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CITY OF BALTIMORE 
C o ~ c ~ B I L L  . 

Introduced by: The Council President 
At the reauest of: The Administration (Baltimore ~eve lo~ment  Cornoration1 

AN ORDINANCE concerning 

Mondawmin Mall Special Taxing District 

FOR the purpose of designating a "special taxing district" to be known as the "Mondawmin Mall 
Special Taxing District"; providing-for and determining various matters in connection with 
the establishment of the special taxing district; creating a special fund for the special taxing 
district; providing for the levy of a special tax on all taxable real property located in the 
special taxing district; and generally relating to the designation and operation of the special 
taxing district, the establishment and use of the special fund and the issuance and payment of 
bonds issued in connection with the special taxing district. 

BY authority of 
Articf e 11 - Genera1 Powers 
Section (62A) 
Baltimore City Charter 
(1 996 Edition) 

Recitals 

The Special Taxing District Act, Article 11, Section (62A) of the Baltimore City Charter (the 
"Act") authorizes the Mayor and City Council of Baltimore to establish a "special taxing district" 
(as defined in the Act) and a special f h d  into which the special taxes levied in the special taxing 
district are deposited, for the purpose of providing financing, refinancing, or reimbursement for 
the cost of infrastructure improvements. 

The Act also authorizes the City, subject to certain requirements, to issue and deliver bonds, 
for the purpose of providing financing, refinancing, or reimbursement for the cost of the 
infrastructure improvements. 

The City has been requested to designate and create the Mondawmin Mall Special Taxing 
District fiom both (i) the owners of at least two-thirds of the assessed valuation of the real 
property located in the proposed special taxing district; and (ii) at least two-thirds of the owners 
of the real property located in the proposed special taxing district. 

The Act provides that no bonds may be issued by the City until an ordinance is enacted that 
(i) designates an area or areas as a "special taxing district"; (ii) creates a special fund for the 
special taxing district; and (iii) provides for the levy of an ad valorem or special tax on all real 
property in the special taxing district at a rate or amount designed to provide adequate revenues 
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to pay the principal of, interest on, and redemption premium, if any, on the bonds, to replenish 
any debt service reserve h d ,  and for any other purpose related to the ongoing expenses of or 
security for the bonds. 

Mondawmin Business Trust, a Maryland business trust (the "Developer") has indicated its 
intention to redevelop the Mondawmin Mall (the "Mall") retail space located in Baltimore City. 
The Developer will initially use its own funds to redevelop the Mall. The bonds issued to finance 
or refinance the Wastructure Improvements will be held in escrow until the satisfaction of 
certain conditions, including completion of the Mall redevelopment and Mastructure 
Improvements. 

The Mayor and City Council wishes to establish a special taxing district within the City, 
establish a special fund for the special taxing district, and provide for the levy of a special fax on 
all taxable real property in the special taxing district for the purpose of providing financing for 
the development of infrastructure improvements relating to the redevelopment of the Mall in the 
special taxing district. 

S E ~ O N  1. BE IT ORDAINED BY THE MAYOR AND C m  COUNCIL OF BALTIMORE, That for 
the purposes of this Ordinance, the following terms have the meanings indicated: 

A 

(a) "Act" means the Special Taxing District Act, as codified in Article Il, Section (62A) 4 
of the Baltimore City Charter. u 

(b) "Bond" means any bond, note, or other similar instrument issued by the Mayor and 
I 

City Council of Baltimore under the Act. 

(c) "Infrastructure improvements" means the following infrastructure improvements 
constructed in accordance with all required City approvals: 

(1) the design and construction of roads, including removal of existing paving, new 
paving and installation of curbs, gutters, sidewalks, lighting, landscaping, and 
utilities (including sanitary sewer, storm water, gas, water, fire suppression, 
electric and traffic signal work); 

(2) site removal, including regra ing and preparation, the removal of excess soil; and 
demolition of buildings; f I 

(3) the design, construction and renovation of parking lots and/or structured parking, 
including paving and the installation of curbs, gutters, sidewalks, utilities, lighting 
and landscaping; and 

(4) the design, acquisition, construction, renovation and development of other 
infrastructure improvements that are necessary for the completion of the foregoing 
infrastructure improvements for their intended public purposes. 

(d) "Special Tax Fund" means the special fund established by Section 4 of this 
Ordinance. 

(e) "Special Taxing District" means the area in the City designated in Section 3 of this 
Ordinance as a special taxing district under the Act. 

SECTION 2. AND BE IT FURTHER ORDAINED, That the Mayor and City Council of Baltimore 
finds and determines that the establishment of the Mondawmin Mall Special Taxing District, the 



creation of the Special Tax Fund for that District and the issuance of bonds from time to time, all 
for the purpose of providing funds for the financing of the infrastructure improvements, 
accomplishes the purposes of the Act, serves public purposes, including the direct and indirect 
enhancement of the taxable base of the City and the facilitation of planned improvements to the 
Mondawmin Mall development, and generally promotes the health, welfare, and safety of the 
residents of the State of Maryland and of the City of Baltimore. 

SECTION 3. AND BE IT FURTHER ORDAINED, That the contiguous area consisting of the 
properties designated as Ward 15, Section 19, Block 3262F, Lots 001,002,003, and 005 (as the 
same may be renumbered or redesignated), together with the adjoining roads, highways, alleys, 
rights-of-way and other similar property, shown on the map attached to this Ordinance as Exhibit 
1, and made a part of this Ordinance, is designated as a special taxing district to be known as the 
"Mondawmin Mall Special Taxing District." 

SECTION 4. AND BE IT FURTHER ORDAINED, That a special fund is established for the 
Specid Taxing District to be known as the "Mondawmin Mall Special Tax Fund". The Director 
of Finance shall deposit in the Special Tax Fund a11 special taxes Ievied and collected in 
accordance with Section 5 of this Ordinance. The Director of Finance and other officers and 
employees of the City shall take all necessary steps in order to establish the Special Tax Fund as 1 

a separate fund to be held by or for the account of the City. , (I 
SECTION 5. AND BE IT FURTHER ORDAINED, That: I 

(a) A special tax shall be levied upon all real property in the Special Taxing District, 
r 

unless exempted by the provisions of this Ordinance or otherwise by law, for the 
purposes, to the extent and in the manner set forth in the Rate and Method of 
Apportionment of the Special Taxes attached to this Ordinance as Exhibit 2 and made 
a part of this Ordinance. 

(b) The revenues and receipts from the special tax, the Special Tax Fund, and any other 
fund into which all or any of these revenues and receipts are deposited after they have 
been appropriated by the City are pledged to the payment of the principal of and 
interest on the bonds. These revenues, receipts and h d s  are not, however, 
irrevocably pledged to the payment of the principal of and interest on the bonds and 
the obligation to pay this principal and interest is subject to annual appropriation by 
the City. I 

(c) Special taxes levied in the Special Taxing District may not be accelerated by reason of 
bond default. The maximum special taxes applicable to any individual property may 
not be increased in the event that other property owners become delinquent in the 
payment of the special taxes. 

SECTION 6. AND BE IT FURTHER ORDAINED, That the Mayor and City Council of Baltimore 
finds that: 

(a) The construction of the infi-astructure improvements will create a public benefit and 
special benefits to the properties in the Special Taxing District; 

(b) The specid taxes levied under this Ordinance are levied in an amount that does not 
exceed the special benefit that the properties within the Special Taxing District will 
receive from the infrastructure improvements, as shown by the Special Tax Allocation 
Report attached to this Ordinance as Exhibit 3 and made a part of this Ordinance; and 
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(c) The special taxes levied on each property in the Special Taxing District are a fair 
allocation of the cost of the infrastructure improvements to each property in the 
Special Taxing District, as shown by the Special Tax Allocation Report. 

SECTION 7. AND BE IT FURTHER ORDAINED, That the Director of Finance may do all acts 
and things and execute all documents and certificates relating to the Special Taxing District and 
the Special Tax Fund. 

SECTION 8. AND BE IT FURTHER ORDAINED, That any approvals, authorizations, or activities 
provided in this Ordinance do not constitute and may not be deemed to constitute or imply that 
the City Council, the Mayor, or any department, office or agency of the City has given or will 
give, any approval, authorization or consent to any action or activity within or required for the 
development of the Special Taxing District, including any land use approval, requirements for 
the provision of public utilities or services, or any other administrative, judicial, quasi-judicial, or 
legislative approval, authorization, or consent. 

SECTION 9. AND BE IT FURTHER ORDAINED, That this Ordinance may be amended by a 
subsequent ordinance of the Mayor and City Council of Baltimore, which ordinance may enlarge 
or reduce the Special Taxing District, upon receipt of a request from both (i) the owners of at 
least two-thirds of the assessed valuation of the real property located with the proposed special 
taxing district; and (ii) at least two-thirds of the owners of the real property located within the 
proposed special taxing district. However, no ordinance may be effective to reduce the size of 
the Special Taxing District so long as there are any outstanding bonds secured by the Special Tax 
Fund, unless the ordinance authorizing the issuance of the bonds permits the City to reduce the 
area constituting the Special Taxing District, the holders of the bonds or an authorized 
representative on their behalf consents to the reduction or the indenture authorizing the bonds 
permits the reduction. 

SECTION f 0. AND BE IT FURTHER ORDAINED, That the provisions of this Ordinance are 
severable, If any provision, sentence, clause, section or other part of this Ordinance is held or 
determined to be illegal, invalid, unconstitutional, or inapplicable to any person or circumstances, 
that illegality, invalidity, unconstitutionality, or inapplicability does not affect or impair any of 
the remaining provisions, sentences, clauses, sections, or parts of this Ordinance or their 
application to other persons or circumstances. It is the intent of the Mayor and City Council that 
this Ordinance would have been passed even if the illegal, invalid, unconstitutional, or 
inapplicable provision, sentence, clause, section, or other part had not been included in this 
Ordinance, and as if the person or circumstances to which this Ordinance or part are inapplicable 
had been specifically exempted. 

S E ~ I O N  f 1. AND BE IT FURTHER ORDAINED, That this Ordinance takes effect on the 3 0 ~  
day after the date it is enacted. 
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EXHIBIT 1 

Map of the Special Taxing District 
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EXHIBIT 2 

Rate and Method of Apportionment of the Special Taxes 



Prepared By: 

MuniCap, Inc. 

October 10,2006 



Purpose of Report 

The Mondawmin Mall Special Taxing District is being created to help finance 
infrastructure improvements for the property in the district. Bonds are expected to be issued to 
fund the improvements. The bonds will include the cost of the improvements, issuance costs, 
interest on the bonds during construction and for a period after construction, and a reserve h d .  

The City of Baltimore will levy a special tax each year to provide funds for the payment 
of debt service on the bonds, the cost of administytion of the district, and other costs related to 
the bonds. The district is being created, special taxes levied, and bonds issued pursuant to the 
Special Taxing District Act, Article 11, Section (62A) of the Baltimore City Charter (the "Act"), 
as amended from time to time. The Act requires special taxes to be levied in a manner that is 
reasonable. This report explains the reasonable basis of the special taxes levied as described in 
the "Rate and Method of Apportionment of Special Taxes" for the Mondawmin Mall Special 
Taxing District. 

Description of the Special Taxing District 

The real property proposed to be included in the special taxing district consists of the 
Mondawmin Mall property. The mall was built in 1956 by the Rouse Company and serves West 
Baltimore. The mall currently contains a mix of retail and office uses and is adjacent to a 
Maryland Transit Administration hub. The proposed development will consist of the following: 

375,000 SF mall (renovation) 
127,000 SF retailer (new construction) 
67,000 SF grocer (new construction) 
23,300 SF retailer (new construction) 
12,800 SF sit-down restaurant space (new construction) 

The development proposes to make significant infrastructure upgrades, add approximately 
150,000 square feet of retail space to the property, renovate the interior and exterior of the mall, 
add new landscaping to the parking lots, and upgrade landscaping surrounding the mall. 

Proposed Improvements 

The purpose of the special taxing district, the special taxes to be levied in the special 
taxing district, and the special obligation bonds to be issued with respect to the special taxing 
district is to finance all or a part of the costs of the following infrastructure improvements: 
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(1) the design and construction of roads, including removal of existing paving, 
new paving and installation of curbs, gutters, sidewalks, lighting, 
landscaping, and utilities (including sanitary sewer, storm water, gas, 
water, fire suppression, electric and traffic signal work); 

(2) site removal, including re-grading and preparation, the removal of excess 
soil; and demolition of buildings; 

(3) the design, construction and renovation of parking lots andlor structured 
parking, including paving and the installation of curbs, gutters, sidewalks, 
utilities, lighting and landscaping; and 

(4) the design, acquisition, construction, renovation and development of other 
infrastructure improvements that are necessary for the completion of the 
foregoing infrastructure improvements for their intended purposes. 

The bonds issued by the special taxing- district will fund these improvements. It is 
expected that these improvements will be completed by Autumn 2008. . 
~ r o j k t e d  Issuance of Bonds 

Bonds are projected to be issued to finance the costs of the infrastructure improvements. 
Table A, on the next page, shows the estimated sources and uses of h d s  for the issuance of 
bonds. 

Table A 
Projected Issuance of Bonds 

Sources of funds: 
Total bond proceeds $15,199,000 
Interest earned in the improvement fund $0 

Total sources of funds $15,199,000 

Total uses of funds: 
Improvements $12,000,000 
Issuance costs $250,000 
Underwriter's discount $227,985 
Capitalized interest I $1,000,390 
Reserve fund S1,5 19,900 
Contingency 5200,725 

Total uses of funds $15,199,000 

The actual issuance of the bonds may vary from these estimates depending on the interest 
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rate on the bonds, the date the bonds are issued, the cost of issuing the bonds, reinvestment rates 
on bond proceeds, and other factors. 

