right-of-way
to the southwest corner of the property commonly referred to as 2042 Broadway {legally described as Old
Orchard Addition Lots 18 through 20 & § 26 2/3’ Lot 17), thence northward along the western boundary of sald
parcel to the narthwest corner of sald aprcel, thence westward across the public alley running parallefl to
Broadway, continuing westward along the northern extent of the public aifey running parallel to Michigan Avenue,
to the northeast carner of the intersection of said alley and Brookside Street, thence continulng northward along
the eastern extent of the Broolside Street right-of-way to the northeast corner of tha intersection of Brookside
Street and Taylor Street, thence continulng eastward along the northern extent of the Taylor Street right-of-way
to the northeast corner of the Intersection of Taylor Street and a public alley, at a polnt coterminous with the
southwaest corner of the parcel commonly referred to as 1930 Broadway (legally described as Lots 12 through 14
Stophiets Addition ex R/VY), thence continuing northward along the lot line of sald parcel for approximately 97
feet, thence continuing generally northeastward along the eastern extent of a public afley, contlnuing across
Stophlet Street In the same diraction, and continuing along the aastern extent of sald public alley to the
northernmost point of the parcel commonly referred to as 1850 Broadway (legally described as LOT 7
STOPHLETS ADD), thence southeastward, generally, along the northeastern boundary of said parcel, continuing in
the same direction across the Broadway right-of-way to boundary of the property commonly referred to as 1853
Broadway (legally described as LOTS 6 TO 9 & LOT 10 EX N 6.5FT & LOTS 20 TO 26 INCL NUTTMAN PLACE
ADD), thence southwestward, generally, along the eastern extent of the Broadway right-of-way, to the
northernmost point of the property commonly referred to as 1923 Broadway (legally described as Lots | thru 5
Nuttman Place Addition Ex R/W & PtLot | } H Felcheters 4th Additlon & Vac Allley), thence southeastward,
generally, along the northeast boundary of sald parcel to the easternmost point of sald parcel, then southward,
ganerally, along the eastern boundary of sald parcel to the southeast corner of said parcel, thence eastward along

the Taylor Street right-of-way to the polnt of origin,




Exhibit 2D:

Real estate within the tax allocation area




Parcel Numbg) Address; L3 | Use Code 7| Band AV .| Impy AY 5| Total AV, | Area (sft) | Note, SO
<Null> <Mull> Bigzs Indlana Propertias LLG |<Nuli> <hutk> <Mill> <Null> 1,64 {Unaddressed parcet north of
1314 Jacksan 5t
<Mull> Rallroad Rightof-Way  JCSX Ralroad <Null> <Null» <Nuil> <Null> 3,613,425 |Only pardos included, as
Indlcated on map {portfon in
Alfocatlan Area = 45,453s0t
02-12-F6-503-002.000.074  |Reiroad Right-of-Way  |Norfolk Southern Rallway 841 - - - 3,235,114 [Only pordon Included, as
Corgany indicated on map {portion fn
Allocasion Ares = 84,5295fc
02-12-11-133-028,000-074 1006 STOFHLET ST TREVING BENITO 599 4400 6,600 11,200 3,000
03 12-11-154-001.000-074 1013 STOPHLET 5T Rusty Studs LEC K 4400 34,000 38400 3,000
[02:12-11.151-005.000.074 1030 SWINNEY AVE EW Wet Campus Landlord [320 15,400 98,000 113,400 &,672
1LC
02-12-10-260-005.G00.074 102 SWINNEY AY EVY West Campus Landlord [399 2800 4,800 7600 11,343
LLC
02-£2-10-200-004.000.074 1112 SWINNEY AVE Housng & Nelghborhood  [640 2000 - 2,000 3,71
Development Servicas Ine
02-12-10-280-003.000-074 11720 SWINNEY AVE WADE RICHARD M 510 4800 43,900 50,700 1,536
02-12-10-434-001 000074 H12) TAYLOR ST Mad Anthony Investments 1370 17,400 34,300 151,700 8677
LLC
02-12-10-280-002.000-074 124 SYWIRNET AY EW West Campus Landlord 456 1,300 AL ] 3400 5014
LLC
02-12-11-119-661.000-074 301 JACKSON ST Murray Yilllam P & Roxzna 5]510 2400 1,200 26,000 4,267
02-12-11.1 19.002.000-074 1305 JACKSON 5T {Murray Willlam & Qsborra [510 5,100 5,200 10,360 4,267
Gordon
0212 F1- 19003000074 1307 JACKSON ST Alres 14.C 520 4400 15,500 9500 3,673
02-12-11-118-003.000-074 1307 LUNION sT Biggs Indfana Propertas LLC [510 2580 20,600 23,960 1,880
00 12-1-1 §B-004,000-074 1309 UNION 8T Grefder Scott 520 4400 3,100 7,500 2754
02-12-11-119-004.000-074 13L] JACKSON ST 1O PRESTI DEBORAHL 510 4400 28,200 32,400 3679
02-52-1-116-605,000.074 P3EE UNION 5T Grelder Seont D & Hallle £ {510 4300 16,200 30,500 2,692




