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OUTLINE 

DEVELOPMENT DRIVEN 
STRUCTURES

Case Study:Easton Town Center,

Columbus, Ohio

Case Study:University Heights 
Parking Garage Project, 
Cleveland, Ohio

Case Study: Levis Commons, 

Perrysburg, Ohio

Case Study: Golf Village, Powell, Ohio



Structuring Issues:

ÅSecurity Issues/Credit Overlay

ÅDevelopment Risk

ÅOngoing Valuation Risk

ÅFederal Tax Issues



CASE STUDY:

Easton Town Center

Å1,200 acre mixed use development 

integrating:

ïOffice

ïRetail

ïResidential

ÅInternational Design Awards



CASE STUDY:

Easton Town Center

HISTORY OF EASTON
ïDeveloped by the Limited, Inc. through a 

wholly owned subsidiary

ïLand assembly commenced in early 
1980ôs

ïColumbus designated Easton a 
ñcommunity reinvestmentò area in 1986

ÅAll ñnon-retailò businesses eligible for 100% 
ten year tax abatement

ïIn 1996, City of Columbus created Easton 
TIF District



CASE STUDY:

Easton Town Center

ï100% of ñnon-schoolò TIF revenues 

committed to project - 30 year TIF

ïCity agreed to use ñbest effortsò to 

finance $26,000,000 in infrastructure 

improvements

ïIn June 1999, the City issued 

$30,050,000 of TIF Revenue Bonds to 

finance the needed infrastructure



CASE STUDY:

Easton Town Center

ÅñBack Loadedò Debt Structure

ïEnabled debt service to grow as 
revenues grow

ïEnabled City to maximize benefit of TIF 
payments on ñnon-retailò components 
when abatement expires

ÅInterest Capitalized

ïCity borrowed $2.2 million to pay
interest through 2000 to provide time for 
revenues to ñramp upò



CASE STUDY:

Easton Town Center
ÅRisk Profile

ïCity would assume no development 

risk 

ïSolution:  Developer accepted 

development risk through 

provision of Letter of Credit added 

to TIF Bonds



CASE STUDY:

Easton Town Center

ïLetter of Credit required for principal plus 

225 days of interest

ïLetter of Credit to remain in place until:

» TIF revenues equal or exceed 1.5X 

maximum annual debt service for two 

consecutive years

» No single taxpayer accounts for more than 

20% of annual TIF payments

» Top 5 taxpayers do not account for 

more than 45% of annual TIF payments



CASE STUDY:

Easton Town Center

ïOn the basis of this structure 

the bond issue was insured by 

AMBAC and received triple-A 

rating based upon insurance

ïI.e., ñDouble-Barreledò Credit 

Overlay



CASE STUDY:

University Heights

ÅUniversity Heights, Ohio:

ïExisting Kaufmannôs Store and 
Surface Parking

ïMarket Value - $13,000,000

ÅStarwood/Wassermanôs Plans:
ï600,000 Sq. Ft. of Retail

ïVertical Mall - 5 Levels

ïAnchors: Kaufmannôs, Target and Tops

ï$128,000,000 Total Development Costs



EXISTING CONDITIONS PLAN
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CASE STUDY:

University Heights

ÅPublic Financing:

ï$40,500,000 Bond Financing

ï2200 Space Garage

ÅFree Parking

ÅDirect Access to Various Levels



CREDIT ISSUE/SOLUTION

ÅHow do you issue TIF Bonds if the TIF 

Revenues are insufficient to support the 

Bonds?

ïñBack-Up TIF Bonds w/ Special 

Assessmentsò

ïTIF Bonds Require 1.25 or more Coverage

ïSpecial Assessment Bonds can be Done 

Close to 1.00 Coverage

ïCombined Bonds will have close to 1.00 

Coverage



SOLUTION

ÅSpecial Assessment Bonds

ïRevenue Bonds

ïCity Agrees to Levy and Collect 

Special Assessments

ïConduit Issues Bonds 

ïIn Ohio, a Port Authority is Good 

Candidate/ Empowered to do 

Economic Development Bonds 



WHAT BONDHOLDERS WANT

ÅExtra Security/Credit for Bonds:

ïFixed Price Contract / Developer 
Guarantee

ïDevelopment has Conventional 
Financing Commitment or the Loan 
is Closed

ïBack - Up Pledge of Special 
Assessments



AS BUILT
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AS BUILT