Bond issuance costs include legal fees, financial consulting fees, the cost of the appraisal 
and market study, the set-up and first year's fee of the trustee, trustee's counsel, city expenses, 
document printing costs, and other miscellaneous costs related to the issuance of the bonds. 
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Capitalized interest will fund the interest on the bonds for approximately twelve months 
to allow time for the infrastructure improvements and other property in the district to be 
constructed, for the property to be added to the property tax roll, and property taxes to be 
collected from the property and applied to the payment of the debt service on the bonds. 

Determination of Special Taxes 

Special taxes must be levied in a reasonable manner. The reasonable basis for the special 
taxes levied in the Mondawmin Mall Special Taxing District is based on the following: 

(i) the special benefit of the infiastructure improvements to the property subject to 
the special taxes exceeds the cost of the special taxes; 

I 
I 

(ii) the amount of special taxes to be levied each year is equal to or less than the 
amount required to repay the bonds issued to fmance the infrastructure 

I improvements; and, _ 
C C - - - - - - - - - _ 4 1 - - - - - - - - - - - - . - - - " - - - - - - - - - - - -  

--{Am%- 1 
I 

(iii) special taxes are allocated to parcels within the special taxing district on the basis 
of the use of the infrastruchwe improvements made by the property that will be 
taxed. 

Special Benefit 

The property in the special taxing district subject to the special taxes will receive a special 
benefit fiom the infrastructure improvements to be provided by the special taxing district and this 
special benefit will be equal to or greater than the cost of the special taxes levied on the property. 
The special benefit is confirmed by two means. First, the owners of the property in the special 
taxing district have petitioned the City and requested the special taxes to be imposed on the 
property for the purpose of providing the infrastructure improvements. It is reasonable to believe 
the owners are acting in their interest and making this request because the benefit they receive 
from the infrastructure improvements exceeds the cost of the special taxes. 

Second, the special taxes are being levied to provide infrastructure improvements that are 
required for the highest and best use of the property (i.e., the use of the property that is most 
valuable). Highest and best use can be defined as "the reasonably probable and legal use of 
property, which is physically possible, appropriately supported, financially feasible, and that 
results in the highest value." (Dictionary of Real Estate Appraisal, ThirdEdition.) The four 
criteria for highest and best use are (i) legally permissibl , (ii) physically possible, (iii) 
financially feasible, and (iv) maximally productive. f 

The highest and best use of the property in the special taxing district is the redevelopment 
proposed for the property. The use of the property in this manner will require the infiastructure 
improvements to be provided by the special taxing district. 
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Additionally, the City will provide a credit to the special taxes for the incremental 
property taxes paid for each parcel. As a result, the financing provided by the special taxing 
district is the most beneticial means of financing the improvements. 

In summary, the special taxes result in a special benefit to the property owner for the 
following reasons: 

1. The improvements to be provided by the special taxing district are required for the 
highest and best use of the property; 

2. The highest and best use of the property is the use of the property that is most 
valuable (including any costs associated with the use of the property); 

3. The financing provided by the special taxing district is the most beneficial means 
of financing the improvements; and, 

4. As a result, the special benefits to4the property fkom the imprqvements to be 
provided by the special taxing district will be equal to or greater than the cost of 
the special taxes that will finance the improvements necessary to achieve the 
highest and best use of the property. 

la1 Taxes Requ~red to Remv the Bonds 

Special taxes may fmt be levied for the 2007-08 fiscal year. These special taxes would 
be applied to debt service due on March 1 and September I, 2009. The annual debt service on 
the bonds is estimated at approximately f 1,063,930, based on seven percent interest rate and a 
twenty six-year amortization of the bonds. The maximum special tax necessary to pay the 
estimated debt service due on the bonds is $1,200,000, which is equal to the debt service on the 
bonds, an extra ten percent to provide adequate debt service coverage and the cost of 
administrative expenses. 

The maximum special tax on all of the property in the district is set in a manner consistent 
with the estimate of the annual debt service on the bonds to be issued to finance the infrastructure 
improvements plus the required debt service coverage and administrative expenses and is 
therefore set in a reasonable manner. 

The actual debt service on the bonds may be less an estimated herein. The "Rate and 
Method of Apportionment of Special Taxes" provides f the maximum special tax to be reduced 
based on the actual debt service on the bonds, so that th f special taxes actually collected do not 
exceed the amount necessary to repay the bonds and to pay related administrative expenses. 

Allocation of Special Taxes to Parcels 

The previous section explained the maximum special taxes required to be levied on all of 
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the property in the district in order to pay the debt service on the bonds. This section explains 
how the maximum special taxes are allocated to the property in the special taxing district in a 
reasonable manner. 

Special taxes are allocated to parcels in the district equally per square foot of leasable 
building area. All of the property in the district is expected to be developed as retail property, and 
as a result, the potential use of the property in the district is expected to be equivalent, adjusted 
for the development on each parcel. 

Adiusted Maximum S~ecial Tax 

The adjusted maximum special tax that may be levied on each parcel in the district is 
equal to the lesser of the (i) maximum special tax and (ii) the allocated share of debt service to 
each parcel less the tax increment revenues collected From the parcel. The tax increment 
revenues represent the increase in property taxes that results from the development of the 
property. The tax increment revenues are pledged to the repayment of the bonds issued to 
finance the infrastructure improvements. To the extent property produces tax increment 
revenues, and these revenues cover the debt service on the bonds, the property is contributing its 
share of the cost of the infrastructure improvements through the tax increment revenues. The 
special taxes effectively cover each property's share of the cost of the infrastructure 
improvements not otherwise covered by the property's tax increment revenues. 

Summary of Reasonable Basis of the Special Taxes 

Special taxes are levied on the taxable property in the district according to the provisions 
of the "Rate and Method of Apportionment of Special Taxes." The Act requires special taxes to 
be levied in a manner that is reasonable. This report explains the reasonable basis of the special 
taxes, The reasonable basis may be summarized as follows: 

1. The special benefit of the infrastructure improvements to the property subject to 
the special taxes exceeds the cost of the special taxes; 

2. Taxes levied on all of the property in the district each year are equal to the amount 
required to pay the debt service on the bonds, after taking into consideration tax 
increment revenues; 

3. The bonds are issued to finance the costs of the infrastructure improvements, 
which will be utilized by the property in the district, and other costs related to the 
issuance of the bonds; 

4. The special taxes levied each year are allocated to each property within the district 
on the basis of the estimated use of the infrastructure by each property; and, 

5. The maximum special tax to which each property is subject is reduced by the tax 
increment revenues produced from each property, since the tax increment revenue 
contributes to the property's share of the cost of the infrastruchlre improvements. 
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For these reasons, the special taxes are levied on the taxable property in the district in a 
reasonable manner. 
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EXHIBIT 3 

Special Tax Allocation Report 



i- 
RMA No. 1 

September 10.2006 

RA TEAlVD METHOD OFAPPORTIONMENT 
OF SPECIAL TAXES 

A Special Tax is hereby levied and shaIl be collected in the City of Baltimore Mondawmin Mall 
Special Taxing District (the "District") each Fiscal Year, beginning with the 2007-2008 Fiscal 
Year and continuing until the year provided for in Section F hereof, in an amount determined 
through the application of the procedures described below. All of the real and personal property 
in the District, unless exempted by law or by the provisions hereof, shall be taxed for the 
purposes, to the extent and in the m p e r  herein provided. 

A. DEFINITIONS I 

The terms used herein shall have the following meanings: ' 

"Act" means Article 11, Section (62A) of the Baltimore City Charter, as amended fiom time to 
time. 

'(Adjusted Maximum Special Tax" means the Special Tax determined in accordance with 
Section B.2. 

"Administrative Expensesn means any or dl of the following: the fees and expenses of any 
fiscal agent or trustee employed by the City in connection with any Bonds; the expenses of the 
City in carrying out its duties under the Indenture of Trust, including, but not limited to, levying 
and collecting the Special Tax and complying with arbitrage rebate requirements and obligated 
persons disclosure requirements associated with applicable federal and state securities law, 
including the costs of any employees of the City and fees of any professionals retained by the 
City to provide services for such purposes; d all other costs and expenses of the City, Trustee, , 
or Administrator incurred in connection the discharge of their respective duties under the 
Indenture of Trust, including legal expenses associated with such duties, and, in the case of the 
City, in any way related to the administration of the District. 

"Administratorn means the designee of the Director of Finance for purposes of estimating the 
annual Special Tax Requirement and the Special Tax to be levied each Fiscal Year and for 
providing other services as required by the Indenture of Trust. 

6bBond Year" shall have the meaning given to such term in the Indenture of Trust. 

"Bondstt means any bonds or other debt, including refunding bonds, whether in one or more 
series, issued by the City relating to the District pursuant to the Act. 

"Building Square Footage" means the actual leasable building area as shown on the building 
pennit, architectural plans or other available documents, as estimated by the Administrator. 
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"City" means the Mayor and City Council of Baltimore, Maryland. 

"Director of Finance" means the official of the City who is the director of finance or other 
comparable officer of the City or designee thereof. 

"Equivalent Unit Factors" means 1.0 per square foot of Building Square Footage. 

'Equivalent Unitsw means, for any Parcel, the Equivalent Unit Factor multiplied by the square 
feet of Building Square Footage for any Parcel. 

"Fiscal Year" means the period starting any July 1 and ending on the following June 30. 

"Indenture of Trust" means the indenture of trust relating to the Bonds, as modified, amended 
and/or supplemented fiom time to time. 

"Maximum Special Tax" means the Special Tax determined in accordance with Section B. 1. 

"Parcelw means a lot or parcel of real property within the District with a parcel number assigned 
by the Supervisor. 

"Proportionaten means that the ratio of the Special Tax actually levied as a percent of the 
Adjusted Maximum Special Tax is equal for each Parcel (excluding those Parcels for which the 
Adjusted Special Tax is zero). 

"Public Improvements" means those improvements the City has authorized to be provided by 
the District. 

"Public Property" means property within the boundaries of the District owned by, or 
irrevocably offered for dedication (in a plat map approved by the City or otherwise) to the 
federal government, State of Maryland, City, or other public agency or easements for the 
exclusive use of a public utility provider; provided, however, that exclusive use utility easements 
and real property that has been irrevocably dedicated includes only those parcels for which a 
copy of the easement or offer has been provided to the Administrator. 

"Special Taxn means the Special Tax that may be levied by the City each Fiscal Year to h d  
the Special Tax Requirement. 

"Special Tax Credit" means, for my FiscaI Year, the Tax Increment Revenues collected fiom a 
Parcel for that Fiscal Year. For purposes of calculating the Tax Increment Revenues for each 
Parcel, the base year value shall be allocated to each Parcel on the basis of the assessed value of 
each Parcel. 

bLSpecial Tax Requirement" has the meaning given to it in Section C.1. 

"Supervisor" means the Supervisor of Assessments for the City. 
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RMA No. I 
September 10.2006 

"Tax Increment Fund" means the account of such name established for the District pursuant to 
an ordinance enacted by the City. 

U T a ~  Increment Revenues" means the amounts paid into the Tax Increment Fund each year by 
the City. 

"Taxable Propertyn means any Parcel that is not Public Property. 

bbTrusteew means the trustee appointed by the City for the District to carry out the duties of the 
trustee specified in the Indenture of Trust. 

B. SPECIAL TAX RATES 

1 .  Maximum Special Tax 

The Maximum Special Tax for the 2007-08 Fiscal Year shall be equal to $1,200,000. On each 
July 1, commencing July 1,2008, the Maximum Special Tax shall be increased to 102 percent of 
the respective Maximum Special Tax in effect in the previous Fiscal Year. The Maximum 
Special Tax for each Parcel shall be equal to the following formula: 

Where the terms have the following meaning: 

A - - The Maximum Special Tax for a Parcel 
B - - The Equivalent Units of a Parcel 
C - - The total Equivalent Units estimated for all of the Parcels in the District 
D - - The Maximum Special Tax as stated above. 

2. Adjusted Maximum Special Tax 

The Adjusted Maximum Special Tax for each Parcel shall be equal to the lesser of (but not less 
than zero) (i) the Maximum Special Tax for the Parcel and (ii) the amount calculated by the 
following formula: 

Where the terms have the following meaning: 

A - - The Adjusted Special Tax for a Parcel 
B = The Maximum Special Tax for the District 
C - - The total Equivalent Units estimated for all of the Parcels in the District 
D - - The Equivalent Units of a Parcel. 
E - - The Special Tax Credit for the Parcel 
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r n A  NO. 1 
Sevtember 10,2006 

The Special Tax Credit applied to all Parcels shall not exceed the Tax Increment Revenues 
applied to the Special Tax Requirement as provided for in Section C. 1. 

3. Personal Property 

The special tax rate on personal property shall be zero. 

C. LEVY AND COLLECTION OF THE SPECIAL TAX 

1. Levy of the Special Taxes 

Special Taxes are levied in an amount equal to the Maximum Special Tax each year from the 
2007-2008 Fiscal Year through the fiscal year provided for in Section F. 

2. Collection of the Special Tax t 

a. Special Tax Requirement 

The Special Tax Requirement for any Fiscal Year shall be estimated by the Administrator and 
determined by the Director of Finance and shall be an amount equal to (A) the amount required 
in any Fiscal Year to pay: (1) debt service and other periodic costs (including deposits to any 
sinking funds) on the Bonds to be paid fiom the Special Taxes collected in such Fiscal Year, (2) 
Administrative Expenses to be incurred in the Fiscal Year or incurred in any previous Fiscal 
Year and not paid by the District, (3) any amount required to replenish any reserve fund 
established in association with any Bonds, (4) an amount equal to the estimated delinquencies 
expected in payment of the Special Tax not otherwise taken into account, and ( 5 )  the costs of 
remarketing, credit enhancement, bond insurance, and liquidity facility fees (including such fees 
for instruments that serve as the basis of a reserve fund related to any indebtedness in lieu of 
cash), less (B) (1) Tax Increment Revenues available to apply to the Special Tax Requirement 
for that Fiscal Year, (2) any credits available pursuant to the Indenture of Trust, such as 
capitalized interest, reserves, and investme earnings on any account balances, and (3) any other 
revenues available to apply to the Special T 6 Requirement. I 

b. Special Tax to be Collected 

Commencing with the 2007-08 Fiscal Year and for each following Fiscal Year, the Special Tax 
shall be collected in an Proportionate amount on each Parcel of Taxable Property in an amount 
up to the Adjusted Maximum Special Tax for each Parcel such that the total of the Special Tax to 
be collected is equal to the Special Tax Requirement. 

