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Fiscal Strategy:
Diversification of Municipal Tax Base
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In attractive, welmaintained neighborhoods and benefit from a highly
rated public school system and municipal government.

A To maintain this quality of life, Upper Dublin, like many municipalities,
seeks to diversify its tax base, as a primary fiscal strategy.

A Tax base diversification is achieved through the attainment of a healthy
mix of residences and businesses that pay taxes to fund the public school
and township/county government.
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Local Financial Impact
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commerce, and is a vital economic engine that benefits the school district,
township and region.
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Revitalization Strategy
for Fort Washington Office Park

A Fiscally the office park has beenamderperforming
assetfor Upper Dublin Township and its stakeholders
(taxpayers, office park businesses, employees and
property owners).

A Looking back: an aggressive economic revitalization
agenda was adopted, including flood control, public
infrastructure improvements and attractioof private
capitalto modernize obsoleteommercial properties.

A Historically, the economic impact of flooding in Fort
Washington: estimated at $3,710,000 total average
annual damage (2010 URS report: Economic Evaluation
for Proposed Flood Retarding System)
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for property owners, business disruption and
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A Reinvestment in infrastructure and assets was essential
to re-establish its competitive position in the region.

A Bottom line: major actions were taken, and continue to
be required to increase the safety, economic productivity
and financial contributions of the Office Park



Objectives of the Office Park Modernization Program

Upgrade the office park to be more competitive in the regional real estate
market

Improve the physical and economic conditions, including
transportation/infrastructure construction and programming

Provide additional amenities to residents and office park users
Attract new investmentg new businesses and real estate development
Increase property values and the overall tax base
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Ongoing Office Park RevitalizatiofProgram Management
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Improvement projects to date:

A Construction of two flood retarding structures (dry dams) upstream from Officeark

completed in 2013

A Bridge and culvert replacementscompleted in 2017

A Cross County Trajlconnecting Office Park to SEPTA train stati@hase 1 (of 4) completed
Transportation Demand Management (TDM) Plan to mitigate traffic congestion
Proactive municipal managementpper Dublin Municipal Authority formed in Sept. 2016; preceded
by the Steering Committee on Redevelopment & Economic Investment for Fort Washington Office P
Major grant funding received from Montgomery County and Commonwealth for infrastructure
reinvestment
Restoring confidence in business community and stimulating private sector investment.



Fort Washington Office Park Improvements
Grant Funding and Cost Sharing
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State & County Grants and Township Municipal

Developer Contributions To Date Funds Authority
$27.11 million SeRgmillion; AN

62.2% 15.6%
$9.7 million
22.3%
Total Phase 1 Project Costs
$43.58 million
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A The 2019 annual assessment

total = $555,000.

A This assessment amount pays the debt service for a $6 million bond
A The bond amount represents approximately 13.7% of the total improvement
project costs over the next four years: funds expended and to be spent



Economic RecoveryRebounding Conditions
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Fort Washington Office Park Vacancy Rate Chart of the week: August 15, 2016
Class B office renovations driving rental rates
in Fort Washington, outperforming PA suburbs
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0% + Renovation of Class B office into higher quality space is a trend throughout the Pennsylvania suburbs
that has begun to drive up rents in select locations. Fort Washington in particular has seen a surge in
0.0 asking rents for Class B office—an overall increase of 10.2 percent year-over-year—due to extensive
2005 2007 2008 2008 2010 201 amz 2013 2014 a1 2018 17 2018 YTD planned renovations, including the overhauls of 1100-1140 Virginia Drive and Apex Fort Washington
(600-602 Office Center Drive). Recent upgrades are placing Fort Washington's moderately priced office
Sousce: JLL Fasasech spaces on par with the asking rents of more traditionally expensive Main Line submarkets—
Malvern/Exton, King of Prussia’'Wayne, and Plymouth Meeting/Blue Bell.

A 7% office vacancy rate in the Fort Washington office subm#dkét Research
20198: lowest in 12+ years. Rent levels have been increasing due to reinvestment
in properties, and record leasing activity (JLL Research 2016).

A As vacancies decrease, rental rates are generally rising, according to improving
market conditions. Consequently, commercial property sales prices also are
increasing.



Economic RecoveryMore Positive Results

A Reinvestment in formerly distressed office properties:
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A Repositioned propertiesnow fully leased, generating higher rental
Incomes and increasddx revenues:
A Somerset Properties: 1100 Virginia Dr.
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A Apex FtWashington

A Corporate headquarters high paying jobs:
A Trumark Financial Credit Union, NutriSystem, Softerware,
Toll Brothers (coming soon).

A Owner occupants of commercial real estatdollarsare recycled in local
economyand stay in community:
A Trumark Financial Credit Union, Rush Gear, Kulickefa,B&I Auto
Partsetc.

A Job growth: approx. 12,000 employees currently, up from 9,000 in 2005.



New Constructiorg
The Greatest Impact on New Tax Revenues

A Lifetime Fitnesg the mostrecent example in Fort Washington Office
Park

A New tax revenues: $613,800/year total ($481,000 to UD School
District; $83,400 to UD Township; $49,400 to Montgomery County)

A Amenity and benefit to residentsprime example of new mixedse
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Office Park Revitalization
A Work In Progress

Total Assessed Value of
Fort Washington Office Park Properties
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A However, these increases in commercial property value do not translate
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lagging indicator.

A This lag in property valuation is due to structural inefficiencies in the
assessment of commercial properties.



