
AN ORDINANCE 

Approving the amendment of a neighborhood improvement district in the area generally bounded 
by, and including, 11th Street to the West, Filbert Street to the North, 8th Street to the East and 
Market Street to the South, with the exception of certain condominium units at 801 Market Street 
Condominium not included in the District, known as the Gallery Neighborhood Improvement 
District, to remove certain portions of such property generally bounded by Filbert Street on the 
north, 10th Street on the east, 11th Street on the west, and Market Street on the south from such 
District in accordance with the provisions of the Community and Economic Improvement Act, and 
under certain terms and conditions. 

WHEREAS, City Council is authorized by the Community and Economic Improvement Act, being 
the Act of December 21, 1998, P.L. 1307, No. 174, as amended (“Community and Economic 
Improvement Act”) (53 P.S. §18101 et seq.), to establish, by ordinance, neighborhood 
improvement districts and to designate certain entities to administer programs and services within 
such districts in order “to promote and enhance more attractive and safer commercial, industrial, 
residential and mixed-use neighborhoods; economic growth; increased employment opportunities; 
and improved commercial, industrial, business districts and business climates;” and 

WHEREAS, By ordinance passed by City Council on December 15, 2015 (Bill No. 150374) (the 
“Original NID Ordinance”), City Council established The Gallery Neighborhood Improvement 
District (the “District”) and designated the Gallery Neighborhood Improvement District 
Corporation, a Pennsylvania nonprofit corporation, as the Neighborhood Improvement District 
Management Association for the District (the “Market East NIDMA”); and 

WHEREAS, By ordinance approved June 18, 2015 (Bill No. 150380), City Council created the 
Gallery at Market East Tax Increment Financing District (“TIF District”) and approved the project 
plan submitted by the Philadelphia Authority for Industrial Development (“PAID”) for the 
redevelopment of the District, all pursuant to the provisions of the Tax Increment Financing Act, 
being the Act of July 11, 1990, P.L. 465, No. 113, as amended (“Tax Increment Financing Act”) 
(53 P.S. §6930.1 et seq.); and 

WHEREAS, The TIF District is being amended by separate ordinance of City Council, pursuant 
to the Tax Increment Financing Act, to revise the boundaries of the TIF District and amend its 
project plan; and  

WHEREAS, In connection with the TIF District amendment, the Market East NIDMA Board of 
Directors has recommend and the Market East NIDMA has proposed to amend the District 
boundaries to generally overlay with the TIF District, as amended, the Market East NIDMA has 
properly notified the affected property owners of such proposed amendment and more than forty-
five (45) days have elapsed since such notification and the Clerk of City Council has not received 
objections filed by affected property owners representing the ownership of at least one-third of the 
affected properties within the District or affected property owners within the District whose 
property valuation, as assessed for taxable purposes, amounts to one-third of the total property 
valuation of affected property owners within the District; and   



WHEREAS, All procedures required by the Community and Economic Improvement Act for 
amendment of the District have been followed; in particular, a public hearing was held on 
_____________________, 2024 after timely publication of the required notice thereof in at least 
one newspaper having a general circulation in the District specifying the time and the place of such 
hearing and the amendments to be considered; NOW, THEREFORE, 

THE COUNCIL OF THE CITY OF PHILADELPHIA HEREBY ORDAINS: 

SECTION 1.  In accordance with the provisions of the Community and Economic Improvement 
Act, City Council hereby finds that the proposed amendment to the District’s final plan are in the 
public interest as it relates to affected property owners within the District and hereby approves 
Market East NIDMA’s proposed amendment to the District’s final plan and the District effective 
as of the January 1st next following the date that an agreement for payment in lieu of taxes among 
The City of Philadelphia, the School District of Philadelphia, and the taxpayer for the property to 
be removed from the District takes effect for such area, such that new boundaries shall be as set 
forth in Exhibit “A” attached hereto. The District shall continue to be known as the Gallery 
Neighborhood Improvement District and the Market East NIDMA shall continue to serve as the 
Neighborhood Improvement District Management Association with all powers, rights, duties, 
responsibilities and undertakings set forth in the Community and Economic Improvement Act and 
the Original NID Ordinance. The term of existence of the Market East NIDMA is not being 
extended in connection with the amendments to the District. 

SECTION 2.  Council hereby approves as the final plan for the District the plan set forth in Exhibit 
“B” attached hereto. 

SECTION 3.  The Director of Commerce and other officers of the City are hereby authorized to 
execute all documents and do all things necessary to carry out the intent of this Ordinance. 

SECTION 4.  The Chief Clerk shall keep on file the document referred to as Exhibit “A” in Section 
1 of this Ordinance, all accompanying documents referenced in Exhibit “A”, the plan referred to 
as Exhibit “B” in Section 1 of this Ordinance, and all accompanying documents referenced in 
Exhibit “B” and shall make same available for inspection by the public during regular office hours. 

 



 

 
EXHIBIT A 

Aerial Map of District 
 
 



   

EXHIBIT B 
Gallery at Market East Tax Increment Financing District 

Amended Project Plan 
September ___, 2024 

 
The purpose of this Amended Project Plan is to amend the existing Gallery at Market East Tax 

Increment Financing District Project Plan approved by the City Council of the City of Philadelphia (the 
“City”) in Bill No. 150380, enacted on June 18, 2015 (the “2015 TIF Ordinance” and the “2015 Project 
Plan” and collectively, the “TIF District”). This Amended Project Plan also constitutes a Neighborhood 
Improvement District Plan pursuant to 53 P.S. §18105 of the Community and Economic Improvement Act, 
being the Act of December 21, 1998, P.L. 1307, No. 174, as amended. 

