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INTRODUCTION

Atlanta is athriving city that continues to grow year after year. The Atlanta
Regional Commission forecasts ttliae region will grow by2.3 million people in the

next 25 years.Atlanta has several distinct distrigtsuch asBuckhead, Midtown, and

Downtown But just as all of these districts are unique in character, they are also unique

in the issues they face. Some of these issues include:

¢ An imbalance between available housing and major employment centers;
¢ A mix of housing sizes, types, and income levels witl@ighborhoods;
¢ A lackof affordable housing;
¢ A lack of pleasant community gathering spaces;
e Areas/neighborhoods in need of revitalization;
¢ Unattractive commercial or shopping areas;
¢ Unattractive sprawl development/visual clutter along roadynayd
e Vacant sites close in to town
These issues hinder some of Atl antads most
balanced communitiefRedevelopment is needed in order for these distriatsett their
full potential.
TransitOrientedDevelopment (TOD)
The Center for TransiDriented
Development and Reconnecting America
defined TransiOr i ent ed De using [
transit investments to spur a new wave
Figure 1: An example of Transit Oriented
development that improves housing affordabiliDevelopment
and choice, revitalizes downtowns and urbad auburban neighborhoods, and provides
value capture and recapture for indfviduals



In effect, the center has defined a way to reorgathizebuilt environmentto operate
more efficiently. By orienting developménand housing around transportation nodes,
commutingdistances and costs are reduced and money is savedhbintieiduals and
governmentsAdditional benefitancludedecreased traffic congestion, decreased air and
noise pollution, andn increased qual of life for the areas resident®eveloperscan
capitalize orexistinginfrastructure reducing their development costs and concekas

result, theres an increase in the efficiency and equitability of transportation options.

Site SelectioCriteria

To focus our project on certain areas within the Atlanta metropolitan region, we
used the idea of TODs combined with GIS information to identify areas that can
incorporate these ideas into policiesdes, and actual developmenht. do so, we created
sekction criteria for underdeveloped parcels: within ¥2 mile of a highway, within a ¥
mile of transit, ad located within a job centefStudies of the areas influenced the
decisions of the project to balance the jobs and housing in a way that createsra greate
capture of people living and working in the same job center.

The Alive, wor k, pl ayo phil osobpuhiy may
reality it tends to be unrealistic wmeit comes to its application. Howeyeby
diversifying types of housing dpnhs and the range of jobs available, the ability for
people to live and workn the same job center is incesgsl and becomes more feasible.
This serves as thmain focal point of our project.

We have identified three areas in which to focus our redeveoprafforts:

Buckhead, Downtown, and East Point. These areas have distinct problems that must be



addressed if they are to be redeveloped into-ledlhnced communities that fit within the
Atlanta region and its goals. Some of these goals we will focuare: diversity of
mixedincome residential neighborhoods, employment, shopping and recreation choices
at the activity center, town center, and corridor level; access to a range of travel modes
including transit, roadways, walking and biking to enable actesdl uses within the

area; processes that promotes the involvement of all stakeholders involved in the
development. In order to accomplish these goals we used Transit Oriented
Developments (TODSs) in an attempt to balance job and housing opportunii@sthree
selected area3.he Buckhead Community Improvement District and Downtown Atlanta
were identified as areas in which to promote a wider spectrum of housing options. East
Point, on the other hand, was identified to have an adequate housingysippeded an

increase in job options

BUCKHEAD

mansions, malls, bars, hotels, and restaurantg j

has a reputation and a character all its own #

has recently decided t@turn that classy, high Figure 2: The Buckhead Skyline

end lifestyle atmosphere to the ar@ais goal, which may seem completely legitimate, is
actuallyonly achieved to the detriment of individuals seeking low to modanatene
housing.According to the Us. Departmentof Housing, bw income housing is defined as

housing that is affordable for either home ownership or rental, and that is occupied,



reserved, or marketed for occupancy by households with a gross household income that
does not excesiifty percent of the median gross Isehold income for households of the
same size within the city of Atlanta which the housing is locate®loderateincome
housing is when gross household income is greateffiftyarpercent but does not exceed
eightypercent of the median gross housetiothme?

Revitalization of old Buckhead places the burden of providing affordadlsing
on surrounding areassovernment officials, developers, amlickheadresidentsare
consciously attempting to eliminate the low to modenateme areas from Buckhead.
Some areas are beinigmolishedand redeveloped to increatfe tax base with mixed
use development, while others are Igeteveloped on vacant parcelsist as irthe Mt.
Laurel case> Buckhead does not want fmarticipatein developing affordable housjn
and therefore placing # burden of development osurrounding areasBecause
Buckhead will not voluntarily providaffordable housing, various tools must be used to
remedy the situatioto create a more balanced community.

