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The Comprehensive Planning Committee of the City of Raleigh met on Wednesday, September 13, 2006, at 8:00 a.m. in the City Council Chamber, Raleigh Municipal Building, 222 W. Hargett Street, Avery C. Upchurch Government Complex, Raleigh, North Carolina with the following present.
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Chairperson Crowder called the meeting to order by asking everyone to stand for a moment of silence.  The following items were discussed with action taken as shown.
Item #05–37 – Traffic Concerns – Wade Avenue and Oberlin Road to Daniels Street.  Transportation Services Manager Lamb explained the location and development pointing out this is a commercial project which includes properties fronting on Oberlin Road, Wade Avenue and Daniels.  The Occidental building was included in the development.  He explained access points along Oberlin Road, Daniels and Wade Avenue and explained the traffic flow and circulation.  When Christopher Pond came before Council there was a question raised as to when the interconnection of all of the driveways was authorized.  Mr. Lamb pointed out it was a part of the original plan.  The direct access is the result of cross access provisions required at the time of the rezoning and site plan approvals.  He stated he understands Mr. Pond was concerned relative to late night drivers using the access off Daniels Street to get into the area.  Mr. Lamb stated there is nothing that would preclude that and talked about enforcement by the police as it relates to speeding, etc.  He stated the request to try to disconnect the access would be difficult.

In response to questioning it was pointed out Mr. Pond was notified, however, he had a conflict and could not be at the meeting.  Mr. Crowder asked that the item be held and asked that the Committee be provided minutes of the Planning Commission discussion when this item was approved.

Item #03-14 – Downtown Master Developer Process.  Assistant City Manager Howe pointed out he had provided Council members with the following report on this item.

The Cultural/Convention District Strategic Development Plan was approved by City Council in the fall of 2004, resulting in a series of action items: 
1. “Re-open Fayetteville Street from Phase 1 terminus south to at least Lenoir St. – re-open view all the way to BTI Center” (now Progress Energy Center for the Performing Arts)
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Phase 1 of the Fayetteville Street Renaissance is complete.  Phase 2 plans include in conceptual form the re-opening of vehicular traffic to at least Lenoir Street, with the final decision on what happens south of Lenoir to be determined in the RFP process for sites 2 and 3.

2. “Authorize RFP for mixed use developments on Tract 1 and/or Tract 4 in early 2005.”

· RFP’s were issued in the spring of 2005; responses were received in June, 2005.

· Council has approved a Memorandum of Understanding (MOU) with TMC Development for Site 1 for a $130 million mixed use project.  City to sell property for $5.2 million.  Developer to construct underground deck and lease back to City to operate.  Development agreement scheduled for Council consideration September 19.

· Council has approved another MOU with Empire Properties to develop a boutique hotel with up to 80 hotel rooms and 120 residential condominiums and a signature restaurant/rooftop pool and bar.  City to sell property for $1.44 million.  Development agreement scheduled for Council consideration on September 19.

3. “Demolish entire existing convention center at one time.”

· Complete.

4. “Update Parking Plan for downtown”

· Authorized funding for this project was inadequate to cover all of downtown.  Scope of study has been reduced to Cultural/Convention district around Convention Center and Performing Arts Center.  Anticipate issuance of RFP late 2006/early 2007.

5. “Consolidate downtown housing strategy”

· Comprehensive housing market analysis by Bay Area Economics completed in April 2005.

· Downtown East/East Side Redevelopment Plan amended by Council in 2005

· East Visioning project ongoing.

6. “Study circulation changes – pedestrian and vehicular”

· Wayfinding study authorized by Council – ongoing.

· Hargett-Martin two-way conversion complete.

· Morgan Street two-way conversion in design.

· Lenoir –South two-way conversion feasibility study complete.

7. “Authorize final design of southern end of Fayetteville Street and adjacent public spaces”
· Kimley-Horn under contract to design Fayetteville Street Phase 2 and City Plaza designs.

· Project delayed because of Jaume Plensa art proposal.

· Council decision on re-direction for Plensa project anticipated September 19.

· Project may be split into two…City Plaza design tracking separately from Fayetteville Phase 2.

· Public areas to east and west of City Plaza have public-private character and will be designed in coordination with property owners.

· Construction of both Fayetteville Phase 2 and City Plaza not yet funded by City Council.

8. “Conduct a Traffic Operational Analysis and Engineering Design for Lenoir/South and MLK/Western” 

· Feasibility study for Lenoir-South conversion complete.

· Project not yet funded–will be considered in funding package with City Plaza and Fayetteville Street Phase 2.