02+ 121 1-1 18-010.000-074 1314 JACKSON ST Bges Indfara Properties LLG {510 3,780 32400 500 2400
[02-12-11-119-005.000-074 | 1315 JACKSON 5T lones Kay L 510 4,900 31,300] 36200 4,047
02-12-11-1 18-006,000-074 1315 UNION ST Thistethyalta Properties L1l 4,100 i9,100 23,200 2743
LLC
102- 12-F £~} 19-005.001-074 1317 JACKSON 8T Vallely § Stephen 510 4,960 42,200 47,160 4.047
02-12-1 £ [18-007.000-074 [317 UNION 5T Piggs Indlana Properdes LLC [550 5400 25400 31000 4,365
02:12:11- £9-006.000-074 1319 JACKSON 5T Watdl Enterprises LLC 519 4580 2,700 14500 4046
02 12-11-F 1801 1,000- 074 1326 JACKSON ST Broadway Redevelopmem  |456 20,900 1,600 11,900 41462
Partnars LLC
02-12-11-119-013,000-074 1404 BROADWAY Fore Wayne City Of 440 4200 - 4,200 2118
Proparty Management
02-12-£1-119-0§4.000-074 1406 BROADWAY Hroadvay Redevelopment  [510 4,200 3,500 7,700 2691
Partners LLC
02-12-11-119.615.000-074 412 BROADWAY Andersan Mike 50 4,300 3,500 7,800 2802
02-E2-1 §+119-046,000.074 414 BROADWAY Anderson Micheal B 420 2500 71,000 78,500 3,749
02-12-1 141 19-017.000-074 1410 BROADYWAY MARTING FRANK L HI 455 3,800 17,100 36,900 1,875
’BZ— 12-13-F19-019.000.074 1420 BROADWAY Broadvay Grlll Ine 430 22,700 47,900 70,600 11,328
IOZ- 12-11.119.018.000-074 1420 BROADWAY Broadway Grlil Ine 400 200 - 200 &
02~ 12-1F-119-029.000-074 1430 BROADWAY Blggs indhanz Propertes LLC 1500 1,600 - 1460 3,218
02- 1 2-11-1 E9-024,000-074 1434 BROADWAY ,Broadmy Redevelopraenc  [456 34,000 3,000 7000 4538
Partners LLC
02-12-10-280-001.000-074 1729 COLLEGE ST lﬂlgg! Indiarts Propertias LLC |510 4,000 41300 45,300 1407
02-12-11-153-010.000-074 1800 BROADWAY Swinnsy Avenue Partners 680 15,600 75200 50,200 %4783
tLC
02-12-1 [-153-027.000.074 1850 BROADWYAY Lencoln dnvestmeris ELC 530 6,500 8,500 15,300 1.500
02-F2-1 1-152.029.000-074 1854 BROADWWAY TREVINO BENITO & 430 6,800 40,000 46,800 4,500
ARMAMDINA
02.F2- I~154-003.000-074 1902 BROADWAY HANCOCK DAVID L 400 22,500 - 22,500 7,500
02-12-1 |-154-002,000-074 1902 BROADWAY HANCOCK DAVID L 420 13,500 95,500 105,000 4,500
02-12-1 1-154-004,000.074 1914 BROADWAY ROCKEY DONNA 400 11,300 - 11,300 3749




IOZAI?.-E 1-154-005.000-074 1916 BROADWAY ROCKEY DONNA 430 1,390 £2,100 73,400 149

i02-12-| [-155-01 1,000-074 1923 BROADWAY Threa Brothars LLC 450 120,900 407,160 520,000 30344

[02-£2-10-287.030,000-074 1930 BROADWAY Covington Propertles LLC 420 T4.500 286,500 354,000 19,384

02-12-11-151.001.000.074  [2000 BROADWAY EW West Campus Landlord 320 156,800 | 1727400 | 1884200 627,124
LLC

02-£2-10-434.009,0G0.074 2002 BROADWAY Mad Antkony Investments 420 46,060 42,500 168,500 ES3i4
LLC

0212-10-434-010.000-074  [2012 BROADWAY Miller Broadway LLC 420 5400 50,800 58,700 701

02.12-10-434-011.000-074  |2004 BROADWAY Ifiler Broadvay LLC 420 9,000 114,300 13,340 4404

IO?.- 12-F0-434-012.000-074 {2018 BROADWAY [CTH Entarprises Corp 420 8,100 49,100 57,200 4,065

02-12-10-434-012.000.074 12020 BROADWAY METRO REAL ESTATE INC {420 22,500 83,700 LiE 700 15,001

02-12-11-301-002,000-074 2021 BROADWAY Rongos Broadway Center Inc {425 357,700 497,000 854,760 [43.072

[DZ-!I-“-:‘.N»GDLUOO—OH 2021 BROADWAY ROMNGOS BROADWAY 456 8,500 1,700 10,200 3,4c0
CEMTER INC

02-12-10-434.00-4.000-074 2027 BROOKSIDE 8T Mad Anthony nvestmants  [455 15,000 23,300 43,10 19,707
LiC

020 2-10-434-004,000-074 2032 BROADWAY HOLMES ANMAE 420 5600 49,000 54,600 3731

02.12-10-434-015,000-074 2034 BROADWAY RUBB JOSEPH 430 4400 45,300 49,706 2,932

02 [ 2143401 6.000-074 2042 BROADYYAY METRO REAL ESTATE INC 448 27,500 204,308 234,800 8,338

02-12-11-119-012.000-074  [7I5 LAVINA ST Piggs lndéana Propertas 1LC [500 2,300 - 2300 2,133

