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M  B M  O R  A  N  D U  M

D e c em b e r 2 6 , 1 9 9 0

T O : M ay  an d C tt y C ou n c il m em b e r s

FR O M : 0 . W en d e l l W h lt e

C i t y  M a n a g e r

In p r ep ar at ion fo r th e C ity C ou n c i l m e e t tn g o n J an au ry 14 , I a sk e d

Budget and Evalu at ion to p rep are an outllne o f the tw o m ajor
op t l on s fo r p r o c e ed in g w 1 th c o n s t r u c t i on o f a n ew  C o n v en t io n

C e n t e r .

T h o s e  o p t io n s a r e :

1 ) To w ait for a decision on th e W ayn e County case and
ev a lu a t e a f in an c in g p a c k ag e u n d e r N .C . E t a tu e 16 0A - 2 0

- o r -

2 ) H o ld a G en er al ob lig at ion B on d Re ferendum

I have also asked that background in formation on the project be
in c l u d e d a s p a r t o f th i s p a c k a g e a s w e l l a s œn fo rm a t io n p r e p a r ed

tn r e sp o n s e to q u e s t io n s fr om  C ou n c l l m emb e r s . Th i s p ac k a g e

in c l u d e s :

1 ) Options #or construction of a new Conventton Center .
2 ) Respon ses to Requests for In form ation .
3 ) Conventton Center b riefing ou tline , M arch 2l : 1990 .

4 ) Conventton Center Project History .
5 ) B ro ch u re p rep ared b y th e Conv en t ion Cen ter A dv iso ry

l y t t e e .C o m m

6 ) Executive Summ ary of the Evensen Dodge Financtal Report
p r e s e n t e d  in  A p r i l 1 9 9 0 .

B e tw e en n o w  an d  J a n u a r y  14 # p l e a s e l e t m e o r P aM S y f e r t k n ow  i f

th e r e is a d d it ion a l in fo rm a t ion y ou n e ed t o e v a lu at e th e f in an c in g
op t io n s , o r i f th e r e is o th e r b a ck g r ou n d ln f o rm a t io n y o u w ou l d

l ik e t o r e c e iv e .

b s

A t t achm en t



O P T I O N S F O R  C O N S T R U C T I O N

O F N E W  C O N V E N T I O N  C E N T E R

(PREL IM INA RY )

D E C I S I O N  P O I N T : H O W  D O  W E F I N A N C E T H E C O N S T R U C T I O N

0 F A  N E W  C O N V E N T I O N  C E N T E R ?

T h e r e a r e tw o r em a in in g  o p t i o n s w h l ch  c o u l d b e u s e d  t o p r o v id e

f ln an c in g f o r a n eW c o n v en t io n c en t e r . E a ch  op t io n h as
a d v an t a g e s a n d  d i s a d v an t a g e s o v e r th e o th e r o p t io n .

I n  o r d e r t o a s s i s t C o u n c i l 's d i s c u s s i o n s o f t h e tw o o p t i o n s a n d

th e d e c t s io n -m ak in g p r o c e s s , e a ch  op t io n i s d e s c r tb e d b e low  w ith

th e a d v a n t a g e s a n d  d i s a d v a n t a g e s c l e a r l y  i d e n t i f i e d . C o u n c i l

m ay  w an t t o a d d o t h e r c r it e r i a t o th e l i st a s p a rt o f th e ir

d i s c u s s i o n .

F o l l o w ln g th e o p t i o n  d e s c r tp t l o n s i s a su m m a r y  o f th e f a c t o r s t o

b e c o n s l d e r e d in c om p ar in g o n e o p t ion t o t h e o t h e r . T h i s

su m m a r y sh o u ld p r o v id e a fr am ew o r k fo r C o u n c i l 's d i s c u s s lo n s .

s in c e b 0 th o p t io n s h av e ad v an t ag e s an d d i s a d v an t ag e s , C o u n c i l

n e e d s t o fo c u s o n t h e r e l a t iv e im p o r t an c e o f th e f a c t o r s i n

o rd e r t o se l e c t o n e f in a n c in g m e th o d o v e r th e o th e r .

T h e id en t i f ie d f ac t o r s t o b e co n s id e r e d in s e le c t in g o n e

f in an c in g o p t i o n  o v e r th e o th e r a r e :

o T im in g
o F i n an c i a l F l e x ib i l i ty

o E c o n o m i c L o s s

o Leg al Qu e st ion s
o L a n d  A v a i l ab i l i t y
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O P T I O N  1 :

T a k e tw o m o n th s t o e v a l u a t e w h e t h e r th e in s t a l lm e n t p u r c h a s e

c o n t r a c t f in a n c zn g m e t h o d  i s p r e f e r ab l e t o G e n e r a l O b l i g a t i o n

b o n d f zn a n c in g . I f th e v e r d i c t In th e W ay n e C o u n ty  c a se up h o l d s

in s t a l lm e n t p u r ch a se c on t r a c t u n d e r N .C . S t a tu t e 5 16 0A - 2 0 , th e

fin an c in g p a c k a g e s c o u ld  b e co m p a r e d an d , i f f av o r ab le , t ak e th e

f in a n c in g to m a rk e t im m e d i a t e ly . T h e e a r l ie st d a te ex p e c t e d fo r
t h e d e c i s io n o n t h e W a y n e C ou n ty  c a s e ïs J an u a ry  7 , 19 9 1 .

A d v a n t a g e s :

1 . A n  tn s t a l l m e n t p u r ch a s e c o n t r a c t h a s d e f in i t e b e n e f t t s f o r

th i s t y p e o f f a c i l i t y .

a . I t i s m o r e f l e x ib l e f o r r e p a y m e n t o f th e p r in c i p a l ; th e

d eb t p ay m e n t s c a n b e l o w e r in t h e e a r l i e r y e a r s a s

co m p a re d  t o a G .O . b o n d  f zn an c in g .

b . I f th e W ay n e C o u n t y c ou r t c a s e i s f av o r ab l y an n o u n c e d

th e f in a n c in g c an b e t a k en t o m a rk e t e a r l ie r th an G .o .

b o n d f in an c in g . T h is h a s th e a d v an t a g e o f k e ep in g th e
m o m e n t u m  g o in g o n th e C o n v e n t to n C e n t e r p r o n e c t .

2 . Th e t ax  ex ea p t f ïn an c ïn g m ar k e t l s a t a fa v o r ab l e p o ïn t n ow

for selling Certificates of Participation (COPs ). If the
m a r k e t r em a in s s t ab l e t h r o u g h J a n u a r y  a n d  F eb r u a r y , th e

f i n a n c in g p r o p o s a l a l l o w s th e c l t y  a n o p p o r t u n i t y  t o c ap t u r e

c u r r e n t f a v o r ab l e r a t e s .

3 . In t e r e s t r a t e s fo r i n s t a l lm e n t p u r c h a s e c o n t r a c t s a r e l ow e r

th an le a s e p u r ch a s e f in an c in g , th e r e fo r e c lo se r t o G en e r a l

Ob l ig at i on r a t e s .

D is a dv an t ag e s :

1 . T h e r e c a n  b e n o ab s o l u t e g u a r an t e e a s t o w h a t w i l l h ap p e n ln

th e m ar k e t , W h i ch  a f f e c t s in t e r e s t r a te s an d , t h e r e f o r e , th e

size of the project .

2 . O n a n y  g iv en m a r k e t d a y G .O . b on d s c an b e s o ld  fo r a l ow e r

in t e r e s t r a t e th a n C O P s .

3 . D ep e n d in g o n th e c on t en t o f th e co u r t d e c is ion , th e 5 1 60A - 2 0
fin an c in g m ay  n o t e l im in a t e ad d it io n a l le g a l ch a l len g e s b y
c i t i z en g ro u p s ov e r f in an c in g th e C o n v e n t io n C en t e r .
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O P T I ON  2 :

Proceed w ith sch eduling a G .O . b ond referendum ($150 m illion )
the earliest time for wh ïch would b e Aprïl l6 . Bond sale and/or
s a l e s c ou l d th e n b e sch e d u l e d In ac co r d an c e w z th  a d r aw d ow n o f

funds necessary for land and/or con stru ct ion .

