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EXECUTIVE SUMMARY

Opportunity The Downtown Smithfield Development Corporation (DSDQdsking a
gualified historic preservation development team for the rehabilitation of
the former Gabriel Johnston Hotel. The pascelveredn this RFP allow
for a variety of uses that can enha
the economically vitalsocially active, and visually attractive cultural
center of our community.deal projects will be active uses of the building
that preserve its historical integr
revitalize downtown.

Site The development opportunity a relabilitation of a building on64 acre
in the Downtown Smithfield Historic District

This development opportunity is located in the Downtown Smithfield
core, which boasts a number of assets, including: Ava Gardner Museum,
Johnston County Heritaggenter, Neuse River Amphitheatre, Neuse
Riverwalk and Buffalo Creek Greenway, Howell Theatre, twelve eating
and drinking establishments, and fifteen retail businesses, as well as
municipal and county government offices.

Development Team Qualifieddevelopment teams must have historic preservation experience.
Teams must include an experienced architect, general contractor, and
financial consultant.

PropertyAcquisition The DSDC currently has an option to purchase the building from its
current owners, Fourth Street Associates, LG $350,000and will
either exercise the option or assign it to a third pdrtyorder to ensure
the feasibility of the project, the DSO@tends to work with the Town of
Smithfield to provide the assistance required by developers. As such, the
DSDC and/or Town of @ithfield may desire to exeaita Development
Agreement that includes, at a minimum, a scope of dpugnt, schedule
of perfomance, preforma,development plarand reversion clause

Review Process Therequired submittalill include providing a cover letter describing
interest in the site and summarizing the major points of the development
proposal. Additionally, teams will provide development parameters,
financing plan, schedule of performance, and relevant experience of the
team members.
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All proposals will be evaluated IySDC and Town of Smithfield

Economic Development professionals. Proposals that meet the DSDC and
Townds objectives and arwihtedmvmed f e
Councilfor the purposes of reporting aagsistance needed from the

public sectoanddetermining how the Town can best support the project.

With the intent of selecting a preferred developer and negotiating a
development agreement, tB&DC and/orTown maysubsequently
request presentatiomsd interviews of qualified development teams.

Site Tours DSDC staff will host site tours as requested. To arrange a visit, please
contact Sarah Edwards, Executive Director, at (919)088Y or
Sarah@DowntownSmithfield.cam

Submssion Deadline Februaryl4, 2020at 5:00 p.m. (EST)

Questions Questions regarding this RFP must be submttiesarah Edwalsvia
phone, (919) 934887,0r email toSarah@ DowntownSmithfield.colyy
5:00 pm. on FridayJanuary 31 If the DSDC finds it necessary to issue
additional information, it can be found on the DSDC website at
www.Downt ownSmithfield. com. It i s ¢t
check the DSDC website to view answers to questions received.
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COMMUNITY PROFILE

Smithfield, population 12,669, the county seat of Johnston County, one of the fastest growing counties
in North Carolina. Report after report continues to place Johnston County in a very high growth
trajectory path. Currently, the County is approaching a population of 210,000, with the expectation of
surpassing 300,000 within the next ten years. This idalthee close proximity to the Triangle, and the
excellent transportation links such a83 and 440. With the transition of US 70 to Interstate 42, along

the k540 Southern loop under construction, and the continued growth of Raleigh and Wake County
MSA, which includes Johnston County, this growth may come quicker than expected.

Smithfield iscentraly locatedon the 95 corridor in North Carolinaith the premier exit in the state as
the midway point between New York and Florida, with close proxitoifaleigh, Fayettevilland
Wilmington. Smithfield is conveniently situated at the intersectior9& &nd US 70 Business, within
four miles of Highway 70 (future Interstate 4apdless than fifteen miles away fromterstate 4@&nd
the 540 Southertoop, which is now under constructioiVith Class 1 rail lines, Johnston Regional
Airport (JNX) less than four miles awagnd convenient access to Ralelgbarham International

Airport (RDU), which is just fortyfive minutes awaySmithfield boasts exdeht connectivity to major
markets near or far.

Founded in 1777, Smithfield offers small town living with easy access to the growing Raleigh
metropolitan aregust twentyfive minutes from Downtown RaleighThe Town is home to a vibrant
downtown, excptional shopping, numerous historic sites and museums, thriving small businesses, and
terrific parks and open spaces. Smithfield has a rich history and is committed to creating a vibrant
future for residents and businesses alike.