 
This Amended Project Plan is requested to facilitate development of a sports and entertainment arena 

and adjacent residential tower (as described in Part I, “The Project”) on portions of the existing TIF District 
and to promote future vitality of the remaining TIF District as amended.  Development of the Project 
requires amendment of the TIF District to remove certain parcels as described in Part II, “The Proposed 
Amendment” to accommodate the Project.  The base tax values and tax revenue projections are adjusted in 
accordance with the reduced TIF District size and net projected benefits are described in Part III, “Economic 
Analysis”. 

 
Except as set forth in this Amended Project Plan, the original Gallery at Market East Tax Increment 

Financing District Project Plan shall remain in effect in the form attached hereto as Exhibit VI. 
 

Part I: The Project  
 
Developer:  CBL Arena LLC or an affiliate thereof (the “Developer” or “CBL”), is a Delaware limited 
liability company controlled by Harris Blitzer Sports Entertainment, whose owners also own, directly and 
indirectly, a controlling interest in the Philadelphia 76ers NBA Franchise (“Sixers”).   
 
The Project:  Developer proposes to acquire parcels generally bounded by 10th, 11th, Market and Filbert 
Streets including 1001-19 and 1025 Market Street (which are currently located in the existing TIF District 
and shall be removed by this amendment) together with the former bus terminal located at 1001-25 Filbert 
Street, demolish existing improvements thereon, and convey the cleared parcels via the Philadelphia 
Authority for Industrial Development (“PAID”) to the City for nominal consideration.  The City will form 
a single parcel generally bounded by Cuthbert Street on the north, 10th Street on the east, Market Street on 
the south, and 11th Street on the west (the “Arena Parcel”) for lease via PAID to the Developer also for 
nominal consideration.  The Developer will construct thereon an approximately 18,500-seat state-of-the-art 
arena which will serve as the new home of the Sixers (the “Arena Project”) and an adjacent mixed-income 
residential apartment tower estimated at 395 units in 22 stories (the “Residential Project” and, collectively 
with the Arena Project, the “Project”). The Arena Project and Residential Project will be developed and 
operated by the Developer and will not be located in the TIF District as amended hereby.   
 
The Amended TIF District:  The remaining parcels located within the TIF District as amended (the 
“Amended TIF District”) will continue to be operated primarily as a retail mall with office and other uses 
mixed in.  The Amended TIF District will be repositioned into a retail, restaurant, and entertainment-based 
commercial center.  Although smaller than the existing mall, the rejuvenated Fashion District Mall is 
expected to have increased utilization and performance, benefiting from completion of the Project. 



   

 
Phasing:  The Developer anticipates demolition of the existing structures on the Arena Parcel to begin in 
January 2026, with the construction of the Project commencing in 2028.  Completion of the construction 
of both the Arena Project and the Residential Project is projected to occur in 2031 with the first full year of 
operations in 2032. The remaining Fashion District Mall retail facilities in the Amended TIF District will 
be repositioned beginning in 2026 and continue through 2031. 

 
Part II:  The Proposed Amendment 

 
This Amendment shall remove parcels comprising the block generally bounded by 10th, 11th, Market 

and Filbert Streets from the existing TIF District (the “Removed Parcels”) thereby moving the western 
boundary of the existing TIF District from 11th Street to 10th Street. The general boundaries of the existing 
TIF District and Amended TIF District are as follows and as further depicted in Figure 1 and Figure 2.  

 
Boundary Existing TIF District Amended TIF District 
West 11th Street 10th Street 
North Filbert Street Filbert Street 
South Market Street Market Street 
East 8th Street 8th Street 

 
The 2015 TIF Ordinance and 2015 Project Plan defined the existing Gallery at Market East Tax 

Increment District as approximately 12 acres and 5 taxable parcels encompassing approximately 1,289,000 
square feet including 839,000 square feet of retail space, 275,000 square feet of office space and 175,000 
square feet of common areas (currently referred to as the “Fashion District”).   

 
Amending the TIF District and eliminating the Removed Parcels will reduce the Fashion District space 

by approximately 2.9 acres, covering 380,000 square feet and result in a Fashion District with 
approximately 909,000 square feet of improvements including 522,000 square feet of retail, 264,000 square 
feet of office and 123,000 square feet of common space.   

 
Use (square feet) Existing Amended Change 
Retail 839,245 521,746 -317,499 
Office 274,568 263,947 10,621 
Leasable 1,113,813 785,693 -328,120 
Common Space 174,794 123,301 -51,492 
Total 1,288,607 908,994 -379,612 

 
The arena site to be removed from the TIF District is zoned commercially and has no residential uses.  The 
Developer will work with commercial tenants in the arena site to relocate them to the remaining Fashion 
District or terminate their lease in accordance with those terms on a commercially reasonable basis. 
 
Effective Date:  The effective date of this Amendment shall be the January 1st next following the date that 
an agreement for payments in lieu of taxes (“PILOT”) among the City, the School District of Philadelphia 
(“School District”), and the Developer (the “Effective Date”) takes effect for the Removed Parcels through 
the expiration date of the TIF District on December 31, 2035 (the “Remaining TIF Period”).  The Effective 
Date is expected to be January 1, 2028 for purposes of this plan. 
 



   

 
Figure 1: Existing and Amended TIF District Boundaries, Including Amended TIF District and 

Arena Parcels 

 
 

 



   

Figure 2: Amended TIF District 
 

  



   

Part III: Economic Analysis 
 

The economic impact analysis is based on the assumptions and methodology described below and is 
not intended to be construed as a maximum or minimum figure. This analysis includes direct impacts of the 
real estate; sales and use; business income and receipts; wage; amusement; outdoor advertising; liquor; 
beverage; parking; use and occupancy taxes; and payments or settlement in lieu of such taxes, as 
applicable. Direct impacts are impacts occurring at the Project and do not include any ancillary, off-site, 
indirect, or induced impacts with the exception of parking taxes. 
 
