


EXHIBIT 7-4
Conceptual Plan 1 Access Road Alternative
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EXHIBIT 7-5
Conceptual Plan 2 Access Road Alternative
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EXHIBIT 7-6
Conceptual Plan 3 Access Road Alternative
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CHAPTER 7: NONAVIATION DEVELOPMENT PLAN

7.8 Evaluation of Conceptual Nonaviation Development Plans

Four conceptual plans were developed to evaluate different approaches to developing MSO
property for nonaviation uses. Alternatives 1, 2, and 3 provide for the development of
roughly the same amount of acreage. Alternative 4 created the least amount of developable
land.

Access is the major difference between Alternatives 1, 2, and 3. Alternative 4 provides the
most direct access to I-90; however this has to be balanced with the loss of convenient access
to the terminal. Alternative 3 has the longest route and the one with the most turning
movements. It also places business park traffic in the commercial/residential development
east of the airport. Finally, this alternative has the greatest environmental impact due to its
interference with Grant Creek.

Alternatives 1 and 2 both have the same route to Broadway and on to I-90. The difference is
the location of the road on the south side of airport property. Alternative 1 is considered to
have an advantage because MSO would control development on both sides of the road and
it provides the greatest road frontage. Alternative 2 allows for a larger parcel size
development but the property to the south could be developed by a third party and would
be in competition for users of the property.

7.9 Recommended Conceptual Nonaviation Development Plan

Alternative 1, the west end development with the road located on airport property is the
recommended alternative because it provides:

1. Convenient access to Broadway and 1-90.

2. Minimum additional land acquisition.

3. Least anticipated environmental impacts.

4. Compatibility with surrounding land uses.

5. Maximum road frontage and potential lot development.

Alternative 1 is recommended to be phased. As shown in Exhibit 7-8, the first phase
(yellow and blue) would provide access to airport property and the development of the
west side of the airport property. The second phase (red) would be developed when market
conditions dictate and would extend the road to the eastern half of airport property and
eventually connect into the Wye Mullan Plan. This phasing could be broken into sub-
phases to provide greater flexibility to fluctuating market conditions. Exhibit 7-8 shows a
conceptual layout of the recommended Alternative 1 traversing the middle of airport
property, with lots on both sides of the access road.
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EXHIBIT 7-8
Concentual Plan 1 _
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CHAPTER 7: NONAVIATION DEVELOPMENT PLAN

7.10 Phasing/Timing/Next Steps

The conceptual layout needs to be taken to a higher level of development to ensure that all
land development code requirements are met and that the plan is compatible with all site
conditions. The following actions are recommended to implement this alternative:

ALP. Adopt Alternative 1 as part of the ALP. The entire MCAA property is considered
federally obligated. This jurisdiction stems from federal grant considerations and applies to
all the property, regardless of the source of funds used for acquisition. As such, the Federal
Aviation Administration (FAA) requires that nonaviation uses may only be placed on land
not needed for future aviation activities. Also, FAA permission is needed prior to
implementing such plans.

2012 County Transportation Plan. Request that Alternative 1 be incorporated into the
Missoula Transportation Improvement Plan at the earliest opportunity and that Alternative
1 be adopted as an amendment to the Wye Mullan West Comprehensive Area Plan and the
Missoula Urban Comprehensive Plan.

Management Structure & Partnerships. Determine a mechanism for managing the
property to be used by prospective business tenants. Management options could include
utilizing the Airport Authority’s own staff and resources to facilitate the day-to-day
operations of the business park or partnering or contracting with other agencies to
administer the land. Additionally, the option exists to develop an independent corporation
owned by the Airport Authority and its partners.

Land Release. Develop a recommended land release strategy based on the cost to release
each development site, the sites” development potential, and costs for development.
Conduct a strategic appraisal process to determine the reimbursement requirement to be
used to move forward with each land release. Furthermore, consult with the Missoula
County OPG to determine what appropriate action should be taken in regards to a potential
nonaviation minor or major subdivision?®.