A d v an t ag e s :

1 . A  b o n d r e fe r e n du m  ad d r e s se s th e q u e s t io n ab o u t p ub l ic

s up p o r t f / r th e C on v en t ïo n C en te r .

2 . T h e b on d  r e fe r en dum  r e du c e s p ub l ic u n c e r t a in ty an d  c r it ic ism
o f t h e f ln an c in g a r r a n g em e n t f o r t h e c o n v e n t t o n C e n t e r .

3 . G e n e r a l O b l ig a t io n B on d s h av e a l ow e r in t e r e s t r a te .

D i s a dv an t a g e s :

1 . T h e r e is a p o s s ib tl it y o f p ro p e r ty  t a x im p l ic a t io n s in

earlier years of the project to p ay the deb t .

2 . A referendum delays th e project for at least four to six
m on t h s , l o n g e r i f t h e r e f e r en d um  i s u n su e c e s s fu l .

3 . Th e co st o f a re feren dum is $200 ,00 0 .
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S U M M A R Y  O F F A C T O R S

1 . T IM I N G

I n s t a l lm e n t P u r ch a s e C o n t r a c t

If N .C . Statute (160A -20 ) is uph eld in January ,
th e p a c k ag e c o u ld  g o b a ck to m a r k e t a s e a r ly  a s

F eb r u a r y .

T h e A r ch it e c t a n d  C o n s t ru c t io n M an a g e r t e am s c o u l d

b e r e t a in e d , a l th o u g h a d d i t lon a l fu n d in g w o u l d b e

n e c e s s a r y .

G e n e r a l O b l i g a t io n

T h e e a r l i e s t r e fe r e n d u m  d a t e i s A p r i l 1 6 , 1 9 9 1 ,

w ith a bond sale in June/luly . Calendar is
a t t ac h e d .

E v e n  w i th  a d e l a y , t h e C i t y  m i g h t r e t a i n t h e

a r ch i t e c t , b u t n o t n e c e s s a r l l y  t h e s am e t e am .

Th e C i ty p r ob ab l y c an n o t r e t a in th e C on s t r u c t io n

M a n a g e r .

M ay  lo s e f av o r ab l e p r lc e o n a sb e st o s r em ov a l an d

d em o lït ion con tr act lf th e p ro je ct is d e layed
b e y o n d J u ly .

2 . F IN A N C IA L F L E X I B I L IT Y

In s t a l lm en t P u r ch a s e C o n t r ac t

G r e a t e r fl ex ib i l ity .

G e n e r a l Ob l ig a t ion  B o n d s h av e a low e r in t e r e s t

r a t e t h an C 0 P s o n an y  g iv e n m a r k e t d a y . H ow e v e r
th e fa v o r ab le sp r e a d c an c h an g e i f s a l e s o f G .O .

B o n d s an d C O P s a r e c o m p a r e d  a t d i f f e r e n t t im e s .
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G e n e r a l O b l i g a t i o n

Selling b onds at p ro ject m ilestones reduces risk
o f n e e d fo r p r op e r t y t ax su p p l em en t ; h ow e v e r ,
i s s u an c e c o s t s a n d  r a t e u n c e r t a in t i e s in c r e a s e .

L e s s f l e x ib i l i ty  fo r u se o f fu n d s .

Financial Projection Comp arison
(Projections used for lease financing under N .C . Statue 5l60A -19 )

Lease A rrangem ent (CO P )

E s t im a t e d  E s t im a t e d

R e v e n u e L e a s e E x c e s s

s t r e a m  R e q u i r e m e n t R e v e n u e

Year 1 $ 7 ,597 ,167 $ 6 ,696 ,288 $ 900 ,879
Y e ar 2 $ 12 ,995 ,290 $ 11 ,4 79 ,3 50 $1 ,5 15 ,94 0
Ye ar 3 $13 ,060 ,604 $11 ,4 79 ,3 50 $1 ,58 1 ,254
Y e ar 4 $ 13 ,0 50 ,7 58 $ 11 ,4 79 ,350 $ 1 ,57 1 e4 0 8
Year 5 $13 ,517 .555 $11 ,479 ,350 $2 ,038 ,205

G e n e r a l o b l i g a t i o n B o n d s

E s t im a t e d  E s t im a t e d

R e v e n u e D eb t S e rv tc e E x c e s s
S t r e am  R e q u i r e m e n t R e v e n u e

Y e ar l $ 6 ,504 ,6 52 $ 5 ,938 ,294 $ 566 ,3 58*
Year 2 $11 ,115 ,950 $10 ,179 ,933 $ 936 ,017*
Year 3 $14 ,237 ,285 $12 ,734 ,933 $1 ,502 ,352
Year 4 $14 ,178 ,010 $12 ,583 ,748 $1 ,594 ,262
Year 5 $13 ,236 ,045 $12 ,386 ,223 $ 849 ,822*

*Th e $1 .5 m ill ion n eed ed annu al ly for m ark et in g
w ou ld  n o t b e av a t l ab le in t h e s e y e a r s
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3 . E C O N O M I C L O S S

I n s t a l l m e n t P u r c h a s e C o n t r a c t

Su c c e s s u n d e r 16 0A - 2 0 m e e t s C o n v e n t io n C e n t e r

c o m m l t m e n t s .

G e n e r a l O b l ig a t io n

Slower schedule jeopardizes initial bookings ,
S ep t em b e r 19 94 an d M a r ch  19 9 5 an d d e l a y s e c o n om i c

Imp act o f con structton -related job s , etc .

4 . LEGA L QU E ST ION S

I n s t a l lm e n t Pu r ch a s e C o n t r a c t

U n c e r t a in ty  o f W a y n e c o u n ty  su it .

Po s s ib le lo c a l ch a l len g e t o an y f in an c tn g o th e r
t h a n  G .O . b o n d

G en e r a l O b l i q a t lo n

N o l e g a l q u e s t i o n s .

Sep a r a t e r e fe r en d um m ay  b e h e l d ev e ry  3 0 d ay s , b u t
n o t w i th ln  3 0 d ay s b e fo r e o r a f t e r a p r im a r y

g e n e r a l e l e c t io n  o r an y  o t h e r p r e v i o u s ly  s c h e d u l e d

r e fe r e n du m .

5 . L A N D  A V A I L A B I L I T Y

I n s t a l lm e n t P u r c h a s e C o n t r a c t

L an d av a i l ab le th ro u gh J u n e , 1 9 9 1 a t a c o s t o f

app rox im ate ly $17 5 ,000 p er m on th .

M u s t h a v e l a n d  a s a s s e t f o r l e a s e o r i n s t a l lm e n t

p u r ch a s e f ln an c in g .

G en e r a l O b l i g a t io n

C o s t o f c a r r y in g l an d op t io n u n t i l A p r i l is

app rox im at ely $525 ,000 ; $875 ,000 un t il Jun e .

s t t e c an b e co n d em n e d fo r p ub l i c p u r p o se , i f

n e c e s s a r y .

P r ep a re d B y :

B u d g e t an d  E v a lu a t i on
D e c em b e r 2 0 , 1 9 9 0



T E N T A T IV E C A L E N D A R  - G  O  B O N D  R E F E R E N D U M  *

M o n d a y , J a n u a r y l 4 , 1 9 9 1 C l t y C o u n c a l a u t h o r i z a t z o n  t o

p r o c e e d

F r zd a y , J a n u a r y l8 , 19 9 1 P u b l i c a t i o n  o f N o t l c e o f ln t e n t

t o I s s u e b o n d s

M o n d a y , F e b ru a r y l l , 19 9 1 C z t y C o u n c i l a p p r o v e s b o n d  o rd e r

o n  f z r s t r e a d a n g  a n d  s e t s p u b l i c

h e a r l n g  d a t e

F r i d a y , F e b ru a r y l 5 , 1 9 9 1 P u b l z c a t l o n  o n  b o n d  o r d e r a n d

n o t i c e o f p u b l l c h e a r i n g

M o n d a y , F e b ru a r y 2 5 , 19 9 1 H o ld an g o f p u b l i c h e a r zn g ;

a d o p t a o n  o f b o n d  o r d e r , p a s s a g e

o f r e so lu t l o n c a l l zn g b o n d

r e f e r e n d u m

F r l d a y ' M a r c h  1 , 1 9 9 1 P u b l i c a t i o n  o f b o n d  o r d e r a n d