 
Fiscal Effect on the Municipal Tax Base: 

 
Approval of this TIF Amendment and development of the Project as proposed (the “Build Scenario”) 

is projected to produce more tax revenues to the City and School District through the Remaining TIF Period 
than if existing conditions remain unchanged for the existing TIF District (the “No-Build Scenario”).  

 
Tax revenues related to the Arena Project and the Amended TIF District are estimated to be $24.5 

million during the first full year of operations of the Project after the PILOT payments commence in 2033 
with $8.3 million generated by the TIF District as reduced and $16.2 million generated by the Arena Project. 
Tax revenues from the Arena Project and the TIF District as reduced are estimated to be approximately 
$162.6 million cumulatively from calendar year 2025 through the Remaining TIF Period. This represents a 
$71.7 million net increase over the existing conditions from the remaining 11 years of TIF term in the No-
Build Scenario.   

 
Tax increment revenues pledged to the repayment of the TIF Notes will be derived from real estate, 

City sales (1%, i.e. half of the total 2% City portion), and business income and receipts tax increments 
(“BIRT”) authorized in the 2015 Project Plan (see 2015 Project Plan Part IV).  An additional approximate 
$40.4 million will accrue to the Tax Increment Fund to amortize the TIF Notes (as such terms are defined 
in the 2015 Project Plan). 

 
The table below summarizes the projected cumulative tax revenues available to the City (including the 

Pension Fund), School District, and the TIF under existing conditions in the No-Build Scenario, and the tax 
revenues available to the City, School District, and the TIF assuming completion of the Project through the 
Remaining TIF Period in the Build Scenario.  The Build Scenario tax revenues are summarized below and 
detailed in Exhibit I. 

 

Beneficiary No-Build 
Scenario 

Build Scenario 
Net Benefit Fashion 

District 
Arena  

(net new) Total 

City $4,056,057  ($6,474,400) $79,816,092  $73,341,692  $69,285,635  
School District $43,047,242  $34,345,449  $14,517,526  $48,862,975  $5,815,733  
TIF Fund $43,795,086  $40,405,204  $0  $40,405,204  ($3,389,882) 
Total $90,898,384  $68,276,253  $94,333,618  $162,609,871  $71,711,486  

 
 



   

Scope and Assumptions: 
 
The economic analysis compares (i) tax revenue projections from January 2025 through the term of the 

TIF District (December 31, 2035) if this Amended Project Plan is approved and the Arena Project is 
completed (i.e. the Build Scenario) against (ii) tax revenue projections of existing conditions if the 
amendment is not approved (i.e. the No-Build Scenario) to estimate whether the Arena Project and this 
Amended Project Plan together represent a net fiscal benefit to the City and the School District. 

 
Under the Build Scenario, the City and the School District can expect to receive tax revenues from 

continued operation of the reduced Fashion District in addition to tax revenues related to construction and 
operation of the Arena Project, which will be located outside of the Amended TIF District but is made 
possible by this Amended Project Plan.  Elements of the benefit to the City and School District in the Build 
Scenario include the following:  

 
• Arena Construction:  Estimated net new benefit includes tax revenues from construction based on 

the assumption that the Sixers would continue to play at the Wells Fargo Center or construct an 
arena outside of the city if the Arena Project or this Amended Project Plan is not approved. 
 

• Arena Operations:  Net new benefit from Arena operations is estimated to result solely from 53 
new concerts, family and other events that would not otherwise be available in Philadelphia under 
the single-arena No-Build Scenario.  Estimated tax revenues from current Sixers games and 
existing other events are excluded from the projections of net tax revenues based on the assumption 
that Sixers games and other existing events would continue to be hosted in the city in the No-Build 
Scenario and consequently are not new revenues to the City and School District.  Furthermore, 
while it is expected that the Arena Project will increase revenues from the Sixers’ games, such 
expected increase is excluded from the projections of net tax revenues to form a more conservative 
estimate. 
 

• Fashion District:  Estimated net tax revenues from the Fashion District as reduced are measured 
by projecting tax revenues from the Fashion District in the Build Scenario including only the 800-
900-blocks of Market Street.  
 

• Residential Project:  Estimated tax revenues from construction and operation of the proposed 
Residential Project on the former bus depot site are excluded from the projections of net benefit 
based on the assumption that a comparable residential development would occur in the No-Build 
Scenario if the Arena Project does not proceed.   
 

• Indirect Impacts:  Indirect and induced impacts (whether positive or negative) related to 
development and operation of the Arena Project on tax revenues from communities surrounding 
the Fashion District and the Arena Project and from the existing sports stadium district are not 
included in the estimated net benefit to form a more conservative estimate. 
 
 
 



   

Arena Construction: 
 
Arena Project development costs are estimated at $1.6 billion ($1.3 billion in 2023 dollars as inflated 

to 2030) and include demolition of existing improvements and new construction of the Arena Project.  Total 
development costs include core and shell construction of $250 million which will serve as basis for the 
PILOT payments, other construction, tenant and finish work of $591.2 million, and furniture, fixtures and 
equipment, professional services and other fees and costs of $757.6 million.  Of the total development 
budget costs, purchased materials subject to the sales & use tax represent 50% or $799.4 million, and 
construction wages subject to the wage tax are estimated represent 30% or $479.7 million. Demolition is 
estimated to commence January 2026 with construction to commence 2028 and be completed during 2031 
in advance of the start of the NBA season.   

 
Net new tax revenues are associated with wage tax on construction labor related to demolition and 

construction together with sales and use taxes from purchase of building materials and furniture, fixtures 
and equipment.  These taxes represent net benefit to the City and School District of Philadelphia and are 
summarized below and detailed in Exhibit II-A. 