The Administrator shall provide an estimate to the Director of Finance each Fiscal Year of the 
amount of the Special Tax to be collected fiom each Parcel in conformance with the provisions 
of this section. 

3. Circumstances Under Which the SpeciaI Tax May be Increased as a Result of a Default 
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The circumstances under which the Special Tax to be collected fiom any Parcel may be 
increased as a result of a default in the payment of the Special Tax to be collected b m  any other 
Parcel is based on the provisions of Section C. 1. and 2. The Special Tax to be collected fkom 
any Parcel cannot be increased above the Adjusted Maximum Special Tax as a.result of a.default 
in the payment of the Special Tax to be collected fiom any other Parcel. If the Special Tax to be 
collected fiom any Parcel pursuant to the provisions of Section C.1. and 2. is less than the 
Adjusted Maximum Special Tax for such Parcel, the Special Tax may be increased up to the 
Adjusted Maximum Special Tax as a result of a default in the payment of the Special Tax to be 
collected on any Parcel. 

D. EXEMPTIONS 

A Special Tax shall not be collected &om Public Property, 

E. MANNER OF COLLECTION 

The Special Tax shall be collected in the same manner and at the same time as ordinary real 
property taxes; provided, however, the Special Tax may be collected at a different time or in a 
different manner as determined by the Director of Finance, provided that such time or manner is 
not inconsistent with the provisions of the Indenture of Trust. 

F. TERMINATION OF SPECIAL TAX 

Except for any delinquent Special Taxes and related penalties and interest, Special Taxes shall 
not be collected after the earlier of (i) the repayment or defeasance of the Bonds, (ii) thirty years 
after the issuance of the Bonds, and (iii) such time provided for by the Indenture of Trust. 

G. REDUCTION IN THE MAXIMUM PROPERTY TAX RATE 

The Director of Finance may reduce the Maximum Special Tax once the Bonds are issued to an 
amount necessary to provide the minimum debt service coverage required pursuant to the 
Indenture of Trust. 

H. APPEALS OF THE SPECIAL TAX TO BE COLLECTED 

Any property owner claiming that the amount of the Special Tax to be collected fiom a Parcel 
owned by the owner is not correct and requesting a refimd may file a written notice of appeal and 
refund to that effect with the Administrator not later than one calendar year after having paid the 
Special Tax that is disputed. The Administrator shall promptly review the appeal and, if 
necessary, meet with the property owner, consider written and oral evidence regardig the 
amount of the Special Tax, and decide the appeal. If the decision of the Administrator requires 
the Special Tax to be modified or changed in favor of the property owner, a cash refhd shall not 
be made (except for the last year of levy or if there are otherwise sufficient funds to meet the 
Special Tax Requirement), but an adjustment shall be made to the Special Tax to be collected on 
that Parcel in the following fiscal year. The decision of the Administrator may be appealed to 
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"Cityn means the Mayor and City Council of Baltimore, Maryland. 

"Director of Fiance" means the official of the City who is the director of h c e  or other 
comparable officer of the City or designee thereof. 

"Equivalent Unit Factorsn means 1.0 per square foot of Building Square Footage. 

"Equivalent Units" means, for any Parcel, the Equivalent Unit Factor multiplied by the square 
feet of Building Square Footage for any Parcel. 

"Fbcal Year" means the period starting any July 1 and ending on the following June 30. 

"Indenture of Trust" means the indenture of trust relating to the Bonds, as modified, amended 
and/or supplemented fiom time to time. 

uMaximum Special Taxn means the Special Tax determined in accordance with Section B.1. 

"Parceln means a lot or parcel of real property within the District with a parcel number assigned 
by the Supervisor. 

"Proportionateu means that the ratio of the Special Tax actually levied as a percent of the 
Adjusted Maximum Special Tax is equal for each Parcel (excluding those Parcels for which the 
Adjusted Special Tax is zero). 

p'Public Improvements'* means those improvements the City has authorized to be provided by 
the District. 

UPnblic Propertyn means property within the boundaries of the District owned by, or 
irrevocably offered for dedication (in a plat map approved by the City or otherwise) to the 
federal government, State of Maryland, City, or other public agency or easements for the 
exclusive use of a public utility provider; provided, however, that exclusive use utility easements 
and real property that has been irrevocably dedicated includes only those parcels for which a 
copy of the easement or offer has been provided to the Administrator. 

USpecial Taxu means the Special Tax that may be levied by the City each Fiscal Year to fuad 
the Special Tax Requirement. 

"Special Tax Creditn means, for any Fiscal Year, the Tax Increment Revenues collected from a 
Parcel for that Fiscal Year. For purposes of calculating the Tax Increment Revenues for each 
Parcel, the base year value shall be allocated to each Parcel on the basis of the assessed value of 
each Parcel. 

"Speci.al Tax Requirementn has the meaning given to it in Section C.1. 

"Supervisor" means the Supervisor of Assessments for the City. 
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"Tax Increment Fundn means the account of such name established for the District pursuant to 
an ordinance enacted by the City. 

UTax Increment Revenues" means the amounts paid into the Tax Increment Fund each year by 
the City. 

uTruable Property" means any Parcel that is not Public Property. 

uTmstee" means the trustee appointed by the City for the District to carry out the duties of the 
trustee specified in the Indenture of Trust. 

B. SPECIAL TAX RATES 

1. Maximum Special Tax 

The Maximum Special Tax for the 2007-08 Fiscal Year sM1 be equal to $1,200,000. On each 8 
July 1, commenchg July 1,2008, the Maximum Special Tax shall be increased to 102 percent of 
the respective Maximum Special Tax in effect in the previous Fiscal Year. The Maximum 
Special Tax for each Parcel shall be equal to the following formula: U 
Where the terms have the following meaning: 

A = The Maximum Special Tax for a Parcel 
B = . The Equivalent Units of a Parcel 
C = The total Equivalent Units estimated for all of the Parcels in the District 
D = The Maximum Special Tax as stated above. 

2. Adjusted Maximum Special Tax I t 
The Adjusted Maximum Special Tax for e&h Parcel shall be equal to the lesser of (but not less 
than zero) (i) the Maximum Special Tax for the Parcel and (ii) the amount calculated by the 
following formula: 

Where the terms have the following meaning: 

A = The Adjusted Special Tax for a Parcel 
B = The Maximum Special Tax for the District 
C = The total Equivalent Units estimated for all of the Parcels in the District 
D = The Equivalent Units of a Parcel. 
E = The Special Tax Credit for the Parcel 
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The Special Tax Credit applied to all Parcels shall not exceed the Tax Increment Revenues 
applied to the Special Tax Requirement as provided for in Section C. 1. 

3. Personal Property 

The special tax rate on personal property shall be zero. 

C. LEVY AND COLLECTION OF TWIE SPECIAL TAX 

1. Levy of the Special Taxes 

Special Taxes are levied in an amount equal to the Maximum Special Tax each year h m  the 
2007-2008 Fiscal Year through the fiscal year provided for in Section F. 

2. Collection of the Special Tax 

a. Special Tax Requirement 

The Special Tax Requirement for any Fiscal Year shall be estimated by the A- . . r and 
determined by the Director of Finance and shall be an amount equal to (A) the amount. reqrequired 
in any Fiscal Year to pay: (1) debt service and other periodic costs (including deposits to any 
sinking hds) on the Bonds to be paid h m  the Special Taxes collected in such Fiscal Year, (2) 
Administrative Expenses to be incurred in the Fiscal Year or incurred in any previous Fiscal 
Year and not paid by the District, (3) any amount required to replenish any reserve fund 
established in association with any Bonds, (4) an amount equal to the estimated delinquencies 
expected in payment of the Special Tax not otherwise taken into account, and (5) the costs of 
remarketing, credit enhancement, bond insurance, and liquidity facility fees (including such fees 
for immments that serve as the basis of a reserve fund related to any indebtedness in lieu of 
cash), less (B) (1) Tax Increment Revenues available to apply to the Special Tax Requirement 
for that Fiscal Year, (2) any credits available pursuant to the Indenture of Trust, such as 
capitalized interest, reserves, and investment earnings on any account balances, and. (3) my other 
revenues available to apply to the Special Tax Requirement. 

b. Special Tax to be Collected 

Commencing with the 2007-08 Fiscal Year and for each following Fiscal Year, the Special Tax 
shall be collected in an Proportionate mount on each Parcel of Taxable Property in an mount 
up to the Adjusted Maximum Special Tax for each Parcel such that the total of the Special Tax to 
be collected is equal to the Special Tax Requirement. 

The Administrator shall provide an estimate to the Director of Finance each Fiscal Year of the 
amount of the Special Tax to be collected h m  each Parcel in wnfomance with the provisions 
of this section. 

3. Circumstances Under Which the Special Tax May be Increased as a Result of a Default 
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The c-ces under which the Special Tax to be collected from any Parcel may be 
increased as a result of a default in the payment of the Special Tax to be collected from any other 
Parcel is based on the provisions of Section C. 1. and 2. The Special Tax to be collected fiom 
any Parcel cannot be increased above the Adjusted Maximum Special Tax as a result of a default 
in the payment of the Special Tax to be collected fiom any other Parcel. If the Special Tax to be 
collected from any Parcel pursuant to the provisions of Section C. 1. and 2. is less than the 
Adjusted Maximum Special Tax for such Parcel, the Special Tax may be increased up to the 
Adjusted Maximum Special Tax as a result of a default in the payment of the Special Tax to be 
collected on my Parcel. 

A Special Tax shall not be collected fram Public Property. 

E. MANNlER OF COLLECTION 

The Special Tax shall be collected in the same manner and at the same time as ordinary real 
property taxes; provided, however, the Special Tax may be collected at a different time or in a 

4 
different manner as determined by the Director of Finance, provided that such time or manner is 
not inconsistent with the provisions of the Indenture of Trust. u 
F. TERMINATION OF SPECIAL TAX 

Except for any delinquent Special Taxes and related penalties and interest, Special Taxes shall 
not be collected af€er the earlier of (i) the repayment or defeasance of the Bonds, (ii) thirty years 
after the issuance of the Bonds, and (iii) such time provided for by the Indenture of Trust. 

G. REDUCTION IN THE MAXIMUM PROPERTY TAX RATE 

The Director of Finance may reduce the Maximum Special Tax once the Bonds are issued to an 
amount necessary to provide the minimum service coverage required pursuant to the 
Indenture of Trust. I 

H. APPEALS OF THE SPECIAL TAX TO BE COLLECTED 

Any property owner claiming that the amount of the Special Tax to be collected from a Parcel 
owned by the owner is not correct and requesting a refund may file a written notice of appeal and 
refund to that effect with the Administrator not later than one calendar year after having paid the 
Special Tax that is disputed. The Administrator shall promptly review the appeal and, if 
necessary, meet with the property owner, consider written and oral evidence regarding the 
amount of the Special Tax, and decide the appeal. If the decision of the Administrator requires 
the Special Tax to be modified or changed in favor of the property owner, a cash refund shall not 
be made (except for the last year of levy or if there are otherwise sufficient funds to meet the 
Special Tax Requirement), but an adjustment shall be made to the Special Tax to be collected on 
that Parcel in the following fiscal year. The decision of the Administrator may be appealed to 
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the Director of Finance. This procedure shall be exclusive and its exhaustion by any property 
owner shall be a condition precedent to any other appeal or legal action by sucb owner. 

I. AMENDMENTS 

This Rate and Method of Apportionment of Special Taxes may be amended by the Diractor of 
Finance and, to the maximum extent permitted by the Act, such amendments may be made 
without W e r  notice under the Act and without notice to owners of Taxable Property within the 
District in order to (i) clarify or correct minor inconsistencies in the matters set forth herein, (ii) 
provide for l a m  procedures for the collection and enforcement of the Special Tax so as to 
assure the efficient collection of the Specid Tax for the benefit of the owners of the Bonds, and 
(iii) otherwise improve the ability of the City to fidfill its obligations to levy and collect the 
Special Tax and to make it available for. the payment of the Bonds and Administrative Expenses. 
No such amendment shall be made unless and until the Director of Finance has (a) found and 
determined that the amendment is necessary and appropriate and does not materially adversely 
affect the rights of the owners of the Bonds and (b) received an opinion of a nationally 
recognized bond counsel to the effect that the amendment is authorized pursuant to the terms of 
the Act, the Indenture of Trust, and any ordinances or resolutions adopted by the City related to 
the Bonds. Any such amendment may not increase the Maximum Special Tax. 

3. INTERPRETATION OF PROVISIONS 

The Director of Finance shall make all interpretations and dete-tions related to the 
application of this Rate and Method of Apportionment of Special Taxes, unless stated otherwise 
herein or in the Indenture of Twt, and as long as the= is a rational basis for the determination 
made by the Director of Finance, such determination shall be conclusive. 
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MonE' rmin Mall Sp al Taxing Distri 

2 FOR the purpose of designating a "special taxing district" to be known as the "Mondawmin Mall 
3 Special Taxing District"; providing for and determining various matters in connection with 
4 the establishment of the special taxing district; creating a special fund for the special taxing 
5 district; providing for the levy of a special tax on all taxable real property located in the 
6 special taxing district; and generally relating to the designation and operation of the special 
7 taxing district, the establishment and use of the special fund and the issuance and payment of 
8 bonds issued in connection with the special taxing district. 