n o t i c e o f r e f e r e n d u m

F r i d a y , M a r c h  8 , 1 9 9 1 S e c o n d  p u b l z c a t z o n  o f n o t z c e

o f r e f e r e n d u m

T u e sd a y , M a r c h 1 9 , 19 9 1 C l o s i n g o f v o t e r r e g i s t r a t a o n

b o o k s

T u e sd a y , A p r a l 1 6 , 19 9 1 B o n d  R e f e r e n d u m

T h u r sd a y , A p r i l l8 , 1 9 9 1 C a n v a s s ln g o f r e tu rn s b y

B o a rd o f E l e c t i o n s

* T h a s c a l e n d a r h a s n o t b e e n  re v l e w e d b y b o n d  c o u n s e l

o r E le c t i o n s B o a rd
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, 93 9 ,7 16N atu re M

u seum  2
, 3 12 ,8 18Po lic

e Heldq uarters 5û
e 000P ub lic Bu i ld i

ng (Civic center) 3
, 50û ,000Ch ar l

otte-Meck . Gov ft . Center 30
, 405 ,117Rec reat i

on Faei litie s 18
, 724 ,261* Pa

rk Laa d Acqu isit ion
* R e e dy  C re ek  p a rk

* York Rd . Renaissan ce Park
R ed ev e lopm en t 

1 ,575 ,ô0ô* Pir st W
lrd

* Greenv ille

* D ilw orth

* B rook ly n

San itary ban d F ill Bonds 4
, 295 ,610Bidev alk

s 867
, 00:Bpirit Sq ua

r e 1
. 45 7 .152str

ee t Im p rov em en k 8 1
, 8 24 ,5 12* P

ark Rd/iohnson Rd. Wtdening
* Be attie s Ford R d . W iden in q

* Westinghou se B lv d . Extension

. MC 51 Wïdenïng

* Shn- rorà Dr . Wàdening

* Idlew i kd R d . W idening

* pnm a Rd . w tden tng

* M onroe Rd . W idening

Street Land 1
, 050 ,500* Z

astw ay D riv e Loop

* Iadep endence B lvd . Ro*

Storm  D ra in age 3
: 3 77 ,83 7'

ranstt Facility 4
, 784 .152

Sub -total 257
, 705 ,2 11W

ater & Seu er 157
, 186 ,257

Totaz Amount outstandinq :415
, 111,468



ca--x-tias pm n.. . projogt
Vvpow ditxx.o hnn3y sia

#

Tm n a A c tu a l

'arnest Money & carrying ceat $1,266 ,755 .1:
Ra lph Wh itehead 17 ,450 .00

H arry G . B row n 7 ,500 .00

J . C . Morqan C o . 7 ,5:0 .00

Stou t-B eck  A ssoc tates 7 ,500 .00

Law  Eng ineer ing 4 ,979 .8 1

P ow er En qin eerin q 4 ,7Q 2 .50

Aerody nam ic s 4 ,4 10 .00

Sub-Total $1 .32Q ,797 .71

D esig n & C nn -* n l- *don

FWA Group 121 ,102 .53

Fluor Danïel (Construrtion unnager 24,539.00

Sub -T ota l 145 ,64 1 .53

LeGGI nn8 Pinnno ial

Leg a l Fees 99 ,714 .44

Feastbtlity  Con aultant - KPMG 50 ,000 .00

Ftnancial hdv isor 19 ,900 .00

C ity Share of Otiq tna l Lav en th o l & H orwath Stu dy 38 ,264 .71

N . C . D epartm en t ok State Trea su rer 2 ,500 .00

Sub-T otal 240 ,379 .15

A a - 4w 4 - t r a t i o n

cit y st aff - salariep & W age s 5 1 ,28 1 .43

Tr av e l an d M e e t tng s 13 ,62 4 .13

other 7 ,593 .39

strom berger-Roi ziss & Associate s 6 ,119 .3 0

D epartm en tal Supp làes 4 ,543 .48

W aters A aaoc iate s 3 ,930 .85

A dv ert ising 2 ,997 .7 1

Dob son , D . E . 2 ,921 .00

P r in t ing  & P ub lt sh ing  1 ,7 90 .8 3

P o st ag e 7 5 6 .50

Farking for M eet ing s 150 .00

o fftce Supp lies 48 .82

Sub -Tota l 95 ,757 .11

Total $1 ,802 ,575 .83

source of Punding : Huntcipal Debt Service Loan $3 ,850 ,000
Pay-A s-ïou -Go 355 ,000

Total hpproprtation :4 ,205 ,000



Ctm venu =  M tex Project
R- ditu re hn n ly sis

Tm nd zncurred (Rstimated )

Land-begal Fees $ 25 .000

sub-Total : 25 ,000

D eaign  & C en R* n :-*.1@R

hrch ttect 1 ,100 ,000

Con struction M anaqer 95 ,000

su b - T o t a l 1 ,19 5 ,0 0 0

L e9 * 1 an d  P% n nn e fa l

Spee ia l counse l 2 75 .00 :

F in ancia l A dv ksor 125 ,QGQ

Pre lïm ïnar y lffkckak statem en t 100 e000

R at ing hg en eie s 50 ,000

begal Fees/Non-profàt Corp. 25,000
Feaskb i kity con su ktant 11 ,500

b o c a l G ov e rnm en t C om m i s sio n 5 ,00 0

Sub -Tota l 594 ,500

ha o qn q s t r a t i o n

other/Miscellaneous 25,000

Sub -T ota l 25 ,000

Grand T otal $1 ,839 ,52Q*

*T h e se exp en se s h av e n o t b e en p a id .



*-  œ  C

BAM RQnIA Y OR W O -O  DAO

1985

* February 1985 - Co lt@eum -conventi@n Center-Audàt/ riuw

Aut:ortty gomp letel rep/rt on lolt bulinel.

and propoled expanstoa of t:e extlting

Conventàon Cen t*r .

. xay 1985 - Au tb@rtty hirel kA-- ** #iler George to

conduet ex pawli@a ltudy .

1986

@ Janu ary 19:: - :tud# *..h- :tt*d t@ C- .n- fl vhie: gon ltdered

te a rtng down th . conven tion cen ter and

b uildtng a larger flgt lity e lgevhere or on the

m vro-w t gtta .

. Febru ary 19:6 to - Conventàon Ceater put on hold beeau,* of

xov--u-r 1987 colileua and Perfor-lng A>** ceater proj--*-.

1987

@ pee --u-r 9 . 1987 - N 5*  tntt ilte l the 68*. Crltg Stqdy* for new

c o n v*a t ton  C en t er .

@ oeg--h-r. 1987 - O  ee  boldl jlint aeettng wit: Cfty C@ungil to
gool fdar expand tng the exiltiag eoav enttoa

cen ter .

19::

* January . 19:: * O ?*  KKpanli@a S*Md# T@/p'eted .

1989

* January 11e 19:9 * C- '*-d l i* Pr***nt*d * P '*nhipf @taf' Pr@P@**d

p r----* for --nA *-*4nC * fealtbility FtMd' . *

sit@ evaluation *n*ly*1* and * p ----** f@2

da +. .. 4w 4we eoat .e 4- o . :or a a .w

eonventàon eent* r . R- - @il autblrf:*l

Planafl@ *nd Pub liT W@Tk* C**-4**** t* ****

th* 'eld @* *.h4- pr@1@@t.



. N x-l.>  : 19:9 - - '' fe  * 'tie  œ œ  *****  pa le te
tâ * 1- *r  e  M liq R ru  *- 4tt- . A

> *  1M  Y dli-  t. pa -  fe  lt>
.- 4...%  .  aa o rzz w..a!>  :ox a
fd -'>  @te  W  tx* *Y  * ll e- :tt**.*

. Febr-  2' . 1989- e  h 4-  o v@nth@l and H @w ao  t/ e aduc t aa
-  

'  ' -

<c  I- c t M d Y k*t M lua tie  ltudy

fc  ac  Y am  Colveation eem œ .w

* April 25, 1989 - P l*n>=tâ: *tœff brief* th e Planntng and Publtg

w - .- ,,- 4t-  x  t:e x rreat proee.. and

* -  œ re *ed pra ll G eh O neeatrate

œ  =  1* +:* 1 gite (e ot> tain prom lu ) .

