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11 NAYOR AND CITY COUNCILWORKSHOP
F ebr uar y 5 , 19 90

l

I
5 :00 p em . Council action needed on the follow zng :

l (1) Proposed NFL Stadium project (see attached)

(2) Adopt motion to schedule an executive sessxon for11 the purpose of a performnnce evaluatxon of the Càty
Manager (see attached )

I
5 105 p .M . A irport Land U se and No ise Statu s

I

6:00 p.m. DinnerI

jj 6:20 p.m. Discussion of Sugqested Housing Assistance Plan Changes

11 7.30 pxm. coliseum Center
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11 AGKNDA ITEM
Recoxmend taking the follow xng actxon s w xth regard to the proposed NFL

Pootba ll Stadium Proiect :

(a ) Acceptance of assxgnment of a contract to purchase property
located at 6005 Graham Street for $2 ,448 ,000 and owned by the

b ou i s e H ow a r d  T r us t .

jj (b) Adoption of a budget ordinance appropriating $2,448,000 from anInstallment Ftnancing Agreement (not yet secured), with an
adv an ce fr om  th e Mua œc œp a l D eb t Ser v xce P un d P un d B a lan c e .

11 (c) Approve the utllxzation of bonds, notes and xnstallment
pu rch as in g fan an c in g p u rsu a nt to N .c .G .s . 160A - 20 as m e th od s to

finance the acquisition of land in connection with the NrLlj Stadium and stadium parkxng prograa, Including financinge
i ssu nn ce an d ot h er co st s ne c e ssa ry in  con nu nc t ion w ith su c h

fin an c in g s .
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l

Recommend adoptzon of a motion schedullng an executive sesslon forj Monday, February 12 at 4 00 p m for the purpose of a performance
ev a lu a t a on o f th e C l ty M an a g e r in ac c o rd an c e w zth  G S j

318 ll(a )(8 )
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A IR P O R T  L A N D  U S E  A N D

N o 1s E  S T A T U S



A IR P Q R T T.AN n  U S E A N D  N O I S Z S T A T U S

At the February 5 workshop , Jerry Orr , Av xation D œrector , w tll brief

th e C ou n c i l on th e st atu s o f th e A irp o rt Pa rt l50 L an d A cq u i s itlon

P roq r am . D av e H ow a rd , C om mu n l ty P lann ing Han ag er , w 1 ll p rov id e an

u p d at e on th e Sou thw e st D i str ict P lan p ro c es s an d th e sch edu le fo r

b r in gin g th e p r op oa ed p lan to C ou nc il .

B e low  xs b ack g rou n d in fo rm a t ion xn p rep ar a tion fo r th e w o rk ah op

d i sc œss ion .

N o l s e C on t o u r s

M o xsl con tou r s w er e fir st gen er a ted fo r th e A irp or t In 19 7 1 . sïn c e

that tzm e we have periodically rev ised and updated our con tou r map .

Th e c ur r en t stat e o f tb e ar t œs Ldn con t ou r s . C on tou r s are g en er at ed

by  com pu t er an d ta ke in to con s id er at œon su ch th œn g s as num b e r s o f

aircraft , flight tracks . flight tim es , operating characterœatics of

in d iv xdu a l a irc ra ft loa ds w ea th er runw ay u s ag e , e tc . Th ey a r e# # '

p er io d ic a lly che ck ed by  n o i se m on xt or s p la ced thr ou c h ou t th e com - dn ity .

M a st er P lan R ec om men d at ion s

The Haster P lan approv ed by C ounc il in Ju ly , 1987 recom mends

75-Ldn The Land Use Po licy in thls no xse zone ts to

e n su r e c om p a t i b le la n d u s e s su c h a s c om m e r c i a l

in d us tr ia l o r open sp ac e . N on -c om p a t ib le

p rop e r tae s sh ou ld b e acq u ir ed for a ïrp or t us e an d

c on tr o l . Lan d u se m ea su re s ap p lic ab le to th i s

n o ise zon e in c lu d e : a ir po rt acq u is it ion ; com p at ib le

zo n in g .

70 - 75L dn Th e La n d U se Po lic y fo r th is zon e sh ou ld b e to

en c ou r ag e c om p a t ib le new  dev e lopm en t w h t le redu c ing

ex is ting n on -c om p a tib le lan d u s e s . H ea su re s oth e r

th an land u ae c on tr o ls u i ll b e ne ce s sa r y to m od ïf y

ex isting dev elopm ent xn th is noise zone .

St ra teg le s in c lu de : pu r cha se as su r anc e p rog r am ,

sou n dp roo f pr iv a t e r es œden c e s ; pu rch a se av ig at ion a l

ea sem en t s ; acq uir e d ev e lop ed p rop erty .

65-70:dn No ise exposu re in this zon e is a negative factor

for r es iden t ia l d ev e lopm en t as stat ed in th e

A ïrp or t N a a te r P lan . Th e H a a ter P lan a ls o s ta tes

th a t œ f o ffse tt ing fact o r s w h ic h m n ke an ar ea

e sp e c ia l ly su œta b le fo r re s iden t ia l dev e lopm en t a re

n o t p r e s e n t , n ew  r e s i d e n t i a l d e v e l o pm e n t sh o u ld b e

di scou r ag e d . If c --- u n ity d ev e lopm en t fac to r s

o ff se t th e n eg a t iv e a sp ec t s o f th is n o i se zon e fo r

residential dev e lopm ent , action s sbou ld be tak en to

m in zm z ze th e a ffe ct s o f n o is e on su ch lan d us e .