Buckhead is classified as a&glonal Centér anarea of intense retail, office and
residential uses. The various uses can be integrated or seRagitmal Centersdve a
higher density of residential uses but lower job densities than a centfaluityke other
Regional @nters Buckhead has areas of high job densystnot as dense as Downtown
Atlanta. It currently has several areas with high tax base single family homes on streets
such as West Paces Ferry, Tuxedoad Habersham Roadand Northside Drive.
Numerous highrise caondos have dotted the skyline for years and their numbers have

been augmented recently with still several others currently in the works. It mayilseem



Buckhead has several housing options, but the market is missing certain housing
elements to allow it tbe a flourishing and webalanced community.

As part of the EnVision6 Regional Development siusbveraldevelopers were
polled to see whathey recommended be built in a&flonalCenter These developers
strongly recommeretl that the Buckhea®Regiona Center is best suited for mixed use
developments such as a city center, high residential mixedusetivity center mixed
use. The residential areas are strongly recommendeddfion homesand residential
small lot.Developers do not see the missithgneent of low to moderat'mcome housing,

butrather an increased tax base.

Buckhead Community Improvement Dist({CtD)

The Buckhead CID is a taxation entity of the city of Atlanta and is enabled by the
Georgia Constitution, Article 9, Section 7, thdalsta Community Improvementigrict
Act, 1991 Ga. L. 3653.The CID was also amended by the Atlanta City Council
Resoution 99R-1154, July 6, 1999The taxation revenues for the CHdegenerated by
receiving three mils of the assessed land value qigsty in property tax revenue from
nonresidential property located within the balamies of the district itselincluded in
the abilities of the district are the abi
public and private entities for therovision of certain government servicesd
f aci P The goeemment services and facilities include: construction and maintenance
of local, collector, and arterial streets; public transportation; parking facilities; and other

such services that apeovidedby general law.



Included within the CID are several special public interest district ordinances in
the Buckhead area that are intended to provide increased scrutiny and guidance to
provide thedesired outcomes of the ared$ie stated intents amggood for the districts
with a special review procesasrfthe districts set in placelowever, the requirements are
vague in nature and are not strong enough to but demands for spgm@fcof housing
on developers.

The issue with the Buckhead CID andubmg is not that iis economically
deterioratedActually, the opposite holds true and it is able to support a large amount of
moderateand highend housing optiong.he problem is that this type of market excludes
any incentives to produce low and demteincome housing option®evelopers will
consider producing low and mediurrincome level housing when provided with
incentives or tax breaks to offset any loss in revenue in the production of the low and
medium housing stockBenefits of providing low ad moderate housing options is in
reducing traffic congestion, provides a balanced community, and decreases traffic related
pollution, both noise and aiWVith the amount of servec level jobs,capturing these

employees will help with traffic costs and pide for a healthier environment.

Goals of the Redevelopment

We want to stabilize the workforce and their housing options while also
maintaining the communjtd s ¢ h &rdaigt se,rwe could either require the
construction of affordable housing as artpm of new development within the
community or create incentives for the provision of affordable housing as a portion of
certain new developmé within the communityWe opted to use incentives rather than

mandatory regulations to mimize any legal comations. Our proposal will also



attempt to implement the affordable housing goals, policies, and objectives contained in
the City of Atlant® s ¢ o mp r e hldtimatelyyvee want ta ensure the opportunity
of affordable housing for employees of busises that are located in or will be located in
the community and maintain a balanced community that provides housing for people of

all income levels.

Tools to Encourage Affordable Housing

Development against the vision of current Buckhead residents tataimaihe
highhend community would certainly create oppositioHowever, neighborhood
opposition to affordable housing may be reduced by either requiring that it be designed to
blend in with the current surroundings, by involving neighborhood residerdesign
decisions, or botf’ The Buckheadvillage and Community Improvement Distribias
been created to regulate development in Buckheeadrder to keep these development
plans intact, what we suggest are areas just outside these zones to provide fof them
low to moderate income housing options to minimize opposition and also give the
developers incentives to buildli$ mixedincome housingAlso, existing housing units,
namely apartments or condosould be given tax incentives or a density bonos f
providing a certain percenta@eetweerfive and ten percentp be designated for low to
modeate income owners or renteWe would keep the percentage relatively low to keep
the character of the neighborhoods the same allowing the new residerg@sdarbivith
the surrounding community and to keep current residents from leaving as a result of the
lower income residents moving ifihis idea is supported kiederal law, whichbacks

inclusionary land use regulations through the Fair Housing Batatirg affordable



housing throughout the community will allow people of different incomes to live near
where they work, thereby helping reduce traffic congestion as well as several other
previously mentioned benefits.