9 BY aubmityof 
10 Article I1 - General Fmvm 
11 ;Cedian (62A) 
12 Bdtimase City Charter 
13 (1996 Edition) 

15 The Special Taxing District Act, Article II, Section (62A) of the Baltimore City Charter (the 
16 "Act") authorizes the Mayor and City Council of Baltimore to establish a "special taxing 
17 district" (as defined in the Act) and a special f h d  into which the special taxes levied in the 
i 8 special taxing district are deposited, for the purpose of nroviding financing, refinancing, or 
19 rei :merit for 1 ;t of infrastructure impr~ nts. 

' t i  ' .+. 
20 The ~ c t  also aumoflzes the City, subject to cerraln requiremer&%f%be and deli 

22 infrastructure improvements. 
2 1 for the purpose of providing financing, refinancing, or reimbursement for the cost of the 

23 The City has been requested to designate and create the Mondawrnin Mall Special Taxing 
24 District from both (i) the owners of at least two-thirds of the assessed valuation of the real 
25 property located in. the --qposed special taxing diaA*+. and (ii) at least two-thirds of the owners 
26 of the real property loc rl in the proposed specii le district. 

EXCLANATION: CAPWAS inaleate ma1 naaa to exirliw law. 
[Bncksia] in&c#te matter deleted i~ 11i1ting I-. 
Undzrlinjnl indklrer tnalder ddcd lo the biH by amendmemt. 
-indicates mane# skricken from O b  by 

amendment or deleted hmrn existing law by mondmena. 



1 The Act provides that no bonds may be issued by the City until an ordinance is enacted that 
2 (i) designates an area or areas as a "special taxing district"; (ii) creates a special fund for the 
3 special taxing district; and (iii) provides for the levy of an ad valorem or special tax on all real 
4 property in the special taxing district at a rate or amount designed to provide adequate revenues 
s to pay the principal of, interest on, and redemption premium, if any, on the bonds, to replenish 
6 any debt service reserve fwd, and for any other purpose related to the ongoing expenses of or 
7 security for the bonds- 

8 Mondawmin Business Tmt,  a Maryland business trust (h "Dewloper") hrrs indicated its 
9 intention to redevelap the Mondawmin Mall (the ~ 1 l " )  retail space located in Baltimore City. 

1 o The Developer will initidly use its own h d s  to redevelop the Mall. The bonds issued to h m c e  
1 1 or refinance the I n m c t u r e  Improvements will be held in escrow until the satisfaction of 
12 certain conditions, including completion of the Mall redevelopment and Inhtructure 
13 Improyements. 

14 The Mayor and City Council wishes to establish a special taxing district within the City, 
13 establish a special fund for the special taxing district, and provide for the levy of a special tax an 
16 a11 taxable real property in the special taxing district for the purpose of providing financing for 
t 7 the development of hhstructure improvements relating to the redevelopmat of the Mall in the 

mial taxing district. 

19 iECTIt3N 1. BE IT ORDAINED BY THE MAYOR AND CITY COUNCIL OF BALTIMORE, That for 
20 t h ~  puqmses of rhis Ordinance, the following term have the memings indicaWk 

2 1 (a) "Act" means the Special Taxing District Act, as mdified in Article a, Section (62A) 
22 of the Baltimore City Clyeater. 

23 (b) "Bond" means anybnd, note, or h e r  s i m k  instrument issued by fhe Mayor and . 
24 City Cmcil  of B a h h m  un- 

25 (c) " e t r u c t u r e  improve 
26 constructed in accordance with all required City approvals: .- 

(I) the design and construction of roads, including removal of existing paving, new 
paving and installation of curbs, gutters, sidewalks, lighting, landscaping, and 
utilities (including sanitary sewer, storm water, gas, water, fire suppression, 
electric and traffic signal work); 

(2) site removal, including regrading and preparation, the removal of excess soil; and 
demolition of buildings; 

(3) the design, construction and renovation of parking lots andfor stnrchrred parking, 
including paving and the installation of curbs, gutters, sidewalks, utilities, lighting 
and 1 dscaping; and & 

(4) the design, acquisition, construction, renovation and development of other 
infrastructure bnprovernents that are necessary for the completion of the 
fimgomg inkastmdue improvements for their intended public Moses ;  

39 (d) "Special Tax Fuad" mans the specid fond establiehed by Sectlan 4 of this 
40 Ordinance. 



(e) "Special Taxing District" means the area in the City designated in Section 3 of this 
Ordinance as a special taxing district under the Act. 

SECTION 2. AND BE IT FURTHER ORDAINED, That the Mayor and City Council of Baltimore 
finds and determines that the establishment of the Mondawmin Mall Special Taxing District, the 
creation of the Special Tax Fund for that District and the issuance of bonds &om time to time, all 
for the purpose of providing funds for the financing of the infrastnrcture improvements, 
accomplishes the purposes of the Act, serves public purposes, including the direct and indirect 
enhancement of the taxable base of the City and the facilitation of planned improvements to the 
Mondawmin Mall development, and generally promotes the health, welfare, and safety of the 
residents of the Shte of M ~ a a d  a d  of the City of Baltimore, 

SECTION 3. AND BE IT FURTHER ORDAINED, That the contiguous m a  consisting of the 
properties designated as Ward 15, Section 19, Block 3262F, Lots 001, OM, 003, and 005 (as the 
same may be renumbered or redesignated), together with the adjoining rods, highways, alleys, 
rights-of-way and other similar property, shown an the map attached to this Ordiraance as Exhibit 
1, and made a part of this Ordinance, is designatd as a special Wing district to he kmwn sp the 
"Mondawmin Mall Special Taxing District." 

s~~'ll0lrl4. ~ J D  BE tT FURTHER ORBAIWEB, That a tipeChll fuad is eststbbhed fm k 
Special Taxing District to he h o r n  as the " M a o d a d  Mall Special Tax F d .  Thr: Director 
of Finance shall deposit in the Spwial Tax Fund all special taxes levied and colkted in 
aamdamx with Sectim 5 of this O r m e ,  The Dimtar of Finance and 0 t h  offiaen and 
employees of the City hll taRe all n e c e w  steps in order to establish the Special Tax Fwd m 
a separate M d  to be held by ar for the account of the City. 

SECTION 5, AND BE IT FURTHER ORDAINEB, That: 

(a) A specid tax shall be levied upan all real property in the Special Taxing Dislrict, 
unless exempted by the provish of thig O r k c e  oa otherwire by law, far the 
purposes, to the extent and in the manner set forth in the Rate and MathPod of 
Apportionment of the Special Taxes seed to tb Ordinanrre a Exhibit 2 a d  made 
a part of this Ordinance. 

(b) The m es and receipts from the special tax, the Special Tax Fund, and any other 
fund into which all or any of these revenues and receipts are deposited after they have 
been appropriated by the City are pledged to the payment of the principal of and 
interest on the bonds. These revenues, receipts and funds are not, however, 
irrevocably pledged to the payment of the principal of and interest on the bonds and 
the obligation to pay this principal and interest is subject to annual appropriation by 
the City! , - - . - - -- - - . - - .- 7- 

I . . 
e I a m d - - -  

(c) Special taxes levied in the Special Taxing District may not be accelerated by reason 
of bond default. The maximum special taxes applicable to any individual property 
may not be increased in the event that other property owners become delinquent in 
the payment of the special taxers. 

S E C ~ I ~  6, AND BE IT FURTHER ORBAINEB, Tbat the Maya augd City Council of Baltimore 
ginds that: 



(a) The construction of the Mastructure impnwments will create a publii beaefit and 
special benefits to the properties in the Special Taxing District; 

(b) The special taxes levied under this Ordinance sae levied in an amant that daes not 
exceed the specid -fit that the properties within the Special Taxing District will 
receive ficm the infrastructure imprwements, as s h  by the Special Tax 
AUocatian Repart m e d  to this Ordinance as Exhibit 3 and made a pat of this 
Ordinance; and 

(c) The special taxes levied on each property in the Specid Taxing Dhfrkt are a fair 
allcwtmn of the cost ofthe izxihtructure incprovemeats to each property in the 
Specid Taxhg District, as shown by the Special Tax Allocation Report. 

SECTION 7. AND BE IT FURTHER ORDAINED, W the Director of Finance may do all acts 
and things and execute all documents ailld certificates relating to the Special Taxing District and 
the Special Tax F d .  

SBCTIOW 8. AND BE IT F ~ T H E R  ORDAINED, That any appmvab, a u t h o r i z a ~ ,  or 
activities provided in this Ordinance do not constitute and may not be deemed to constitute or 
imply that the City Council, the Mayor, or any department, office or agency of the City has given 
cmr will give, any approval, authorization or consent to any action or activity within or required 
for the development of the Special Taxing District, including any land use approval, 
requirements for the provision of public utilities or services, or any other administrative, judicial, 
quasi-judicial, or legislative approval, authorization, or consent. 

SECTION 9. AND BE i~ FURT~ER ORDAINEI this Ordinance may be amended by a 
subsequent ordinance of the Mayor and City Counc~ df Baltimore, which ordinance may enlarge 
or reduce the Special Taxing District, upon receipt of a request h m  both (i) the owners of at 
least two-thirds of the assessed valuation of the real property located with the propod special 
taxing district; and (ii) at least two-thirds of the owners of tbe real property located within the' 
proposed special taxing district. However, no ordinance may be eff'ective to reduce the size of 
the Special Taxing District so long as there are any outstanding bonds secured by the Special 
Tax Fund, unless the ordinance authorizing the issuance of the bonds permits the City to reduce 
the area constituting the Special Taxing District, the holders of the bonds or an authorized 
rwsentative on their behalf consents to the reduction or the indenture authorizing the bonds 
permjts the redactson. 

Sec~ma 10. AND BE IT F U R T ~ R  ORBAINED, Tbat the provisions of this Ordimnee ere 
~ v ~ e e  If any provision, sentence, clause, section or other part of this Ordinance ki held or 
determined to be illegal, invalid, unwnstitutional, or inapplicable to any person or 
circumstances, that illegality, invalidity, unconstitutionality, or inapplicability does not affect or 
impair any of the remaining provisions, sentences, clauses, sections, or parts of this Ordinance or 
their application to other persons or circumstances. It is the intent of the Mayor and City 

ouncil that this Ordinance would have been passed even if the illegal, invalid, unconstitutional, 
or inapplicable provision, sentence, clause, section, or other part had not been included in this 
CZrdinance, and as if the person or circumstances to which tbis Ordinance or part are inapplicable 
had b m  specifically exempted. 

A SECTION 11. AND BE IT RURTHER BRDAINED, That this &&an& takes effmt on the 30" 
day after the date it is e n d .  



EXHIBIT 1 

Map of the Spechl Taxing Distrkt 
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EXHIBIT 2 

Rate and Method of Apportionment of the Special Taxes 





' . l.l-!!7L 
The Mondawmin Mall Special Taxing -%%ing mated to help finance 

infhstmchue improvements for the property in the district. Bonds are expected to be issued to 
fiutd the improvements. 'Ihe bonds will include the cost of the improvements, issuance costs, 
interest on the bonds during construction and for a period &r construction, and a reserve h d .  

l bbir 
m e  City of Baltimore will levy a special tax each year to pmvide h d s  for the payment , , , 

of debt service on the bonds, the cost of administration of the district, and other costs related to : 
the bonds. The district is being created, special t&w levied, and bonds issued pursuant to the i 
Special Taxing Dislrict Act, Article I& Section (62A) of the Baltimore City Charter (the "Ad'), ' 
as amended h m  time to time. The Act requires specid taxes to bc levied in a manner that is 
reasonable. This report explains the reasonable basis of the special taxes levied as described in 
the ''Rate and Method of Apportionment of Special Taxes" for the Mondawmin Mall Special 
Taxing District. 

Description of the Special Taximg Diatrict 

The real property proposed to be included in the specid taxing district consists of the 
Mondawmin hidl pmjmty. The d l  was built in 1956 by the Rouse Company and serves West 
Baltimore. The mall currently contains a mix of retail and ofice uses and is adjacent to a 
Maryland Transit Administration hub. The proposed devetopment will consist of the following: 

375,000 SF mall (renovation) 
127,000 SF retailer (new construction) 
67,000 SF grocer (new construction) 
23,300 SF retailer (new construction) 
12,800 SF sitdown restaurant space (nuw construction) 

F,- 

'The development- make significant idhtmctum upgrades, add approximate& 
150,000 square feet of retail space to the property, renovate the interior and exterior of the mall, 
d d  new landscaping to the parking lots, and upgrade landscaping surrounding the mall. 

The pttrpoec af t)re specid taxing districf the special taxes to be levied in the special 
taxing district, and the special obligation bonds to be issued with respect to the special taxing 
district is to finance all or a part of the costs of the following infmiructure improvements: 



me aeslgn ana COI ucrton of roads, including removal of existing paving, 
new paving anc --rstallation of f s, gutters, sidewalks, lighting, 
landscaping, and utilities (including sanitary sewer, stom water, gas, 
water, fire suppression, electric and traffic signal work); 

d o n ,  the removal of excess (2) site removal, including *grading a . 
soil; and demolition of buildi~s; 

(3) the design, construction end renovation -- patlcing lots andlor ~rmctured 
park& including paving and the installation of curbs, gutters, sidewalks, 
utilities, lighting and Inndscaping; and 

(4) the design, acquisition, cons~ction, renovation and development of other 
i n f m a m m  improvements that are twmmy fix the completion of the 
foregoing hksimcture improvements for their iotendd purposes. 

The bonds issued by the special taxms district d l  h d  these improwmeats. It is 
expected tbt these improvements will be completed by Au&m 2Cn". 

P m j d  Isruraec d Bends 

Bonda am p m j d  to be issued to fbncc the costs dthe inhstructure impmememts. 
Tabb A, on the next page, &ows the estimated sauces and loses of firrrds f k  the iss-,gf 
baads. 

C 

-3 I. 

l%e actual issusnce afthe kn& may twy fiom these esticnatm depending on ttre interest 
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rate on the baa&, the date the "-I& are issued, the cost of issuing the born&, reinvesiment rates 
on bond proceeds, and other f MS. 