@ Apr il , 1989 - M -*- 11: e--œ-4t tee - 11- 4** rep@rt  *@ C oung il .

. xay 23 . 19.9 - - *1 œ e etl tn exerutlve lelgion an d

G V  .*  e e e velo- .

* xay 23, 1:89 - G V  < er e - im  a T- hnfeal œ rdtnating
e*- ++*-  (M ) R  < rk wttâ e ottenltaia ia
M - t tx  h fl  pro- u l and prelen tix

al* --  'u -  to CouM il .

* Jtm e 26, 19:9 * >  e :*œ  M ottenlte  pro- al àl
p - - u  tn e xm tive ge lgton to f ou ngi l u

f@ll- : t-  devel- r < ld alle l. land ;

-  1+  a œ ve tioa Cem r ; -  th e e ity a

- - :-  fa i r w k et va lue for th@ *ld

e. u x  ce ter; x ngta gt an adjaceat 75:
r-  -  u x  > tel w to  paru w ; aa d

- 1- -  t h * fe ilïty one -aad-a-u l: to tw

-  'f-e - - te  th@ City Y d *
. x< ..=  >> a ui: % +w e . %  o ggr %

* -  œ  p- œ  W t: t%  inœ t o f

- .4....4.  >  .1.4 u lzzx  eox e l w uzd -
> &*  tl  - # pri@r to tb* le àllatun 'l

*= - X @: =  :4-*- œ  plu .

* July 198# - W W  - 'H  Y ** p- ti*tiW  * e l/- t
- t W th e te te in; a eiu l-

-  ** *œ  i* *- inW  (M **h*e
0.- **+- )2 e  -- =--. o: m  ciu za

- . .. ...0  xoao rs o  . s . w .. ou o.#
W W  * **** W e t@ *-he œ ** ê@ A- h4tM  1*
A+ ' ' ' -  rM -  ia e te l œ iz

. ..x  ..x.x .p. apd x a  e u o o s p



l

@ Ae  u , 1-  - : - . Y * -' %  > ld G o
e tt*am la > li@ly œ u 4n4N  *
a tta t*tn/cfty p> .

@ â.> e  N . 1-  - A cox gfl Worke e  x nee ta œ  œ , c- je
m tm  o f œ tenttqn ia t%  e gv - t

e - -t: iagluding: e lte rte  w .
Y e'ft, o ' p rtvm  = n#*- .- 4- ; .- ' e t y

œ ta ; N tentàal œ flio  oq 4-  - fa

coM ta ctïng a hot.: in ronj- 4-  * %  t-

cx vention œ tu ; G veîp- .. - - ;
etg .

. septe* b.er 1 1 . 19:9- C- 1n- 1l vote l t/ requelt * r -- - œ- ti.a

re ard fng h-  to prx e  frœ  œ  c iu x-
AM R R  c e tt-

. N e a * u 7 . t@B9 * ce ty te llix  approvu  thl -  e
paye  eor the n-  ronv- u x  e.- -  * 0

u  lngrea-  fa t:e hotel/x tel œ  e  . z:
r e m u r a n t  t a x .

@ N * a - & . 19:9 - citix-  A M lory ce ttee r- '-

e ffed  falt-traek approe  < *œ ' ' t-

private develo- r . e otteasteu  œ  to w lly

ale la land and ho ld 0 * opu -  .w- 4 A œ

le llature appro-  % @ f:n-- N  m .
a * C tt f aen . c e tt. e advi lel - ' : a

spee  *825.:04 ta prele  e -  a-  -
eltm tœ  in @rdar t/ aA aa-  œ  œ * 'e of
- let f= .

@ œ *> > D 5: 1O 9 - C- il appr- . th* Cttizeu  -
Ce tt-  reg- ndation * 4 am  *  O l4 -

Auœ rity to ae >  th* * 25.- . >
Aute rity de linel. A t aw re rfat-  :2* .e

tl Y n th* pre am develo-  r*-  fœ  >
*Ie  C x v entioa œ œ .*

* œ t-  m . 1989 - e ttenltein '. realte  notifà-  t-  G V
that R h o tte nltein < ld x t -- A*-  to e œ-

th@ e ti o a m oa  thl pro- u  lto .

@ # < -* ttd . 1989- C- uue  l appropriatel *2:5,::: tl *- --
elle u e l *1- %  tn m  p- ' '' ' 2 4- -- ''
p lu . addtu onal làt. ev*luau - . *  a

> lf@ fhfo- tton e- io . - >  ae
cons*- xo + io n A-- - --ta lltimat.d  to -A

*574.*** ar* p***r---* .



$

. M - u - :1 19::- œ - u e  œ œ  > r-  t. ' *- u  -#
tbe bo#pàtalât: fadu,try lt thl J --- --tâ.a

œ * .

* - * r 1: . 19:9- >  % m r and % m r &  -  o t wttl t-

- ll t-  rw ardtw  œ  prom l.d hm l e

reltaurant t*- . >  - z: +- - e u t

th.t the  rm tv* 6: m t o' m  u igte  3
perœ t botel > e  tu .

199:

* Janqm  % . 1991 * A brief inç > > t x tltnix  tbe Convea tix

Cea tar prx ell &. e t %  c ity  ce gil
.

+ Ju um  19, j99: - a * lecond - ttng wio  t:* * 1 *'- - t.

held at G e  tt-  V e > m r . ta  > yor #w

1e e and Ce ty repr*leatativu  agre. to G w
th* *e- - e t th*y u 4 originally re egted

.

* January - x.r%  - Rhx-u r o' C- r-  +>*-* leld tn I/KN Y
ef fort f@r flm dtw . J4M  le ri. and *

w erett eoordinhtl w1%  the n ge-h-e  etttgen.
Ad G I*U  Ce tœ .

X m Kvx  Iex x e

* Illue #1: L*g 1*l*t1v* 'unding Approval

s= ary . Tbe *#K *ll Ptnance C- tt- * r- - -ended a > er

fe* ftnR -  wtrat-  tavol%  hm ll; regtauram ;
other prlv  > nefirim e. o: the con- tix

O tnell; R d a lizabl* donattx  f-  tâ. stm  œ e to
the lm * - = t of stm  M le. tu  to >  genm te

.

Begau.. of u ght :tm  u et o tru m . thl ctty
C ox eàl u d V- * l-nh'lrg tox ty Ra--  ok cœ iglion-

h m  app-  fo dia g % * n e llty * tb l- l r- u.

frœ  t-  t-  pr-  e eftetu fu  ok m
f- flity --hotell and r@ lt- e t, . o e pro- e

ffnangix  ilœlude@ * de lfw  ok t%  = O t 3 D r- t

hotel/- tel tax to 6 perœ t aM  * 1 - - t
re m v xa t * .

Etatu, . M fY  le t D *r #* *ellie  @f œ  œ *rG
' -  

Alge zy . m  - t* - ' ''* a e zfx  @' m  * 1
tax in ore  ta all-  *- * 1-n- >  - ty to pa - t aa

e- ded bill ia the e oa  - *&*  o: 19* . >  -

..w.w4- ,. zx u  dalw au x  apprw al go m  bu z u ll
-  œ i*-- -* *a@>œ - *iu .* At œ  r> * @'

+  M : *- *. >  Cfty Y  Y V  hm  @r@M *u  tl
rediltrih :a  m  lrtginal fir@t 3 m t M t*l/> t@1
x m -  œ  in @r4@r to *- * * th*** *- * < %



oe œ  ':rA  : - * œ . >  m  -
d- -u <r  4. m t oe m  e u a  ë m *  x -

tu  *M  rem ure t œ . R 'e he œ  *- - *@
no t e t t-  fundl r@lt ri-  fe - -tr œ -  e  +- .- - .

> @ tu  btll * ll *  pre- te  *  +  l= l G legatix

on > *e  2; . 19* .