Tb e po licy ad op t ed by C ou n c l l In Ju ly 198 7 a lso

sta te d th ls n o ise zon e a f fect s an en o rm ou s am ou n t

o f lan d , m u ch o f w h ich is a lrea dy d ev e lo pe d

re s xd en t la lly . T he re fo re , re s id en t ia l d ev e lopm en t



11 should be allowed In this area at lower denslties
u s in g n o ise a tt enu a t ion m ea su res œn th e

construction of new Homes. Soundprooflng existzngjj homes should be consxdered in this zone.
Str at eg ae s In c lu de : lan d u se p lann ing ; zon ing for

c om p a t ib le dev e lopm en t ; zon in g p e rfo rm nn c e

standards ; dedication of av igationa l easem en ts ,

farm  lan d p re ser va t ion ; p r og rnm m in g pu b lic

im p rov em en t s ; pu b lic in fo rm a t ion pr og ram ;

soundproofing publàc buildings. The Council alsojj wxshes to pursue soundproofing of residential
p rop e rt xe s in th e 65- 70 Ldn .

11 Part 150 Plan

An F.A.R. Part l5Q Noise Compattbtlity Plan is the FAA approved andjj recommended procedure for dealing with the impacts of aircraft noise on
th e su rrou n d lng env ironm en t . A P ar t 150 P lan for tb e a lr po rt w a s

developed In conjunction with the Master Plan.11 
Im p lem en ta t ion

The Part 150 Plan has been prepared and submitted to FAA for approval.11 When approved (expected In May, 19901 the airport may apply for Federal
Punds (80% ) to fund the implementation of the Program . In October ,

1988 council appropriated $7.4 Million in airport funds to expedite thejj acquïsitàon of homes under the Plan. Initially 41 homes were
iden tified for acq uisltion . These hom es are cu rrent ly in the

acquisition process. tsee attached ''Neœghborhood Update'' for

description of process.) The second round of approximately 80 homes11 has been identified and initial contact has been made wtth the property
owners . Th is second phase is schedu led to take 16 month s .

jj Implementation Schedule
Im p lem en tat ion o f th e P lan is ge ar ed to th e f low  o f Fed er a l fu nd s to

jj asuupgupozrstzsthaoue aocyoai,soiutsiaonsss.aslsnoiutsl,allyo,mthraeassczhsewdualeavu. taaiqusexpastsaedg somas at
t h e r a te o f s p e r  m on t h .

lj ueiqhborhood Task Force

A Task Foree og lz neighborhood resxdents (2 from each runway end) has11 
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w i tb th e A v tat ton D tre ct or . Th e xr ro le t s to p r ov ide a con du it for

znformatton flow between the Avtatton nepartment and the neiqhborhoods11 in our program. They also serve as a hearang board for hardship cases.
T e am  A s s em b l e d

11 The team bas been assomhled to xxplement the project. Jtm Moonshower
h a s b e e n h i r e d a s c o o r d tn a t o r f o r t h e p r o ae c t . T h e R e a l K s t a t e
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11 Divxsion of the Zngxneering Department handles the appraxsal and
acq u is it ion p roc e ss . Rea l E sta te ap p ra is er s ar e se le ct ed by th e

h om eow n e r fr om  th e C ity 's lxst o f app r ov ed ap p ra i ser s . B i ll Un d e rw oo d ,

jj ethyoesazulagsorafre'sszetztdorazvfYts'ebdaDydaiforstiffvodritWsoefxcodnDvdenpxfeonpcfeffoY: ljezKlzomcteozwnoDesr'.
Status/schedule of Southweat District Plan

Th e S ou thw e st D is tr ict P lan b eg an w ith th e c onv en ing o f a stu dy g rou p

in N ov om he r 1988 to a ss ist th e sta f f In dev e lopm en t o f th e d ist r ict

p lan . The qroup w as appo tnted by the F lanning C om m ittee and included

15 pe op le . Th e stu dy g r ou p m et fo r a pe r iod o f a ye ar .

Presently staff is drafting the plan which wxll anclude the dxversity11 of oplnions expressed by the study group and Airport Advisory
C om m qtt ee . Th e t en t at iv e sch edu le Is a s fo l low s

I Early February - Staff completes draft
Feb r uar y -M a r ch - S ta ff and d ep ar tm en t he ad rev iew

jj March - Study group reconvenesMarch - Community Meetlng
A p r i l - S tu d y gr ou p com p le te s rev lew

April - Airport Advtsory Committee reviewjj Hay - Planning Committee review
Ju n e - E lec te d O f f ic ia ls adop t ion
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Q  W H AT IS RELO CA TIO N A SSISTA N C E?
A As tm ellg15!e dlsplcced homeoumer you tt/tll bc o//ered cpproprlale Jlnzmclal arlzl tzdt/uory tususance to help Jou

reloctzte

Paymenr Jor your motqng expen3es You tt/lll 'recetce ellher
A ptovnenl Jor tzcrucl reclnnasle motllng cnd relatecl expenxes or
A Jlxed paym enr (letermmed !7y u schcdule Vol 2 N o 3 CHARI OTTI-/DOUGI AS INT:RNATIONAL AIRPOR I A ugust 1989