 
Tax Remaining TIF 

Period 
(construction) 

City School Amended 
TIF District 

Wage $ 17,496,223 $ 17,496,223 $ 0 $ 0 
Sales (2%) $ 15,988,360 $ 15,988,360 $ 0 $ 0 
Total $ 33,484,583 $ 33,484,583 $ 0 $ 0 

 
 
Arena Operations: 
 
Net Events: 

 
Net new tax benefit from development and operations of the Arena Project are calculated with respect 

to 53 new non-Sixers events related to concerts, family shows and other events that are projected to occur 
solely from addition of a second arena into the Philadelphia market as detailed in Exhibit II-F.   

 
• Current Usage in Single Arena Scenario:  Average annual events over the past three years at the 

Wells Fargo Center (excluding COVID-impacted years) total 186 events including 43 Sixers home 
games, 43 Flyers home games plus 100 concerts, family shows and other events. 
 

• Projected Usage in Dual Arena Scenario:  In total, the Philadelphia market is projected to support 
239 events per year upon stabilization in a dual arena scenario including 43 Sixers home games, 43 
Flyers home games plus 153 concerts, family shows and other events. 
 

• Net New Usage:  Retention of all Sixers and Flyers home games yields no new benefit but 
projection of 153 concerts, family shows and other events in the dual arena scenario less 100 events 
in the existing single arena scenario yields a net benefit of 53 additional events.  The 53 net new 
events are projected to include 35 concerts, 15 family shows and three other events with total 
combined paid attendance of 612,705 persons and turnstile attendance of 567,496 persons. 
 



   

• Sensitivity Analysis:  A sensitivity analysis was performed to evaluate tax revenues in scenarios 
where net new events are less than the projected.  Alternative scenarios included 45, 34, 26, and 18 
new events. 

 
New Tax Revenues (Remaining TIF Period): 

 
Tax revenues associated with the 53 net new events over the 11 years of the Remaining TIF Period 

include the following elements: 
 

• In-arena tax revenues including event-day wages plus sales, liquor, beverage, amusement and other 
taxes associated with purchase of tickets, food and beverage, and merchandise; 

• Parking taxes related solely to the 53 net new events;  
• Payments In Lieu Of Taxes (“PILOT”) payments on the Arena; and 
• Use & Occupancy taxes paid under the settlement agreement related to the Arena. 
 
These taxes represent net benefit to the City and School District derived from the 53 new events and 

are summarized below and detailed in Exhibit II-A. 
 

Tax Remaining TIF Period 
(Operations) City School Amended TIF 

District 
PILOT  $ 15,000,000   $ 6,600,000   $ 8,400,000   $ 0 
Wage  $ 19,499,297   $ 19,499,297   $ 0  $ 0    
Sales (2%)  $ 23,967,706   $ 23,967,706   $ 0  $ 0    

Beverage  $ 140,603   $ 140,603   $ 0  $ 0    
Amusement  $ 16,430,756   $ 16,430,756   $ 0  $ 0    

Parking  $ 1,870,395   $ 1,870,395   $ 0  $ 0    
BIRT  $ 11,307,336   $ 11,307,336   $ 0  $ 0    
U&O  $ 2,000,000    $ 0  $ 2,000,000   $ 0    
Liquor  $ 4,117,526   $ 0  $ 4,117,526   $ 0    
Total  $ 94,333,618   $ 79,816,092  $ 14,517,526   $ 0    

 
 
 
 
 
 



   

New Tax Revenues (Arena development and 30-year lease term): 
 

Tax revenues associated with development of the Arena and the 53 net new events over the 30-year 
sublease Term were also calculated on a net present value basis, as summarized below and detailed in 
Exhibit II-B. 

 

Tax Arena Development 
& 30-year Lease Term City School 

PILOT  $ 54,748,461   $ 24,089,323   $ 30,659,138  
Wage  $ 20,524,717   $ 20,524,727   $ 0    
Sales (2%)  $ 41,651,149  $ 41,651,149   $ 0    
Beverage  $ 384,018   $ 384,018   $ 0    
Amusement  $ 61,179,563   $ 61,179,563   $ 0    
Parking  $ 6,964,375   $ 6,964,375   $ 0    
BIRT  $ 42,166,745   $ 42,166,745   $ 0    
U&O  $ 5,848,072   $ 0     $ 5,848,072  
Liquor  $ 15,331,518   $ 0     $ 15,331,518  
Total  $ 248,798,619   $ 196,959,891   $ 51,838,728  

 
 
Sensitivity Analysis: 

 
A sensitivity analysis indicates that the City and School District will see net positive tax revenues from 

the development and operations of the Arena Project over the 30-year sublease term even if net new events 
are significantly reduced.  Tax revenues associated with development of the Arena Project and reduced 
event scenarios over the 30-year lease Term were calculated on a net present value basis, as summarized 
below and detailed in Exhibit II-C. 

 
No. Events Total City School 
65 Events $ 291.8 $ 235.8 $ 56.0 
53 Events (expected) $ 248.8 $ 197.0 $ 51.8 
45 Events $ 219.2 $ 170.2 $ 49.0 
34 Events $ 179.2 $ 134.0 $ 45.1 
26 Events $ 171.6 $ 127.6 $ 44.0 
18 Events $ 152.7 $ 110.8 $ 41.9 

$ in millions 



   

 
 
 
 
 
Fashion District (Amended TIF District): 

 
Development of the Arena Project will enable the Fashion District to be repositioned with potential for 

higher rates of occupancy and greater sales per square foot in a smaller volume.  Projected benefits calculate 
gross benefits from the reduced Fashion District covering the 800-900 blocks of Market Street in the 
amended two-block TIF District associated with real estate, wage, sales, liquor, use and occupancy, 
advertising taxes and BIRT related to the Build Scenario are summarized below and detailed in Exhibit III 
A-C.   