Bond issuance costs ir de legal fees, financial consulting fees, the cost of the appraisal 
and market study, the set-up mnu fmt year's fee of the trusts, bustee's counsel, city expenses, 
dcclunent printing cats, -scellaneous costs related to the issuance of the bonds. - 

I 
I I 

1 .  



I 

1 .- 
- 

Capitdid interest will fund the interest on the bonds for appmximately twelve months 
to allow t h e  for (fie inhimcture improvements and other property in the district to be 
constructed, for the property to be added to the property tax roll, and property tax= to be 
collcad h m  the property and applied to the payment of the debt service on the bonds. 

htermi~t ion  of Special Taxes 

Special t9xa must be levied in a reasonable manner. me  na~,nablo basis for the special 
taxes levied in the Mondawmh Mall Special Taxing Distric based on the following: 

(i) the special benefit of the in6astnrctm impm - --s 
to tho property subject to 

the special taxes ex& the cost of the  spec^- ---J; 

I 
(ii) the amount dspeeial taxes to be levied each year is equal to or less than tbe 

amount required to npgy the bonds issued to fimm the khilructum 

I ~P~ov--; and, - - - - - - - - - -, - - - - - - + - - - - - - - - - - - - - - - - .. - - - - - - - - - - {m 1 

(iii) special taxes am allocated to pards within the special taxing.diict on the basis 
of the use of the hrfrastructqre improvements made by tbs property that will be t 

4 
The property in the special taxing district subject to the special taxes will receive a special 

benefit from the idhst~cture improvements to be provided by ths special taxing district and tfiis 
special benefit will be equal to or greater than the cost of the special taxes levied on the property. 
The special benefit is confirmed by two means. First, the owners of tbe property in the special 

I 
taxing diict have petitioned the City and requested the special tams to be imposed on the 
property for dre purpose of providing the infrastructure impmvements. It is masonable to believe 
the owners are acting in their interest and making this request k a u s a  the benefit they receive 
&om the hhstmcture improvements exceeds the cost of the special taxes. 

, Second, the special taxes are being levied to provide infrashucturc improvements that are 
muired fbr the bighest and best use of the property (i.e., the use of the property that is most 
valuable). Highest and best use can k defined as "the reasonably probable and legal use of 
properly, which b physically possible, appropriately supported, financial& feasible, and that 
results in the highest value." (Dictionmy of Real Estate Appisal, 27iThirdEdiIion.) The four 
criteria for '-:-hest and best use am (i) legally pennissibl , (i:' -hysic.lly possible, (iii) 
finanrj.ly ~ible, aud fiv) maximally productivee I 

The highest and best use of the property in the specil Kiag diia is the redevelopment 
proposed forthe propty. The wc of the property in this manner will require the infmstmctue 
improvements to b provided by the special taxing district. 

- 4  
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ABditionally, the C i i  will provide a c d  to the spid baxes for the incremental 
property taxes paird kr eack parcel. As a result, the financing provisld by the special taxing 
d i d c t  is the most beneficial means of fmmcing the improvetmw 

In simmq, the special faxes result in a special benefit rq -the property olwner for the 
fiDllo*g ~~: , , 

1. The hprovmeats to be provided by the special taxkg district are required for the 
highest and best use of the pr~perty*, 

2. The highest and best me or me property ie the me of the pqmty that is most 
valuable (including any c a b  assdated with the use of the property); 

3. The thanoing provided by the special tawing M c t  is the most beneficial means 
dfinancing the imprweme~ts; and, . 

4. As a result, the s p d d  benefits to the p r o m  iiom the improyltnmts to be 
provided by the sp&d taxing mstrict will be equal to or greater than the cost of 

tial taxes that will finance the improvemmts necemuy to achiove the 
m d  best use of the properly. 

Special mny ibt be levid kr the 2007-W M year. These special t8xes would 
be applied to debt sewbe due on March 1 and Septcazlber 1,2W. The muaI debt d c e  on 
the bonds is estimated at approximately $1,063,930, based on seven percent interest rate and a 
twenty six-year amortization of the bonds. The maximum specid tax necessary to pay the 
dmated debt service due on the bonds is $1,200,000, which is equal to the debt service on the 
bonds, an extra ten percent to provide adequate debt service coverage and the cost of 
administrative expenses. 

The maximum special tax on all of the property in the diitrict is set in a manner consistent 
with the estimate of the annual debt service on the bonds to be issued to finance the hhdructure 
improvements plus tfie requid debt &*- coverag- -7d administrative expenses and is 
therefore set in a reasonable manner. 

I h e  a a s l  debt service on the bonds m y  be Iess than estimated herein. The "Rew and 
Method of Apportionment of Special TaxesM provides for the maximum special tax to be reduced 
based on the actusl debt sewice on the bonds, so that the spccia! taxes actually collected do not 
exceed the amout noccssargt to repay tb.e b o d  and b pay related raQniRistrabive expensea. 

'Ilae previous section expldnd the maximum spe~lol taxes r e q M  to k levied on aLl of 



f I 

e property in me district in order to pay the debt s m c e  on the bonds. This section explains 
I U ~ W  the maximum special taxes are allor-+.v' +- A* property in the special taxing district in a 
reasonable manner. 

Special taxes are allocated to parcels m me amct equally per square foot of leasable 
building area All of the property h the district is expected to be developed as retail property, and 
as a result, the potential use of the property in the district is expect4 to be equivalent, adjusted 
for the development on each patcel. 

The a d j d  maximum special tax that may be levied on each parcel in the district is 
qua1 to the lesser of the (i) maximum special tax and (ii) the allocated sham of debt setvice to 
ch parcel less the tax increment revenues collected b r n  the parcel. The tax increment 
venues repmsmt the increase in proper& taxes &at results b r n  the development of the 

p-. 'lie tax increment revenues are pledged to the repayment of tha bonds issued to 
finance the kfmtmcture improvements. To the emtent property produces tax increment 
revenues, and these revenues cover the debt d m  on the bonds, the property is contributin 
share of the cost of the infhtmcbve improvements through &a tax increment revenues. Th 
spscial tax= efktivety cover each pmpty's share of the cost of the m c t u r e  
improvements not otherwise covered by the p r o m ' s  tax increment revenues. 

Summary of Reasombie Basis of the Special Taxts 

Special taxes am levied on the taxable property in the district acmtd'ing to tfie provisions 
of the ''Rate and Method of Apportionment of Special Taxes." The Act requires speoial taxes to 
be levied in a manner that is reasonable. This report explains the reasonable basis of the special 
taxes. The reasonable basis may be summarized as follows: 

I .  The special bmefit of the infrastructure improvements to the property subject to 
the specid taxes exceeds the cost of the spacial taxes; 

2. Taxes levied on all of the property m the district each year are equal to the amoun 
required to pay the debt service on the bonds, a b r  taking into consideration tax 
increment revenues; 

3. The bonds are issued to fmance the costs of the Mastructure improvements, 
which will be utilized by the properly in the district, and other costs related to the 
issuance of the bonds, 

'Ihe special  axes levied each year are a l l o d  to each property within the district 
on the basis of the estimated use of the idiastmcture by each property; and, 

5. The maximum special tax to which each p r o m  is subject is rsduced by the tax 
increment revenues produced from each prom, s h e  the tax increment revenue 
contributes to the property's share of the wst of the bdht~chue improvements. 
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For ?ti- masons, the special taxes are b k d  en the taxable property m the dr c t  in 8 

reasonable mamer. 



EXHIBIT 3 

Spedal Tax. Allocation Report 



RATE AND METHOD OFAF"ORTI4 ENT 
OF S P E C .  TAXES 

A Special Tax is h e b y  levied and shall be colleoted in the City of Baltimore Monhwmh Mall 
Special Taxing District (the " D ~ c t " )  each F i d  Year, beghhg with the 2007-2008 Fiscal 
Year and continuing until the year provideid for in Section F hereof, in an amount determined 
through the appl i ion of the procedures d d b e d  below, All of the real and p d  pmpmty 
in the District, unless exemjW by law or by the provisions hereof, shall be taxed for the 
purposes, to the extent and in the m m e r  heaein provided. 

A DEFINITIONS 

Tfie terms used herein &dl have the following rn- - 

"Ad' meatrs Article a, -52A) of the Baltimore City Clmrter, as mended h m  time to 
time. 

"Adjrsted Maximum Special Taxn means the Special Tax determid in accordance with 
Section B.2. 

"MrniniPtrative Expensesm means any or all of the following: the fees and expenses of any 
fisd agent or tmstee employed by the City in connection with any Boards; the expsnses of the 
City in canyin~ out its duties under the Indenture of Trust, inr:ludin& but not limited to, levying 
and collecting the Special Tax and complying with arbitrage rebate requirements and obligated 
persons disclosure requirements assdated with applicable fedeaal aad state securities law, 
including the casts of my employees of the City snd fees of my professbnaLs 6 e d  by the 
City to provide services for such puposes; d all other costs eand e x v s  of the City, Trustee, 
or -tor inmured in connection ULC discharge oftbek respective duties 1111hr the 
Indenture of Trust, including legal expenses associated with such duties, and, in the case of the 
City, in any way related to the administratian of the District. 

uAdmitliwtrrrt~r" means the designee of the Director of Finance for purpases of estimating the 
mud Special Tax Requirement and the Special Tax to be levied each Fiscal Year and fa 
pPovidirrg other services as required by the Indenture of Trust. 

#Bad Year" W l  have the meaning given to such tenn in the W t u r e  of Trust. 

'*Bcmddt mmim any bands ar other debt, including rehd'hg bond$ whether in m e  or more 
series, imd by h e  City rehting to the Disrrict pummt to the Ad. 

"BmiWng Square Fortagen means the actad leasable building area m dmwn m the building 
pramit, architectural plans or o h  available dmtments, is estimated by the Administrator, 



"CiW means the Mayor and City C d  dB*=, M q W .  

aIFiGdOr d Pbncem means the &kid of the City who is the hots d finance ~ l r  d e r  
campadit of3i.a~ af the City or designee thereof. 

u E ~ i v a l ~ t  Unit Fi r square fW o P ~ 1 ~  Square Fouhgp. 

"Eq* Waits" meam, fm any M, the J%@vrJent Unit F- multiplkd by the 
fbt ofhddhg Square Foaage fm amy Parcel. 

UIndemhm of Tmtm means the i n k -  ot trmt mk&g to the Boa&, as nrodified, amended 
d m  su@mted f h n  h e  to. t h m b  

aMdmum Spdd Tan meam the S p d d  Tax detemhed in acemhee wi t l a  SeetisPI R.1. 

aPar~dm means a la ar parcel of real pqedy within the District with a p u d  number -ed 
bb-* 

"'Special Tax Requirementn has the mean' - ' ven to it in Section C. 1 .  

fiSupervisoP means the Supervisor of Assessments for the City. 
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'Troparti'onate* me,rlq ilat the n - of the Special Tax actually levied as a percent of the 
Adjusted Maximum Specfal Tax is ( d for each Parcel (excluding those Parcels for which the 
Adjusted Special Tax is zero). 

"Public ImpmvementsN means tho% improvements the City has authorized to be provided by 
the District. 

UPublic Property" means property within the boundaries of the District owned by, or 
irrevocably offered for dedication (in a plat map approved by the City or otherwise) to the 
federal government, State of Maryland, City, or other public agency or easements for the 
exclusive use of a public utility provider; provided, however, that exclusive use utility easements 
and real property that has been irrevocably dedicated includes only those parcels for which a 
copy of the easement or offer has b provided to the Administrator. 

USpec3rl Tax" means the Special Tax that may be levied by the City each Fiscal' Year to fund 
the Special Tax Requirement. 

USpecial Tar Creditn means, for any Fiscal Year, the Tax Increment Revenues collected fiom a 
Parcel for that Fiscal Year. For purposes of calculating the Tax Increment Revenues for each 
Pareel, the base year value shall be allocated to each Parcel on the basis of the assessed value of 
each Parcel. 



"Tax Increment Fundn means the account of such name established far the District gur%nurlnt to 
an ordinance enacted by the City. 

*Tax Increment Revenues* means the mounts paid into the Tax Increment Fund each year by 
the City. 

&Taxable Pmprtyn means m y  Parcel is not Mlic Properly. 

uTrustetP means the trustee appointed by the City for the District to cany out the duties of the 
trustee specified in the Indenture of Trust. 

B. SPECIAL TAX RATES 

The Maximum Special Tax for the 2007-08 Fiscal Year shall be equal to $1,200,000. On each h 
July 1, commencing July 1,2008, the Maximum Special Tax shall be increased to 102 percent of 
the respective Maximum Special Tax in effect in the previous F i d  Year. The Maximum 
Special Tax for each Parcel shall be equal to the following foxmula: 

Where the terms have the following meaning: 

A = The Maximum Special Tax for a Parcel 
B = + The Equivalent Units of a Parcel 
C = The total Equivalent Units estimated for all of the Parcels in the District 
D = The Max m Special Tax as stated above. 

= I 
The Adjusted Maximum Special Tax for each Parcel SW bc equal to the lesser of (but not less 
than zero) (i) the Maximum Special Tax fm the Parcel and (ii) the amount calculated by the 
following formula: 

Wheat the terms have the following meaning: 

A = The Adjusted Special Tax for a Parcel 
B = The Maximum Special Tax for the District 
C = The total Equivalent Units estimated for dl of the Parcels in thje District 
D = The .Equivalent Units of a P a r d .  
E = The Special Tax Credit fix the Parcel 



The Special Tax Credit applied to all Parcels shall not exceed the Tax hcrement Revenues 
applied to the Special Tax Requirement as prodded far in Se&m C. I .  

The special tax rate on persod property shall be zero. 

C. LEVY AND COLLECTION OF THE: SPECIAL TAX 

1. Lary of the Special Taxes 

Special Taxes are b\ried in an amount equal to the Maximum Speaal Tax each year h r n  the 
2007-2008 F"kd Year through the fiscal year provided fix in Section F. 