According to the Center for Transit Oriedt®evelopment (CTOD), there are
several tools available tencourage affordable housinfhese tools include direct Low
Income Housing Tax Credit (LIHTC), land banking and community land trusts, reducing
parking requirerants, and increased densitiBg.inc | udi ng LI HTC directly
regulations, it creates an incentive for developers by being able to produce something at
market value that would otherwise n@ve had a financial incentiveand Banking and
Community land trust are probably less ig&t in Buckhead. They are mainly used for
the preservation fo environmental land.Reducing the parking requirements and
increasing densities bothccomplish similar objectiveBy allowing the developer to
have a greater density and less parking, stifpms can be included to provide affordable
housing within there development and the increase in the number of units produced can
be used to subsidize the affordable housing.

The CTOD also suggests some tools for maintaining affordable housing osce it
built. These tools include tax breaks for rental owners, down payment assistante for 1
time homebuyers, rehab revolving loan funds, and property tax ¢éxaspor existing
homeownersTax breaksvould allow rental owners to lower their rental rates/angut
money towards maintenanc&he down payment assistance fot ime homebuyers
allows people who are on the edge of being able to afford purchasing their home to be

ableto accomplish their purchasEinally, if some are concerned that rental prtps
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will bring down home values, a revolving loan fund may be a solution to provide funding

to rental property owners for general maintenance and upkeep costs.

Density Bonus Incentive

An incentive based approach in which a density bonus of one matketmit for
each affordable unit is offered can help increase affordable housing vaileoke in the
Buckhead areaThe affordable housing density bonus is offered for all sypé
residential constructionThe stipulations would be that any developmemanting to
receive the density bonus and containing four dwelling units or more shall include at least
tenpercent of all units in a delment as affordable housinglso, they may receive a
proportional density bonus by doing one or more of the fatigw

« Include one additional affordable housing dwelling unit in the development

. Convert a market rate unit to an affordable housing unit

. Provide one affordable housing unit off site

. Provide a cash payment to a Buckhead affordable housing trust fund naglort
to the number of market rate units proposed.

The requirements for the units shall be the following:

. Affordable housing units shall be mixed with, and not clustered together or
segregated in any way from, markate units.

. The exterior appearance affordable housing units shall be made similar to
marketrate units by the provision of exterior building materials and finishes
substantially the same in type and quality.

Legal Tools
Several Georgia laws would help support our redevelopment eff@gsor gi a 6 s
redevelopment laws provide various options for the exercise of urban redevelopment.

Both cities and counties can exercise urban redevelopment through state enabling

legislation called the Urban Redevelopment [AWhe Redevelopment Powers Ldw
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allows for tax increment financing (referred to in the ks tax allocation districtsThe
law is complex and requires additional authority (local approval and state legislation).
The Urban Redevelopment Law specifically encourages voluntary (private)at&mov

where possiblé*

DOWNTOWN

Background and Issues of the Redevelopment

The epicenter of Downtown Atlanta is the
intersection of Peachtree Street and Andrew Young

International Boulevard and encompasses a four squ

mile area. The downtown disttiags bounded by North

Avenue on the North, Northside Drive on the We
Interstate20 on the South and Boulevard Street on
East . Downt own represent ; H.
center accounting for né&a¥

yet only repres nt s 2. 2% of t h e Figure3:View of Downtown l ati on
Atlanta from Centennial

416,000 As such, downtownAtlanta represents the””MPic Park

regi onos -hbusimggnealance] ob s

Downt ownods | argest e mp Isesvicegegovernmene ct or s
manufacturing finance, insurance and real esfatd ©mmunications. Although
Downtown Atlanta boasts more than 16.5 million square feet of office space, the greatest

in the region, it also has the highest vacancy rates of 17.7%, 21.3% and 30.8% for Class
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A, Class B and Class C office space, respectitelfdditionally, downtown has
approximately 1.6 million square feet of retail space, of which 20.5% is conlistent
vacant®Downt own Atl anta represents the regionos
the preceding vacancy rates illustrate, approximatelyionéve buildings downtown

could be entirely vacant.