 

Tax 
Remaining TIF 

Period 
(Total Revenues) 

City Revenues School Revenues TIF District 
Revenues 

Real estate  $ 31,857,881   $ 5,937,620   $ 7,257,091   $ 18,863,170  
Wage  $ 6,259,849   $ 6,259,849   $ 0     $ 0    
Sales (2%)  $ 13,767,576   $ 11,182,248   $ 0     $ 2,585,328  
Amusement  $ 275,367   $ 275,367   $ 0     $ 0    
Advertising  $ 4,213,138   $ 4,213,138   $ 0     $ 0    
BIRT  $ 20,422,749   $ 1,266,043   $ 0     $ 19,156,706  
U&O  $ 22,987,699   $ 0     $ 22,987,699   $ 0    
Liquor  $ 4,100,659   $ 0     $ 4,100,659   $ 0    
Mall Payments  $ (35,608,666)  $ (35,608,666)  $ 0  $ 0    
Total  $ 68,276,253   $ (6,474,400)  $ 34,345,449   $ 40,405,204  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   

No-Build Scenario: 
 
In the No-Build Scenario, the Fashion District is projected to continue operating at current assessed 

property values and occupancy and sales rates.  Projected tax revenues calculate benefits from the existing 
Fashion District covering 800-1000 blocks of Market Street in the current three-block TIF District 
associated with real estate, wage, sales, liquor, use and occupancy, and BIRT taxes (summarized below and 
detailed in Exhibit IV A-C. 

 
 

Tax 
Remaining TIF 

Period 
(Total Revenues) 

City Revenues School 
Revenues 

TIF District 
Revenues 

Real estate $ 43,614,494   $ 7,461,972   $ 9,120,188   $ 27,032,333  

Wage  $ 9,112,042   $ 9,112,042   $ 0     $ 0    

Sales (2%)  $ 20,040,540   $ 16,277,910   $ 0     $ 3,762,630  

Amusement  $ 3,526,847   $ 3,526,847   $ 0     $ 0 

Advertising  $ 1,539,352  $ 1,539,352   $ 0     $ 0    

BIRT  $ 14,746,722   $ 1,746,600   $ 0  $ 13,000,123  

U&O  $ 29,826,394   $ 0     $ 29,826,394   $ 0 

Liquor  $ 4,100,659   $ 0     $ 4,100,659   $ 0    

Mall Payments  $ (35,608,666)  $ (35,608,666)  $ 0     $ 0    

Total  $ 90,898,384   $ 4,056,057   $ 43,047,242   $ 43,795,086  
 
 
 
 
 
 
 

Addendum: Statutory Requirements 
 
Per Chapter 21-1400 § 21-1403 of The Philadelphia Code: 

 
All projections contained in the TIF District’s Project Plan of tax revenues and jobs to be created by the 
TIF District are based on reasonable and appropriate assumptions and methods of estimation.  All such 
assumptions and methods are consistently applied throughout the projections. Estimates of projected 
tax revenues are based on current or proposed tax rates, historical collection patterns and generally 
recognized econometric models. 
 



   

EXHIBITS 
 
 
Exhibit I: Tax Revenues (Build Scenario, combined summary) 
 
Exhibit II: Tax Revenues (Build Scenario, Arena) 

• Exhibit II-A:  Taxes (TIF Term) 
• Exhibit II-B:  Taxes (Arena Lease Term) 
• Exhibit II-C:  Sensitivity Analysis 
• Exhibit II-D:  Taxable Values 
• Exhibit II-E:  Assumptions 
• Exhibit II-F:  Arena Events 
• Exhibit II-G:  Arena Development Budget  

 
Exhibit III: Tax Revenues (Build Scenario, Fashion District) 

• Exhibit III-A:  Taxes  
• Exhibit III-B:  Taxable Values 
• Exhibit III-C:  Assumptions 

 
Exhibit IV: Tax Revenues (No-Build Scenario, Fashion District) 

• Exhibit IV-A:  Taxes 
• Exhibit IV-B:  Taxable Values 
• Exhibit IV-C:  Assumptions  

 
Exhibit V:  Amended TIF Base Values  
 
Exhibit VI:  2015 TIF Ordinance and Project Plan 
 
Exhibit VII:  Neighborhood Improvement District Management Association Budget 
  













Gallery Market East
Tax Increment Financing District AMENDMENT

Exhibit II-E

7/24/2024

Schedule:
Initial TIF Effective Date 12/31/2015
Initial TIF Project Opening (Fashion District) 2019
Demolition Start (1000 block of Market & Filbert) 2026
Construction Start (Arena) 2028
Amended TIF Effective Date (projected) 1/1/2028
Arena Opening 2031
First full year of Arena operations 2032

Construction & Real Estate Assumptions 2029-2031
Total Development Costs 1,598,836,025$        

Construction Period as modeled (years) 3
Allocation to Purchased Materials (in Phila) 799,418,013$           50%
Alloction to Labor (in Phila) 479,650,808$           30%
Allocation to PILOT taxable basis (yr1) 250,000,000$           

Use & Occupancy Amount 500,000$                  

Employment:
Arena Construction 2029-2031

Average annual salary per FTE 85,000$                    
Full Time Equivalent Jobs 5,643                        

Arena Operations 2032 +
Average annual salary per FTE 60,850$                    
Full Time Equivalent Jobs per year 216                           

Net New Events to Market (2032) Events Paid Attendance Turnstile
Concerts - Tier I 20 281,760                  262,188               
Concerts  - Tier II 15 180,990                  167,805               
Family Shows 15 118,200                  108,162               
Other Sports / Dirt Shows 3 31,755                    29,341                 
Total 53 612,705                  567,496               

Operating Assumptions  & Tax Basis
Avg Ticket Price Food & Beverage Merchandise Parking Net New Tax Basis

Per Capita Assumptions

Concerts - Tier I 171.17$                    32.63$                    11.50$                 50.00$               
Concerts  - Tier II 138.85$                    33.62$                    11.50$                 50.00$               
Family Shows 57.73$                      21.91$                    5.50$                   20.00$               
Other Sports / Dirt Shows 78.67$                      34.32$                    11.50$                 40.00$               
Gross Revenue (2032) 82,682,000$             17,575,000$          5,877,000$          3,974,000$        