Payment ro ltelp 5uy or rent IJ you pre/er a compcruble repltzcemenr home Tkre cre rhree klntls OJ replcccmenl jhotulng ptpments
A payment Jor people tt?llo lulwc owned tltelr home Jor more tL n 180 Jzzy,
A renrtz! tuslszcncc payment lrogrum (Jor perion.s prefew ng ro rent lnsretul OJ buy) FA R PA RT 150 O n O ctober 24 1988 M ayor and Councll approprlated $7 4 M llllon ln
A cbwnpcymcnt ttsslslancc puyment (Jor persons wào (lttmel rltelr properry Jor 90 to 180 Jap be/bre purchzue) U PD A TE alrport funds to accelerate the acqulsltlon of houses under the A lrport s FA R Part 150

Referratt to comptzrcsle rcplacement homes Nolse Compatlblllty Program The program has been subm ltted to the Federal A vlatlon
O rher tusutcnce Lo mlnlmlze tl.l.e Impccr o/ !h.e mot'e Incld tng rhe Inspecrlon OJ !hc rcplacement houslng to lnsure rL t It A dm lnlstratlon (FA A ) for approval O nce approved, the Alrport wlll be ellglble for
meers esttzbluhetl sttzn/ rtls and (usutance ln the prepurutlon OJ clclm Jorms Jor reloccllon pczments Federal fundlng ln the amount of 80 percent of acqulsltlon costs

Q  HO W  W O U LD THE CITY AVIATIO N DEPARTM ENT M AKE A N O FFER TO PU RCHA SE TH E l

PROPERTY AND WHAT WOULD THE OFFER COVER? PROGRAM MovEs whlle awaltlng FAA approval the program remalns actlve The Alrport slA A tlurd appraéter ttlll! ret?lctt/ tlnl con/lnn t?tc Jlndlngs OJ the lttlo appTatsers you selecr Jor rhe p'ropeï'ty s appratml 12 *111 AHEAD real estate coordlnato
r ls supervlslng real estate actlons already underw ay A  revlew ofb

e the Juncllon OJ rhe thlrd apprclser to pzovtde you 14/1th yzr?rfltlorlal pro/esslonal support to cletennlne IJ rhe completed th
e acqulsltlon and relocatlon process ls lncluded ln thls lssue of N elghborhood U pdate

apprazsals meet sttzrzklrcl guldcllne.s You ttqll be ptnvtded -1th a urnlten sumrrlary statcmenr llutt dekatls 21)e 5u.5r: Jor the
o//er of compenm rlon A pproxlm ately 40 homeowners ln M oores Park W hlppoorwlll Hllls and W lthrow Road
T he sum rnury toould detall ldentlfled ln the 75 LD N  nolze zone have been contacted Property surveys are nearly

1 descnprlcm of properr) Jn# ràe lnteres! ln tlzc pzoperty lo 5e ccqulred jete and the appralsal process ls underway on other propertlesj comp2 statemcnt o/ fatr racrller tulue
3 lntlentory of bulldlngs tmcl Improwemenrs lnclutlecl ln rhe offer so purchale ' N EIG H BO RS LIN K  Sl

nce the form atlon of and appolntm ent by the A lrport A dvlsory4 
repu cem enr Itouilng cosl: unJ m ovlng experues

N T s O FFER To PU RC HA SE? W IT H  A IR PO RT C om m lttee the nelghborhood task force has been m eetlng monthly to develop aQ  M U ST l A C C EPT TH E C ITY A V IA TIO N D EPA RTM E

A No To uccept or 'reject rltc oj/er IJ llte ltomeowner 5 cholce IJ you base lour cleculon to 'relect sea.ltz5e you clo not sellet,e p Prlorlty polnt system for use ln determ tnlng whlch propertles wlll be part of the flrst
the clty s o//er to &  fatr then you wlll be expected (o provlde um tten etldencc on u'lwt you sellet,e to be 11. fatr 1 buyout offers The task force ls also developlng a process to be able to respond to
mcrket taluc Jor your properry and to prcsent thc rernu (md condltlan.s you u'ulk to mcke u/lthln .30 days Jrom tlte Jatc ; hardshlp cases Representatlves of the task force are a vltal communlcatlons llnk

l betw een nelghborhood resldents and the A lrport on m atters of concern durlng thetb
.e o//er wu.s mcae

Q  H O W  SO O N C A N l EXPECT TO BE CO M PEN SA TED SHO U LD l A CCEPT TH E C ITY A V IA TIO N i acqulsltlon and relocatlon process
D EPA RT M EN T S O FFER T O  PU R C H A SE?