2, Collecth ofthe + d Tax 

, Special Tax Requirement 

The Special Tax Requirement for any Fiscal Year shall be estimated by the AdmmskaW 
. . r and 

detmnhd by the Director of Finance and shall be an amount equal to (A) the amount required 
in any Fiscal Year to pay: (I)  debt service and othex periodic costs (including deposits to any 
sinking funds) on the Bonds to be paid h m  the Special Taxes collected in such Fiscal Yeat, (2) 
Administrative Expenses to be incurred in the Fiscal Year or incurred in any previous Fiscal 
Year and not paid by the District, (3) any amount required to replenish any reserve h d  
established in association with any Bonds, (4) an amount equal to the estimated delinquencies 
expected in payment of the Special Tax not otherwise taken into account, and (5) the costs of 
remarketing, credit enhancement, bond insurance, and liquidity facility fees (including such fees 
for tuhuments that serve as the basis of a reserve fund related to any indebtedness in lieu of 
cash), less (B) (1) Tax Increment Revenues available to apply to the Special Tax Requirement 
for that Fiscal Year, (2) any d t s  available pursuant to the Indenture of Trust, such as 

' capitalized interest, reserves, and investment earnings on ally account balances, and (3) any other 
revenues available to apply to the.Special Tax Requirement. 

b. Special Tax to be Coliected 

Commencing with the 2007-08 Fiscal Year and for each following Fiscal Year, the Special Tax 
shall be collected in an Proportionate amount on each Parcel of Taxable Property in an mount 
up to the Adjusted Maximum Special Tax for each Parcel such that the total of the Special Tax to 
be collected is equal to the Special Tax Requirement. 

The Administrator shall provide an estimate to the Director of Finance each Fiscd Year of the 
amount of the Special Tax to be collected h m  each Parcel in conformance with the provisions 
of this section. 

3. C i r c m c e s  Under Which the Special Tax May be Increased as a Result of a Default 



The c- under which the Spcial Tax to be collected h m  any Parcel may be 
increased as a result of a &fault in the payment of the Special Tax to be collected from any 0 t h  

Parcel is b a d  on the provisions of Section C. 1. and 2. The Special Tax to be collected firm 
any P m l  amnot be increased above the Adjusted Maximum Specid Tax as a result of a default 
in the payment of the Special Tax to be colleoted fivMl any other Parcel. If the Special Tax to be 

dolleeted frorm any Parcel pursuant to the provisioos of Mcm C. 1. suvd 2. is less than the 
%dj& Mudmum Special Tax for such Parcel, the Spedal Tax may be increased up to the 
A d j d  Maximum Special Tax as a d t  of a defdt  in the payment of the Special Tax to be 
collected .- on my Parcel. - 3 - 7  - 7.. !.. 7 
h 

D. "b-' 
121: 

Y 33e1 A S p e c i a l T a x ~ m t b e a  ipm PuMk Property. 

The S p a l  Tax &all be collected in the same manner and at the saara: time as o r d h q  real 
property taxeq provided, however, the Special Tax may he cokc&d at a different time ar in a 

4 
diffemntna4naercn~dWmmed by the Diream of b, provided that awh time op mmne~ is 

20h not inamistent with tire provitiiom of the hdentlrr o f ~ r s s t  

Ir, rnRMINATI0M OF SPEC!uL TAX 

Except fa my delinquent Special Taes and dated penalties md interest, Special Taxes shall 
not be collected a f k  the earlbr of (i) the repayxmnt at defemmce of the Bmds, (ii) thirty years 

26V 
after the issumce of the Bonds, and (iii) such time provided fa by the Indenture of Tmat 

27 
281q G P A  BEDIJCTION ----- IN THE MAXIBSUM PROPERTY - -. TAX -- . ... a RATE -.ow - 29IJ 7 , - 5 - a .  - . ' ~ ~ ~ I : ~ ~ m  ..- -2 C ----- -.-2-*-- ..- .--> 

30/ The Director of Finance may reduce the Maximum spec= once the Bonds are issuedto an 
3 1 amount necessary to provi& the minixnum ebt semi& covaage required pursuant to the 
32; liir Indenture of Trust. 
33 !; 

f 
34l? APPFALS OF THE SPECIAL TAX TO BE COLLECTED 
3s p 
36F Any property owner claiming that the amount of the Special Tax to be collected from a Parcel ::I owned by the owner is not correct and requesting a r e h d  may file a written notice of appeal and 

r e h d  to that effect with the Administrator not later than one calendar year after having paid the 
39 Special Tax that is disputed. The Administrator shall promptly review the appeal and, if 
40 necessary, meet with the property owner, consider written and oral evidence regarding the 
4 1 amount of the Special Tax, and decide the appeal. If the decision of the Administrator requires 
42 the Special Tax to be modified or changed in favor of the property owner, a cash refund shall not 
43 be made (except for the last year of levy or if there are otherwise sufficient funds to meet the 
44 Special Tax Requirement), but an adjusbnent shall be made to the Special Tax to be collected on 
45 that Parcel in the following fiscal year. The decision of the Administrator may be appealed to 



I the Dhatm of Finance. This procedure shalI be exclusive and its exhaustion by any 
owner shall be a condition precedent to any other appeal or legal d o n  by such. uwner. 

This R.ab and Method of Apportionment of Special Taxes may be amended by the Dimtor of 
Fbame and, to the maximum extent permitfed by the Act, such amendments m y  be made 
without Wer nohe under the Act and without notice to owners of Taxable Property within the 
District in order to (i) ciarifl or c m t  minor inc0nsiste~:ies in the matten set forth be&, (ii) 
provide for 1.awh.l pracedures for the m W o n  and enforcement of the Speciat Tax so as to 
assure the eMetlt coilation of the Special Tax for the benefit ofthe owners of the Bonds, and 
(iii) athervise improve the ability of the City to llfill its Mgaticms to kvy and collect the 
Special Tax and to make it available fa the payment of the Bands and Achmtn& 

. . 've 1Elxpenses. 
No such amendment shall be made unless and until the Director of Fice  has (a) found and 
de$emhed that the amendment is necessary and appropriate and does nat matddly adversely 
affect the rigbts of the owners of the Bonds and (b) received an opinion of a donal ly  
recognized bond couimel to the effect that the amendment is authorized pummat to the tenns of 
the Act, the Indenture of Trust, and my ordinances or resolutiom dqted by the City dated to 
the Bonds, Any such amendment may not increase the Maximum Special Tax. 

. A  INTERPRETATION OF PROVISIONS 

The Director of Finance shall make all interpretations and detmnhtions related to the 
application of this Rate and Method of Apportionment of Special Taxes, unless s ~ d  otherwise 
herein or in the Indenture of Trust, and as long as them is a rational basis fox the determination 
made by the Director of Finance, such determination shaII be conclusive. 
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ITY OF BALTIMORE 

BOARD OF ESTIMATES 
Room 104. C I I ~  Hall 

Ballitnore. Xlaryland 21 202 
4 lo-396-4755 

P R I  

November 22, 2006 

Honorable President and Members 
of the City Council 

Ladies and Gentlemen: 

On November 22, 2006 the Board had before it for 
consideration the following Pending city Council Bills: 

06-0410 - An Ordinance concerning Franchise - Bridgeway -- 
over the 2600 Block of West North Avenue for the 
purpose granting a franchise to Coppin State 
University to construct, use, and maintain a 
private pedestrian bridgeway above and across the 
2600 Block of west North Avenue, connecting a 
classroom and laboratory building to be con- 
structed on the south side of West North Avenue, 
to a parking garage to be constructed on the 
north side of West North Avenue; subject to cer- 
tain terms, conditions, and reservations; and 
providing for a special effective date. 

THE DIRECTOR OF THE DEPARTMENT OF PUBLIC WORKS RECOMMENDED AN 
ANNUAL FRANCHISE FEE OF $10,560,00, 

- An Ordinance concerning Mondawmin Mall Develop- 
ment District for the purpose of designating a 
'development district" to be known as the "Mon- 
dawmin Mall Development District"; providing for 
and determining various matters in connection 
with the establishment of the development dis- 
trict; creating a special tax increment fund for 
the development district; allocating certain pro- 
perty taxes to that fund; making certain findings 
and determinations ; and generally relating to the 
designation and operation of the development 
district, the establishment and use of the tax 



CITY COUNCIL BILLS - cont'd 
. . -. . -, - ----..._..._.--=- - - .-- 

increment fund and the issuance and payment of 
special obligation bonds issued in connection 
with the development district. 

'W'0'6':0524. An Ordinance concerning Mondawmin Mall special 
Taxing District for the purpose of designating a 
"special taxing district" to be known as the 
"~ondawmin Mall Special Taxing District"; 
providing for and determining various matters in 
connection with the establishment of the special 
taxing district; creating a special fund for the 
special taxing district; providing for uhe levy 
of a special tax on all taxable real property 
located in the special taxing district; and' 
generally relating to the designation and 
operation of the special taxing district, the 
establishment and use of the special fund and, the 

-, 

issuance and payment of bonds issued in 
connection with the special taxing district. 

- A n  Ordinance concerning Mondawmin Mall Special 
Obligation Bonds for the purpose of providing for 
the issuance of special obligation bonds in an 
amount not exceeding $15,000,000 for the purpose 
of financing infrastructure improvements; 
providing for the method and sources of payment 
for these special obligation bonds; authorizing 
the Board of Finance to specify, prescribe, 
determine, provide for and approve the details, 
forms, documents or procedures in connection with 
the special obligation bonds and any other 
matters necessary or desirable in connection with 
the authorization, issuance, sale and payment of 
these special obligation bonds; and generally 
relating to the issuance and payment of special 
obligation bonds. 



. . . - . . . 
CXTY COUNCIL . BILLS . - contld 

.- . . . . . . 

After NOTING AND CONCURRING in all favorable reports 
received, the Board approved the Bills and referred them to the 
C i t y  Council with the recommendation that they be approved and 
passed by that Honorable Body. 

T h e  President ABSTAINED from voting. 

Sincerely, 

4 Bernice H. Taylor 
(Clerk to the Board of timates 



TO BE INSERTED UNDER MUNICIPAL NOTICES 

In accordance with the provisions of Artic.le ~ 1 1 1 ,  Section 

6 of the Baltimore City Charter 1996 Edition Notice is hereby 

given that application has been made by Coppin State University 

Johns Hopkins University to construct, use, and maintain a 
I 

private pedestrian bridgeway above and across the 2600 Block of 

West North Avenue, connecting a classroom and laboratory 

a building to be constructed on the north side of West Nprth ... 

Avenue; subject to certain terms, conditions, and reservations ; 

and providing for a special effective date. 

Sincerely, 

2 J ! ,  
ernice H. Taylor, &uty Comptroller 

'clerk Board of ~stikkites 

Three days: 

Attn: Ms. Margaret Anderson 
Calvert and Center Street 
Baltimore, Maryland 21202 

THE AFRO-AMERICAN NEWSPAPER 

Attn: Ms. Lynn Hamilton 
2519 N. Charles Street 
Baltimore, Maryland 21218 
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Baltimore, November 1,2006 

We hereby certify that the annexed advertisement of Bill 
#06-0524 - Baltimore City Council - Notice of Public Hearing 
on Bill CC 06-0524. was published in THE DAILY 
RECORD, a daily newspaper published in the City and 
County of Baltimore on 11/01/2006. 

First insertion November 1,2006 

Bill #06-0524 - Baltimore 
City Council - Notice of 
Public Hearing on Bill CC 
06-0524. 

Inv:# 30370679 

BALTIMOBB &C~)UIU 
NOTICE OF m u c  II&AII 

CCW-W24-Moad.&LLI 
'lhw-cz 

The Turatlon and Finance Committee of 
the Baltimore City Council will meet on 

in the Clarence "Dug Burns City Council 
Chamber, 4th Roo, City Hall, 100 N. HOW 
A-u qtreet, BalUmore, Maryland 21202 to 

taptbllchlarinllon: 
A BIILENTTIUD 

DmANCEmmPming 

DLshM 
For the puwae of designstlng a 's~wl.l 
taxing district' to be known as the 
-MondamninMausped.lTPatne~~,  
pmvidlng for and detemining vdow mat- 
tera in connection with Lhe ~ ~ @ n t  of 
Ulespcdaltadngd~a:creatingaspedd 
fund lor the special taxing h q  pr~vid- 
ing for  the levy of a special tax on all 
taxabk real p m  located in the sped.l 
tarlngdistna;andgenemUylelatuylto* 
designation and o p e d o n  of the specid 
taxing dlstrlet, Ute esrsbllshment and use of 
the special fund and the issumnce and pay- 
ment of bonds issued m connection with the 
speda l lawlnswa.  

Interested persons are invited to attend 
the public hernn# and will have a reason* 
ble oppowty  to emre= their vie-, both 
orally and in writlng Written statement9 
may be submitted to the City Cauncii at or 
prior l I the public hearing. Any 
wrltte raubmitted prror to the 
hearin sen1 tn the IoUowing ad - 

Resident arm nlembem 0 t h  Baldmore 
City Council 
C l t y ~ ,  -408, 
lOO N HoUIday street 
Baltimore, Maryland 21202 
wtibn: MS. ~aren w e .  

Keiffer J. Mitchell, Jr., Chaw, 
nl  w o n  &FInance Cornmi* ,. 2 

% pF[ 'y ,yz - ]  
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NAME & OTIS ROLLEY, 111, DIRECTOR TII:LE 
-% 

AGENCY DEPARTMENT OF PLANNING BALTIMORE 
NAME L 

r o o a ~ s r l  41 7 EAST FAYETTE STREET, 8TH FLOOR I 

DATE: November 6,2006 
The Honorable President and 

Members of the City Council 
City Hall, Room 400 
100 North Holliday Street 

At its regular meeting of November 2,2006, the Planning Commission considered City 
Council Bill #06-0524, for the purpose of designating a "development district" to be known as 
"The Mondawmin Mall Development District"; providing for and determining various matters 
in connection with the establishment of the Special Taxing district; creating a special fund for 
the special taxing district; providing for the levy of a special tax on all taxable real property 
located in the special taxing district; and generally relating to the designation and operation 
of the special taxing district, the establishment and use of the special fund and the issuance 
and payment of bonds issued in connection with the special taxing district. 