Employment (permanent operations)
Operating Labor Expenses; Labor as % of Spend 10,000,000$             25% 14%
Displacement 9.9% 19.8% 28.1%
Net New Taxable Basis 9,010,000$               3,523,788$            591,990$             13,125,778$               

Sales Tax 
Displacement 1.7% 20.0%
Net New Taxable Basis 81,303,967$             14,060,000$          95,363,967$               

Amusement Tax
Displacement 5.0%
Net New Taxable Basis 78,547,900$             78,547,900$               

Liquor Tax

Liquor (percentage of Food & Beverage) 70%
Displacement 20.0%
Net New Taxable Basis 9,842,000$            9,842,000$                 

Sweetened Beverage (ounces per capita)
Ounces of sweetened beverage per capita

Net New Taxable Basis (ounces) 2,343,378               35,151$                      
Parking

Percentage of turnstile who drive 40%
Riders per car 2.5
Displacement 50.0%
Net New Taxable Basis 1,987,000.0$     1,987,000$                 

Outdoor Advertising
Net New Taxable Basis -$                            

Business Income & Receipts Assumptions
Gross Receipts (ArenaCo) 64,901,000$               
Gross Receipts = ticket sales (Promoter) 82,682,000$               
Net Income (ArenaCo) 38,241,975$               
Net Income (Promoter) 8,268,200$                 

Assumptions (build scenario - arena only )

All figures are estimates only; actual figures will vary according to market conditions

Prepared by PIDC: 
Gallery at Market East TIF District Project Plan Amendment 9/19/2024-8:18 PM



















   

 
Exhibit V 

Amended TIF Base Values 
 
Amendment of the TIF District boundaries requires adjustment of the base values as of the Effective 

Date. The base values of the Original TIF District and Amended TIF District are estimated as follows: 
 

• Real Estate:  Total real estate value of $112,497,697 in 2015 generated base tax revenue of 
$1,507,469.  This amount is reduced by removal of 1001-19 Market St (882508010) then valued at 
$25,499,344 and 1025 Market St. (882508100) then valued at $6,100,000 for a revised base value 
of $80,898,353 equating to $1,084,038 at the then current rate of 1.34%.  Remaining taxable parcels 
in the TIF District as amended include 801 Market St, unit 101 (882000004), 801 Market St, unit 
202 (882000005), 833 Market St (882506502), 907-37 Market St #A (882506610) and 907-37 
Market St #B (883013600). 
 

• Sales (1%):  $56,887,638 of taxable sales in 2015 generated annual base sales taxes of $568,876 
associated with the 1% portion of TIF’able sales tax in the original TIF District.  Removal of 1001-
19 and 1025 Market Street equates to removal of 317,499 square feet of leasable retail area out of 
a total of 839,245 square feet of leasable retail area, equating to a reduction of 37.83%.  Reduction 
of the base sales amount by this same ratio equates to revised base sales of $35,366,189 and a 
revised base sales tax amount of $353,662. 
 

• BIRT:   BIRT taxes as of 2015 equated to base tax revenue of $158,782 in the original TIF District.  
Removal of 1001-19 and 1025 Market Street equates to removal of 317,499 square feet of leasable 
retail area out of a total of 839,245 square feet of leasable retail area, equating to a reduction of 
37.83%.  Reduction of the base BIRT amount by this same ratio equates to revised base BIRT tax 
amount of $98,712. 

 
 Real Estate Sales (1%) BIRT 
2015 Base Value $1,507,469 $568,876 $158,782 
Reduction - $423,431 - $215,214 - $60,070  
Amended Base Value $1,084,038 $353,662 $98,712 

 
  



   

Exhibit VI 
2015 TIF Ordinance and Project Plan 

See attached.
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(Bill No. 150380)
 

AN ORDINANCE 
 

Creating the Gallery at Market East Tax Increment Financing District, being the area generally 
bounded by Filbert Street on the north, 8th Street on the east, 11th Street on the west, and Market 
Street on the south, including certain improvements located therein, and approving the project 
plan of the Philadelphia Authority for Industrial Development  for the redevelopment of the 
Gallery at Market East Tax Increment Financing District and making certain findings and 
declarations, all in accordance with the Tax Increment Financing Act, being the Act of July 11, 
1990, P.L. 465, No. 113, as amended, and authorizing the Director of Finance and other offices of 
the City to execute documents and do all things necessary to carry out the intent of this 
Ordinance. 
 
 

WHEREAS, In accordance with the provisions of the Urban Redevelopment Law, being 
the Act of May 24, 1945, P.L. 991, as amended and supplemented, and the Tax Increment 
Financing Act, being the Act of July 11, 1990, P.L. 465, No. 113, as amended, the City Planning 
Commission of the City of Philadelphia (“Commission”) has certified the Center City 
Redevelopment Area as a redevelopment area, and the Commission has completed a detailed 
redevelopment area plan for the Center City Philadelphia Redevelopment Area; and 
 
 WHEREAS, In conformity with this redevelopment area plan, the Philadelphia Authority 
for Industrial Development (“PAID”) has prepared a detailed project plan for the redevelopment 
of a portion of the Center City Redevelopment Area designated as the Gallery at Market East Tax 
Increment Financing District (“District”), which project plan has been prepared by PAID and 
submitted by PAID for approval by the City Council pursuant to the Tax Increment Financing 
Act; and 
 
 WHEREAS, The Commission has submitted to the City Council its report and 
recommendations respecting the redevelopment of the District, the determination of blight, and 
has certified that the said project plan conforms to the comprehensive plan for the City as a 
whole; and 
 
 WHEREAS, The project plan prescribes certain land uses and requires, among other 
things, changes in zoning, streets, alleys, public ways, street patterns, the location and relocation 
of public utilities and other public facilities, and other public actions; and   
 