A W lthln 60 90 #ul: aher slgnlng llzc purchzzse conrrtzcr presenrccl b'l rhe Avltztltm Depcrrmenl pO IN T SYST EM  N O ISE LEV EL
Q  M U ST l PA Y REN T A FVER M Y PRO PERTY IS A C Q U IRED ? 75+k

.o x  30 po m 'rs 71 + LD N  18 PO IN T S 67 + LD N  6 PO IN T S
A You mJy st(1y rent Jree JOr 90 dt1)5 after closlng lf l'our relocm lon requtres more tluzn 90 days you = y rcnt the tlcqulrecl 74 I

- o x  j; po lx 'rs 70 LD N  1 5 PO IN T S 66 LD N  3 PO IN T S
property JOr up to One lelr nol exceedlng JJlr mcrkel rent 73 LD N 24 PO INTS 69 LDN 1 2 PO INTS 65 LDN 0 PO INTS

Q WHO RECEIVES RELOCATION ASSISTANCE? 72 Lox 21 polx'rs 68 LDN 9 PolN'rs1A H
omcowncr occuptznt: tvhose homes are tzcqulred cs par: OJ tlle Alrport x FAR Ptzrf l50 Properry Actp lslrlon Progrcm 1

Relclctztron tuslsrclnce pusllccllons cre cwcllzzble from thc At/ltlllon Deltzrrmen: s cammunlty progrcm, o/hce Pcrtlclpctlng A G E o r O > ER IF O W N ER IS OV ER 62 -  10 PO INTS1
hom eoumcrs u?ll! hut/e Jn opporrunlrv ro retlletc redoctllltm fz55l5!t1nce sert/lccs * 1th A cltzllon D cptzrlm ent represenrctlt'e: EN G ''I'H  o y O M E R SH IP 1 PO INT FO R EACH YEAR O F O W NERSHP (b10 LIM IDL

D IST A N C E FR O M  T H E R U N  W A Yr 
2 U ILE 4 po lx 'rs0 1/2 M ILE 10 PO IN T S 1 1/2

1/2 1 MILE 8 POINTS 2 2 1/2 MILE 2 POINTSl UII
. E 6 po lx 'rsl l 1 /2

1 PROPERW  USE
I R EN T A L PR O PER T Y 0 PO IN T S
I BU SIN ESS 0 PO IN T S

@ O W N ER  O C C U PIED  20 PO IN T S
U  s P O ST A G E )PAID
FIRST cl-A &s T A L K  T O  T H EM  M em bers of the A lrport N elghborhood T ask Force are

t:llAlu .Iyr I'I. P ER M IT  N o  736

R PO R T  c yla R l
-

o 'r-rE x c D orls Berryhlll, 332 773 l W  R C urlee, 399 6664C H A RLO T TE/DO U G LA S INTERN ATIO N A L A I

N EIG H BO R HOO D U PDATE I Ralph Easterllng, 399 1255 Paullne H ortonj 588 1718

la o Bo x 19066 2 Frances H arkey 399 3024 Becky Lew ls 392 8120

CHARLO'I-T'E Nc z8z19 j Treneto McMurray 588 5823 Della Medlln, 365 0706
1 Jam es N lell 588 0681 A lm a N em rava, 393 5056

D erann Sm oak 392 3165 Elolse Stllw ell, 357 0714

!

Q U ICK CA LL LIST Nolse Ofhce - 359 4008 Alrport Advlsory Com mlttee - 359 4001 Avlatloni
D epartm ent -  359 4000



F E E R  L l T l R E L  T l P R T  150

P P E R T Y  C  ISIT I P E L C  l

SSIST  C E P R  C E SS

C  R L E L S l T E R  T l L lR P  R T

H O M EO  ER  IN FO R M ED
Ellglble hom eow ners w ll1 be contacted by A vlatlon D epartm ent representatlves and glven an opportunlty to declde lf they w lsh to

partlclpate ln the Federal A vlatlon lkegulatlon Part 150 property acqulsltlon and relocatlon asslstance program  (FA R Part 150)

H O M EO  E R  SU B M IT S A P P LIC A T IO N

A ppllcatlons w l1l be provlded by the A slatlon D epartm ent Prlorlty w lll be gtven to hom eow ners based upon the level of alrcraft nolse at

the hom e, the length of ow nershlp etc by a polnt system  developed by the A lrport N elghborhood T ask Force T he 12 m em ber task force

was appolnted by the A lrport A dvlsorv C om m lttee to represent nelghborhoods located at each runw ay end

H O M E O W N E R 'S N A M E A T  T O P O F L IST

T ht. hom eow ncr s nam e U lll be located on the prlorlty 11st of ellglble hom eow ners based upon the polnt system  establlshed by the A lrport
N elghborhood T ask Force

LET T E R  O F N O T IFIC A T IO N

A  certlfled letter notlfylng the hom tow ner of setectton for acqulsltton w ïll be sent explalnlng tlae property acmuoïuon and relocatlon
asslstancc process A vlatlon D epartm en: representatlves w lll m eet w lth the hom eow ner to explaln the property acqulsltlon and relocatlon
asslstanct process and to survey hom eow ner relocatlon needs

P R O P E R T Y  SU R V EY

A n lndependcnt Reglsttred Land Survevor w lll com plete a survey of the property ellgtble for acqulsltlon