Downtown Smithfield is1ome to municipal and county government, angr@ving as a destination for

dining and culture, with a minimum 33% increase in restaurants expected in the next year, as well as
exciting projects to bring more arts downtown. The downtown district curiiestlydes 15 retail

shops, 12 eating and drinking establishments, the Johnston County Heritage Centerdiea Gar

Museum, a movie theatrand alive theatre venueOn the banks of the Neuse River, Downtown

Smithfield is also a venue for outdoor recreatiwith a boat ramp and planned kayak launch, and the

Neuse Riverwalk, which is part of the 2r8lle Buffalo Creek Greenway that connects downtown with
Smithfieldds historic nei grdbewnrekideotid deyvelopntent,evgh s ¢ h o
planned connection to Clayton and Raleigh.

Downtown Smithfield is supported by an actively managed Municipal Service District (MSD), which is
adesignated North Carolina Main Street Community, affiliated Witin Street America and the North
Carolina Man Street and Rural Planning Center, and works to support businesses and hosts activities
ard events that draw activity to the districthe DSDC and Town are currently working together to
encourage additional redevelopment downtown, with several projects underway, including the
development of a microbrewery, major renovation of the Neuse River Amphitheatre at Town Commons,
the creation o& downtown wifi network, andthe implementation of wayfinding signage to bring

additional visitors downtown. Within the past two years, there has been more than $7 million in
investment in Downtown Smithfieldvith more than $40 million in investment s&joining the Main

Street program in 1986
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SITE VISION

The DSDC is seeking a qualified historic preservation development taametailitate a historic

building within the Downtown Smithfield Historic iStrict on the northwest cornef Fourth and

Johnston streets. The vision for this site is the development of the currently vacant building into an
active use that provides commerci al and/ or resi
selected developmentteamswilg sent a vi sion that compl ements
character and vision.

TheDSDC commissioned a Development Feasibility Study completed by the North Carolina Downtown
Development Association in 2011, whishs s essed t he bui | d8roomg idrswitp ot e nt
restaurant and office space, and as a mixed use building with commercial uses in the basement and first
floor and eight markettate apartments on the second and third flobhg feasibility stidy is provided

in the Appendix.All plans provided are strictly schematic in nature and only provided for preliminary
planning purposes. Inclusion of these plans does not constitute an endorsement of this architect/firm or
imply a continuing relationspifor the project. The DSDC makes no claims or warranty to the accuracy

of these reports.

While most planning efforts have focused amiaed use ohotel use, which is thereferred
development scenarand a viable development option in light of theghonarkefthe DSDC remains
flexible in the development plans for the property. The DSDC has designated a number of uses as
community preferences for the project, including: hotel roon@ketrate residentiaketail, and
restaurant.

Any developmentype that is proposed should be of higmality, cater to the mixedse nature of the

area, and comply with development parameatergained within this REPThe development team will

be expected to cooperate with the DSDC and the Town of Smithfieldding the Town Manager,

Economic Development, Planning, Fire, and other relevant departments throughout all planning, design,
and construction phases of the project.
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Hotel Market

Returning the building to its original use as a hotel would capataln the strength of the thriving
tourism market, have a significant economic impact for Downtown Smithfield, and present an
opportunity for mutually beneficial partnerships with downtown businesses.

Tourism is a strong and viable sector of the Smitheldnston County economy, with Johnston

County ranking third in North Carolina for visitor spending growth. The North Carolina Department of
Commerce reported that in 2018 tourism in Johnston Cowmtgrgted $256.02 million in annual
expenditures, an increase of 7.1%, which resulted in tourism industry job growth of 3.1%.208#hce
tourism expenditures iroinston County have grown B¢1 million, marking an @erage annual growth

rate of 4.256. Snithfield represents a significant portion of the annual tourism expenditures in Johnston
County, due in large part to the fact that the majority of accommodation properties, attractions, retail
businesses, and dining establishments are located here.

The Snithfield area lodging sector is primarily comprised of limiteatvice, franchised hotels and

motels positioned to reach transient traffic on the interstate from both leisure and business travelers.
Much of the growth in the lodging sector in Smithfielaks been driven by traffic on Interstate 95 and

the growth of other business geared towards interstate travel, including restaurants, gas stations, and
outlet shopping at Carolina Premium Outlets.