* I*-  #2 : Prolu  C@*t*

*.- > . œ e o k u e x *t dtffiM t *> ** - œ  to  pm vàe  a

projeet eltt- t* f@r t>* fae lïty . . M or ee*4-xt*.

faei làtiel tl oth*r gà tà*l . -  --' -- e * * ia a olt#

ga le. . d td x t iag lude x ft - - ., -  a.

x- h 4- u ral f- . x n1 *.*- 4*  -  f- . ae

gen e  ae lu ltie . > ve u  t-  *** 4- *@

d td not tne lude land gol ta *pd ---** * **--*4-1* d w it:

lpe g i fic  l tte gonl trl in t l ; @ .g .. -- - <x ** 1n 4ne  th*

railr- d @N . replagtw  a brie , m vattx  1-
aooc ta of r* . M ldiw  =  a tte t .it* . œ .

m o . 0 * M  G r-  W ll prov fe  u, w tœ  a o t

reœ t pr/legt = lt eltY tl tn *v 4 ' . W tœ tely . -
W ll M ld +  - *t fag f l ity -  =  a f foe  - 1t: the

revenuu  to -  generated b v m  v u  t- . >

C ity '. m nxn-  : ireœ r h aa h 4-  *  f <nx- x ' aM go r

to - 1*  V e m tm a  proju  - - that e d -
fun œ  w f th t%  tdenu fi e d  - -  o f  - - : th r-

perœ t = u- e  tax aa d  -  N t  re m urant tax .

n e ftnanctag i. tp %  ae ee  %  e lc cu on wtth
the fariltty pr- e  - tx  pr-  e  m  O liseo
Au œ r ity .

* I#-  #3 : Xark* ttx  colta and Y ra ttw  * - 4*

e%- v . Prele  x lt, u e iated < e  > >  t-
prv le  fle lity ta th* early  -  a r* u 4N

reevaluated G  fO e tue  e  t-  * '- '-u x  centar
lta ff . % @ Y lott* e-- u œ  e  V i ltta  * .*- *.

(> ) hu  pree  * - ketœ  pte  for ta  fagtlity
and hal eh--  t-  plan W tA W W  * *** . >

o- atix  e fieit M d -  a, '->  *> *5* .e /- .

R d u e = u tœ  o t p> e  *  m  =  tou ll
*2 .5 atllion/year.

etakuu. . Th* C ity '. f<n---- ltMdy e ill *

approxàa ately a:p-n*4--t*ly  #t.5 œ tLIIAY  e--- e'ly for

ax roxf- tely *15: au l:* . >  -  - -- --œ  * 0
t-  * 11,**  M te rity œ  G V  @' œ
Aute H ty '. u - - 4Y  % * o- tœ  'e e t ** M  @:
œ  AMœ rtty '* - **:1 > . * ':* **- *- W l1 -
4:- -  at a e- - à - *#tx  fa * H 1.



1

* I*R @ #61 * ' *- ***-

0.- - . >  ctty - -->  o tnœ  a e iu ya  m x ry

e- 4tt-  w iœ  - u ti-  f-  t-  a tell , ta

M ld e- - **- . >  œ  pam o  f@r fund:ng m

fagility D - IH M  erœ  œ l g r- . dta l-  and e rk .

statu, . W@ are cx ttm tw  to ae m ll O e dealre. of lx *l

tnterelt gr-  W te t n - u ng t:. dv -  of th* tu

Y eiltl :or t-  p r w e  cx v epu on rap te .

@ Illue # 5 1 gtte A 5@* le

*..- > . Ia early 1949. -m  P lo  D- <u ton ltaff
- lu ate d 0* - m t e n u a l l ttm . for th* conv enu on

Ce te r and - M  *h -  lttu  a, toD priorfty

lite. to - *-  - .* 4 led ev al- u on . R ortly

m rea fte . >  ' l x te d  to e nœ trm  on th e

R hottenlteO  < t e al tb a % '-u * : prfority . Kftar
Ce g il du e  to  M 1d  th* œ nven tix  cem r thrx gh

ta  publfg pr - . t-  Ctty e an ne ou m -  w:%
e tten ltein . -> -lu  T= @ . a d t%  lo rfol: soum rn

M lroad (œ  ''Ar - ' M W M  lM d e er. for t:*
e ottenltein < te ) . e otiau ons - re @l-  beca-
pf * v t * *-  ' * 1- ** M ee- n t-  oe t:.

p ar tfg ipam .

Statu l . R @ Cfty fl - * *u -  W th *ll +.h-  property

e erl and fl M * 4* 4* 4< œ t opt:onl * 1l -  u ecuted

f@r all *h-  e t-  W  H d-âpril. A ere u ve > en no
ax roprtau -  *  D '1 to N rA aa.. #* ar@
ne otfatiw  f=  fx ee Y fonl and feel <  are glog* .

* I**Me #6 : M lte Info- e *-  H - *

- . œ  W- h-- :4 . 4 * 9 . *- - 11 avtbortled m  M ltg

Inf@r- tix  er  tl Y n * e lte tnfo- tix
prv aa  deœ ir -  >  M :d le  œ *ne..- e  infoa

th* m te e  '- ' fa œ e* t gr-  of th. m tea u al

Y fitl frœ  *  ' ttx  e inell .

statu . R * e lig fM  - u e  >  he  pe 'e  **
tnf@- ttx  re fet aM  * R tbly a- letœ  œ e  t.
e l*d to -  tL .e  le  2*ltau2e t* , * 1*1* , e

iaterelted AM i*< - 1* . R * e l1@ te o- u ln M m
t. - p o e <Y  te  C f* ; *- - AM - G  Ce tœ  in  œ ir

lnKY N  eff-e -  >  -  >  f-  pre e  app *
w  *  10 1*' . X> e tie  t@ pM die
A--- -- a u x y >  e ég Ia fo- tix  e- m  :.

e o rl ih - *  e t te l *M  f* M 'pie  dil@e M t*
. . -

t davaz-  o  u z zae atu  o éas.
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* Z8W Y W 1 XXW YX W V '- -Y

> *- -
. In @rd*r tâ - v. e toxi- t*ly ffw  - th. l tm

eth* Colil-  Autblrity *  funœ  a #:*
. 44Q pr- ae

- - lo- t p* * e te  W 1l prM e  th* e wtœ

dewio  lrœ te t viu  * An- - -t l- ifym  0 *
general r*qutr----tl kot th. new fagtlit#

.  T:*
proqraa  devet@pw ent phlw. tne tud*a : viltttn: eiqkt

gonven tl/n eenterl natfonvïd. ; kringtng in meetinv
p lan ner. and facility A lnager . to lugge* t way. t@

deltqn t:e *p*rfeet faeitity -; *n4 evlluatine th@
exilting @tte in light lf prolr.m requàrement.

.

6tatu, . Th* pr*%rlw dev* ll&m*st ph--e i* *1 *rb*dul*
, *nd-  th

e finàlhed pea- '-* i. du* àa earlv Aprtl
.  Ia

add itioa to prov idtng t:e p rogr.m  dogum ent*
y thlA

uthority '@ lon*ultant (th* FKR Qr@up) wtl1 a1#4
provide th@ Aut:orit: and City vftà a preld- faarr

prqjeet gqdg*t. Thtl will b. t:* firlt bqdget hllwd
upon th* Cbartotta project and Apeeàftg 1oeal
con dftlon, . C@unlt: v tll :@ brfefed on th* faefltt

yp rog ram  in âptfl
.  199: .

* ïsqne #' l A rehâteet #*1*rtï*R

- -- >>z. 'a order tl b* pregared to b*ein the prolect deltgw
u p on  fav orlb l. legillltu re ap p r@v.1.

. we hav e h-o -tb
* azghàt*rt and eonl tructton e ---ger leiec tt

olp r@re **
.

status . Requelt :*r Qqaltfkelttons (R#Q.1 have h--n xailwd
to numer@ul ffrml 1*/* 1ly l*d natfoealtg

.  W e Kâve
Ju rrently *lblrt lilted* eight A*-h4tertural firm# and
fàf teen eoaltrqc tà@n e --xgee g r oqp .
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-  EV EN SEN  D O D G E, IN C .
%

SEW IO N  1

EX EC UT IV E S R Y

n e C lty of C harlotte deslres to bulld a new  conventlon center w lth an estlm ated
prolect cost of at least $150,(XX),(G ). A lthough updated cost estlm ates are
currently not avallable, the C lty antlm pates sm ndlng appron m ately $30,000,000
to fund the cost of land acqulsltlon ln the fall of I@.Xt A n addltlonal $8,000,000
m ll lx  sy nt on the cost of archltectural deslgn and enp neenng fees ln the perlod

balance m ll te sm nt over the coursefrom  the fall of 19K  to the fall of 1991. n e
of 30 m onths to snance the cost of constructlon.