A P P R A ISA L P R O C ESS

A  represcntatlve of the A vlatlon D epartm ent w l11 m eet wlth the ellglble hom eow ner w hose property ts scheduled for acqulsltlon and revlew
tht appralsal process T he hom eow ner w lll have the opportunlty to select tw o property appralsers from  the C lty s 11st of A pproved

ap p ralsers

R E V IE W  A P P R A ISE R

A  thlrd appralser w lll revlew the two appralsals to lnsure that the appralsals m eet the Federal A vlatlon A dm lnlstratlon s guldellnes and
determ lne the falr m arket value

A CQ U ISITIO N O FFER
T he hom eov: ner w lll be contacted by A vlatlon D epartm ent representatlves and glven a flrm  offer and notlficatlon of relocatlon ellglblllty ln

w rltlng T he offer w lll be extended to the hom eow ner to acqulre the tltglble property based upon the falr m arket value T he offer w lll be a
flrm  prlce establlshed by rhe approved appralsal reports and w 1l1 not take lnto account relocatlon paym ents

R E L O C A T IO N  SE R V IC E S

H om eow ners partlclpatlng ln the acqulsltlon program  w lll be contacted by A vlatlon D epartm ent representatlves w ho w lll w ork w lth each
hom cow ner ln locatlng three com parable replacem ent hom es outslde the nolse affected area Ellglble dlsplaced hom eow ners w kll be offercxd

approprlate flnanclal and advlsory asslstance durlng the relocatlon process 1

H O M EO  ER A C C EPTS O R R EJEC TS
A  w rltten offer based upon the falr m arket value and relocatlon paym ent w lll be presented to all ellglble hom eow ners H om eow ners w lll

have an opportunîty to accept relect, or flle a w rltten appeal w lth the A vlatlon D epartm ent w lthln 30 days from  the date the offer ls m ade

If the offer ls decllned, the hom eow ner m ust w alt one year to repply to the FA R Part 150 property acqulsltlon program

A P P EA L P R O C ESS
T he appeal u lli be heard by C lty adm lnlstrators represented by the A vtatlon D lrector

, C lty Englneer. and the C lty M anager s O fflce

M A Y O R  A N D  C IT Y  C O U N C IL A C T IO N

A fter the hom eow ner s acceptance of the C lty s offer M ayor and C lty C ouncll w l1l conslder the transactlon w lthln 60 days

C LO SIN G  P R O C ESS

T he hom eow ner m eets u lth the attorney representlng the C lty to transfer the tltle of the acqulred property T he C lty and hom eow ner
com plete closlng paperw ork

R EP LA C EM EN T  H O U SIN G  P R O C ESS
A  rtprcsentatlvu of tht A vlatton D epartm ent w lll asslst the hom eow ner ln purchaslng a new  hom e lnspect the replacem ent hom e and m eet

w lth thc hom eow ner to explaln relocatlon and m ovlng procedures T he C lty w lll asstst ln relocatlon and m ovlng expenses

F IN A L IN SP E C T IO N
A vtatton D epartm ent representaclves w llt m eet the hom eou taer at the stte of the acqutrtd property to tnspect the property and cottec

.t tiw
kcys

FR EQ U EN T LY A SK ED  Q U ESTIO N S

T he follow lng quesuons represent those m ost frequentty asked by properp  ow ners m  m rcraft notse areas regardzng the FA R  Part 1 50

program  For questlons not covered ln thls publlcatlon contact the C lty A vlatlon D epartm ent by call or w rltlng C harlotte/D ouglas

Internatlonal A lrport C om m unlty Program s O fflce Post O ffice Box 19066 C harlotte N orth C arollna 28219
, 704/359 4008

Q  H O W  W O U LD TH E A IRPO RT D ETERM IN E H O W  M U C H  TO  O FFER FO R ELIG IBLE PRO PERT Y ?
A Be/bre maklng tm o//er rhe Atpltzrlon Depcrtment tbould hzzb'e rhe cllglble properry appratsed by ltt?o qualtjted rec! Jzroper y appratsers selected by

thc hom eott/ner Jrom the Clry & LIJl of AppToved Properry Apprtzlsers
Q  W H A T IF I W A N T TO  U SE A N A PPRA ISER N O T O N T H E C IT Y S LIST ?
A  T he A tllcllon D epartm ent w ould c

-ulsr tn pvovtdtng yn/ormcllon on the appllczzrltm process tutd by the Clty to deeelop lts llstlng of A pproved
Property A ppratsers

Q  W H A T IS FA IR M A RKET V A LU E?
A Fulr market t'clutr 15 Jomerlmel dejlnccl a5 thut cmounr OJ mpnex whlch tcould probably be patd Jor a properry In a sale bettgcen t: fvllllng seller

U//ZO does no: llatle to &ell cnd a tcllllng suyer tt?ho (loes no: l'ttzt/e rtl buy

Thc fatr mtzrlfer tudue o/ a properry u generallw corusldered tn be lust compenm tlon Fclr market value Joes nor take Into cccounr lnrtm glsle
elements Juch JJ Jentlmentcz tulue goocl tvlll 5u5lnes: pro/lts oT Jny spqctal vcluc rl'ttzr your property muy hut'e Jor you