 WHEREAS, No person shall, on the ground of race, ethnicity, color, creed, sex 
(including pregnancy, childbirth, or a related medical condition), sexual orientation, gender 
identity, religion,  national origin, ancestry, age, disability, marital status, familial status, genetic 
information or domestic or sexual violence victim status, be excluded from participation in, be 
denied the benefits of, or be subjected to discrimination in the undertakings and carrying out of 
the project plan; and  
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 WHEREAS, City Council desires to take appropriate action with respect to the project 
plan pursuant to the Tax Increment Financing Act; and  
 
 WHEREAS, Pursuant to the Tax Increment Financing Act, creation of a tax increment 
financing district authorizes the use of certain positive tax increments to finance improvements, 
including costs incidental thereto, within the District; NOW, THEREFORE,  
 
THE COUNCIL OF THE CITY OF PHILADELPHIA HEREBY ORDAINS: 
 
 SECTION 1.  City Council hereby creates the Gallery at Market East Tax Increment 
Financing District ("District"), as provided herein, pursuant to the Tax Increment Financing Act.  
The District consists of the area and property shown on a plan prepared by Langan Engineering & 
Environmental Services, which is included in the “Project Plan” attached to this ordinance as 
"Exhibit A," and is labeled Drawing No. 04.01, dated 01-13-12, last revised 04-15-15, a copy of 
which shall be maintained on file by the Chief Clerk of Council and made available for review by 
the public, more particularly described as follows, to wit:   
 

ALL THAT CERTAIN piece of land, situated in the City of Philadelphia and 
Commonwealth of Pennsylvania: 
 

BEGINNING at a point at the intersection of the centerline of 8th Street (50’ wide) and 
the centerline of Market Street (100’ wide); thence, 
 

1. Extending along the centerline of Market Street, North 78°59'00" West, a distance of 
1364.710 feet to a point in the westerly right-of-way line of 11th Street (55.78’ wide); 
thence, 

2. Leaving said centerline of Market Street and extending along the westerly right-of-way 
line of 11th Street, North 11°01'00" East, a distance of 381.750 feet to a point in the 
centerline of Filbert Street (variable width); thence, 

 
Extending along the said centerline of Filbert Street the following 7 courses and 

distances; 
 

1. South 78°59'00" East, a distance of 473.890 feet to a point; thence, 
2. North 11°01'00" East, a distance of 1.500 feet to a point; thence, 
3. South 78°59'00" East, a distance of 570.890 feet to a point; thence, 
4. South 11°01'00" West, a distance of 0.250 feet to a point; thence, 
5. South 78°59'00" East, a distance of 11.797 feet to a point; thence, 
6. South 11°01'00" West, a distance of 1.500 feet to a point; thence, 
7. South 78°59'00" East, a distance of 310.352 feet to a point in the aforementioned 

centerline of 8th Street; thence, 
8. Along said centerline of 8th Street South 11°21'00" West, a distance of 381.506 feet to 

the first mentioned point and place of BEGINNING. 
 

Containing an area of 522,195 square feet or 11.988 acres, more or less. 
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Excepting thereout and therefrom the following described areas (collectively, the 
“Exceptions”): 
 
 
 

Exception 1: Condominium Unit 1 A-C (Parcel ID# 883013505), Condominium Unit 1 D 
(Parcel ID# 883013516), Condominium Unit 2 (Parcel ID# 883013300) and Condominium 
Unit 3 (Parcel ID# 883013400) at 801 Market Street Condominium.  

 
Beginning at a point at the intersection of the westerly right-of- way line of 8th Street 

(50’ wide) and the northerly right-of-way line of Market Street (100’ wide); thence, 
 

1. Extending along the said northerly right-of-way line of Market Street North 78°59'00" 
West, a distance of 297.000 feet to a point; thence, 

2. Leaving said northerly line of Market Street and extending North 11°01'00" East, a 
distance of 306.000 feet to a point in the southerly right-of-way line of Filbert Street 
(variable width); thence, 

3. Extending along the said southerly right-of-way line of Filbert Street South 78°59'00" 
East, a distance of 297.000 feet to a point in the aforementioned westerly right-of-way 
line of 8th Street; thence, 

4. Extending along the said right-of-way line of 8th Street, South 11°01'00" West, a 
distance of 306.000 feet to the first mentioned point and place of BEGINNING. 

 
Containing an area of 90,610 square feet or 2.080 acres, more or less. 
 

Exception 2: Air Rights above Gallery 
 

The TIF District does not include the Air Rights above the existing parcels of the 
Gallery buildings. 
 

Gallery I – 833 Market Street 
Excluded from the TIF District are the air rights beginning at an approximate elevation 
of 84.0’ city datum, and extending upwards. 
 
Gallery I – 901-905 Market Street 
Excluded from the TIF District are the air rights beginning at an approximate elevation 
of 84.0’ city datum, and extending upwards. 
 
Gallery II – 1001-1019 Market Street and 1025 Market Street 
Excluded from the TIF District are the air rights beginning at the underside of the 
existing structural roof slabs of the existing Gallery II building and extending upwards, 
also excluded are any existing mechanical areas above the existing roof slabs. 

 
Dimensions described above are subject to official survey. 

 
SECTION 2.  The project plan included herein as Exhibit "A" and on file with the Chief 

Clerk, including the detailed redevelopment area plan, the maps, as well as all other documents 
and supporting data which form part of the project plan submitted by the Philadelphia Authority 
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for Industrial Development (“PAID”) for the District, having been reviewed and considered, is 
approved.  