Policy Options

Incentives and growth management policies to encourage housing development in
downtown could be the key to revitalize the area, reduce crime and provide compact,
mixeduse developmentsonducive to transit ridership and alternative modes. To
encourage residential development, and more broddlyntown redevelopment, a
number of zoning reforms could be employed. These consist of performance zoning,
designbased zoning, and incentive zoning

The current zoning in downtown predominantly represents Euclidean zoning
whereby land uses are geographically separated standards are placed on building
dimensions, height and the magnitude of development on each parcel. Downtown is
zoned wit@pecitalhr eRRubil i c |l nteresto dli stricts
covering most of the downtown area, SPtovering the area around the North Avenue
Marta station, and SRI3 covering the area around Centennial Olympic Park.

Generally speaking, the prens associated with downtown Atlanta (higime,
lack of haising, lack of new development)s a pr oduct of tlhe <citydad
zoning designation. | n-1 At Isa rdted d <1 ewhu raisc itphael i

district. o -Tigme intent of SPI
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to preserve and protect the hultteé Atlanta metropolitan area,
encourage theavelopment of major office uses,

encourage the maintenance and expansidhis area as a retail center,
encourage the development of higlkensity housing

encourage higest densities of devglment at mass transit locations,
maximizethe advantages of mass tranaitd

facilitate safe and convenient pedestrian circulation.

NoOokwNE

The code specifie34 acceptable uses in the downtown distficthere are two problems

with the code as it is presently written. Firgt, does not enumerate any acceptable
housing uses (except single room occupancy residences and one and two family multi
family dwellings) andsecond,it contains a number of locally undesil@bdand uses
(LULUS) which can beanappropriate for encouraging desirable mixes# development
downtown and improving the safety of the locd8lé\ few of these uses allowed by the
present zoning which should be entirely prohibited include:

1. AiManufacturing, wcbnopbuading, lassemiply, procespirayi r i n g
preparation, packaging or treatment of articles, foods, components, products,

clothing, machines and appliances and t
2. iSales and | easing agencies for new and
mopedsandecomer ci al vehicles, 0

3. AService and repair establishments wit

minor repairs to plumbing, heating or air conditioning installation,
replacement of glass, roof repairs, and the like, home appliances, including
radio and teleision, clock and watch repair, repair of shoes and leather goods,
and print shops, 0
4. Adult Businesses, and
5. Single Room Occupancy residences.
In addition to updating the permissible uses, to address the issues-ofitmghlack of
housing, lack of newdevelopment, the City of Atlanta should quickly amend its
development controls. Although the current -3Pkoning does not have height
limitations, height is effectely limited through flootto-area bulk restrictionswhich

limit the height of nofresidantial uses to 25 times the net lot area and 6.4 times the gross

lot area for residential usésFor example, if a developer wants to build a-nesidential

14



use and only plans to build on half the lot, tig

maximum height effectively allotted on site is
50-story building. As such, these bulk restrictio
effectively limit the height of developmeni
reducing both the profitability and desirability d ";“

-

development downtownWhile the code alsaf

il g S

requires developers to adopt a pedestngure 4: Raised Pedestrian Crosswalk

circulation plan, devepers are permitted to develop alternative pedestrian routes through
or between building&’ This is inconsistent with encouraging mixese (residential and
commercial) developmentreduang pedestrian movement between parcels and
development sites andeaing a dead street environment. Pedestrian bridges should be
prohibited in the SP1 zoning. Lastly, almost all of the underdeveloped and undervalued
parcels downtown are surface parking lots.-§Pih its current form, does nothing to
encourage the redelopment of these parcels nor provides any provision to address the
long-term issues associated with the conversion of parking spaces for new development.
Within the codethere are no parking minimums for noesidential use$. Given the

heavy reliance o these surface lots for downtown offices and retail, a revisedl SPI
ordinance should both provide an incentive mechanism to convert these parking lots into
residential and commercial uses and provide a-teng strategy for addressing the net
loss of paking. This should be accomplishegither through the addition of parking
minimums, the allowance of parking structures as an acceptable use, or by some other

means.
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In addition to revising the existing Special Public Interest (Euclidean) zoning, a
numberof other zoning reforms could also be undertaken, many in conjunction with the
existing Euclidean zoning practices. The first of these zoning reforms could be
performance zoning which regulates the intensity of the land use within an area but not
the buiding size, shape or dimensions. Performance zoning encourages development to
comply with certain Aoutcomeso rather than
include | imits on hours of operations, noi s
sha@dw does not create a canyefiect. Performance zoning encourage development
within the existing zoning framework by prescribing only minimal restrictions on
development.