Q  H O W  W O U LD T H E A PPRA ISERS D ET ERM IN E FA IR M A R KET V A LU E FO R ELIG IBLE PRO PERTY ?
/t 7-hv rtpo appratsers sclected by rhe honlcovrncr tpould consllcr hotn xour pvoperty cornlcres twlrh cornpuruhle propcrrtc: (hu: huve Jold rccentlx ln

a slrnllcr nclghborhood outslde notse affecked crecl

Property oowners ln :he ellglble atvcrafî nolse a/fected areas bpouùz be allokved to yoln ln the Inspeczlon OJ thelr property ln order lo In/ornz tàe
appratsers of speclcl Jeclures rhu! cdd wcluc ko :he property

(contln uecf oa )rollo y:lag Jlage)
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11 HOUSING ASSISTANCZ FLKN

1 '

Informatkon on suggested Housing Assistance Plan changes was sent to11 the Mayor and council on January 31, 1990.
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F in a n c e

12/12/89

FU T U R E D EV ; L O P H E N T O F

COL IS KUM C EN T ZR  TR AC T S 1 , II , & IV

DISCUSSION PAPERI
PU R P O S Z

Th i s di ac us s ion pap e r ou t lin e s th e b a sic a ltern a t iv e s ope n to th e

C ity w ith r eg a rd to th e dev e lopm en t o f T ra ct s 1 . 11 an d IV . Th e

respective merits of each alternative are provided for Council11 consxderation.
BA C K G R O U N D

The Coliseum Center project is made up of *171 acres (see attached
map ) comprised as follows :

T r a c t I 3 7 a c r e s

T r a c t 1 1 3 1 a c r e s

Tract III 15 acresjj Tract IV 91 acres
17 4 a c r e s

11 Tract III (l5 acres) xs already under contract with Lïncoln/crescent
to be developed in two phases of approx4mntely 7 1/2 acres each . In
Pha se One , a 15û ,000 square foot 7-story office tow er is current ly

be œng bu i lt w ith c om p let ton s lat ed for th e lat e spr ing o f 1990 .

(Apple Computer wtll be the anchor tenant of this building at the

xntersection of Bllly Graham Parkway and Tyvola Roadm) The landjj j
s

e lated to the adjacent Phase Two is currently under remediation and

xs anticipated that Lincoln/crescent will exercise its option to
g r ou n d lea se Ph a se Tw o a s soon a s th e bu lk o f th e rem ed iat ion w o rk

has been completed.I
In a d d t t t o n t o a d d r e s s i n g T r a c t I I I in d e t a i l , t h e D e v e lo p m e n t

Ag r eem en t b etw e en th e C ity an d L in c o ln a lso re fer s to th e p o ss ib le

future development of Tracts 1. 11 and IV . (which total approxi-
mately 159 acres ). More specifically :

''SECT ION  V . D KV KL OPM ENT O F TR ACT S 1 , 1 1 AND IV

It is th e in ten t an d com m i tm en t o f L in c o ln t o

d ev e lo p T r a c t s 1 : 1 1 a n d IV  in th e i r e n t ir e ty .

Such development shall be subject to a business
a n d d ev e lo p m e n t p la n  p r e s e n t e d  t o th e C it y  a n d

a p p r ov e d b y  th e C i t y  an d L in e o ln , su c h  p lan  b e xn g

subject to market conditions , flnancial feasi-
b i l i t y  an d  a v a i la b i l it y  o f a c c e p t a b le f i n a n c i n g .

I

I
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L in c o ln ph a ll n ot b e in d e fau lt w ith resp ec t to

an y o f xt s ob lig at œon s o r ag reem en ts c on ta in e d ln

this Agreement or any then existing Project
G r ou n d L ea se a t the tim e o f th e Pr e sen ta t ion an d

app r ov a l o f su ch p lan o f dev e lopm en t . Th e

str uc tu re for th e ph a sing of any su ch p lan o f

d ev e lopm en t sh a ll be in th e sam e m an n er a s th e

pbasing eerm itted regarding Tract 111 . At all

tim es , th e C ity reser ves th e riqht to ut ilize

Tracts 1, 11 or IV for any governmental purpose.''l
The foreqoing section is deem ed by our attorneys to be non -b indœng

on the City and therefore, the City is not required to contxnue injj the development process witb Lincoln.
ORIGINAL T.Avn USZ AS CITED IN RFF DATED 10/86

11 * TRKCT 1: 37 KCEES

Land UseI
The m aximllm poten tia l f or th is site m ay be realized

by dev e loN en t o f tw o lan e ark m id -r ise o f f ice bu i ld ing s

j q do s aa ms j d. ex j is sg e jwah o t
.y 

e

s  

l

s  v  

c  a

z 

t

o  

e

a  

r

g  t nagg xt os s jj o j Ia ss esuma c pu aa tg j o n: so a: njy dat
a i r p o r t an d  c e n t r a l bu s in e s s d i s t r i c t . R e t a i l sp a c e i s

also strongly recoxended .I
P r o p o s e d  sq u a r e P o o t ag e

This site can reasonab ly accoRmodate up to 600 ,000 squ ar e

fee t o f o ff ic e sp ac e in mu ltip le bu i ld ing s , p lu s a h o te l

w ï th as m a ny as 42û ro om s . R et a i l sp a c e m ay a lso be

inc lu ded . Parking for approx bmntely 3 ,000 cars w ill be

required , w ith a possib le com bination of structured and

su r fac e par k ing . Ou t do or p la za and c om m on ar ea s sh ou ld be

provided.1
. TR AC T 11 : 3 1 A CR ZS

j Land Use
P lans e d u se s fo r toh is s ite in c lu d e o f f ice sp a ce w xtb

stm m tu red p ark ing an d en h anc em en t o f th e lak e f e atu re .