Evensen D odge has % en retalned by the C lty to prou de a prellm lnary tinanclng
he acqulsltlon of prom rty and the constructlon of a new  convenuonplan to fund t

center faclllty.

n e C lty hms consldered a vanety of revenue sources to fund the prq ect lncludlng
general revenues, an lncrease ln the eM stlng translent occupancy tax and a new

prepared fruad and G verage t'm  In llght of com m tlny dem ands on the Clty's
general revenues, thls revenue source has not % en consldered for fundlng of the

rqect n e Clty ls currently attemptmKto Rcure authorwnuon through statelpslatlon to Implement an addltlonal 3% 1cra1 optlon translent occ Tu ancy tax
and a 1%  1oca1 option prepared food and G verage tax (resm urant). Comblned.
these tw o revenue sources w ould lx  used to supN rt the Issuance of any debt.

Several debt lnstrum ene are avallable to the C lty to fund the pr po osed
ficatesconventm n center

, 
m cludlng general obllgatTon bonds, revenue bonds, certl

llm ent contract revenue bonds. M  w as m entlonedof partlclpatlon, and lnsta
above, the C lty dœ s not antlclpate uslng general obhgatlon bonds to fund thls
prq ect A lso, revenue bonds have % en ellm inated from  conslderatlon due to the
com paratlvely hlgh debt servlc,e coverage ratlœ  requlred to lssue revenue bonds.

hex  hlgh coverage ratlos w ould subsm ntlally reduce the parn e lm pact of t
am ount of M nds w hlch r> n %  lssuei

E lther certzlcate: of pao m pauon m  an m stallm ent contract or m stallm ent
ds w eR  determ m ed to tx  theygeferred methods ofcontrad revenl enyeneraeg captal to snanœ the conventlon facllity

.  e cholce as to w hlch

m strum ent to ux  dem nds m  part uN n the C lty's preference of the set of
requlrem ents to obx re  to m nlntm n federal tax exem pt status of lnterest on the
debt Insênlm enœ  n e C ity w lll enloy substantlal interest rate savm gs a: a result
of lssuing tax exem pt obliD tlons as oplxkv d to 'nw ble obllgatlonl

In order to iu ue tax exem pt obligations to Gnnnce the conventlon center, the C lty
m ust dem onstrate that the fam lity m eel  requlrem enl  under the Internal
R evenue Ozv!e for a governm ental Y nd. n ere are currently tw o approaches to
obtam  tax exem ptzon for a conventlon œ nter snand np  O ne approach w ould
requlre the C ity to m om tor all contracts of the conventlon center, m cludlng

-  -  -  -  -  l
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concesslons, caten ng and event booklngs. n erefore, certm n changes ln current
o> ratm g procedures m ay lx  necessary. A n alternatlve approach w ould not have
the sam e requlrem ent for contract m om tonnp In th s approach, öebtbolders
w ould not recelve a secunty lnterest ln the faclhty, and the C lty w ould have to
llm lt the am ount of revenues denved from  prlvate tkx  of the faclllty.

Sectlon 7 of thls report addrea s the > ue of revenue sufticlency for the
proN x d debt lssuem A u um lng a one tlm es coverage factor and that both new
taxes w ere currently m  place, the 19A ) net tax recelpts w ould tx  capable of

supportl r
.

n an lssue slzz of only $10$(Xq (œ . To fund a prq ect cost approachlng
0,(Xq (u ) lt ls necessary to assum e som e Ievel of tax recelpt p ow th. n e$ 15

analysls preR nted herem (m Table 8) dem nds um n an mcrease m both tax
sources % m g consldered from  a ba  of $7.1K ,4+  from  net tax recel ts m  sscal

tb,.year 1W1 to net tax recelpts ln excess of $15,470,(* by flmr-ql year 199

n e antlclpated revenue stream  from  the two pr No sed taxes hms a narrow er tax
d valorem  prom rty tax pledgedbase than elther a general sales tax or a general a

to secure general obllgatlon M nds- T ranslent œ cupancy and food and Y verage
taxes do not m rtaln to the m any other ltem s sublet't to a general sales tax. N or

broad as the unllm ltedare thelr recelps exm cted to tx as la sr e or thelr sourm  as
d m th tlle C lty's general obllgatlon bonds.pledge of ad valorem  taxes nrn uate

n erefore, thls revenue stream  ls m ore vulnerable to econom lc dow nturns (local,
rep onal and natlonal) and unexw cted changes of the btlsm ess cycle.

A ssum ptlons w lth resm ct to p ow th m  the revenue stream  m ust reflect
reasonable p ow th over the short tenm  but at the sam e tlm e lx  conservatlve
enough to m m lm la  r1st1 that w ould requlre the C ity to appropnate m onles over

Y verage tax recelpts to payand ah w e œ cupancy tax and prepared frvvl and
debt sem ce. G row th a um ptlons take m to account inflatlow  populauon grow th,
exm cted real F ow thv and m crem enm l p ow th due to the new  conventlon center.

E vea n Iu ge 1%.1: calculated estim ated revenue, debt and finlnm al inform atlon

for two scenanos (1ow risk and mrvl-rate nskl with dlfferent p owth
characterlstlœ  n e 1-  nsk = nano reprex nts conx rvatw e a um ptlons about
p 'ow tt  R evenue e- lators for efectw e g ow th througb 1M  w ere 7.77%  for

for prepared frvvl and e verage taxtranslent œ cupanq  tax reœ ipts and 5%

reœ lpœ

In the z'-  of the M nmient rm .pancy tax 10w  rlsk = nano, p 'ow th m  roon!s

reprex py d 50%  of the Charlotte Conventlon and W ltor Bureau (CCVB)'s
ev ctahon for te  m rie  plus 3%  annual inilnuon m  rœ m  rates plus a portlon
of the increm ental u venthol and H orw ath's dm ft rem rt attnbuted to

the new faclltty. n at Bm ion waq a umed to lx M % in 1A 5 and 50% m 1M ,
m th an m ilatlon adjustm ent of 3%  nnnually to u venthol's base year 1989 dollam
For the m ro rate nsk sœ nsn'p, nnnual m fh tlon in rx m  rates equaled 3% ;
F ow th in rx m s equaled C c e 's estim e , and increm ental F ow th equaled the

1 and H ox th eshm ate.escalated u ventho

-  - - - - -  -  -  a
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-  EV EN SEN D O D G E, IN C .

In the rn*  of the prepared foe  and Y verage tax low  nsk scenan no the 5%
annual escalatlon m  the prepared ftxhd and G verage tax reprex nts 3%  annual
m flatlon and 2%  annual populatlon F ow th estim ated l)y the Bureau of M bor
Statlstlc,s for the m etroN htan statlstlcal area that m cludes M ecklenburg C oun .ty
N o real p ow th ls a um ed, except for a N rtlon of the m crem ental grow th
V venthol and H o- ath's drah rem rt attn-bqœ d to the new  facthty, of w hlch 25%
w as ev cted to = ur m  1H 5 and 50%  m  1M  U nder the m oderate nsk

scenano, real g owth of 2%  above m th tlon and e pulatlon growth was assumed
and m crfm ental p ow sh equaled the prq ectlon hnqed on Lm enthol and

H orw ath's estlm ate.