Designbased zoning applies restrictions on particular parcels based on their
physial characteristics (including size, location, proximity, utilities etc.) to encourage a
particular design outcome. Desipased zoning is particularly helpful in encourage or
discouraging different types of urban design.

The last major type of zoning i:dentive zoning which provides rewards to
desirable development. Incentive zoning is the most appropriate type of zoning reform
for Downtown because the need to provide incentives to encourage nearly any type of
new development or redevelopment in the areanterprise zones are one form of
incentive zoning because they provide tax incentives to property owners, developers and
investors for development in blighted areas. Other incentives that could be provided

include density bonuses, expedited review gyt@val, and so forth.
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Recommendatien

We recommendtwo options to encourage the housing development and
redevelopment in downtown Atlanta. The first of these options is to reform the existing
Euclidean zoning of the area and rezone parcels as resideotigever, thisoptionlacks
the longterm flexibility to changing market conditions. Therefore, an overlay district is
the preferred method because it can preserve the existing commercial zoning while
allowing provisions for residential zoning in a sp@eéadistrict. This policy approach
allows the market to determine which zoning is best and assists in preventing high
vacancy rates and economic blight.

The second policy option is the use of multiple incentive, or incentive zoning to
encourage housing delopment downtown. This could include density bonuses, the
removal of density restrictions such as height, setbacks anetdl@oea ratios, or the use
of an enterprise zone to provide tax relief to developers.

A combination of an overlay district witmgentive zoning will probably be the
most successful zoning policy for downtown because the overlay district addresses the
long-term structural problem of over zoning for one larsgé and provides the market the
flexibility to adjust between commercial anesidential projects pending shifting market
conditions. Incentive zoning, notably an enterprise zone, helps alleviate the lagging
desirability for any development downtown by providing a financial incentive to
developers. In some respects, this finanamdentive can be viewed as providing

compensation to the developers for buil di

17
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THE CITY OF EAST POINT

east terminus point on thelanta and West
Point Railroad from West Point, Georgfarhe
city served as a vibrant railroad town for many Figure 5: The City of East Point
years and further developed with the construction of the MARTA rail line in the 1970s,
connecting the city with downtown AtlarfHowever, despié East Poi nt s pr o X
downtown Atlanta, development continued to sprawl into areas outside of East Point,
taking residents, workers and visitors with’ihe once active and vibrant railroad town
became an area with a large housing stock yet femdsses or industries to provide for
the residents of East Point.
As the ¥ largest city in Fulton County, the City of East Point has a population of
39,545 and a population density of 2,878.9 people per squaréfilere are 14,553
households in theify of East Point occupying 93.1% of the housing stock, leaving only
6.9% of the housing stock vac&nt.
Despite the successful housing market, the city of East Point has lost its economic
base of businesses and industry. The 17,300 jobs in East Poimtepfaviess than half
of the population and are composed of: retail trade (11.2%), transportation and
warehousing (10.7%), accommodations and food services (9.0%), healthcare and social
assistance (8.4%), construction (8.1%), and manufacturing (?°®éJause of the
unbalanced ratio between jobs and housing, residents of East Point are forced to commute

to work in other areas of Atlanta. There is a 12.1% (4,783 people) decrease in the
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daytime population of the city due to commutifigf those residents whmmmute to
work, 51.2% drive 129 minutes, while 32.2% drive &P minutes.

There are three major employers within the City of East Point that have over 400
employees: South Fulton Hospital (healthcare), Owens Brockway Corporation (Glass
Manufacturing) and the City of East Point (governmettf the major employers with
less than 400 employees, they are mainly composed of hospitality industries, such as the
Crown Plaza Hotel, the Doubletree Hotel, and the Holiday Inn Airport FtTéilis can
beattribt ed t o the cityds cl-Jackson Atlantaxniermatiangl t o t he
Airport.

Because of the imbalance between jobs and housing in East Point, residents are
having to commute to jobs at the airport, downtown Atlanta, or elsewhere. Thegexistin
infrastructure, modes of transportation, proximity to Atlanta, and number of residents in
East Point, along with the number of vacant, underutilized, and underdeveloped parcels,

suggest that East Point could once again become the thriving city tretidysly was.