· No changes to MLK/Western intersection with Salisbury/Wilmington have been studied to date.

9. “Authorize the development of a Public Art Implementation Strategy for Downtown”

· No overall strategy has been undertaken at this time – Capital Chandeliers, Jaume Plensa art proposal and Convention Center art opportunities have been focus of public art activity in South End area.

10. “Consider design of proposed Civic Plaza in conjunction with development of sites 2 and 3”

· This will be a future project in conjunction with RFP’s for sites 2 and 3.

11. “Solicit development proposals for City owned sites 2 and 3 through an RFP Process”

· Anticipate moving forward on this project once Marriott Convention Center Hotel is under construction and approval processes are complete on sites 1 and 4, probably mid 2007.

· Should consider a variety of options for this process, including design competition, follow-on consulting study by South End consultants, etc.

12. “Explore the possible redevelopment of the NCAE /Chamber/Progress Energy site adjacent to City site 6 into a more urban density and design”

· Private developer explored possibility of development of major residential project with Chamber/NCAE/City as partners – did not pursue project at this time.

13. “Solicit development proposals for City owned site 6 through an RFP Process”

· This site serves an important function for support of major productions at the Performing Arts Center and will be held in reserve until completion of new Convention Center and until RFP process on sites 2 and 3 is underway.
Assistant City Manager Howe highlighted the information and discussion on the various points was as follows:
1. Mr. Howe pointed out questions have come up as to when the decision was made to put traffic through the area (location of the proposed Plensa art exhibit).  He pointed out it was in Phase I of the Fayetteville Street Renaissance Plan.  Various alternatives had been discussed for a traffic/plaza scheme and it was unanimous that Fayetteville Street would continue through this area.  Phase II of the plan also includes traffic in this area.

2. Mr. Howe pointed out the lawyers are still tweaking the agreements but everything has been settled on just some legal technicalities to be worked but hopefully the two plans would before the Council on September 19.

3. Mr. Howe stated it is felt it was a good decision to demolish the entire existing Convention Center at one time based on the projects coming on in the area.

4. Mr. Howe pointed out we have set aside some $80,000 for this study but it is now felt that would not do a study of the complete downtown area.  The Public Works Department has narrowed the scope of the study and an RFP is almost complete and hopefully it will be issued in a matter of weeks.

5. Mr. Howe pointed out a lot of work is ongoing.  He stated he does not know if the Council considers all of the on going work as a comprehensive plan but all of the work should add up to how we are going to accomplish a cross section of housing in the downtown area.

6. Mr. Howe pointed out Dan Douglas is working with the consultant now on the Way Finding issue and he knows the Planning Director and department is looking at the plans in a broader way.  He talked about the Lenoir/South Two-Way Conversion Feasibility Study pointing out that is not funded but it will considered in the package of ongoing study.

7. Mr. Howe pointed out Kimley-Horn stopped work on the Fayetteville Street Phase II and City Plaza designs because of the art proposal/opportunity which come forth.  He stated we will pick that backup so that we can live up to our commitment to the hotel developer to have the design complete in time for the hotel coordination/opening requirement.  He stated this will be moving with relative speed and at this point we are waiting to hear back from Kimley Horn as to whether they will do this in one or two projects.  In response to questioning from Mr. Crowder, Mr. Howe pointed out we did define the scope of the project over a year ago but the work was stopped when the Plensa art proposal opportunity came forth.  He stated we would be revisiting the scope pointing out we have learned a lot through the arts proposal investigation.  He pointed out in the scope of study we will have information on how to incorporate art elements pointing out there is no comprehensive idea as to how that will take place.  He stated initially we were talking about engaging an artist after the project was designed.  He pointed out Kimley-Horn has people all over the country many of which are tied into the arts community and hopefully we can get them to come in and help us think about how to incorporate arts into the process.  He stated we are trying to think about that in a more comprehensive way.  He stated City personnel learned a lot about the underground parking deck during work with the Plensa project as it relates to water features, tree pits, etc.  He stated all of the education we received and work done during the Plensa proposal will not be wasted as we move forward with panel design of the southern end of Fayetteville Street we will incorporate the expertise that many acquired during the past year.

Dan Douglas pointed out within the last year the private sector has stepped up and are doing things on the edges of the plaza area including Bank of America, RBC Center and Progress Energy.  We see a lot of activity beginning to happen around the plaza.  He stated regardless of what goes in the plaza area what happens around the edges is what will make it work.  Mr. Howe talked about the new information we have gleaned over the last year, the things that have happened, discussions with existing developments, connections, complex design problems related to the public/private investments.