It is th e p o licy o f the C ity th at c reek s an d f lo od p la in s

mu st b e in teg ra te d in to s ite p lan s an d en h an ce d a s op en

sp ace an d r ecr eat ion a l am en it ie s . Th e C ou n ty t s G r eenw a y

j CP zj uan. j; s ah so Q) vd rbee y a*vdhe sf X' j! od tbj! j. Ws b tlz.R a CCt.O n. S I d e r i n C S ug a r -- I rw i n

I

I
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Th e ex ten sion o f ï orkm on t R oa d be tw een T r ac t s 11 an d I II

w i ll be a m a ao r en try to th e en t ir e dev e lopm en t an d

pr ov is ion s sh ou ld be m ad e to c re at e a h iqh -v xs ib i li ty

en tra nc e th a t com mu n ica te s th e q ua lity de s ir e d xn th is

dev e lopm en t .

P r o p o s e d  S q u a r e F o o t a g e

,Th is tract also can aceom xodate up to 600 000 square feet

of offtce space plus parking for approximately 2,30011 vehicles.

* TRACT 111: 15 ACRESl .
L a n d U s e

jj lhis tract is plnnned for office and structured parking.
P r o p o s e d  S q u a r e F o o t a g e

Est 4m n ted sq ua r e foo tag e fo r T r ac t II I is ap p rox im a te ly

5 50 ,00 0 sq uar e fee t , p àu s p ark ing fo r 2 ,200 v eh ic le s .

jj * TRACT IV: 91 ACRES
L a n d  U s e

Proposed uses for Tract IV xnclude quality office

b u i ld in g s fron t in g on B i lly G rah am  P arkw a y an d

offire/warehouse factltties behind the higher quality
deve lopxent . Structu red and su rface parktng are

env isioned . The Greenw ay P lan mu st be adhered to as it

re la te s to Su g ar - lrw in C reek pa s sin q th r ou gh th i s site .

P rop o sed Sq u ar e F oo tag e

Tract IV may contain approximately 900,000 square feet11 with parking for approximately 3,700 vehicles.
A S S U M P T IO N S

11 The following assumptions were made in the preparation of tbis
d i scu ss ion p ap e r :

1. At any time in the life of the Coliseum Center project , the
C xty  m ay , at it s op t ion , u t i lize any o r a l l of th e rem a tn tng

undeveloped acreage for any governmental purpose.11 
th i s D isc us slon P ap er to ad dr e ss fo r w ha t2 . N o a tt em p t is m a d e in

pu r po se any o f th e r ev enu e s g en er a ted by any o f th e a lt ern a -

tives would be spent.I

I

I
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RZC EN T D EV EL O PM EN TS

Lincoln/crescent has submxtted a proposal which envisions the
fo llow in g :

Tract I . A 12 story 300 room  ''con feren ce cen ter '' sty le

h o te l w tth 21 ,00 0 sq u ar e fee t o f c on f er en ce

space (about twice the capacity of the Aanms
Mark conference facility ) and a 10 ,000 square
foot hea lth facility .

.  The hotel/conference center/health facility
w ou ld be as physica lly close to the Coliseum as

the City would allow , and would (they propose )
be link e d by  som e sor t of pa ssag ew a y to th e

C o liseum .

. Decked parking (for approximarely 600 cars )
wou ld be built and would serve the coliseum (at

a premium parkinq rate per event of $6-$8) as11 well as the hotel/conference center/health
f ac i lxty .

jj A six-story 300,000 square foot major officetower would follow; in turn two smaller offtce
tow er s o f 150 ,0 00 sq ua re feet each w ou ld be

jj bullt later.
N o t e : Th e foreg o àng u sag e is fu lly con s is ten t

w ith th e lan d u se p rov ision s ou t lin ed in th e

october . 1986 Request for Proposa l .

T ra ct 11 . F iv e ''m œn or 'e o ff tc e tow er s rang in g xn si ze from

2 2 ,00 0 aq uar e to 49 ,000 sq u ar e fe et . T h e to ta l

square footage of the fiv e offlce tow ers com es

to 15 1 ,480 .

.  nservice '' Bu ildlngs :

.  
Th ree restau rant s surrou nding the quarry

. 
T w o g r ou p s o f r e t a i l st o r e s su r r ou n d in g th e

I ocr e rya ank
.  on e F ast Food R e stau ran t

.  

0ne Gas/convenience StoreI
yotes : (1) The total square footage of al1 the

''se rv tce '' bu i ld ing s com e s to 52 ,3 15 .

jj (2) As indœcated on the previous pages,the original land use provisions
contained in the October , 1986

Requeat for Proposal did not call11 for any ''service'' building.