East Point Corridors Tax Allocation District (TAD)

According to the Atlanta Development Authority, Tax Allocation Districts
( TADs) fiare a form of tax increment financin
governments to serve as a casaly further private investment into areas which are
economically depr e & anadalysisrwasicondueteddme theeCitymp e d . 0
East Point to determine the current condition of East Point, as well as the goals and
affects a TAD would haveonBas Poi nt . The analysis identifi

underachievement as an Employment Center because of the lack of professional and
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business services offered in the City of East Point. The analysis also establishes that the
closing of Fort McPherson and Ford idoCompany in the East Point area would lead to
loss of purchasing power and a further increase in unemployment. Despite the
disadvantages to the present job market in East Point, the East Point TAD Analysis

identifies some of the advantages East Poistdvar other areas for job creation:

e East Point offers competitive rents withi
the Atlanta metro area

e East Point already has 2 historic boutiq
office complexed Wagon Works and
Buggy Works and

¢ Industrial and lowdensity buildings in
East Point arelewly being replaced with
high density office

, : , o Figure 6: Historic Buggy Work
From this analysis, the City of Atlanta identified East d?fil::reeBu"d'fngnc Haay TorEs

Point as an area in need of redevelopment and identified the goals of implementing a
TAD in East Point:

1. To further the CityoOvelopgdutbdnsareass | mpr ov i
well as of attracting desirable development, including professional jobs.

2. To provide funding that, in turn, will attract additional regional, State and
Federal funding to allow improvements to land use, transportation, and
recreatioal areas.

3. To realize the full economic potential of an increasingly urbanized
community.

4. To increase employment opportunities for residents of the TAD area and
surrounding East Point neighborhoods

5. To increase opportunities for markariven residential andommercial
development within the East Point Corridors area.

6. To overcome constraints to development generated by aged and obsolete
commercial and residential structures, inefficient transportation
infrastructure and inadequate physical connections tsutreunding
community.

7. To maximize the tax revenue potential of the TAD area while achieving
the basic goals of the East Point Corridors Redevelopment¥Plan.

20



3 Major corridors within East Point were identified for redevelopment: Main Street,

Cleveland Avaue, and Washington Ro&8ee AppendiX).

East Point Main Street Program
The City of East Point was one of 100 Georgia cities

selected as a Main Street city by the Georgia Department of

Community Affairs in 1999. Figue7.MainStreet St r eet
Program Logo

preserve and enhance the downtown area as the heart of East Point; communicating a

sense of place, community pride, and heritage, while providing for a successful business

and resi dent i°Rotused onvwdvitalzation ¢hrowgh historic preservation

and economic development, the Main Street Program focuses on four areas: promotion,

design, economic restructuring, and organizatiéfhe Main Street Board is composed

of business owners, community stakeholders and professionals who have a commitment

to downtown East Point The Main Street Program has helped restore the central

business district of East Point to promote the city as an employment center and

destination spot. However, there is much to be done with the program.

Business Associations andr8ees

The City of East Point has been active in local East Point business associations
and encourages the use of these business associations as a means of networking business
owners in the city. The three main business organizations encouraging economic
development in East Point include: East Point Business Association, Airport Area

Chamber of Commerce, and the South Fulton Chamber of Comidiicete are also
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many services to promote the development of
become establs hed as b u’Timeesses ionwenleuwrdse 6t he Womends |
Opportunity Project, Inc. (WEOP), Economic Development Corporation of Fulton

County, Georgia Institute of Technology, BES (Business Enhancement Services, Inc.),

Action USA, and Tech Corps @eorgia.

Goals of Redevelopment

Despite efforts by the City of East Point and the City of Atlanta to encourage
business growth and development in the East Point, businesses are still hesitant to
establish themselves in East Point because of the o\aalalbf development in the city.
We want to establish the City of East Point as a regional jobs center while maintaining

the communityds historic character.

Incentives and Policies to Encourage Business Growth and Job Creation
Despite the numerous progma currently in place in East Point, job creation in
the city has dramatically lagged behind creation of workforce housing. Also importantly,
at least insofar as this report is concerned, the city of East Point has not taken advantage
of its proximity to tanst, namely MARTA and Interstat20. Thus, the two incentive
programs suggested and discussed below are designed intentionally to address the lack of
job creation in East Point and also to capit
Interstate 20. fie two proposals consist, generally, of the &atagn of one existing
Georgia pogram and the adoption of a Florida program (i.e. The Enterprise Zone

Program and the Urban Higbrime Area Job Tax Credit Program, respectively).
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Adaptation of the EnterpresZone Program

According to the stated legislative intent of the current Enterprise Zone Program,
the purpose of the program is to Ai mprove ge
which are suffering from disinvestment, underdevelopment, and ecodesiioe and
will encourage private busi nes'sTeeprogramm rei nves
provides a number of incentives for qualifying business; including: exemption from
property taxes according to the following schedule:

a. One hundred percenft the property taxes shall be exempt for the first five

years;