In the m e erate nsk sc nano effectlve F owth rates for revenpes through 1996
w ere 11.70%  for translent occupancy tax recm ps and 7.22%  m  prepared food

and Y verage tax recelpts-

A t the C lty's requests w e lx ked at a hyN thetical grow th rate reilectm g the

l g ow th sm ce 19%  m  exlstm g translent œ cupancy tax recelptqaverage hlstonca
and the average hstoncal grow th m  restaurant sales m  the sam e m nod. m th
prolecuons of 1X %  of taventhol and H o- ath ex lm ates of increm ental p ow th
atm buted to the new  faclli sty A nnual revenue grow th w as 19.15%  for translent

tax recmpu and &5% fo$ prepared fte  and Gverage tax KecmytqOccupancusm g thex  assum ptlonx Such ar u M  a> um ptlon, could not -  utlllzed or

debt lssue sm np

n e m e erate nsk se nano reprex nts F ow tb assum ptions C lty staff and
Evensen gelw  G heve are m ore hkely th%  thoM  of the low  rlsk scenano, but

d to have m e erate nsk som ewhat m ore sllo ptible to problem s mare consldere
realizatlon m  the event of an econom lc dow nturn than the 1ow  nsk scenan o.

n e C ity m ll need to issue obligatloM  to flnance the convennon center ln two
phaR s. Phase O ne obligatlons would fund the X st of asqutrm g the land and
pa gm  arclutectural and engm ee grin feel W e assum ld obhpem ons m  the am ount

2,265,%  w ould %  > ued m  A ugu.  of 1M  A  Phn-  Tw o ssue w ould lxof $4
brought to m arket m  A ugust of 1W 1 to fund tM  bllqnœ  of the prq ect cost O n a
com bm ed basks tM =  tw o ssues w ould fund prolect cosls tolnhng $153,310,%

from  total oblio tiom  H œ d of $161,130,(m

œ bt 1-  Y n se d and structured m  such a m anner that appro= ate!y

SIJA A  annually wiz lx avmlable from  antlmpated revenue xm rces startmg m
* .%1 > ar 1M  to uR  for conventlon œ nter m nrketm g or other purN ses relatm g

to the co- ntion œ nter progrm

n e City wlll need to consiller a var1*  of risk factors in chu ing to pm ed m th
the prolw d rmancinp  Firs: if F owth of tax reœ ipts should pr= ed at a
slower rate tban wM t s es*lmnted in the &'t>  orœ r projectlo-  hereil the City

3
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-  EV EN SEN D O D G E, IN C.

w lll need to appropnate funds from  another source ln order to m ake annual debs

paymenl and thereby avold default SeconA a 5+  baqls potnt (.5 of 1% )
m ovem ent m  m terest rates m  elther dlrectlon wtll result m  a change of Y tween$7 

to $8 m llllon m  the Im nclpal am ount of obhgatlons the C lty can uqsue
.

It ls estlm ated that the C l 's e sure m  the event of a slow m g m  revenue F ow th

ls apprx m ately $2,(X/), ln year 1W 3. U slng the m ore conx lvatlve of
the two approaches to revenue prq ectlons develoN d for our snanclal m odels

, 1t
d need to subsla'-  the debt K rvtce paym entsls N ssible tbat tbe C lty w oul

through 5scal year 2(V .

n e lnform atlon m  thls reN rt ls ba d on a um ptlons a heved to ke rea onable
by C lty staff and Evenx n D odge. Som e of thex  au um puorts are slR lficant to
the pr Jo ectlons and are key factors upon w hlch the snanclal resulks of the prq ect

d. Som e assum ptlons m evltably - 11 not m atenalc  and unantlclpateddem n
events and clrcum sm nces m ay occur subx quent to the date of thls report
n erefore, the actual resull  achleved durm g the prq ectlon G nods w lll vary
from  the prq ectlons. and the vanatlon m ay %  m atenaL Evenx n D odge m akes
no w arranty as to the llkehhlm d that fuyure evenl retlect the past or that any of
the foreœ ted resull  w lll tx  realr i

-  -  -  
-  -  -  -  
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I C
oun ctlzjgenda Prtday . Deco- her 28 , 1990

11 co PM - spectal counctl Heetinqt2:

11 1T/M No.

1. Invocation.j 2 . Constder Options for CarryinMl Costs on Tm nd Fartela for

Prop osed Conven tion Center .

11 tion t: Qontinue to pay carrying costs on a month to*
month baats per agreementa . Pay $lQ .Q0Q earnest

money for Soqth ern R ailvay C ompany option .

Option 2 : Dir ec t st aff to neg otiate with prop er ty owners
Eor a new  ag reo- ent to reduc e or el4m inate

jj carrying costs.a. Pay January costs.
b . Do not pay  Janu a ry  co sts .

11 Option 3: A11ou qpttona to expire by not mnkïng Jaauary
payments an d not paying $10 .û00 eneneat monoy .

11 Attachment No. 1
3 . Consider 

-

p0 tlon s kot  Arch àteo t an d Con atrurtion Mnnag er

11 COXZYYCYY* - -- -
A rr h i t e r t

11 Option 1: Stop atehitettural services; do not proceed eithd
e stg n dev e lopcqnt .

11 Option 2: Continue archïtectural sqrvkces thr/ugh deaàgndevekopxent. Additional funding of $1.6 million
uou ld have to be adv anced from debt servtce fuhd

balance to be repaàd 'rom ocrupanry an; pr epared

f ood  t ax r ev enu e s .

I

l
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1TRM NO. - 2 -I

jj Construction Mnnnger
O p t i on 1 : S t op C on st r u c t i on M an ag e r ser v ic e s .

11 Option 2: Continue Construction Mnnnger services with
A rch itect ser vices th rou gh design dev elopm en t .

Additional funding of $200,000 would have to be11 advanced from debt service fund balance.

option 3: Retain Construction Manager through June 1991jj using funds appropriated.
A t t ac hm en t N o . 2

l

I

I

I

I

I

I

l

I

I

I

I

I
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11 Attachment No. 1

Convention Center Sitel
B a ck g r ou n d

j j ho ep v cu yj t: j o ou f j; Cu hyj a: j zj o t; to eu a wy. az su yy cs o wn dsu. cyy t t ns g a aua du e ty a, i, 1, e d g v a al ua a, ty i os Da jj Oo t :, a yj s y. a j, yj .
owner o f the T rade M art , proposed to butld the Convention Center for

the City by fïnancing the project through a 'llease purchase11 agreementw'' Mr. schottenstein and Younq Ford committed their property
to the project while the City evaluated the Schottenstein proposal .

jj In October 1989, the City decided to pursue the Schottensteïn proposalwith the City taking the lead instead ok the developer. Schottenstein
and Young Ford dedicated their property to the project , without ogtion

payments, until funding for the Convention Center was approved by the11 Legislature. The Cttg continued to neqotiate with the Norfolk southern
Ra ilroad for the rai lroad p roperty .

The Legislature approv ed ou r funding scenarào on Ju ne 26 , 1990 and w e

began to fina lize th e land dea l w ith Young , Schotten stein , and N orfo lk

Southern . The option agreem ent ca lled for ''carry costs '' equivalent to

jj the prime rate of interest applied to the purchase prtce of theproperty. The carry costs began in Septomher and were extended to June
199 1 if the C ity n eeded th e addttiona l t im e to finan ce and c lo se the

sale.l
par cel D escrip tion

schotten stein Property : Th ts tract o f land consists o f 197 ,965

sq uare feet or 4 .s4s acres . our pre sent con tract sets the pu rcha se

price at *v,46n ,s62 .so . At the present to pe, we are payïnq aa eecarry ''

11 lallKlhfzlnzmteoronesl feWstdazltioshGedfbpyGzcthr*sYtfupnftoincfxxatzitonipazlieadnnbkYonGfthpefolsfth
day o f each m onth . x on paym ent of th ts am ou nt by th e c tty a llow s the

seller at its option to declare the city in default and terminate the11 purchase eontract. The purchase contract expires on June 30. 1991.
The December payaent to schottenstein was $78 ,838 based upon a prtme

rate ok 1ô% . Th e Janu ary paym en t w tll be the sam e .