02-12-1 §-119-01 1.000-074 719 LAVINA ST Broadway Redevelopment  [500 2,800 - 2,800 340
Partners LLC

02 £2-11<F19-010.000-074 803 LAVINA ST iBrQadWl}‘ Grill Ine 456 5800 3,000 b,800 7750

102- 12-1 11 ] 9-009.000-074 507 LAYINA ST Broadway Grill Inc 456 4,000 800 4,800 5357

02: 1 2.11-119.008.000.074 BTt LAVINA ST Priricipal Wealch 210 5300 17,000 22300 5363
Mamagement LLC

02-12-11-E§9-007.000.074  |BISLAVINAST Broadway Redevelopment 400 8,190 - 8,100 10,743

|Partners LLC
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Floedplain map of Economic Development Area
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RESOLUTION AND APPROVING ORDER
CITY OF FORT WAYNE PLAN COMMISSION

APPROVING REDEVELOPMENT COMMISSION
DECLARATORY RESOLUTION 2018-36
AND ESTABLISHMENT OF THE
BROADWAY-TAYLOR ECONOMIC DEVELOPMENT AREA

WHEREAS, on August 13, 2018, the Fort Wayne Redevelopment Commission (“Redevelopment
Commission’} adopted Declaratory Resolution 2018-36, for the purpose of establishing the Breadway-
Taylor Economic Development Area and tax allocation area; and

WHEREAS, pursuant to IC 36-7-14-16, the Redevelopment Commission submitted the Declaratory
Resolution together with the redevelopment plan and related support documents to the Fort Wayne Plan
Commission (“Plan Cammission™) for the Plan Commission’s consideration; and

WHEREAS, after having been duly considered, the Plan Commission determined that the Declaratory
Resolution, redevelopment plan and related support documents conform to the plan of development for
the City of Fort Wayne;

NOW, THEREFORE, BE IT RESOLVED by the City of Fort Wayne Plan Commission that:

1, Redevelopment Commission Dedlaratory Resolution 2018-36, together with the redevelopment plan
and related support documents attached thereto, conform to the plan of development for the City
of Fort Wayne, and are hereby approved.

2. The Secretary of the Plan Commission is authorized to deliver to the Redevelopment Commission
and to the City of Fort Wayne Common Councll a copy of this fully executed Resolution, which shall
constitute the approving order of the Plan Commission.

APPROVED AND ADOPTED by the Plan Commission at its Business Meeting on

CITY OF FORT WAYNE PLAN COMMISSION

Connie Haas Zuber, President

Kimberly R. Bowman, Secretary




Broadway-Taylor Economic Development Area

List of Exhibiis

1A — Redevelopment Plan for the Broadway-Taylor Economic Development Area

2A — Electric Works Primary Development Plan (as approved by the Plan Commission May 21, 2018)
2B — Real estate within the tax allocation area

2C — Boundary description. of Economic Development Area and tax allocation area

2D — Floodplain map of Economic Development Area
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Redevelopment Plan for the Broadway-Taylor
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REDEVELOPMENT PLAN

FOR THE
BROADWAY-TAYLOR
ECONOMIC DEVELOPMENT AREA
REVISION No. |

City of Fort Wayne Redevelopment Commission
Original Approval - August 13,2018

REDEVELOPMENT COMMISSION




REDEVELOPMENT COMMISSION

. OVERVIEW

General Electric (“GE”), located on the southern edge of downtown Fort Wayne, anchored the local
economy for decades, At its height during World War lI, the factory employed more than 20,000 workers.
At one point it employed 40% of the local workforce. As manufacturing processes evolved in subsequent
decades, however, the company gradually scaled bacl operations at this location until closing permanently in
2015. Today, the remaining {8 buildings on the 31-acre campus continue to cast a commanding presence, but
rather than act as an economic engine, the monumental and sprawiing structures exert a blighting influence
over the neighborhood, The two Census tracts encompassing in the factory and surrounding area are
classified as “severely distressed” by the US Office of Housing and Urban Development based on median
household income, Investment in this area has lagged behind other nearby areas such as the West Central
neighborhood to the north, and downtown Fort Wayne to the northeast.

To facilitate redevelopment of the GE campus {the “Project”} and catalyze revitalization in this area, the
Redevelopment Commission intends to establish an Economic Development Area (“EDA") encompassing the
campus and the surrounding neighborhoods. This designation was prompted by GE's disposition of the
campus in 2016, and the ensuing private development interest. The location, layout, and historical character
of the campus make it well suited for adaptive reuse as a mixed-use district, Preliminary estimates indicate
that rehabilitation of the existing buildings and the eventual construction of additional buildings could
accommodate nearly three million square feet of development capacity and include uses such as office, retail,
residential, hospimlit);, innovation, entertainment, amenity, and education. Due to the magnitude of the
Project, redevelopment would likely be phased and occur over a number of years. This Redevelopment Plan
anticipates that the first phase of the Project would include redevelopment of the west campus, defined as
the area west of Broadway, and could cost in excess of $220 million {not including property acquisition).
Public infrastructure and public uses on the west campus would be partially financed by local government at a
cost that could exceed $60 million. Off-site public infrastructure improvements necessary to support
redevelopment of the west campus are expected to cost an additional $7.27 million.