Mr. Silver talked about the plaza and connections from Fayetteville Street to the side streets.  He indicated sometimes there is a tendency of people to want to do a 180 degree turn when something happens.  He still wants to push to make sure there are exciting destination areas in the downtown, connections and talked about the many incredible opportunities in the various locations.  Mr. Howe pointed out this is not funded and there has been a 13 to 15 percent increase in construction cost since last year.  He stated we know that the Fayetteville piece from the hotel south will mirror the first 4 blocks but pointed out we’re on top of a parking deck and the plaza itself is somewhat undefined.  The money that has been set aside for Fayetteville Street cost estimates and possible budget impacts were talked about briefly.
8. Mr. Howe pointed out none of this is funded.

9. Mr. Howe pointed out we do now have a public art implementation strategy for downtown.  We need to look at things such as who would manage it, how it would be managed, how it’s developed, etc.  He stated he feels the Arts Commission is a little unsure of their role at this point and the City does not have a unified plan or approach and maybe this is a role the Arts Commission could be charged/challenged to undertake.  He stated there are a lot of opportunities for art on Fayetteville Street as well as the connecting streets but we need to develop a strategy of who decides what type art, who identifies funding, how decisions are made, etc.  Mr. Crowder questioned if we shouldn’t be looking at an arts master plan for all of downtown.  Look at a process of how to get people who are coming to meetings or events at the hotel, convention center, Performing Arts Center, etc., dispersed throughout the downtown area pointing out he does not want all of the “bobbles” in one place.  We need to disperse throughout the downtown area and create many exciting destination places.  Mr. Howe again pointed out decisions should include the Arts Commission but again stated he feels they are uncertain of their role at this point.  They would like to play a big role and be the decision making body but they have not been charged or challenged to do that.
Planning Director Silver pointed out the Arts Commission should play a big role.  He talked about the public realm study will include public arts policy.  He pointed out the Planning Commission just approved the density standards proposal and one of the elements included in that text change is public art.  We do need an overall strategy.  We need to look at whether the Arts Commission or the public realm study will take on that role.

10. No comments.
11. Mr. Howe talked about the different options including design competitions, etc.  He stated we do not anticipate anything happening in this arena until the middle of next year.  He stated staff would like direction from Council and the community as to how we should proceed on this item.  He stated there are some plans but many things have happened and the plans may need to be changed.  We may need to do an update on what the market will support in the area.  He stated they are looking for some ideas on the best way to approach this issue.  He stated this is something we should put on the front of the plate as an action item that is get direction as to how to proceed with proposals for Sites 2 and 3.

12. Mr. Howe pointed out it is felt Site 6 is more valuable when packaged with the adjacent sites as it would become a 6-acre tract.  He talked about discussions held with a Florida developer who expressed interest in the property but decided not to pursue it.  He stated from developer side, site acquisition is the biggest problem.  We may have to look at some mechanism for innovate working together.  He stated the potential for this site is huge and this will be a very important project for the City down the line.

Mr. Crowder questioned what we ask developers to bring to the table and talked about land acquisition, affordable housing, etc.

Mr. Howe pointed out that is something we address in the RFP.  When we first started with soliciting RFP’s for the downtown sites we were looking at economic development opportunities.  One thing the Council will be asked to decide is when the City goes out with RFP’s for Site 2 and 3 is whether it is time to raise the bar.  Do we want to add things in the RFP such as exclusionary zoning, restaurants, retail or what.  It maybe time for our RFP’S to be more specific.  We will need Council direction as to how to decide what will go in the RFP.
Ms. Kekas stated she does not feel we should confine ourselves as it relates to public art to just downtown.  She talked about different things she saw in Minneapolis pointing out they have some very attractive, very inexpensive things that they have done which helps create place, excitement, etc.  Planning Director Silver pointed out the American Planning Association came out with a study on place making and it addresses little details, etc., that can add to the ambience of an area.  He stated this can be addressed in part in the public realm study and he would be glad to provide the Council with a copy of the APA report.  Mr. Crowder pointed out as far as public art is concerned, he understands we are talking about whether we should have a city-wide or downtown comprehensive approach.  He feels maybe we should look at a master plan process.  Mr. Silver pointed out in the public realm strategy they are looking at art and cultural elements.  He talked about the reorganization in the Planning Department, the update of the Comprehensive Plan and the fact that some of the plans have not been updated in 25 years.  We are basically looking at a new Comprehensive Plan.
Mr. Crowder talked about land acquisition and stated one of the concerns he has relates to the conversion of existing storefronts.  When asked about a strategy to help encourage that to happen Mr. Howe stated the Downtown Raleigh Alliance has an active detailed marketing plan that assists property owners in trying to identify appropriate tenants, etc., that has been fairly successful.  Dan Douglas talked about the Downtown Façade program pointing out it was funded at some $15,000 but was increased to almost a quarter of a million dollars.  He explained efforts the Urban Design Center personnel have undertaken to promote that program pointing out they basically go door-to-door to get people to participate but stated they have had very little success.  They are continuing to work on promoting that program.