I current status

Mr. schottenstetn and Mr. Young both stress the extended amount of ttme11 durtng whtch they have worked with the city by keeping their property
off the m arket . x r . schotten stein ts not w illtng to continu e to pay

interest on h is property an d n ot m arket it un le ss the c ity is tota lly

lj co-mitteu to the project and willing to pay per our optton agreement.Although he fully supports our project , he is eoncerned nhnut the
projeet contknuinq kndefknîtely to limkt h:s abiltty to o arxet hts

11 lodlls- whzàfrhhYhYedctafeefldztzOingcoztoG-cYahsiagzoznfzgdetor OthePoctytryfd-ocsinwvevheirBycsareWzs
not w i lling to cont tnu e the opt ton w tth n o paym ents or deferred

payments from the ctty.I

I
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l parcez oescrtptton
The Young Realty C ompany and ïoung Ford P ropert ies : The ïoung Realty

j Company property is Ge f o'Ver used car lot f or Young Ford and consxstsof 119
.
000 square f eet . 'l'he ïoung Ford p rope rty is the f ormer new car

sa le s f ac ility fo r Youlw  Pord  and con sist s o f 164 , 125 scm are feet . The

j purch. as e prj ce jor j.he Jotmg jea .1 ty prop .erty. i .s .$ .4 ., .8 4.9 ., .9 2 (, .soliheo gPurcmase prtce tor Lne Young eorœ propervy ls ;>, Nt); , Ntsll .
th ese eontracts have iden tical p rov ision s to the sch otten stein contract

with regard to monthly carrying charges . (See abov'e tnf omation . )l :0th of theae contracts also expire on J=e 30, 1991. The Decmmher
pam ent f or Young Pord was $51 , 732 . 'l'he Young Realty pam ent was

$1û . 116 . 'l'he January pamehts will romzxin the same as Decemberj paments .
C ttr re n t S t atu s

1 chulte young azso sas a practtcal probzem preventzng h:tm zrom gzvzng
the C ity  a f ree opt ton on his p roperty . He ha s counted on the sa le of

his Uptown tocatton to pav f or his new dealershtp . Until a. sale isI made. he has proqrnmed the city' s option paments to cover tue
tnt erest cost s of hi s new  loc ation . Hr . Young gnm h led on the

Con ven tion Cen ter f tm ding b ein g appr ov ed and did n ot r equ ire op tion

j money until the Legislature ' s f avorable aetions . He stresses thetmportance of being able to sell his land -. which he ts unable to do if
the C ity bas an opt ion to buy .

1 Mr. Young dtd of :er a conression whtc: ts related directly to hts
dea lersh ip finarm ing . He is w illing to def er co llect ton of th e option

paments on his used car lot tmtll the Convention Center f tnancing isj complete . He can do this because the option paments on the new car
lot are adequate to p ay th e interest on h ia new  dea lership . Th is

equates to an dmmediate pam ent of $54 , 7321/month instead of the

j current $95 , t4t/montiï . 'rhe $42 , 416Fmont.h dif f erence woqld bepaid upon càosànq of the sale. The dif ference would not be paid if the
sa le does n ot c lo se .

1 paxcel Desertptton
The Southern Railway Qompany Property k Th ts property consists o f

j three tracts totûllinq 1t9 ,834 square f eet or 3.369 acres. 'l'hepurchase prtce is $54 a square foot or $6, 795, 738 . The contract
requires a binder of *10 , 000 which is to be applied to the purchase

j p; j jyjji c ey u y. j na at hx me x ge v. es n. t wa es dy so nsjjo ut yj al os us e o ty h uq a$ 1 00 u 0 g0 VQ si uz.s uf so j sf eo i et eo sd s ar aa a j; s ,
th is contrar t also expires on June 3: , 199 1 .

1 current status
The M ilroad agreem en t doe s not req tlire pam en ts beyond the in itia l

j A10,0Q0 eaaest money. The $1Q ,000 Rotmt uill carry this parcel tmtilJuly l
e 199 1 .

I
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1 Xttachment XO 2

l coNvKFTloN CKNTER OPTIONS

I The curtent team for the New Convention Center is e
om p r i se d o f th e

jj Arc:itect, the Construction Mnnager, and Staff. Concerning the question of
suapending w ork , the follov ing are possible op tion s whith are ava ilab le ;

I

Architectural Optionsj

The Architect has just completed the schemattc destgn phase for thisI
project , and ia wrapping up a few m inor items .

I

OlWol t : Stop the projecty do not proceed with the next destgn1 
h a s e .p

Advantages :I
- n o a d dï ti on a l fu n d ing w i l l b e req u ired

l
D i sa dv aa ta g e s :

11 - Projeet schedule will be delayed. The Architeet has advised that

in addition to the actual time of suspension, it could take up to anI
additional six to eight weeks for the prolect deaigners to be

jj reassigned and become refamiliarized vith the completed work.

11 - If project is delayed more than 2 months, Archttect cannot guarantee

the same team when it ts restartedy which uould result in a lack @fI
c on t inu it y in th e d e sig n p ro c es e .

jj - Inflation coats in the estlmnted range ok $265,00Q - $35Q,000 per
m onth cou ld be incurred based on an annua l rate of 4% - S% .

l

I
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11 Architectural Opti-ons (Cont'd.)

11 opTlol 2: Continue the architectural services throuqh the next

phase, Design Development, whtch is scheduled for completion April 15,I
199 1 .

jj Rdvantages:
-  The Arch iteet has strong ly recor mended that the desiqn ph ase

11 continue through Deaiqn Development. This will allow the

Architectural Team currently in place to work out the majority ofI
the design p rob lem s , and com m it them  to paper . Th ere w ill be lesa

jj likelihood of issuea being dropped with this continuation of desiqn.
-  Impact on desiqn and construction schedule and re lated inflation

11 costs will be minimtzed if project ts able to continue.
-  

Architect will be available for asststance tn public informntionI
about tbe project .

jj Disadvantages:
-  Additional funding of $1 .6 m illion will be required for these

11 architectural serviues.

11 Construetion Manage
-

r o ptiop s

I
opTl:l  1: Term dnate Con struction Manaqer Services now .

jj Advantagee:
-  Zxpenditures of funds c urren tly avatlable w il1 be m àn im ized .

l

1
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11 C-onstruction Manage.-r Options (Cont'd.)

D i sa dv an t ag e s :

-  The Con structton Hanager h as adv ised th at h is sev erance costs ,

w h ich w ou ld in c lude two m onths of sta ff c osts , rea l estate costs ,

and re location costs , wou ld am ount to app rox im ately $83 .500 .

-  

Project schedule wtll be delayed, wtth a potenttal inflatton cost11 
of between $265 .000 - $350 ,000 per month , based on an annual rate

o f 4% - 5% .

-  C on st r uc t ion H an ag er w ou ld n o t b e av a i lab le t o a ss ist in p rov id tn g

financial tnformation associated with the project .

-  If su spen sion is lonqer th an fou r m on th s , th e orig inal team  w i ll b e

11 lost.
-  

If the project starts up with a new team, the Conatruction ManagerI
h a s a dv ise d th a t a tw o -m on th re le arn in g p e r iod fo r sta ff w ou ld b e

jj reqlired, as well as relocation costs. The total cost for these
itom - will be approximately $85 ;0Q .

opTlel 2: Continue Construction Manager Services with ArchitectI
service s throu gh Design D ev e lopm en t .

jj Advantages:
-  The Architect has recn-mended the project continue through the

lj Design Development Phase.
-  The schedu le im paet and potentia l tn f la tïon co st wi ll m ïn fm ized .

11 - Project team will r-mnin intact through next phase.
-  

construrtion Mnnager will be avlilable for assistance in provtdingI
financial inforoxtion aasociated with the project .

I
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11 Construction Hanage-r Options- (contfd.)

D tsadvan tages :

-  
Approxim ately $ 200 ,000 in additional fundinq w ou ld be req u ired for

services through the Design Developm ent Phase .

OP T IO M  3 : K ee p  C o n s t r uc t io n M an aq er on b oa r d  w ith o u t c on t in u tn g

11 architectural design services. Punda are currently available for
ser viees throu qh Ju n e 2 1 , 199 1 .

A dv an t aq e s )

jj - Current C. M. teak coutd be matntatned.
-  

C on st ruct ton Mnnag er cou ld aasiat ln prov àdïng fin a no ia l in fo rmn tion

aaaociated wlth the project .

Disadvantaqes:I
-  

c on struction M an ag er m ay run ou t of prod uct tve w o rk to d o , depend ing

jj on he* long the project is euspended.
-  

W ou ld require fu rth er exp end itu res of ex tsttng fu nd s .

I

I

11 OPTIONS/DLG
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