To finance a share of these improvements, a tax allocation area (“Aliocation Area”) would be created
pursuant to Indiana law encompassing a portion of the GE campus and selected properties along the
Broadway corridor, Incremental increases in property tax revenues resuiting from the Project would be
captured in the Allocation Area and would be used to finance public improvements within the EDA.
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REDEVELOPMENT COMMISSION

H. BOUNDARY DESCRIPTION, ECONOMIC DEVELOPMENT AREA

The Broadway-Taylor EDA encompasses an area of 363.9 acres and includes many of the neighborhoods
surrounding the former GE campus. The Allocation Area, encompassing 34.7 acres, lies completely within the
EDA, but only includes a portion of the former GE campus and other selected properties along the
Broadway Corridor. Maps | and 2 (below) show the boundaries of the EDA and Allocation Area. A more
detailed boundary description is contained in attached Exhibit 2C,

. ik as
Map I : Aerial view of EDA & Allocation Area
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REDEVELOPMENT COMMISSION

iIl. REAL PROPERTY WITHIN THE ALLOCATION AREA

Parcels of real estate within the boundaries of the Allocation Area are identified in Exhibit 2B.

1V. REDEVELOPMENT PROJECT SUMMARY

The Broadway-Taylor EDA is centered on the rehabilitation of the former GE campus as a mixed-use
‘Innovation District’, According to the Brookings Institution, an Innovation District is a “geographic area
where leading-edge anchor institutions and companies cluster and connect with start-ups, business
incubators, and accelerators. They are physically compact, transit-accessible, technically-wired and offer
mixed-use housing, office, and retail.”

Redevelopment and adaptive reuse of the campus call for the phased rehabilitation of existing buildings and
the eventual construction of additional buildings for a total development capacity of nearly three million
square feet, including space devoted to office, retail, residential, hospitality, entertainment, and education. A
Primary Development Plan approved by the Plan Commission on May 21, 2018, attached as Exhibit 2A, could
serve as a template for the Project. This Redevelopment Plan anticipates that Phase | of the Project includes
redevelopment of the west campus, defined as the area west of Broadway, at a cost that could exceed $220
million. Funding for a project of this magnitude would likely come from myriad sources, including federal,
state, local, public, and private entities. The local public portion would be used to support on-site projects
such as the demolition of non-historic buildings, environmental remediation, creation of indoor and outdoor
public spaces, and infrastructure upgrades, at a cost that could exceed $60 million. High-priority off-site
infrastructure improvements necessary to support Phase [ are estimated to cost an additionat $7,265,000.
These include water and sewer upgrades, street and sidewallc reconstruction (including streetscapes along
Broadway and intersection improvements at Broadway and lavina St), repairs to the underpasses below the
CSX Railroad, and bicycle infrastructure,

The timing and scope of future phases will be determined by a number of variables including local and
national economic and demographic trends and the availability of funding. The second phase will likely involve
the rehabilitation of the campus and buildings on the east side of Broadway as well new development north
of the CSX Railroad. Future phases could involve further infill development in and around the campus.

V. RELOCATION OF RESIDENTS AND BUSINESSES

The General Electric campus has been vacant since 2015. No relocation of residents or businesses is required

for implementation of this Plan.
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REDEVELOPMENT COMMISSION

VI. ENVIRONMENTAL CONCERNS

The EDA contains at least two Brownfield sites: (1) the former General Electric campus, and (2) the former
BAE site, located on the west side of the St. Marys River (Essex, located on the east side of the river, is an
active industrial area and is therefore not considered a Brownfield). No plans are currently in place for the
rehabilitation of the BAE site. However, it is lilely that redevelopment efforts would require some degree of
environmental remediation.

Industrial uses at the General Electric site endured for more than a century and predated many modern
environmental regulations. As such, rehabilitation will require significant environmental cleanup. Although the
extent of remedial efforts is somewhat dependent on anticipated uses, it is anticipated that remediation of
the west campus could cost in excess of $7 million, including more than $200,000 for environmental studies.
These costs will be taken into account for any local public financing package made available to developers of
the west campus.

Vil. COMPREHENSIVE PLAN, LAND USE, AND ZONING

Comprehensive Plan:

The establishment of the EDA and Allocation Area is consistent with the City of Fort Wayne Zoning
Ordinance and Comprehensive Plan. Although many goals, objectives, and policies throughout the plan
support this effort, the following objectives from the Comprehensive Plan are particularly relevant:

Chapter [: Land Use

& LU & Use land resources efficiently by encouraging compact development alternatives in infill areas
where utilities and other infrastructure currently exist.

e LU ]0: Encourage sustainable growth by promoting quality, compatible infill development,
revitalization, and redevelopment in the Fort Wayne urban area.

Chapter 2: Economic Development

¢ The Comprehensive Plan specifically addresses this geographic area, stating: “This industrial corridor
was generally anchored by GE on the west... (It) will continue to present significant rehabifitation challenges
to the community in the years ahead, particlarly to the immediotely adjocent residential areas... Local and
state government will be colfed upon continually to find vehicles for regulatory flexibility, financially feasible
environmental cleanup, continued infrastructure reinvestment, and tax incentives to deal with this challenge.”