I
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D IS C U S S IQ N  O F A L T ER N A T IV X S

Two basic alternativ es h av e been ldent ified w xth regard to

r e sp on d in g to th e C re sc en t p r opo sa l :

1. Continue to deal wlth Lincoln/crescent on a tract-by-tract .
p a r c e l - b y - p a r c e l b a s i s .

A . Ground Lease . Appropriately am end th e existing

D ev e lopm en t A g r eem en t , an d th er eu n d e r d ev e lop a ser ie s o f

g round leases the term s for each ref lect ing what w ill be

th en -m n rke t con d it ion s .

A dv an t ag ea : w

a . P rov id e s c on tinu ity o f dev e lopm en t for th e en t ir e

a c r e a g e .

b . Rem aàns consisten t w ith the oriqina l inten t of the

C ity 's R FP th a t a sin g le dev e lop e r com p le te th e

entire project .
c . C ity  b e com e s th e ow n er o f a l l im p r ov em en t s at th e en d

o f th e lan d le a se s .

D tsadv an tag e s :

a . P e r p e t u a t e s th e p e r c e p t i o n th a t t h e c tt y  t s

cont inu inq to give p referent ia k treatm ent to

Lincoln/crescent .
b . G àv e s th e s ig n a l th a t  o th e r p a r t i e s c a n  b e c om e

invo lved in th e transaction through the assignm en t or

su brogation of land leases .

c . Requires stgnifxcant xn -hou se txm e and expert zse as

g e ll as ad ded  co st , e .g . fo r àeg a l fee s .

B . S a le o f Lan d . Ap p rop r iat e ly am en d th e ex i st in g

Dev elopm ent Ag reem ent , and thereunder se ll the rem aining

land to Ltncoln/ Crescent In development-size pteces of
12 - 15 acr e s ov e r a p er iod of y e ar s . T he p r ec t se sch edu le

for w h en an d h ow  m u ch of the acr e ag e s t o se l t w ou ld b e

market -d riv en tak ing into aecount su ch factors as

appropriatene ss of land use , pub lic land deve lopm ent

objertivea , and market condittons (e .g ., occupancy rates

of offlce towers ln the prevà/us phase ). Tvo MAI
ap p ra i sa la w ou ld be m a d e p re c ed in g e ach sa le to en su re

th at th en -v a lu e s w e re rec e iv ed  by the C ity from

Lincoln/ctescent for each parcel . Given the extstence of
a Dev elopm ent Aqreem ent w hich contem p lates the fu rther

dev elopm ent of Tracts 1 . 11 and IV , the sa le of each

p ar ce l w ou ld n ot en ta œ l th e u p se t b Id p roc e ss .
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Advastages :

a. Provldes a stream of eash revenues over the space11 of a nnmher of years as the City receives then
-m ark et

value for each parce l as It is so ld .

b . A tlow s the City to ho àd on to an app reciatin g asset

uatil aarke t korcqs prom p t ïts aale for  optim um price
.

c . A l low s th e C ity a t any p o in t to opt to d ev o t e an y

portion for public purpose.jj d. P
y,

rovides continuity of dev elopment through the use of

quality œ conditions in the sa les contr act s
.

Disadvantages:1
a . Perpetuates the perception that the C ity ts

c o n t in u in g t o g iv e p r e f e r en t t a l t r e at m e n t t o

Lincoln/creacent.
b . Giv es the signal that other parties can becom e

inv o lv ed in th e tr an sac t ion th rou qh th e a ss ig nm en t o r

subroqation of land leases.11 c. After finat disposition of all parceks
, the City xs

left without ownershïp of any land (except Tract 111 )
.

2 . Make a ''clean breakf' wxth Lincoln/crescent and in
effect start over bg addressing the rem aining acreag e

w ith an  a 1l n ew . ''st a rt from  sc r at ch '' RF P p roc e s s for

the sale or lease of the land . The new  RFp could accnmmodate

option s f@r sa le as we ll as opt ion s for long term ground
le a se s . T h e  n ew  R F P c ou ld  a l so

, if de s ired , kim it th e C ity 's
con tractua l ob ligation w ith a glv en deve loper to a szng le

p a rc e l r at he r th an p rov id e fo r an op t ion arr an g em en t lnv o lv in g

a se r ie s o f p ar c e ls .

jj Advantages:
a . P rov id e s a com p le te ky op en p ro ce ss fo r th e

d i sp o s xt œon o f th e lan d .

b . If a sa le m ech an ism  is u sed
, the C ity receiv es a

stream of cash revenues over the space o f a num ber o f

years aa each parcel ia sold for àts then-va lue
.

jj c. jwuf aarloeayseazmzecohpuroivOoaiusuqsseadusysthae
a

c

s a
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o g
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c
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o m e

ya

s

a

t

s

h

a

e

t e rm .

d. Provzdes rontinuity of development.I
D isadv an tag e s :

a . W ill like ly draw atronq neqativ e reaction from

Lincoln/creseent .
b . P lac es th e C z ty  an th e r o àe of dev e lop er

.

c. Requires significant in-house ttme and experttse plus11 added cost.

RttachmentI

I
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