 
SECTION 3.  City Council finds and declares that the project plan for the District, having 

been duly reviewed and considered, is approved, and that:  
 

(a) The project plan conforms to the City Comprehensive plan for the 
development of the locality as a whole;  

 
(b) The District is a contiguous geographic area within a certified redevelopment 

area created pursuant to the Urban Redevelopment Law;  
 
(c) The improvement of the area is likely to enhance significantly the value of 

substantially all of the other real property in the District;  
 
(d) The aggregate value of equalized taxable property of the District, plus all 

existing tax increment districts, does not exceed ten percent (10%) of the total value of equalized 
taxable property within the City of Philadelphia;  

 
(e) The area comprising the District as a whole has not been subject to adequate 

growth and development through investment by private enterprise and would not reasonably be 
anticipated to be adequately developed or further developed without the adoption of the project 
plan;  

 
(f) The project plan does not call for displacement of any lawfully possessed 

individuals, families or businesses as a result of this project;  
 
(g) The project plan affords maximum opportunity, consistent with the sound 

needs of the community as a whole, for the redevelopment of the District by private enterprise;  
 
(h) The District is a blighted area containing characteristics of blight as described 

in the Urban Redevelopment Law and the Tax Increment Financing Act and the project to be 
undertaken is necessary to prevent, arrest and eliminate such conditions of blight;  

 
(i) Changes in zoning, streets, alleys, public ways, street patterns, location and 

relocation of sewer and water mains and other public facilities and utilities shown in the project 
plan are reasonable and necessary under the circumstances; and  

 
(j) The project plan meets all of the conditions and requirements imposed by law 

and the pertinent regulations with respect thereto, for the purpose of prohibiting discrimination 
with regard to race, ethnicity, color, creed, sex (including pregnancy, childbirth, or a related 
medical condition), sexual orientation, gender identity, religion,  national origin, ancestry, age, 
disability, marital status, familial status, genetic information and domestic or sexual violence 
victim status.  
 

SECTION 4.  City Council finds and declares that the project plan is in conformity with 
the Center City Redevelopment Area Plan.  
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SECTION 5.  City Council hereby creates the District as of December 31, 2015, which 

District shall exist for a period of twenty (20) years from and after such date.  
 

SECTION 6.  The Director of Finance and other officers of the City are hereby 
authorized to execute all documents and do all things necessary to carry out the intent of this 
Ordinance.  
 
 SECTION 7.  Creation of the District pursuant to this ordinance is conditioned upon 
the commitment of the Pennsylvania Real Estate Investment Trust and The Macerich Company in 
any agreement with the City necessary to carry out the Project Plan that they shall, for the life of 
the District and for five years thereafter: 
 

(1) provide their employees whose work arises out of the existence of the 
redeveloped Gallery at Market East with the pay and benefits applicable to covered 
employees under Chapter 17-1300 of The Philadelphia Code;  
 

(2) require any of their service contractors, or subcontractors of such service 
contractors, who provide services within the District who would be deemed 
“Employers” under Chapter 17-1300 if they were City contractors to provide their 
employees whose work arises out of the existence of the redeveloped Gallery at 
Market East with the pay and benefits applicable to covered employees under 
Chapter 17-1300; and  

 
(3) require any subsequent owner of any portion of the property in the District to 

commit, for the life of the District and for five years thereafter, to the requirements of 
subsections (1) and (2).   
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Introduction 4/23/15 

Amended 6/3/15 - 7 - 

US Immigrant Investor program, and/or reduction in project scope and budget to the 

extent that additional funds are less than projected, provided, however, that the 

Developer complies with all minimum investment requirements of the Project 

Amended Lease and Development Agreements.   

 

Financing is expected to be committed by July 2015 with a TIF effective date of   

December 31, 2015 and project completion projected for January 1, 2017. 

 

 (B) Trustee; Security:  In connection with either a public offering or private placement, PAID 

and the Developer may appoint a financial institution to serve as trustee for the benefit of 

the holder(s) from time to time of the TIF Notes, and all TIF Revenues shall be deposited 

by the Taxing Bodies directly with such Trustee and applied in accordance with the Act 

and as authorized herein.   

  

(C) Authorized Tax Increments: Incremental increases in Real Estate, City Sales, and 

Business Privilege Taxes are hereby authorized to fund Eligible Project Costs as 

described below (“Tax Increments”).  

 

1. Real Estate taxes: 

 

a) Base:  The full aggregate market value of the taxable property in the district 

determined by the Office of Property Assessment as of the date on which the district 

is created. 

 

b) Increment: The annual Real Estate Tax Increment shall mean all incremental real 

estate tax revenues resulting from an increase in the total market value of taxable real 

property situated in the district over the Base amount.  The Real Estate Tax Increment 

each year shall be eligible under the Act and is hereby authorized to fund Eligible 

Project Costs in accordance with the Act.  Such Real Estate Tax Increment may result 

either from an increased assessment of the property in the district or an increased 

millage rate as applied to the portion of the market value of the property in excess of 

the Base amount. 

 

2. City Sales taxes: 

 

a) Base:  All City sales tax revenue collected each year during the term of the District 

up to the City Sales Tax Base, which amount has been determined by the Philadelphia 

Finance Director based on the retail sales in the District to be $568,876 as of the 

District’s creation date, shall constitute the City Sales Tax Base and each year shall 

inure to the benefit of the City in accordance with the Act. 

 

b) Increment:  The City Sales Tax Increment shall mean incremental increases in 

sales tax revenue over the City Sales Tax Base derived from a 1% tax rate collected 

each year until termination of the District.  The City Sales Tax Increment each year 

shall be eligible under the Act and is hereby authorized to fund Eligible Project Costs 

in accordance with the Act.  City Sales Tax revenues in excess of amounts derived 

from the 1% rate shall inure to the benefit of the City, City Pension Fund or School 
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CERTIFICATION:  This is a true and correct copy of the original Bill, Passed by 
the City Council on June 18, 2015.  The Bill was Signed by the Mayor on June 
18, 2015.   
 

 

 Michael A. Decker 

 Chief Clerk of the City Council 
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Neighborhood Improvement District Management Association Budget 
 
 
 

 
 
 
 
 