In addition, the following economic development objectives closely align with the Project:

e ED2: Invest in strategic infrastructure and public services to support and guide future high-quality
economic development.

¢ ED4: Encourage existing business retention and expansion, as well as the reuse and revitalization of
existing industrial properties and areas.
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REDEVELOPMENT COMMISSION

Other plans providing policy guidance include the City’s pedestrian plan (Walk FWV, 2011), bicycle plan {Bike
FW, 2010), mass transit plan (Bus FW, 2013), and gateway plan (Front Door FW, 2012), as well as the
Broadway Corridor Plan {2017). Generally, these plans encourage development that improves visual
appearance, improves streetscape continuity, activates vacant land, enhances gateways, enhances connectivity
and accessibility, and advocates for “Complete Streets”.

Land Use and Zoning:

The EDA encompasses a wide variety of fand uses and zoning designations. Many of the current land uses are
consistent with both their current zoning designation as well as their anticipated future use. However, many
are not. It is anticipated that rezoning requests will occur in the future.

The GE campus was rezoned on June 12, 2018, by REZ-2018-0020, from 13-Intensive Industrial (with small
portions designated as R3-Multiple Family Residential and 11-Limited Industrial) to primarily C2-Limited Retail
{(with a small portion remaining i-3 Intensive Industrial}. The C2 Zoning District allows a wide range of retail,
commercial, residential, and institutional uses that make up an urban mixed-use district.

Properties along the Broadway corridor south of the campus retained their industrial zoning classification.
These properties currently contain primarily nonconforming commercial and residential uses. Therefore,
future redevelopment along the Broadway corridor wilt likely require rezoning. Based upon the prevailing
character of the area and policies oriented towards commercial corridor revitalization, it is likely that a
change from an industrial zoning district to a commercial zoning district could be supported by the
Comprehensive Plan.
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Map 3 - Zoning in the EDA
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REDEVELOPMENT COMMISSION

VHI. EXISTING PUBLIC INFRASTRUCTURE

The former GE campus and the EDA are iocated in a fully developed portion of the city so public
infrastructure and utilities are generally available. Although the existing infrastructure was built to support an
intensively used industrial site, the age/condition of those systems as well as the non-industrial character of

desired uses necessitates many upgrades.

Although exceptions exist, much of the EDA has experienced disinvestment over the years. Revitalization of
the GE campus could bring activity and vibrancy to the area, but could alsc exacerbate infrastructure
shortcomings. Therefore, it will be important to continuously monitor public infrastructure systems and
address the potential off-site impacts of forthcoming development early in the planning process.

IX. FLOODPLAIN AND WETLANDS

The southern and western portions of the EDA are in the floodplain, including a portion of the Allocation
Area located at the west side of the intersection of Taylor and Broadway. A floodplain map is available in
Exhibit 2D, attached. At its closest point, the GE campus is approximately 900 feet from the 500-year
floodplain and approximately |,250 feet from the [00-year floodplain. Proposed public improvements in
flood-prone areas should not exacerbate the risk of flooding and must comply with local, state, and federal

floodplain regulations.

X. POTENTIAL REDEVELOPMENT PROJECTS

Public Improvements within and serving the Broadway-Taylor EDA generally fall into three categories:

(1) Phase | public improvements on the west campus: These projects will facilitate the
transformation of the west campus into a mixed-use district. The cost of these public improvements
will be spread between multiple public and private funding sources. The local government share
could be in excess of $60 million. The Primary Development Plan, attached as Exhibit 2A, gives an
indication of where these improvements could be located.

(2) Off-site public improvements necessary for the completion of Phase I: The estimated cost of
these high-priority improvements is approximately $7,265,000,

(3) Other on-site and off-site public improvements: Due to the variable time frame and scope of
future phases of the Project, and because impacts of the Project on existing infrastructure systems
cannot be always be anticipated, cost and timing are not included in this category. It is intended that
the Redevelopment Commission regard this category as a guide to the types of projects that could
be undertaken in the EDA rather than an explicit list.

To fully implement this Redevelopment Plan, many projects could require the use of one or more of the
redevelopment activities described in IC 36-7-14. This includes, but is not limited to, strategic property
acquisition, demolition, remediation, and site assembly. In addition, many projects will require professional

design engineering and consulting services.
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REDEVELOPMENT COMMISSION

Generally, right-of-way improvements should be designed using Complete Streets principles to the greatest
extent possible. The Project is located in a portion of the city that developed prior to the widespread
adoption of automobiles, so walkability, multimodal accessibility, and connectivity are vital to its success, as
are traffic management and wayfinding. Many of the arterials serving the Project also serve as gateways into
downtown, and as such, they should incorporate high-quality designs and materials. Quality of Place
improvements, including public art and aesthetic enhancements, should be strategically integrated into public
improvements whenever possible. Per City Ordinance, brick streets and alleys must be reconstructed using

like materials.

The public cost of improvements is contained in the table. All dollar figures are shown using 2018 doliars.