1 Room Inventory: 2207 hotel rooms and 23 B&B roddwhnston County)
1287 hotel rooms (Smithfiel@elma 195 Exits 95 & 97)

Newest Hotel: Country Inn & Suites, April 2016, 77 rooms

Market Leader: Hampton Inn, Selma

Largest HotelfFairfield Inn & Suites, 89 rooms

Most Recent Property Improvementairfield Inn & Suites

Projects Under Construction: Hampton Inn (Fall 2020 opening)

= =4 =4 A8 -9

Access to th&abriel Johnston Hoteéquires only one turn after exitingb, and the wayfinding

signage currently being installed will direct visitors to DowntowmitBfield and its many assets, which

would make a downtown hotel a preferred option to those on the interstate. With the increasing desire
among people, and particularly travelers, to have an experience, a historic hotel with exceptional service
in a walkalbe, attractive downtown with twelve locally owned places to eat and drink, fifteen retail

shops, a movie theatre, live theatre, two muséuthe Ava Gardner Museum and the Johnston County
Heritage Center, and a riverfront greenway provides just that.nidem Smithfield and its businesses

also regularly hosts events to bring people downtown, including live music, trivia nights, monthly free
carriage rides, summer concerts, a Wine Walk, a Ghost Walk, Jadch uc k, Smi t hfi el do
Independence Celebration aheé Ham & Yam Festival.

There are a number of unigtegget market opportunitiéder a downtown hotel.

1 Accommodating guests of weddings at the four large churches within two blocks

9 Offering visitors to the Ava Gardner Museum the ability to stay witbatking distance of the
Museum in a hotel where Ava actually stayed

9 Catering to business travelers, particularly those who fly into Johnston Regional Airport (JNX),
which is less than four miles away

1 Visitors taking advantage of the Johnston County VisitorBur eau6s weekend pa
Girlfriends Getaway and Sip & Stay
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Lodging businesses in the Smithfieldhnston County area have performed well in recent years. A
custom market trend report was produced by Smith Travel Research to provide performanicéhdata
top end of the lodging sector in the Smithfidlchnston County and surrounding area. The primary
purpose of the research is to analyze how the market has performed during recent years.

The most recent Smith TravekEport examines the time perioflJanuary 2013 through June 2019; it

tracks a variety of data points including occupancy rates, average daily room rate (ADR), revenue per
available room (RevPAR), room supply and overall lodging revenue. These data points help determine
the strength oh particular hotel market, provides critical data on the-tenign performance of a market,

and offers insight into the marketds ability to
the former Gabriel Johnston Hotel, the data is best tasedderstand the local lodging market and

provide some assistance in establishing pricing points for theTlmis.report is available in the

Appendix.

The following lodging businesses were included in the Custom Market Trend Report:
Hampton Inn SelmarSithfield | 95

Holiday Inn Express & Suites Smithfield Selma | 95
Fairfield Inn & Suites Smithfield

Country Inn & Suites Smithfield

Holiday Inn Express Clayton Southeast Raleigh
Hampton Inn Raleigh Clayton | 40

Hampton Inn Dunn

Fairfield Inn & Suites Dunth 95

Hilton Garden Inn Fayetteville Fort Bragg

Country Inn & Suites Goldsboro

Hampton Inn Goldsboro

Holiday Inn Express & Suites Goldsboro Base Area
Hilton Garden Inn Roanoke Rapids

Fairfield Inn & Suites Wilson

Hampton Inn Suites Wilson | 95

Holiday InnExpress & Suites Wilson | 95

Country Inn & Suites Wilson

Hampton Inn Benson

A=A -0_9_9_9_45_42_29_2_2_-2°_-2_-2_-2_-2_--°

The aforementioned properties represent the top end of lodging businesses in the Sdutifistioin
County and surrounding area that report their performance data to SmithReaealrch.

Lodging Sector Performance Data: 2-year average: Jan 20J8ne 2019
1 Average Occupancy Rate: 75.8%
1 Average Daily Rate: $102.40
1 Average Revenue Per Available Room: $73.82
1 Average Annual Market Revenue: $43,731,438
Lodging Sector Péormance Data: Market Peak Performance
1 Peak Occupancy Rate: 85.1% (October 2018)
1 Peak Average Daily Rate: $110.47 (September 2018)

1 Peak Revenue Per Available Room: $92.78 (October 2018)
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1 Peak Monthly Market Revenue:

Lodging Sector Performance Data:
1 Bottom Occupancy Rate:
Bottom Average Daily Rate:

1
i Bottom Revenue Per Available Room:
1

Bottom Monthly Market Revenue:

Lodging Sector Performance Data:
1 YTD Occupancy Rate:
1 YTD Average Daily Rate:
1 YTD Revenue Per Available Room:
1 YTD Market Revenue:
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$4,504,044 (October 2018)

Market Bottom Performance
55.9% (January 2014)
$89.93 (January 2013)
$51.98 (January 2014)
$1,905,22 (January 2013)

Current Year to June 2019
76.6%

$103.43

$79.26

$22,465,560
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Downtown ResidentialMarket

Within the Downtown Smithfield Municipal Service District, there are just three masdtetapartments
created within the last fifteen years and fegtght subsidized apartments created in the 1980s. The
market rate apartments have been consistently occupiedisayceere constructad the mid2000s

with vacancies of less than two weeks between tendiisse units are all second floor apartments that
feature one bedroom and one bathroom, with an average ret@.82er square foot.