Eighty percent of the property taxes shalezempt for the next two years;

Sixty percent of the property taxes shall be exempt for the next year;

Forty percent of the property taxes shwedlexempt for the next year; and

Twenty percent of the property taxes shall be exempt for the lastysat,

fan exemption or abatement from occupat
inspection fees, and other fees that would otherwise have beeretnpoa
qualifyiny business. o

cooo

In order for a parcel to qualify for the incentives provided by the Enterprise Zone
Program, the parcel must meet three of the four following criteria:

a. Pervasive poverty shall be evidenced by showing that poverty is weadespr
throughout the nominated area and shall be established by using the following
criteria:

1. The poverty rate shall be determined from the data in the most current
United States decennial census prepared by the U.S. Bureau of Census;

2. For each census geogtac block group within the nominated area,
the ratio of income to poverty level for at least 20 percent of the
residents shall be less than 1.0;

3. Census geographic block groups with no population shall be treated as
having a poverty rate which meets th@nslards of paragraph (2) of
this subsection; and

4. All parcels of a nominated area must abut and may not contain a
noncontiguous parcel, unless such nonabutting parcel qualifies
separately under the criteria set forth under paragraph (2) of this
subsection
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b. Unemployment shall be evidenced by the use of data published by the Office
of Labor Information Systems of the Georgia Department of Labor indicating
that the average rate of unemployment for the nominated area for the
preceding calendar year is at leb8tpercent higher than the state average rate
of unemployment or by evidence of adverse economic conditions brought
about by significant job dislocation within the nominated area such as the
closing of a manufacturing plant or federal facility;

c. General ttress shall be evidenced by adverse conditions within the
nominated area other than those of pervasive poverty and unemployment.
Examples of such adverse conditions include, but are not limited to, a high
incidence of crime, abandoned or dilapidatedcstmes, deteriorated
infrastructure, and substantial population decline;

d. Underdevelopment shall be evidenced by data indicating development
activities, or lack thereof, through land disturbance permits, business license
fees, building permits, developmdages, or other similar data indicating that
the level of development in the nominated area is lower than development
activity within the local governing body's jurisdiction;

e. General blight within the nominated area shall be evidenced by the inclusion
of any portion of the nominated area in an urban redevelopment area as
defined by paragraph (20) of Code Sectior63& for which an urban
redevelopment plan has been adopted by the affected governing bodies
according to the requirements of Chapter 61 ofttties**

Although the selection criteria are presumably sufficient for identifying parcels
that need general redevelopment, they are both undesive and oveinclusive as a
response to the issue facing in East Point. However by creating an afeesstof
criterig the Enterprise Zone Program can be easily adapted to respond to the issues faced
in East Point (i.e. the need for job creation and the desire to capitalize on existing
transportation infrastructure). Thus, the proposed adaptation Bhteeprise Zone
Program cosists of simply adding a second alternasee of criteria that are identical to
the parcel selection teria for this report generally:
Underdeveloped and Undervalued Parcels Identified in GIS
Close access to transit (defthby ¥ mile radial walking distance)

Close access to highway (defined by < 2 miles driving distance)
In an area with a sulasttial JobsHousing Imbalance.

PwpnPR
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Urban High-Crime AreaJob Tax CrediProgram

The Florida Urban HigiCrime AreaJob Tax CrediProgram was designed to
encourage capital investment and job creation in Florida neighborhoods plagued by high
crime rates. In order to accomplish this goal, the Florida program, like the Enterprise
Zone Program discussed above, selects parcels based af ergetia; specifically:

1. Highest arrest rates within the geographic area for viakemie and for such
othercrimesas drug sale, drug possession, prostitution, vandalism, and civil
disturbances;

2. Highest reportedrimevolume and rate of specific gertycrimessuch as
business and residential burglary, motor vehicle theft, and vandalism;

3. Highest percentage of reported indeinesthat are violent in nature;

4. Highest overall indexrimevolume for the area; and

5. Highest overall indexrimerate forthe geographic aré3.

However, the Florida selection is not simplgolean but rather the geographic areas are

ranked based on the criteria, then grouped into three tiers based on their ranking. Parcels
located within the top three tiers are providedfti®wing incentives:
e A new eligible business in a tiene qualified higkcrimearea which has at

least 10 qualified employees on the date of application shall receive a $ 1,500
tax credit for each such employee.

e A new eligible business in a tiavo qualified highcrimearea which has at
least 20 qualified employees on the date of application shall receive a $ 1,000
tax credit for each such employee.