Financing. Develop a financing plan for the implementation of Alternative 1 to proceed
with the implementation of the project. It is recommended that this effort begin by
developing a comprehensive list of the local, state, and federal programs that are potential
finance tools. Then private sector tools that complement the public sector tools can be
developed. Some of the finance tools will include:

7 Tax Increment Financing

» Joint Development and/or Public/Private Partnerships
= Municipal Bonding techniques

= CDBG Funding and other Federal Programs

15 gection 4.6 of the 2006 Missoula County Subdivision Regulations, under REVIEW PROCEDURE FOR SUBDIVISIONS
CREATED FOR LEASE OR RENT, stipulates that “Subdivisions created for lease or rent which contain five or fewer structures
or dwelling units shall be reviewed as minor subdivisions pursuant to this article. Subdivisions created for lease or rent which
contain six or more structures or dwelling units shall be reviewed as major subdivisions pursuant to this article.” Major and
minor subdivision reviews are performed by the Missoula County OPG.
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Other programs as applicable under laws and initiatives of the State of Montana
City and County Programs;

Right of Way Donation;

Park and Ride Programs;

Public/Private Partnerships;

Utilities

Transportation Development Districts;

¥ ¥ ¥ ¥ ¥ ¥ ¥ ¥

Local Taxes.

Marketing Plan. Develop a marketing plan to market the property. The following items
should be included in the marketing program.

» Executive Assessment - Conduct a high-level Executive Assessment of the local market
area from the perspective of a corporate prospect.

7 Land Marketing Project - Develop a recommended Marketing Strategy that includes
marketing materials and identification of targeted markets and prospects.

7 Deal Making - Develop a deal structure that best accomplishes the return goals of the
development. Consider the target audiences, the legal, and economic parameters of the
deal that best structures the deals so as to minimize any negative impacts on the private
sector and to encourage their full participation.

Environmental Assessment. Develop a thorough environmental assessment of the project.
Considerations must be made to protect environmentally sensitive lands. Additionally, any
development would have to be made to comply with Missoula County’s stormwater
management plan.

Transaction Documents and Negotiations. Before marketing begins, it is important to
develop with legal council the transaction documents (lease, licenses, sales agreements,
options, contracts, etc.) necessary for successful real estate transactions. Potential
partners/buyers are going to want to see this information.

Airport property is federally obligated and as such, all uses approved by the FAA are
required to pay rent to the MCAA equal to fair market value.

Construction. Initiate site development and infrastructure activities. The timing of this will
depend on many factors including budget availability, the marketing plan, and the success
of the negotiation process.

Stormwater Management Plan. Final design of the nonaviation development property
should be supplemented with a full-scale stormwater management plan.
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7.11 Nonaviation Development Planning

The master plan has found that most of the open land along the southern end of the airport
property will not be needed for aviation use. This results in 625 acres being available for
compatible nonaviation development over the long-term that could financially benefit the
airport while providing space for local businesses to expand.

A Target Industry Analysis was performed along with a Qualitative Real Estate Assessment,
resulting in several concept layout plans. Significant conclusions are:

e A real estate assessment of the property indicates that the land will compete with other
open spaces available for business park development. This limits the value of the
property and potential rents because supply presently exceeds demand, however this is
anticipated to gradually change over the long-term.

e While detailed economic analysis of near-term demand was conducted, the tenant mix
planned for the development was kept generic as business trends are likely to change by
the time the land is in demand, has been prepared, and is marketable.

e Supply of land in the Missoula area for uses that would be compatible with the airport
will continue to exceed demand into the near future. While detailed economic analysis
of near term demand was performed, the tenant mix planned for a potential business
and industrial park at the airport was kept generic because development is long-term
and updated studies will be needed in order to conduct appropriate marketing.

e Several land development concepts were created and evaluated for their ease of access
and rough costs. The recommended alternative requires an access road connecting into
West Broadway just west of the airport entrances and passing through the available land
before connecting into Mullan Avenue to the Southwest. Development could be phased.
Alternatively, a connection to West Broadway east of the airport is also viable.

e With the exception of Grant Creek along the eastern side of the property, development
of the land is compatible with area comprehensive planning, including the Wye Mullan
West Comprehensive Area Plan and the Missoula Urban Area Comprehensive Plan.

e Utilities are required for the property and road construction will include the need for
culverts. Additionally, a land release must be granted from the FAA and NEPA
approvals must be obtained before the land may be used for nonaviation use. Prior to
making the land available for development, a marketing plan will be needed.