Fort Washington Office Park
Fiscal Impadat, Historic and Current

Urban Partners Analysis (April 2019

. . . Total T: U Dublin Townshi
Ft. Washington Office Park Fiscal Impact History S — Assoessm?m pRErEubiin ToWnship

(SMillions)

(SMillions) Revenue Expense NetFiscal Rewenue Expense Net Fiscal

Upper Dublin School District

($Millions)

2002: Early Decline of Office Park 11,800 § 274.0 54.01 $2.01 52.00 $11.36 S0 511.36
2005: Employment Bottom 9,000 § 313.8 $3.92 $1.64 $2.28 s11.41 S0 511.41
2015: Bottom of Assessment Impact from Decline 10,300 S 249.9 53.59 $1.81 51.78 $9.30 S0 59.30
2019 FWOP Renewal Post-Storm Retention/Infrastructure

Improvements 12,000 § 260.2 | 53.93 52.04 s1. $9.77 S0 $9.77

* Revenues & Expenditures Adjusted to 2019 Tax Rates and Costs

A Netfiscal impact reflects actual revenues agpensegor Township

and School District

A Changes in net fiscal impact over time reflect the lag between office
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aggregate property assessed values

N,



Office Park Rezoning: Future Projections
Assessed Values/UDSD Student Enrollment

Urban Partners Analysis (April 2019)

Ft. Washington Office Park Future Fiscal Impact Comparison ‘ 2 oo oxE Total Tax

2 ' Assessment  Assessment  Assessment
(SMillions) (SMillions) (SMillians)

2019: Current FWOP 12,000 S 260.2 S 260.2

Future Alternative 1 (2030): 1200 Apartments/500,000 5F Repositioned Office--

Flex/100,000 SF New Office 14,000 1,865 78 66 S 2819 § 1224 S 404.3

Future Alternative 2 (2030): 1080 Apartrnents/120 Townhomes /500,000 5F

Repositioned Office--Flex/100,000 SF New Office 14,000 1,945 95 82 S 2819 S 1316 S 413.5

Future Alternative 3 (2030): 960 Apartments/120 Townhomes/ 120 Stacked

Townhomes/Repositioned & New Office--Flex 14,000 1,970 95 82 5 2819 & 1347 % 416.6

* Revenues & Expenditures Adjusted to 2019 Tax Rates and Costs

Assumptions for 2030 tax assessment estimates:
A 3 alternative buildout scenarios with new 1,200 multifamily apartment units + 2 varying
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Continued renovations of existing office buildings; with some new office construction
Continued employment growth: from 12,000 current, increasing to 14,000
Resulting aggregate tax assessed vatuas increase from current level, ranging from:
- Alternative 1: $144.1 Mil. growth; 55% increase
- Alternative 3: $156.4 Mil. growth; 60% increase
School age children/public school enrollment projectigrizased on Montgomery County
PlanningCommissiorenroliment studies
- Validated by actual resultse.g.: schochge children residing in new multifamily
projects; in comparable, higlanking school district (Great Valley)
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Office Park Rezoning: Future Projections
Fiscal Impact

Urban Partners Analysis (April 2019)

Upper Dublin Township Upper Dublin School District

Ft. Washington Office Park Future Fiscal Impact Comparison ($ Millions) (S Millions)
Revenue Expense NetFiscal Revenue Expense Net Fiscal

2019: Current FWOP $3.93 $2.04 $1.89 $9.77 S0 $9.77
Future Alternative 1(2030): 1200 Apartments/500,000 SF Repositioned Office--
Flex/100,000 SF New Office $6.04 $3.38 $2.66 $15.38 $1.28 $14.10
Future Alternative 2 (2030): 1080 Apartments/120 Townhomes,/500,000 SF
Repositioned Office--Flex/100,000 SF New Office $6.12 $3.42 $2.70 $15.69 $1.59 $14.10
Future Alternative 3 (2030): 960 Apartments/120 Townhomes/120 Stacked
Townhomes/Repositioned & New Office—-Flex $6.13 $3.44 $2.69 $15.79 $1.59 $14.20

* Revenues & Expenditures Adjusted to 2019 Tax Rates and Costs

Revenuers. Expense analysis: considers operating expenses for Township and School
District (student enrollment increases)
A Current net fiscal impact of Fort Washington Office Park
A Upper Dublin School District: $9,770,000/yr.
A Upper Dublin Township: $1,890,000/yr.
A Projected future fiscal impact:
A Upper Dublin School District: increase in net new revenues ranging from
$4,330,000/yr. (44% increase) to $4,430,000/yr. (45ncrease)
A Upper Dublin Township: increase in net new revenues ranging from
$770,000 (40.7% increase) to $810,000 /yr. (#2iBcrease)



New Multifamily Development
Limited Impact on Public Schools

School District of Upper Dublin

Enrollment Projections

2017 Update

Prepared by the Montgomery County Planning Commission

Montgomery County
Pennsylvania

Characteristics of the
Population in New and
Existing Housing Units

e School Aged Children
* Ages of New and Existing Residents
* Household Composition

Montgomery County Planning Commission
January 2012

Two Montgomery County Planning Commission reports on recent
student enroliment trends and the related impact of new housing
development Upper Dublin School District and countywide.

Highlights:
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2. Recent history in UD Township: new single family homes generate an
estimated 15x more school age children than multifamily homes; and
new attached housing generate more than 3x thenber ofschool age
children thannew multifamilyunits.

3® Pedceptions suggest that denser, multifamily housing brings in too
many peopleg and too many schoolchildrenfor the tax income that
municipalities receive in return. A closer look at this data shows the
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occupy apartments or townhomes, but the one thing that sirfglaily
detached homes offer more @fspacec may be a big factor in home
purchasing or renting decisions. Thus, sirfghaily detached homes .
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Proposed GFW Zoning District
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