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Section 1: Purpose 

The Morrisville Town Council is committed to realizing the overall vision of creating a vibrant and 

inclusive Town Center destination for residents, businesses and visitors alike, providing a mix of 

both civic-centric and private investments and that produces an engaged community atmosphere 

that is enduring and notable in the heart of Morrisville. Essential goal elements key to cultivating 

this vision and creating that small-town sense of place and connectedness include: 

• establishing a strong community anchor; 

• central gathering place; 

• pedestrian and transit friendly; 

• creative walkable environments; 

• blend of natural and open green spaces; 

• accessibility; and 

• a healthy mix of public and private amenities.  

The purpose of the Town of Morrisville (the “Town”) Town Center Policy (the “policy”) establishes 

guidelines and a framework that proactively supports these goals as it pertains to attaining the 

long-term transformative vision for the Town Center through planned public investments, 

partnerships and guided development activities.   

The substance of these guidelines is intended to assure that any such action by the Town be based 

on a clear and shared vision; balances flexibility with long-term vision; guides future decisions; 

promotes timely development and implementation of a deliberate phased approach; and 

contributes to effective solicitation of desired partnerships to achieve a well-conceived Town 

Center.   
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Section 2: Definitions 

“Demonstration Project” is an initial project phase designed to serve as a proof of concept to 

future private partners to achieve a bigger vision that benefits the overall community based on 

shared public/private investments. 

“Development Finance Initiative (DFI)” is an extension of the UNC School of Government 

offering local governments assistance with forms of development projects designed to attract 

private development interest to invest in a comprehensive vision transforming a desired area 

through facilitation, analysis, specialized financing and development expertise. 

“Project Development Bond or TIF (tax increment financing)” is a financing tool that 

pledges security for the TIF debt from the incremental gain in property tax revenues anticipated 

after an infrastructure project is developed in the vicinity of the project. This form of borrowing 

is considered risky to lenders and can be difficult to secure LGC approval. It is seldom used in 

North Carolina. Local governments often revert to the alternative Synthetic TIF as defined below. 

 “Public-Private Partnership” means a long-term cooperative agreement between a private 

company and a local government to provide a public asset or service that meets the definition of 

a public purpose in which the private entity bears a significant risk and management 

responsibility, linked to performance. Typically involves public participation in infrastructure to 

support desired private development. The benefit is the Town has much more control over the 

vision and outcome of development.  

“Public Purpose” means the use of public funds, no matter the source, must primarily benefit 

and promote the welfare of the local government and its citizens within the community and not 

solely for the benefit of a specific person, interest and/or private entity. The public purpose 

definition is determined on a case-by-case basis.  

“Request for Proposal” means a business document that announces and provides details about 

a project and desired elements that align to an overall vision, as well as solicits bids from 

contractors who will help complete the project.  

“Synthetic TIF” means generally an alternative financing technique on the same basis as a TIF, 

but is essentially a form of installment financing or GO Bond where the local government borrows 

funds for public improvement and intends to repay the loan from funds derived from the taxes on 

the increased property values in the vicinity of the public improvement or from revenues 

otherwise derived from increased private sector economic activity in same vicinity.  

Note:  This section will expand as the policy matures.   
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Section 3: Priorities 

The full build-out of the Town Center vision 

will require using a multi-phase approach 

leveraging public investment, innovative 

public-private partnerships and interlocal 

agreements that share in the risk and the 

reward, sensitive to market conditions, 

flexible to emerging opportunities and open 

to other creative strategies across four 

envisioned phases. Phase I, a 6-acre 

demonstration project is representative of 

the first critical step serving as the real 

catalyst of the Town’s level of commitment 

and expressed interest in working with 

development partners. Effectively accomplishing the demonstration project will influence the 

future phases and in time bring the overall vision to fruition. It will be necessary to break down 

the desired key components envisioned by Town Council for the Town Center in to short- and 

long-term priorities to best plan for implementation. Not all vision elements can reasonably fit 

into the initial demonstration project. The distribution or programming of key components 

should remain flexible across all phases to allow creative ideas to be offered by those experienced 

developers the Town seeks to partner with over time. Maintaining perspective of the overall vision 

will be very important as we plan incrementally to not lose sight of the bigger picture. The 

following priorities represent those critical components or considerations when soliciting and 

developing future phases: 

Short-Term Priorities Long-Term Priorities 

Welcoming Central Destination Open/Green Space 

Gathering Places Event Space 

Public Facilities/Multi-Use Small Retail/Mixed Use 

Range of Housing Types Affordable Housing/Transit Oriented 

Adequate Parking Infrastructure Connectivity/Traffic Flow 

Note: The delineation of short-term vs long-term does not preclude staff from working 

collectively towards all priorities or responding to emerging opportunities and influences that 

may effectively warrant the escalation of a priority.  