Tabie 1: Estimate of Potential Redevelopment Prolect Costs

1. Loca[ Share of Phase | Pub]lc -:_'-: RN $65 000 000 _' :
Improvements on the West Campus . R

2. - Off-Site Public Improvements . B R
Necessary for the Completion of - $7,265,000 = i
Phase | (total) . R e R R

Connectivity (subtotal) | $417,000
Union St Pedestrian Tunnel { $225,000
College/VVashington bike lane to Rivergreenway | $192,000

Utilities (subtotal) | $2,378,000
Sewer* | $1,204,000
Water | $1,174,000

Roads/sidewalles (subtotal) | $3,970,000
Broadway (including streetscape) § $1,357,000

Broadway/Lavina intersection improvements | $600,000
College St {Jones to Swinney) | $358,600
Jones St (Garden to Rockhiff) | $633,600
Swinney Ave {Nelson to Broadway) | $497,000
W¥all 5t (Thompson to College) | $524,000
Railroad Overpasses (subtatal) | $500,000
CSX Railroad at Broadway § $250,000
CSX Railroad at College St | $250,000

_3_. - Othor " On-Site “and - OfT—Slte Pubhc : NIA SR
Improvements g L B R IR

*Option | displayed. Option 2 estimated at $1,557,000

Descriptions of Potential Redevelopment Projects:

Category [:  Phase | public improvements on the west campus:
a. Rehabilitation of structures for use as community/public space and other public purposes;
b. Creation of public spaces and plazas throughout the site;
c. Pedestrian/bike circulation throughout the site;
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REDEVELOPMENT COMMISSION

d. Parking improvements;

e. Demolition of non-historic structures;

f. Infrastructure for indoorfoutdoor amenities

g. Installation/Replacement of non-public storm sewers, potable water, sanitary sewer, and
other infrastructure systems;

h, Environmental remediation;

No property acquisition required.
Estimated Cost: $65,000,000

Category 2:  Off-site public improvements necessary for the completion of Phase I:

a. Connectivity:

i. Rehabilitation of Union St pedestrian tunnel underneath the CSX Railroad and
improvements to Union St/ Leykauf St intersection. Cost: $225,000
it. Bike lane (or equivalent) on Broadway between Lavina and Taylor St. Cost
integrated into estimate for Broadway reconstruction {see itern d2 in this section};
iii. Bike fane (or equivalent) connecting the campus to the Rivergreenway through the
West Central neighborhood. Preliminary route design contemplates bike
infrastructure along College St to Washington Blvd, then along Washington Blvd to
the St Marys Trail. Cost: $192,000 (1,100" @ $175psf)
Property Acquisition: Not anticipated.
Estimated Cost: $417,000

b. Storm Sewer:

i, Phase | storm sewer improvements will separate stormwater and sanitary sewers in
an area where sewer lines are currently combined. New storm sewer lines will be
constructed under portions of Broadway adjacent to the west campus (approx, 425
lineal feet), on Swinney Ave from Broadway to College St (approx. 760 lineal feet),
and north along College 5t, from Swinney Ave to either:

. Alternative 1: Wall St, then westward to Nelson St {approx. 800 lineal ft),
or

2. Alternative 2: Underneath the railroad to Jones St, then westward to
Nelson St. (approx. 1,200 lineal ft).

il. In a future phase, a new storm sewer line will extend from Nelson St to the St,
Marys River (approx. [,500 lineal feet). Private storm sewer lines will serve the
campus and will connect to the new public line running underneath College St.
Neither the segment to be buiit in a future phase nor the private segment is
included in the cost estimate.

No property acquisition required.
Estimated Cost:
ARlternative I: $1,204,000;
Alternative 2: $1,557,000
{Note; costs for replacing disturbed bricklasphalt streets included in the
section describing necessary street repairs)
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REDEVELOPMENT COMMISSION

c. Woater:
i. Beginning at Van Buren St and Jefferson Blvd, a large main will be constructed along
Van Buren St, to Lavina St, along Lavina St to Broadway, and along Broadway to
Swinney Ave, {approx. 2,300 lineal feet);
ii. Smaller mains will be installed along:
I. Swinney Ave, from Broadway to College St,
2. College St, from Swinney Ave to Jones St,
3. Wall S, from Thompson St to College St,
4. jones St, from Nelson St te Rockhill St.
No property acquisition required.
Estimated Cost: $1,174,000

d. Streets and Sidewalks:

i. Broadway and Lavina 5t Intersection Improvements: $600,000
I. Excess vehicular right-of-way on northbound lane of Broadway would be
converted to curb and sidewall. Project also contemplates streetscape
enhancements.
it. Broadway (Lavina St to Parkview Ave): $1,357,000
f. Asphalt street: 1,468' [ $261,000
Curbfgutter: 2,970’/ $178,200
Sidewall: 2,970" 7 $168,300
Landscaping (includes trees, benches, planting urns, and lighting): $750,000
Note: As the primary street in the EDA, and the link between the district
and downtown, an enhanced streetscape plan is warranted. Reconstrction
of Broadway should incorporate Complete Streets principles (multi-modal
transportation, limited curb cuts, aesthetic enhancements, pedestrian-scale
lighting, etc.). In addition, the following specific improvements have been
identified:
a. Create buffer between the sidewalk and curb where possible,
especially adjacent to McCullough Parl
b. Create better-designed on-street parking (bump-outs, etc.);
c. Intersection enhancement/mid-block crossing {ex. pavers) between
the east and west sections of the campus.
iii. College St (Jones St to Swinney Ave): $358,600
I. Brick street: 770’ / $227,900
2. Curbfgutter; 3,600 / $84,000
3. Sidewallc 3,526’ / $46,700
4. Note: New water, storm sewer, and gas lines underneath College are high-
priority projects.
iv. Jones St {Garden St to Rockhill St): $633,600
I. Brick/asphalt street: 1,230 / $429,200
2. Curbfgutter: 2,190’/ $131,400
3. Sidewallc 2,190° / $73,000
4. Note: New water and gas lines underneath Jones are high-priority projects.
Storm sewer fine is Alternative 2 for a high-priority project.