TheTri angle J Council of Governmentds Connect 20
units i n and ar within tthe nSxintwentfife iyears ahdtheT &Wd of Smi t hf i
Comprehensive Growth Management Plan has identified a need for additional residential development
within and adjacent to Downtown Smithfield.

——

2|
100 year old harde
g | 16 Foot exposed beam ceilings”

ed brick walls

' i
1t AR

There is one uhat 101 E. Market Street, while the rest of the bundlng is commermal

RFP: GABRIEL JOHNSTONHOTEL 11



SITE AND PARCEL SUMMARY

Owner Fourth Street Associates, LLC

DSDC has an option to purchase the property for $350,000

Site Address 118 S. Fourth Street, Smithfield, No@arolina 27577
Parcel Number 15025020 and 15025021

Area .64 acres

Zoning Office & Institutional

This site is within the Downtown Smithfieational RegisteHistoric
District and is subjedo oversight by a local idtoric Preservation
Commission (projes approved by the NPS are approvdohmistratively
without reviewby the HPC).

Site Description This site consists of two parcels on tit@thwestcorner of Fourth and
Johnston streetontaining a historic buildingnd39 parking spaces. The
siteis surrounded primarily by office and institutional uses. Adjacent
neighbors include the Town of Smithfield Town Hall, Smithfield Fire
Department, First Baptist Church of Smithfield, Insurance Unlimited,
Howell Theatre, Austin Manor (elderly housing comple)d the
Bingham House (single family home).

Thesiteis located just 1.5 miles from Exit 95, the premi®blexit for

Smithfield, which carries a volume of 45,000 vehicles per day and
intersects with our fAMain Streeto (
Busgness), which has a traffic count of approximately 20,000 vehicles per

day.

Building Description Built in 1935, the Gabriel Johnston Hotel contains 16,833 square feet over
four floors The Gabriel Johnston Hotel was repurposed in 1963 as
Smi t hf iwa Hall &d muhioipal building and served that function
until 1998, when a new Town Hall was built just north at the corner of
Fourth and Market streets. Theopertywas purchased in 1999 by the
current owners, Charles Mast and Lee Jackson of Fourth Street Associates
LLC, who completed some work on the building, including the
replacement of the roof, interior demolition and asbestos abatement.

Environmental A Phase | Report has been prepareeMauate the potential for esite
and offsite contaminationThe results are typical of a building of this age
and size, anthe assessment revealed no Recognized Environmental
Conditions (RECs) associated with gite.

An August 1999 Asbestos Removal Report by Progressive Contracting
Company, Inc. indicates that asbestos containing pipe insulation, floor tile,
and plaster surfacing was removed from the building. Asbestos air
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sampling was completed for the basetnérst, and second floors,
resulting in the presence of #dAcl ean

These reports are both provided in the Appentithile the DSDC has
worked diligently to identify environmental issues related to the project
site, it makesio claims to the accuracy of these reports and claims no
responsibility for their content.

Property Taxes .76 County, .57 Town, and .19 Municipal Service District on a valuation
of $208,760
Incentives 20% Federal Historic Preservation Tax Crépgéndinglegislation would

increase the credit to 30%)
15% North Carolina Historic Rehabilitation Tax Credit

While the property is in a census tract that qualifies for New Markets Tax
Credits, low income housing is not compatible with the vision for this site.

SHARP Granti Offered by Johnston County, the Town of Smithfield, and
the DSDC to encourage historic preservation and/or infill in Downtown
Smithfield, this incentive grants the difference in ad valorem taxes back to
the property owner for five years after thalding is placed into service,
provided that the project meets the required criteria.

The DSDC offers a variety of other small grant programs, details of which
can be found at www.DowntownSmithfield.com.

Possible funding from the state to promote dowumtoevitalization

USDA Rural Business Development grant program

Addi tional assistance may be avail a
and the total investment.
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