Mr. Silver explained a text change that is being put forth to address some of the concerns pointing out there are certain parts of downtown in which retail is not permitted.  He stated the proposed text change doesn’t mandate retail on the first floors but that could be added and see what kind of reaction we get.

Mr. Crowder questioned the status on the other plans for downtown, where we want to encourage or engage retail, location of service corridors, asking how we are addressing that type issue.  Mr. Silver again talked about the reorganization of the Planning Department pointing out they are trying to clear their plate of all of the old items and to make sure we have the proper resources to move forward in the Comprehensive Plan update.  He talked about the downtown elements that would be included.  Mr. Crowder stated we want to make sure we keep the momentum we have in the downtown going and he feels some of the big issues haven’t been resolved such as where does retail go, how do we direct that without cannibalizing existing areas and the affordable housing issue.  How are we going to in centralize affordable housing so it will go in the downtown area.  We have loan pools and other opportunities but he does not see a lot of people taking advantage of those.  Mr. Howe pointed out land cost is the biggest challenge and talked about discussions with developers who are interested in trying to find a way for the City to use our public assets best such as looking at long-term land leases, etc.  The City does have a fair amount of assets and we maybe able to look at some different tools.  The City has the advantage of being able to accept long-term returns but the question is whether that is in the public’s benefit.  Mr. Howe called on the Committee to keep in mind that they are a lot of affordable units downtown.  A lot is being built that does not get the press or attention, however, that doesn’t mean we should stop our efforts to promote affordable housing, however, we do have units available.  Mr. Crowder stated he understands that but questioned if they are in areas that have quality of life issues.  Mr. Howe talked about some of the new affordable housing developments in the downtown area including Gateway Park, DHIC developments, Community Development’s units, Oakwood Park, etc.  He stated these maybe on the fringe of downtown and the core of downtown is where we may see the problems.  People want to live in an urban environment and whether they desire condos or single-family homes was talked about.  Mr. Howe pointed out many developers have said they would love to see developments with a $175,000 single-family homes in the downtown area but they cannot proceed based on the land cost.  The different studies that have been done and the results or conclusions were talked about.  Mr. Douglas talked about affordable units that are available in the downtown area and referred to Martin Street, Founder’s Row, Palladium Plaza, etc.
Mr. Silver pointed out there is a perception that there is a lack of affordable housing but he believes that is a perception.  Mr. Crowder pointed out we may have a lot of affordable housing but questioned if they are near our job centers.  Mr. Silver explained we have multiple business districts and talked about transportation connections and integration of job centers, housing and transportation.
Item #03-35 – Inclusionary Zoning.  Planning Director Silver pointed out the last discussion was a good seque into the issue of inclusionary zoning.  He talked about affordable housing, proximity to transportation and the fact that the Committee had asked to be provided a recommendation on how to proceed on this issue including funding for an outside consultant assistant if needed.  He stated in order to do a study we must better understand the scope of the study and depending on the scope of the study it could cost between $50,000 and $150,000.  He stated since the last meeting he has done some research and presented Committee members with the following information “Inclusionary Zoning Primer” prepared by DC Office of Planning, “Extending Affordable Housing Through Inclusionary Zoning:  Lessons From the Washington Metropolitan Area” and “Inclusionary Zoning” from Wikitedia The Free Encyclopedia.  He stated in all the studies he has found on inclusionary zoning whether it is volunteer or mandatory all cited a shortage of housing as the impetus of moving into mandatory inclusionary zoning.  In Raleigh we have the Community Development, Raleigh Housing Authority, DHIC and a lot of CDC’s which provide affordable housing.  Just yesterday the Planning Commission approved a text change that includes provisions of providing affordable housing or payment in a fee-in-lieu of under certain conditions.  He talked about other jurisdictions and what has been tried and what has and has not worked.
Mr. Crowder pointed out this hasn’t been discussed for quite some time.  He stated his concern relates to downtown.  He talked about areas where we are seeing a decline in quality of life and development in low income census tracts.  We need to have affordable housing near job centers and in areas which have services.  Mr. Silver talked about the difficulty of tying housing to job centers as people change jobs.  It is difficult to bring jobs to the people.  It is difficult to make the person/job connections.  He talked about economic development and affordable housing being two different things.