In its consideration of this Bill, the Planning Commission reviewed the attached staff report, 
which recommended approval of City Council Bill #06-0524 and adopted the following 
resolution; eight members being present (eight in favor). 

RESOLVED, That the Planning Commission concurs with the recommendation of its 
departmental staff', and g e m t h a t  City Council Bill #06-0524 the 
City Council. 

If you have questions, please contact Mr. Gary Cole, Chief of Land Use and Urban Design at 
41 0-396-8337. 

Attachment 

Ms. Jeanne Hitchcock, Mayor's Office 
Ms. Angela Gibson, Mayor's Office 
Ms. Jennifer Mielke, Mayor's Office 
The Honorable Rochelle "Rikki" Spector 
Ms. Jennifer Coates, Councilmanic Services 
Mr. Donald Small, DHCD 
Applicant 



PLANNING COMMISSION 

STAFF REPORT 

November 2,2006 

REQUESTS: 
Citv Council Bill #06-0523: For the purpose of designating the "Mondawmin Mall 
Development District" 
Citv Council Bill #06-0524: For the purpose of designating the "Mondawmin Mall 
Special Taxing District" 

= Citv Council BiII #06-0525: For the purpose of providing for the issuance of special 
obligation bonds in an amount not to exceed $15,000,000 for the purpose of financing 
infrastructure improvements for the Mondawmin Mall Development District 

RECOMMENDATION: 
= Citv Council Bill #06-0523 (Development District): Approval 

Citv Council Bill #06-0524 (S~ecial  Taxinn District): Approval 
Citv Council Bill #06-0525 (Special Obligation Bonds): Approval 

STAFF: Natasha Poole 

PETITIONER: Baltimore Development Corporation on behalf of General Growth Properties 

OWNER: General Growth Properties and the Maryland Mass Transit Administration 

SITE/GENEML AREA 
Site-Conditions: The Mondawmin Mall PUD comprises an area roughly 38 acres in size bounded 
by Liberty Heights Avenue on the north, Tioga Parkway on the west, Gwynns Falls Parkway on 
the south, and Monroe Street and Reisterstown Road on the east. The site includes Mondawmin 
Mall - an enclosed shopping center with 454,000 square feet of leaseable retail built in 1956. 
The mall will be undergoing refurbishment and additions in accordance with the newly approved 
PUD Development Plan. The site also includes a branch office of the Maryland Motor Vehicle 
Administration, the MTA's Mondawmin Metro Station, and a related bus transfer center. Much 
of the mall's acreage is devoted to surface parking, and the site carries the B-2-1 zoning 
designation. 

General Area: The Mondawmin Mall parcel is located in northwest Baltimore near Druid Hi]] 
Park, Frederick Douglass High School, and Coppin State University. The area surrounding the 
mall is developed with a predominance of single-family rowhouse structures of several different 
eras. But there are also some low-intensity commercial uses in the area as well. 

HISTORY 
Ordinance No. 77-348, approved June 22, L 977, authorized the creation of the 
Mondawmin Mall Planned Unit Development. 



Ordinance No. 79- 1024, approved May 24, 1979, authorized the Mondawrnin Transit 
Station Urban Renewal Plan. 
Ordinance No. 87-1009, dated JuIy 2, 1987, amended the Park Heights and Mondawmin 
Transit Station Urban RenewaI Plans 
Ordinance No. 06-0257, approved June 14,2006, repealed the Development Plan for 
Mondawmin Mall and approved a new Development Plan for the Mondawmin Mall 
Planned Unit Development 

CONFORMITY TO PLANS 
The requests are consistent with the goals and objectives of the Mondawmin Transit Station 
Urban RenewaI Plan. They are also found to be in conformance with the following Goals, 
Objectives, and Strategies of Baltimore City's Comprehensive Master Plan: L N E  Section, Goal 
2, Objective 1 (Improve design quality of BaItimore's built environment) and Objective 3 
(Promote Transit Oriented Development and mixed-use development to reinforce neighborhood 
centers and Main Streets). 

ANALYSIS 
These three bills are the required legislation that works in concert to establish a Tax Increment 
Financing structure (TIF) to aid in the redevelopment of Mondawmin Mall. The Mondawmin 
Mall Planned Unit Development (PUD) was repealed and replaced in June of this year. The new 
Development Plan was designed in a manner that accommodates contemporary big-box retail, 
while simultaneously allowing the parcel to realize its potential as a site for mixed-use transit- 
oriented development. The building program for the site includes a significant amount of new 
retail and a repositioning of retail already present. There is to be a 127,000 square foot "big box" 
store, which would be located to the southwest of the existing mall. To the east of the mall, and 
directly south of the MTA transit center, would be a 67,000 square foot supermarket site, as well 
as a 20,000 square foot "junior box" store. Additionally, there are to be two retail pad sites north 
of the existing mall at the entrance from Liberty Heights Road, each aIIowing a 6,500 square foot 
building - currently envisioned for restaurant or bank tenants. 

General Growth Properties is the owner and redeveloper of the site and has requested public 
assistance for the project. The assistance wouId come in the form of a $1 5 million bond issued 
for the purposes of demolition, site preparation, utilities, and public infrastructure costs, plus 
eligible issuance costs, capitalized interest, and reserves. The $1 5 million bond would be issued 
for a period of 30 years at a coupon rate of 7%. In this case, the "development" and "special 
taxing" districts are coterminous - meaning that only those properties in which the money was 
spent could be levied for additional taxes in the event of default. 

In analyzing the request at hand, staff has considered information provided to Baltimore 
Development Corporation by MuniCap, Inc. Their consulting role was to determine whether the 
project would be feasible in the absence of public assistance, and their conclusion was that it 
would not be. General Growth Properties faces significant site-related cost issues, given the age 
of the mall (originally constructed in 1956) and the complexity of site grading. Without public 
assistance, the rate of return to the developer would not be enough to move the project folward. 

CCB #s 06-0523,0524, and 0525 - Morldawtnin Mall 
Development District, Special Taxing District, and Special Obligatioli Bonds 



From the standpoint of what makes sense for the City, a repositioning of the mall site has long 
been favored as part of a broader redevelopment strategy for the area. Specifically, providing a 
new grocery store and upgrading retail proximate to a transit station will do much to further 
goals of the City's Comprehensive Master Plan. Furthermore, it is anticipated that the City will 
experience economic gains in the form of a 9.6% projected rate of return on its investment. The 
project will have other positive spillover effects in the form of job creation. It is anticipated that 
the project will lead to 655 construction jobs and 400 new full-time retail jobs, 200 of which are 
estimated to be held by City residents. For these multiple reasons, staff is supportive of the 
requests. 

Staff notified the following community groups of the requested actions: Mondawmin 
Neighborhood Improvement Association, Inc., Mondawmin Merchants Association, Inc., Coppin 
Heights Community Development Corporation, Parkview Improvement Association, Inc. 
Friends of Druid Hill Park, the New Auchentoroly Terrace Association, Western Comtnunity 
Action Center, Liberty Square Neighborhood Association, and the Western District Police 

Director 

CCB #s 06-0523,0524, and 0525 - Monclawmin Mall 
Development District, Special Taxing District, and Special Obligation Bonds 



CITY OF BALTIMORE 

M A R T I N  O'klAI-l.tiY. Mayrrr 

r DEPARTMENT OF LAW 

RALPH S. 'TYLER. City Solicitor 
101 City Hall 
13elti~norc. Marylancl 11 202 

October 26,2006 

The Honorable President and Members 
of the Baltimore City Council 

c/o Karen Randle, Executive Secretary 
Room 409, City Hall 
100 N. Holliday Street 
Baltimore, Maryland 2 1202 

Re: City Council Bill 06-0524 - Mondawmin Malt Special Taxing District 

Dear Madame President and City Council Members: 

The Law Department has reviewed City Council Bill 06-0524. The bill would: ( I )  
designate a special taxing district to be known as the Mondawmin Mall Special Taxing District 
(the "Special Taxing District"); (2) establish a special fund to be known as the Mondawmin Mall 
Special Tax Fund (the "Special Tax Fund"); and (3) authorize the levy of a special tax upon a11 
real property within the Special Taxing District. The special tax revenues would be deposited 
into the Special Tax Fund and pledged to the payment of the principal of and interest on certain 
bonds (the "Bonds"), which would finance infrastructure improvements related to the 
Mondawmin Mall. 

Council Bill 06-0524 is consistent with Article 11, O62A of the Baltimore City Charter. 
Section 62A permits the City to designate a special taxing district, to authorize the levy of a 
special tax, and to issue bonds to finance infrastructure improvements within the special taxing 
district. As a prerequisite to issuing bonds under 8 62A, the City must by ordinance: (1) 
"designate an area or areas as a special taxing district;" (2) "create a special fund with respect to 
the special taxing district"; and (3) "provide for the levy of an ad valorem or special tax on all 
real and personal property within the special taxing district at a rate or amount designed to 
provide adequate revenues to pay the principal of, interest on, and redemption premium, if any, 
on the bonds, to replenish any debt service reserve fund, and for any other purpose related to the 
ongoing expenses of or security for the bonds." See 9 62A(e). 

Council Bill 06-0524 fulfills the prerequisites specified in 5 62A by designating the 
Special Taxing District, creating the Special Tax Fund, and authorizing the levy of a special tax, 
as described in Exhibit 2 of the bill. Accordingly, the Law Department woTd approverthe bill 

@ Printed on rreycled ppcr  with environmentally friendly soy based ink. 



The Honorable President and Members 
of the Baltimore City Council 

October 26,2006 
Page 2 of 2 

for form and legal sufficiency. 

Very truly yours, 

Christine Wellons 
Assistant Solicitor 

The Honorable Sheila Dixon 
The Honorable Keiffer J .  Mitchell 
Ralph S. Tyler, City Solicitor 
Angela C. Gibson, Mayor's Legislative Liaison 
Linda C. Barclay, Chief Solicitor 
EIena R. DiPietro, Senior Solicitor 
Deepa Bhattacharyya, Assistant Solicitor 



B :fi"~ili[~I~l4 
- DEVELOPMENT C O R P O R A T I O N  

MEMORANDUM 

TO: 

FROM: 

DATE: 

Honorable President and Members of the City Council 
Attention: Karen Randle, Executive Secretary 

M. J. Brodie, Pres~d 9- 
November 6,2006 

SUBJECT: City Council Bill No. 06-0524 
Mondawmin Mall Special Taxing District 

This office has been asked to comment on City Council bill 06-0524, an ordinance for the 
purpose of designating a "Special Taxing District", to be known as the "Mondawmin Mall 
Special Taxing District", and for creating a special fund for the levy of a special tax on all 
taxable real property located in the Special Taxing District for the payment of special bonds 
issued in connection with the Special Taxing District. 

Under Bill 06-0524, in conjunction with City Council bills 06-0523,06-0525, and 06- 
0532, the Council is being requested to approve a tax-increment financing (TIF) transaction in 
Baltimore City for the Mondawmin Mall Redevelopment Project, located in the northwest 
neighborhood of Greater Mondawmin. A TIF provides the opportunity to leverage private 
financing to construct the public infrastructure needed to attract private investment. The City has 
been granted authority to issue TIF bonds under Article 11, Section 62 of the Baltimore City 
Charter by the General Assembly, effective October l ,2000, and as amended on July 1,2001 . 

A TIF functions by pledging real property tax increments, gained over the pre- 
development year (the "baseline"), as a result of the new development in the tax increment 
district (the "Development District"). The City agrees to create a designated Development 
District, to establish a special fund to capture the incremental tax payments generated by the 
Development District, and subject to appropriation, to release the incremental tax payments to 
the purchasers of the bonds. The Citv is the issuer of the TIF bonds, but the bonds do not carry 
the "full and faith" of the City and the City's obligation does not extend beyond the customary 
collection of real property taxes and the release of those funds to the bondholders. Existing 
property taxes, received by the City, are not pledged to the payment of the bonds. 

36 5. Charles Street . Suite 1600 Baltimore, MD 21 201-301 5 . t 410 837 9305 . f 41 0 837 6363 / 410 547 721 1 httpJ/www.baltimoredevelopmentcom 
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Repayment of the bonds is limited to the incremental tax revenues generated within the 
Development District; areas outside the District cannot be charged or assessed for the 
improvements built within the District. Whether fbture property values in the Development 
District increase to the level sufficient to pay the debt service on the bonds is the underlying risk 
of the transaction. Delays in construction or other factors may limit an increase in assessment 
and a commensurate rise in taxes. To mitigate this uncertainty, the bond purchaser typically 
requires a "Special Taxing District" to be established within the same boundaries as the 
Development District. Established by City Ordinance, and only after approval of two thirds of 
the property owners, the Special Tax District has the authority to assess additional taxes, if 
necessary, to repay the TIF bonds. 

Mondawmin Mall Business Trust (the "Developer") is proposing a $68 million 
redevelopment of the Mondawmin Mall (the "Mall"). Constructed in 1956, Mondawmin Mall is 
situated on a 46-acre site that, prior to the construction of the mall, was the largest undeveloped 
tract within three miles of the center of Baltimore City. The site is made up of four individual 
lots, improved by the mall, which consists of nearly 500,000 sq. ft. of specialty retail, 
supermarket, restaurants and services, and two out-parcels (the Motor Vehicle Administration 
and Murray's). 

Located just south of Druid Hill Park, Mondawmin Mall is bordered by Coppin State 
University to the south and stable communities such as Auchentoroly Terrace and Ashburton to 
the east and west respectively. This retail center is centrally located at the crossroads of three 
major thoroughfares and is well-served by the MTA public transportation system, including a 
METRO stop, 8 transit bus stops and a neighborhood shuttle. 