Town Center Conceptual Phasing, DFI (September 2020) 
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Staff is charged on behalf of the Town to facilitate both the short- and long-term priorities 

preparing strategies and formulating public investment project concepts that align to these 

priorities.  As the Town Center key components transition from vision ideals to project concepts, 

the Capital Investment Program will be an important tool to forecast and plan funding of future 

Town Center public projects, advance additional site control interest, and address emerging 

opportunities that are: 

1) essential to realizing the vision of Town Center; 

2) promote the general welfare and economic prosperity of the community; and 

3) maximize the opportunities afforded through forms of partnerships or grants. 

Section 4: Process 

Town Council authorizes the Town Manager and his/her designee to facilitate these general 

processes prescribed below, but not limited to providing a framework to ensure legal compliance, 

timing and approach, and overall mobilization to effectively fulfil the desired goals outlined within 

the policy starting with the affirmed Demonstration Project as the initial phase and then work 

toward development of future phases: 

• Initialize an RFP Process to solicit and identify a development partner for Demonstration 

Project development, solicitation, evaluations of recommended partners and subsequent 

phases when appropriate;  

• Evaluate and develop conceptual plans, additional site control needs and other public 

investments critical for future phases; 

• Evaluate and align land use planning and ordinance requirements to allow flexibility in 

site and design standards; 

• Develop a land acquisition master strategy and timeline; 

• Develop public anchor and/or civic investment project concepts necessary to achieve the 

vision and align with Capital Investment Program; 

• Develop financing model and recommend public/private partnership agreements and/or 

other financing strategies; 

• Evaluate master leasing options and other flexible instruments for future municipal space 

needs; 

• Identify viable developer incentive options and other alternatives that generate economic 

interest in the area to both develop and sustain the Town Center; and 

• Staff will provide updates and bring critical decision points to Town Council as necessary.  

It is expected that outside expertise will be necessary and various stages of the development and 

implementation processes. As such, staff will continue working with Development Finance 
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Initiative (DFI) partners to attract private investment partners for this transformative project and 

engage other consultants as needed throughout the initiative.  

Section 5: Funding 

The Town has various methods to effectively plan and prepare for funding future Town Center 

development.  The most appropriate method will depend on the designated public purpose for the 

property, form of public/private partnership, the cost of acquisition, and general availability of 

funds or ability to secure financing.  The preferred methods of funding are as follows: 

Public/Private Partnership / Other 

Partnerships and Grants 

Tax supported Debt Service Instruments (GO 

Bonds / Installment Financing) 

Project Development Bonds / Synthetic TIFs Capital Reserve Funds 

Transfer and Sale of Town Owned Land to 

Private Developer 

Pay as Go Funding 

Town resources are limited.  To effectively plan funding of future Town Center phases that work 

within the Town’s financial capacity and financial policy framework will require a balanced 

strategic approach. A long-range strategy allows for effective planning for future capital needs, 

applying a multi-year forecasting approach and balancing operational needs with future capital 

needs that benefit citizens and sustains the economic viability of the community.   

The Capital Investment Program (CIP) is the most appropriate management tool that strengthens 

the linkages between operational and capital investment planning in a prioritized plan. This 

successfully balances resources to overall needs in a fiscally responsible manner. Where 

practically possible future public investments in the Town Center should coincide with a 

designated capital project concept.  Staff will further update existing project concepts and define 

new project concepts based on the desired key components defined within the annual CIP update 

in addition to other placeholder designations to incorporate in the annual capital and budget 

development processes. While this is a best practice, it does not preclude the Town from 

maximizing on emerging opportunities should they arise off-cycle to budget and capital planning.  

Such situations will be handled on a case-by-case basis, but with the same intent of fiscal 

responsibility and good stewardship of the public’s resources. 
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Section 6: Maintenance 

The Town must ensure that operational impacts are considered annually as the Town may 

expand its inventory of publicly owned property.  Consideration must be given to anticipated 

routine care and maintenance to comply with ordinance regulations.  Additional impacts may 

include liability insurance and other resources that come with maintaining public assets.   

 