-

iAW
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REDEVELOPMENT COMMISSION

v. Swinney Ave (Nelson St to Broadway): $496,500
I. Brick street: 770" / $359,000
2, Curblgutter: 1,470°/ $88,200
3. Sidewalk: 1,470" / $49,000
4. Note: (I) New water, storm sewer, and gas lines underneath Swinney are
high-priority projects. (2) Reconstruction of Swinney should not preclude
or unduly complicate the conversion of Swinney into a pedestrian street
between Broadway and College St.
vi. Wall St (Thompson St to College St): $524,000
I. Brick street: 825’ / $385,000
2. Curb/gutter: 1,490’/ $89,400
3. Sidewall: 1,490° / $49,700
4, Note: New water line under Wall is a high-priority project.
No property acquisition required.
Total Estimated Cost for Streets and Sidewalis; $3,970,000

(e) Railroad Overpasses: Phase | improvements to the CSX Railroad overpasses at College St
and Broadway focus on safety, restoration, and accessibility. Improvements are estimated to
cost $250,000 per overpass and include the following:

i. Conduct spot repair of any failing concrete on the retaining walls for the bridge

itself and adjacent walks
ii. Blast, prime, and repaint the “ceiling area”, comprised primarily of steel
iii. Run electrical service and install LED lighting to current City standards
fv. Install new handrails to meet current ADA standards
v. Paint and seal concrete associated with the bridge, including the retaining walls
adjacent to the street and sidewalk that extend past the overpasses
No property acquisition required
Total Estimated Cost for Railroad Overpasses: $500,000

Category 3: Other On-Site and Off-Site Public Improvements
a. New street extending parallel to the north side of the CSX Railroad from Jefferson Blvd to
Union St, including deceleration lane along Jefferson Blvd and pedestrian connections to

Swinney Parl;

b. Bike lane along Taylor St. from the Rivergreenway connection at Electric Ave to Fairfield
Ave;

¢. Right-of-way improvements as needed to accommodate increased activity, including
enhanced right-of-way improvements along Broadway to emphasize its importance as a
gateway. In order to accommodate more intensive uses on the north side of the CSX
railway, improvements are necessary on Lavina St, and south of Lavina St on sections of
Jackson St, Union St, Rockhill St, and Leykauf St;

d. Roundabout at Taylor and Broadway. Land acquisition would likely be required;

e. Utility improvements necessary for future phases of campus redevelopment;

f.  Urban Trail providing enhanced non-motorized transportation access from downtown;
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REDEVELOPMENT COMMISSION

ndoor and outdoor public spaces incorporated into future phases of campus redevelopment
such as community facilities, event spaces, or plazas;

Above-grade and/or below-grade parking structures {or surface parking as a placeholder for
future development), as well as right-of-way improvements necessary to access parking

aredas,

Interigr_circulation pathways on the east campus for both motorized and non-motorized

transportation;

Screening, buffering, and mitigation, potentially including visual screening and noise mitigation
between the campus / area residences and the CSX Railroad, and vegetative screening of
above-ground infrastructure such as power lines, parking areas, and other utility equipment;

Conversion of Swinney Ave to a pedestrian street between College St and Broadway and
corresponding infrastructure improvements (for example, a new vehicular street may be
necessary to provide access between parking areas and Broadway};

McCullough Park and Moedy Park improvements, guided by the Parks and Recreation
Master Plan and an assessment of community needs;

Railroad Qverpasses:
i, High-priority improvements for safety, aesthetics, and accessibility are included in
Category 2. Other short-term improvements include enhancements to the CSX
overpasses at Broadway and College St

it. Lowering Fairfield Ave under the south overpass {Norfolk Southern railroad) to
accommodate delivery trucks

Hi. Maintenance and structural restoration of all 5 Railroad Overpasses will eventually
be necessary. In the long term, depending on many factors, public projects could
include improvements necessary to support passenger rail, or possibly even
converting the raifs to trails

Environmental Remediation may be required to redevelop other contaminated sites on the
campus and throughout the EDA;

Environmental Sustainability and Conseryation projects including, but not limited to,
stormwater management systems, green roofs, sustainable energy systems, riverbank
stabilization, and other projects designed to minimize the ecological footprint of
redevelopmenit efforts;

Strategic Redevelopment Opportunities such as transit-oriented development supporting
passenger rail / Citilink, and the redevelopment of the “Rudy’s Bloclc”;

Other Redevelopment Opportunities: Revitalization of the GE campus will likely lead to
redevelopment opportunities throughout the EDA, Many of these opportunities could
increase the intensity of existing land uses, which could require upgrades to existing public
infrastructure.
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XI. PROPERTY TO BE ACQUIRED

The former GE campus is privately owned. No property acquisition by the Commission is necessary for the
devefopment of the campus itself. At this time no property acquisition is needed to implement Phase | off-site

improvements.