e A new eligible business in a tignree qualified higkcrimearea which has at
least 30 qualified emplees on the date of application shall receive a $ 500 tax
credit for each such employ&®e
Like the selection criteria for the Enterprise Zone Program, the selection criteria
for the Urban HighCrime AreaJob Tax CrediProgram, would be both underclusive
and ovefinclusive to address the issues of East Point. However, the UrbarCHigh
AreaJob Tax CrediProgram can also be useful to the issues of East Point if the program

is adopted with the selection criteria for this report exchanged witlekbetion criteria

in the original program.
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Legal Issues

Although the above discussed proposals would address the issues facing the city
of East Point, in theory, they still must overcome all legal hurdles in their path.
Fortunately, the programs are bancentive based programs and thus avoid the typical
legal obstacles faces by many land use tools, such as takings, exaction and etcetera.
However, on legal issue may remain for incentive based land use planning tools; the
dormant commerce clause. Gengréte United State Constitution grants the power to
regulate interstate commerce in the hands of the federal legislature and by converse the
states are specifically denied the power to regulate such comth@tuss, a state
program, such as the two propdsabove, that attempts to regulate interstate commerce
would run afoul of the dormant commerce clause and leave the program constitutionally
afflicted. Fortunately for state incentive plans, the Supreme Court has not struck done
land use planning toolsifeheir violations of the dormant commerce clause and in fact

such incentive programs are quite ubiquitSus.
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APPENDIX A:
GROUP RESPONSIBILITIES

INTRODUCTION .ot
TRANSIT ORIENTED DEVELOPMENT (TOD)...c..cciiiiiiiieeeeeeeicieee e Brad
SITE SELECTION CRITERIA. ..o Brad

BUCKHEAD ..o e et
BACKGROUND AND ISSUES OF REDEVELOPMENT............... Brad and Drew
BUCKHEAD COMMUNITY IMPROVEMENT DISTRICT....cooeeieieieieeee, Brad
GOALS OF REDEVELOPMENT ... ccn ettt Drew
TOOLS TO ENCOURAGE AFFORDABLE HOUSING................. Brad and Drew
DENSITY BONUS INCENTIVE. ... oo Drew
LEGAL TOO LS. e e e et annans Drew

DOWNTOWN et
BACKGROUND AND ISSUES OREDEVELOPMENT.....cocoviiiieiiiiiiiieens Adam
POLICY OPTIONS ... e Adam
RECOMMENDATIONS . ..ot e e amee e e e e ea e Adam

CITY OF BAST POINT et
BACKGROUND AND ISSUES OF REDEVELOPMENT......ccovceveiiiiiei. Amy
EAST POINT CORRIDORS TAX ALLOCATION DISTRICT (TAD)............ Amy
EAST POINT MAIN STREET PROGRAM. .. .o, Amy
BUSINESS ASSOCIATIONS AND SERVICES ..., Amy
GOALS OF REDEVELOPMENT ... ccu et Patrick
INCENTIVES AND POLICIES TO ENCOURAGE BUSINESS GROWTH

AND JOB CREATION. ..o Patrick
ADAPTION OF THE ENTERPRISE ZONE PROGRAM........cooveeiieiieann Patrick
URBAN HIGH-CRIME AREA JOB TAX CREDIT PROGRAM.................. Patrick
LE G AL TO O LS. . e e e e e s Patrick

P RE S ENT AT ION .ot
POWER POINT PRESENTATION. ...t aaaen Amy
WRITTEN REP O R T ...t et e e e v e e e e e e e e eeens Amy
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APPENDIX B:
ENVISION6 REGIONAL DEVELOPMENT MATRIX

High Residential | Activity Center Town Center
City Center Mixed Use Mixed Use Mixed Use
40

Residential Density per acre
Job Density per acre 180
Average Height 8to 50

I Conditionally Recommended I Sironoly Recommended

Recommended If appropriaia contexiual development Is proposed. Recemmended gevelopment for Reglonal Placss.

Regional Centers are areas of intense retail, office and residential uses. The
uses can be integrated or separate. They have a higher density of residential
uses bhut lower job densities than a Central City. Buckhead and Cumberland

are examples of a Regional Center in the Atlanta region.
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APPENDIXC:
EAST POINT TAX ALLOCATION DISTRICT(TAD) MAP
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APPENDIXD:
VACANT, UNDERUTILIZED OR UNDERDEVELOHRED
PARCELS IN BUCKHEAD

Development Site #1
Buckhead Triangle

Development Site #2
Corner of Lenox Road and GA 400
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