Mr. Craven pointed out he hears Mr. Crowder talking about his district and explained Mr. Crowder’s district has two huge job engines the University and downtown.  Both have jobs for all types of people.  They have bus service and the transportation system is better than in other parts of the City.  He stated everything Mr. Crowder outlines as problems in his area in his opinion are in better shape in Mr. Crowder’s area than in other parts of town.  Mr. Crowder pointed out they have a lot of student housing in his district but retail opportunities are not there.  There is only one or two sit down restaurants in his district with the exception of those in downtown and Cameron Village.  There are capacity issues and he also would question where the professional office opportunities are.  People who work in the area do not necessarily live in the area.
Mr. Silver talked about studies he was charged with in the New York area relative to job access, goals of the City of Raleigh for economic development throughout, affordable housing and whether we actually have a problem in the City as it relates to affordable housing.
Community Development Director Grant talked about the City of Raleigh scattered site policy and the fact that the City does have affordable housing geographically dispersed throughout the community.  She talked about Section 8 and other housing opportunities.  The fact that as communities age the demographics change, code enforcement, police activities are stepped up was pointed out.  Mr. Crowder pointed out one of his concerns we do not have a lot of affordable single-family homes with Ms. Grant pointing out the City tries to make sure that all of their projects do adhere to the City’s policy.  They find that multi-family is better as it relates to providing amenities, management situations, etc.  Many people do not know they are looking at an affordable housing subdivision or complex.

Mr. Silver talked about supply and demand pointing out there are a dozen multi-housing developments in the City that are given a free months rent to attract tenants.  Many of these are in the $500 range.  He stated because of the supply and demand Raleigh will not experience the same gentrification as some cities.  We have a supply that is greater than demand and as long as that occurs, the prices will be lower.  He talked about the need to look at equity across the board, housing options that are there, how you define affordable housing, what market you are targeting, etc.  A general discussion followed on the definition of affordable housing, whether there is indeed an affordable housing shortage in Raleigh, range of prices, price points, transitional areas created by aging of the housing stock, the neighborhoods going through cycles, tearing down of older housing stock to build new housing and the fact that displacement usually hits the renter rather than the landlord.  The landlord can sell when an area is changing but the rented is displaced.
Assistant Planning Director Bowers explained if the Council wants to move forward with further studies it would be worth a try to better define our problem, look at what the focus of a study would be, would it be place or people opportunities.  He talked about job clusters, housing clusters, mix of household, access to regional facilities, the fact that the City does a good job of disbursement and how transportation fits into the area.  He pointed out at one time transportation was the Number 2 cost factor for a family but he can see it becoming the most costly on the family budget.  He talked about traditional transit solutions being a problem in the area because of the disbursement of job centers, retail, etc.  He also talked about market forces and the fact that if the high end housing market is selling well, people will continue to build that, however, as people move into higher price housing that frees up the moderate cost housing and it has a trickle down effect.  He talked about possibilities or opportunities through density bonuses and options available.  He stated our code is written based on units rather than square foot per acre maybe we could look at square footage rather than the units.  We may need to look at how that could be applied in our zoning regulations.  The fact that if we did go to inclusionary zoning it would probably create another level of bureaucracy to oversee that to make sure that the housing is being used as proposed.  There has to be oversight.  He stated it is a lot easier on the rental side than homeownership.  He talked about the 80/20 program in New York and the subsequent tax abatements, oversight and the popping up of specialized real estate agents for this market.  Mr. Crowder pointed out another consideration is the school reassignment issues.  The more pockets of affordable housing we have, we will continue to see kids getting shipped off to another area.  That is another reason why we should integrate affordable housing throughout.  Everyone wants a community neighborhood school and until we get affordable housing in every area that will not occur.  Ms. Grant pointed out the City and County has been in some discussions on that issue and talked about affordable housing units in and near the Wakefield area.  She talked about the funding Community Development provides.  Mr. Craven pointed out as he understands one of the driving forces for inclusionary zoning is shortage of affordable housing and as he is hearing we do not have that in Raleigh.  He pointed out the starts and closings in Raleigh track pretty closely.  He stated he would like to have copies of the various studies that have been done and he would also like to see any information or comparisons of affordable housing in cities that have inclusionary zoning compared to Raleigh and other cities which do not have inclusionary zoning.
Adjournment:  There being no further business, Mr. Crowder announced the meeting adjourned at 9:45 a.m.

Gail G. Smith

City Clerk
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