Several of the projects outlined in Section X, Category 3 of this report could potentially require property
acquisition. For example, depending on design, property acquisition may be required to increase right-of-way
width to allow sidewalks, bike lanes, travel lanes, and other right-of-way improvements. Lavina St has been
identified as 2 road that may need to be widened to accommodate traffic generated by the Project and by
increased development north of the C5X Railroad. Expanding Lavina St would likely require right-of-way
acquisition,

The catalytic impact of redevelopment of the GE campus could create opportunities for additional public-
private partnerships within the EDA, which could require property acquisition. As such, strategic
opportunities which may include property acquisition should be considered, provided those opportunities are
consistent with this Redevelopment Plan.

XIL. FUNDING PRIORITIES

The Commission will, at its sole discretion, determine funding priorities based on Allocation Area revenue,
other resources, and specific project requirements, among other considerations,
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Exhibit 2A:

Electric Works Primary Development Plan

(as approved by the Plan Commission May 21, 2018)
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DIGEST SHEET

TITLE OF RESOLUTION. A Resolution confirming the approving order of the Fort Wayne Plan
Commission and Fort Wayne Redevelopment Commission Resolution 2018-36 concerning establishment of
the Broadway-Taylor Redevelopment Project Area, Economic Development Area and tax allocation area.

DEPARTMENT REQUESTING RESOLUTION. Redevelopment Commission.

SYNOPSIS OF RESOLUTION. Approves establishment of the Broadway-Taylor Economic Development
Area and tax allocation area ("EDA"). The Redevelopment Commissicn must publish notice and conduct a
public hearing prior to taking final action on the establishment of the EDA.

EFFECT OF PASSAGE. The Broadway-Taylor EDA contains approximately 364 acres of land and
generally encompasses the former GE campus and the surrounding neighborhoods. A tax allocation area,
comprising 34.7 acres, would encompass the portion of the GE campus west of Broadway as well as a
portion of the Broadway corridor near the Taylor Street intersection. Land within the EDA is fully
developed and contains a wide range of uses.

QOperations at the GE campus diminished over the years before ceasing completely in 2015. The 31-acre
campus is now a vacant Brownfield. Creation of the EDA will provide significant support for the
redevelopment of the campus as a mixed-use district and the revitalization of the area. When completed,
the EDA will increase the City’s property tax base, increase employment opportunities, and give impetus
to additional redevelopment and economic development.

EFFECT OF NON-PASSAGE. The public infrastructure improvements required to support
redevelopment of the EDA will not occur within the timeframe necessary {o support the goals in the
development plan for the EDA. Redevelopment of the GE campus as a mixed-use district will be financially
infeasible, and the property will continue to decay and exert a blighting influence on the surrounding
neighborhood.

MONEY INVOLVED (DIRECT COSTS, EXPENDITURES, SAVINGS). Redevelopment of the portion
of the GE campus west of Broadway could cost in excess of $240 million. Public funds may be used
directly at the site of the project at a cost of $65 million. Off-site public infrastructure improvements
necessary to support this phase of this project could cost in excess of $5.2 million.

ASSIGNED TO COMMITTEE (PRESIDENT).




City of Fort Wayne
Community Development
200 East Berry Strest, Sutte 320
Fort Wayne IN 46802
2604271127 - 311

REDEVELOPMENT COMMISSION www.fwcommunitydevelopment.or:

September 20, 2018

MEMO

To: City of Fort Wayne Common Council
Copy: City of Fort Wayne Redevelopment Commission
From: Nancy Townsend, Director of Redevelopment, 427-2323

Re: Establishment of the Broadway-Taylor Redevelopment Project Area, Economic
Development Area and tax allocation area

Pursuant to IC 36-7-14-16 and IC 36-7-14-41, please find enclosed herewith:

1.  Fort Wayne Redevelopment Commission Declaratory Resolution 2018-36, together with the
associated redevelopment plan and related documents that were approved by the Redevelopment
Commission on August 13, 2018, for the purpose of establishing the Broadway-Taylor
Redevelopment Project Area, Economic Development Area and tax allocation area; and

2. The Fort Wayne Plan Commission’s Resolution dated September 17, 2018, wherein the Plan
Commission determined that Declaratory Resolution 2018-36 and the redevelopment plan conform
to the plan of development of the City of Fort Wayne.

The Redevelopment Commission hereby requests that the Common Council consider and approve the
approvals of the Fort Wayne Redevelopment Commission and Fort Wayne Pian Commission, and that the
Comimon Council determine that the geographic area described in Declaratory Resolution 2018-36 is an

economic development area.

Following the Common Council’s consideration and approval, the Redevelopment Commission will conduct
a public hearing on establishment of the proposed urban renewal area, and will take appropriate action to
confirm the Declaratory Resolution and redevelopment plan.

An Equal Opportunity Employer