The project, to be completed in the summer of 2008, will consist of a 127,000 square foot 
"big box" retailer, a 67,000 square foot Shopper's Food Warehouse as a full service grocer, two 
pad sites for sit-down restaurants or banks, a new 15,000 to 20,000 square foot "junior anchor" 
and extensive renovation of the existing mall. 

Due to the age of the ma11 and the challenges inherent in the grading of the mall site, the 
site costs associated with the redevelopment of Mondawmin Mall are unusual, making the 
project infeasible without public financial assistance. 

General Growth Properties (GGP) is the owner and manager of Mondawmin Mall. GGP 
is the country's second largest regional mall real estate investment trust ("REIT"), owning, 
developing, operating, and/or managing shopping malls in 44 states. As of 2005, GGP had 
ownership interests in andtor management responsibility for more than 200 regional shopping 
malls totaling more than 200 million square feet of retail space. GGP also is the largest third- 
party manager for owners of regional malls. 
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There are four ordinances to be considered by the Council for this TIF bond transaction, 
as follows: 

1 .  Bill 06-0523: approval of Mondawmin Mall as a designated Development District 
and the creation of the tax increment fund necessary for the issuance and payment of 
special obligation bonds issued in connection with the Development District. The 
boundaries of the Development District will be limited to the contiguous area 
consisting of the properties designated as Ward 15, Section 19, Block 3262F, Lots 
00 1,002,003 and 005. 

2. Bill 06-0524: approval of Mondawmin Mall Special Taxing District whereby the 
developer and/ or property owners agree to pay a special assessment, if necessary, if 
the incremental taxes generated by the project are insufficient to cover the bond debt 
service. The boundaries of the Special Taxing District will be the same as the 
Development District. 

3. Bill 06-0525: bond authorization up to $15,000,000 (gross bond amount) for 
construction of infrastructure. The TIF hnds  must be used solely for infrastructure 
improvements, in an amount not to exceed $12,000,000, for design and construction 
of roads, paving, curbs, gutters, sidewalks, lighting, landscaping, utilities (including 
sanitary sewer, storm water, gas, water, fire suppression, electric and traffic signal 
work), site removal (including regrading and preparation, the removal of excess 
soil; and demolition of buildings), parking lots and/or structured parking, and the 
design, acquisition, construction, renovation and development of other 
infrastructure improvements that are necessary for the completion of the foregoing 
infrastructure improvements for their intended public purposes. The remainder of 
the gross bond proceeds will be used to fund reserve accounts, capitalized interest 
and issuance costs. No City funds are used for the renovation or construction of the 
commercial buildings. 

4. Bill 06-0532: a supplemental appropriation, not to exceed $15,000,000 (gross bond 
amount), to permit the disbursement of the bond proceeds for infrastructure, 
including construction and renovation of roads, curbs, gutters, sidewalks, lighting, 
utilities, site removal and parking lots at Mondawmin Mall. 

The redevelopment of Mondawmin Mall will not only have a significant economic 
impact on the neighborhoods that are adjacent to the mall, but this project will benefit all of West 
Baltimore. Incremental City benefits are estimated as follows: 

30-year City IRR of 9.6 percent on an investment of $14.955 million; 
30-year City NPV of incremental city tax revenues (using a 6 percent discount rate) of 
$7,555,249; 
$629,480 in City taxes collected during construction from recordation taxes, permits 
and other fees; 
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400 full-time equivalent retail and restaurant jobs created, with 200 (50%) estimated 
to be City residents, at an average salary of $20,120; 
655 construction jobs (assumes one-year duration), with an average salary of $52,969. 

Approval by the City Council of bills 06-0523,06-0524,06-0525, and 06-0532 will be 
the catalyst for the largest commercial redevelopment project in West Baltimore, with a 
developer who is recognized internationally as an owner, operator and manager of shopping - - -  - 

malls. This project which enjoys strong support from the community is an example of the 
Mayor's strength-based development strategy for Baltimore. BI 

1 - f r.7.7 7- 

City Council bills 06-0523,06-0524,06-0525, and 06-0532. 

Clarence Bishop 
Jeanne Hitchcock 
Angela Gibson 



BALTIMORE 
HOUSING 
MARTIN O'MALLEY 
Mayor 

PAUL T. GRAZIANO 
Esecutivc Ilircctor. HADC 
Co~~i~nissiot~r.r. HCI> 

MEMORANDUM 
To: The Honorable President and Members of the Baltimore City Council 

,-Executive Secretary 

From: Pa 

Date: ~ o i e m b e r  3,2006 

Re: City Council Bill 06-0524 MondaMin Mall Special Taxing District 

The Department of Housing and Community Development has reviewed City 
Council bill 06-0524 for the purpose of designating a "Special Taxing District", to 
be known as the "Mondawrnin Mall Special Taxing District" and for creating a 
special fund for the levy of a special tax on all taxable real property located in the 
Special Taxing District for the payment of special bonds issued in connection 
with the Special-~,~igg,District. .-.. A,*. ,L. ,.. . . ----- --A-+ - .. . . -  

This legislation, along with its companion bills 06-0523,06-0525, and 06-0532, 
are a part of a tax-increment financing (TIF) transaction for the Mondawmin Mall 
Redevelopment Project, located in the northwest Baltimore neighborhood of 
Greater Mondawrnin. A TIF provides the opportunity to leverage private 
financing to construct the public infrastructure needed to attract private 
investment. 

. . - - -  . - w  rC . ' -  - - . -.-- -- a-. 
. . . . .- -.-- 

This bill, a l o n v c ~ m ~ a n i o n  b i l l s z s i s t e n t  with the city's2 ' 
comprehensive plan and economic development strategy. The redevelopment of 
Mondawmin Mall is an example of the administration's development strategy of 
building on strength. Approval of this transaction will permit the City to make a 
significant investment in an under-served, but stable West Baltimore community, 
while providing a catalyst to future development in this area. 

The D e p a @ n - g ~ e v e l o p ~ ~  . . . . . .  -, . 

-of City Council Bill 06-0524.' ' --?.;a*!: : - < ,  . .  
. . 

cc: Ms. Angela Gibson 
Ms. Jeanne Hitchcock 

417 East Fayette Street r Baltimore, MD zrtoz r MD Relay 711 * TTY 410-547-9247 baltimorehousing.org . . . . . . . 

Baltimore Housing r e f l e c ~  th. conbincd - - effor~ of + c ~ o u s i ~ ~  a -= o m 4  .- . t s  ,a D , lopment. 
, :a. . ;. . . . .  .. .- 



GENCY ,,,, , Bureau of the Budget and Management Research 
ADDRESS Room 432, City Hall (41 0 396-4941) 

/ suB~~clI Cify Council Bill #06-0524 I 

BALTIMORE . 

DATE: October 26,2006 

The Honorable President and 
Members of the City Council 

Room 400, City Hall 

Attention: Ms. Karen Randle 

City Council Bill #06-0524 is a bill that that has been proposed for the purpose of 
designating a "special taxing district" to be knows as the Mondawrnin Mall Special Taxing District; 
creating a special h d  for the special taxing district and providing for the levy of a special tax on 
all taxable real property located in the special taxing district. This is part of a package of bills that is 
necessary to impIement a tax increment-financing package for the renovation of the Mondawmin 
Mall. In addition to this bill, other bilk will create the special development district; provide for 
the issuance of bonds, and establish the authority in the budget for the bonds. 

General Growth Properties (GGP), the owner of Mondawmin Mall, is requesting gross 
proceeds of $1 5 million in Tax Increment Financing (TIF) to fund the demolition, site 
preparation, utilities and public infrastructure costs associated with the $68 million 
redevelopment of Mondawrnin Mall. The project consists of a 127,000 square foot anchor store, 
a 67,000 square foot full service grocer, two pad sites for sit-down restaurants or banks, a new 
15,000 to 20,000 square foot "junior anchor" and renovation of the existing mall. The Board of 
Finance approved the project on June 26,2006. 

The Department of Finance-ends approvef  the legislation. 

cc: Edward J. Gallagher 
Stanley Milesky 
Angela Gibson 



CITY OF BALTIMORE 

MARTIN  O'MALI,PY. M.iyrw 

BOARD OF MUNICIPAL AND 
ZONING APPEALS 

DAVID C. TANNER, Executive Director 
417 E. Fayette Street, Room 1432 
Baltimore. Muryland 21202 

October 18,2006 

The Honorable President and 
Members of the City Council 
City Hall 

Re: City Council Bill #06-0524-Mondawmin Mall Special Taxing District 

Ladies and Gentlemen: 

City Council Bill No. 06-0524 has been referred by your Honorable Body to the 
Board of Municipal and Zoning Appeals for study and report. 

The purpose of this legislation is to designate a "special taxing district" to be 
known as The Mondawmin Mall Special Taxing District; providing for and determining 
various matters in connection with the establishment of the special taxing district; 
creating a special fund for the special taxing district; providing for the levy of a special 
tax on all taxable real property located in the special taxing district; and generally relating 
to the designation and operation of the special taxing district, the establishment and use 
of the special fund and the issuance and payment of bonds issued in connection with the 
special taxing district. 

The Board of Municipal and Zoning Appeals has reviewed this legislation and is 
in support of the concept of the special taxing district however, this legislation has no 
impact on zoninp w d  is not affected by it. Therefore, the Board of Municipal and Zoning 
Appealsdlefers - t l - .  thetagencies! 

Sincerely, 

David C. Tanner 
Executive Director 

1;' 
1, .- - 

EL,:., . ,  . @ Frinlal on rccycld paper with environmentally friendly soy based ink 
.a F., I..; 



C.C. 06-0524 
Page 2 

C.C. Mayors Office of Council Relations 
Legislative Reference 



Lpeir Ri-on 
Vice President, Urban Land DwcIopmmt 
General Growth Properties 
1 1 0 North Wacker Drive 
Chieago, IL 60606 

A public h d g  has been sdbcduld by tbo Taxation Committee of the B d b o m  
City Council ia order to discuss City Council Bi 06-0523,0dO524,06m0525, and 06- 
0532. The City Council is being ask& to wnsidu k c  bills which would ddgnatt a 
"dwelopmcnt W e t "  to be known sts the "Monda.wrmWrmn Mall D~~cloprncnt OiStriCln md 
providc for the issuance of spccial obligation bonds for the financing of mhin public 
i n h s t m e  i m p m m b  within thc Dishict This h&g will be held an Thtmhy, 
November 16,2006 at 1:00 p.m., in the City Cauncil Chnmbets, 4h floor, Ciw Hd, 100 
N. Wolliday Street. .. . 

The purpose ofthc hcnrlng is  to fnfnilirlrize the members ofthc Taxation 
Committee with tht  pmvisians ofthcsc bills rind to hoar wmrncnts fiarn intacstcd 
persons and orgmizatiom. The Committct will u W c  thc inEormation gathered through 
this F o m  to mukc a recommendation to .the City Council as to whctba or not Bills 06.. 
0523,06-0524,06-0525, a d  06-0532 should bt p~sstd. 

lf you wish fixher informdon, plcnso d Mr. Leon Pinkett at 41 0-837-9305. 

cc: Granvcl Tatc 
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OFFICE OF COUNCIL SERVICES 

JENNIFER L. COATES. Director 
415 City Halt 
100 N. Clolliday S~rcct 
13sl1imorc. Maryland 21202 
FAX: 4 10-545-7596 

HEAFtING NOTES 

Bill: 06-0524 

Mondawmin Mall Special Taxing District 

Committee: Taxation and Finance 
Chaired By: Councilmember Keiffer J. Mitchell, Jr. 

Hearing Date: Thursday, November 16,2006 
Time (Beginning): 1 :00 PM 
Time (Ending): 1 :25 PM 
Location: City Council Chambers 
Attendance: 22 

Bill Synopsis in the file? ...................................................................... yes 
Attendance sheet in the file? ....................................................................... yes 
Agency reports read? .................................................................................. yes 
Hearing televised or audio-taped? .............................................................. yes 
Certification of advertisingtposting notices in the file? ............................ yes 
Evidence of notification to property owners? ........................................ yes 
Final vote taken at this hearing? ................................................................ yes 

Major Speakers 
(This is not an attendance record.) 

M.J. Brodie, Baltimore Development Corporation 
Leon Pinkett, Baltimore Development Corporation 
Granvel Tate, General Growth Properties 
Charlotte Waters, General Growth Properties 

@ Printed on rccyrld paper with cnuironmen~lly f"e.ndly m y  based ink. 



Major Issues Discussed 

1. If enacted, CC 06-0524 would designate a "Special Taxing District" to be known as the 
Mondawmin Mall Special Taxing. The special tax levy would be on all real and personal 
property within the Special Taxing District at a rate or an amount designed to provide adequate 
revenues to repay debt service and etc. on the bonds. 

2. A hearing was held simultaneously for bills 06-0523,06-0524,06-0525 and 06-532. 
3. Representatives gave testimony that included an overview of the redevelopment of the Mondawmin 

Mall. Per Mr. Brodie, this is one of the most exciting projects bought before the Council. There 
has not been any significant renovation to the Mall in over twenty years. Many contractors 
have met to discuss a vision for the Mall. Infrastructure changes are needed at Mondawmin 
Mall. Our ambition is to make Mondawrnin Mall the kind of Mall that is attractive and 
conducive to the surrounding communities. 

4. The plan involves an $68 million investment and the TIF would be approximately $15 million. 
5. A significant amount of trees will be added to the landscape around the Mall. 
6. The Committee questioned the attendees on the policy for Mondawmin Mall that pertains to 

political activity. In response, it was noted that the policy of the contractor is: "that no political 
activity can take place in the Mondawmin Mall." The Committee stated that "We (the public) 
should be able to wear a tee-shirt in the Mall. The response: We don't have a problem helping 
to register voters. The company holds a neutral position when it comes to any specific political 
party andlor person. However, the representative from Mondawmin Mall stated that she would 
take the City Council concerns back and share them with the company. 

Was further study requested? 

If yes, describe. 

Further Study 

72-q *Yh. 
Marguerite Murray, Committee Staff Date: November 6,2006 

cc: Bill File 
OCS Chrono File 
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