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UNDERSTANDING THE CORRIDOR



UNDERSTANDING THE CORRIDOR



UNDERSTANDING THE CORRIDOR



UNDERSTANDING THE CORRIDOR

Home Ownership Rates



UNDERSTANDING THE CORRIDOR

Households With “Housing Cost Burden”



UNDERSTANDING THE CORRIDOR





ECONOMIC ECONOMIC ECONOMIC ECONOMIC 
GEOGRAPHY:  GEOGRAPHY:  GEOGRAPHY:  GEOGRAPHY:  
DISTRIBUTION DISTRIBUTION DISTRIBUTION DISTRIBUTION 
OF EMPLOYMENTOF EMPLOYMENTOF EMPLOYMENTOF EMPLOYMENT

Based on data from CoStar
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ECONOMIC ECONOMIC ECONOMIC ECONOMIC 
GGGGEEEEOOOOGGGGRRRRAAAAPPPPHHHHYYYY::::        AAAALLLLLLLL    
COMMERCIAL COMMERCIAL COMMERCIAL COMMERCIAL 
BUILDINGSBUILDINGSBUILDINGSBUILDINGS

Based on data from CoStar
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Demographic ChallengesDemographic ChallengesDemographic ChallengesDemographic Challenges

• Declining Population

• Lower household incomes and 
spending potential

• Market area median income is 61% of 
regional median.

Market ChallengesMarket ChallengesMarket ChallengesMarket Challenges

• Aging buildings

• Below-average commercial rents

• Lack of private investment

• Buildings are performing relatively 
well-makes it easier to maintain 
status quo.

• Lack of diversification in housing 
stock and commercial uses.

Strengths OpportunitiesStrengths OpportunitiesStrengths OpportunitiesStrengths Opportunities

• Strong public investment in 
transportation infrastructure

• Roads & Intersections
• Sidewalks and Streetscapes
• Bike Paths & Trails
• MARTA bus and 2 rail stations
• Interstate 285

• Access to jobs nearby

• GSU, DeKalb Government and 
Stone Mountain Park as 
institutional anchors



Based on data from CoStar
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• Here come the planners!

REAL ESTATE MATHREAL ESTATE MATHREAL ESTATE MATHREAL ESTATE MATH

PHASE 1. MIXED USE 

PHASE 2. DENSITY 

PHASE 3.  PROFIT!

BREAKING NEWS

PLANNER PROPOSES DENSITY, MIXED-USE



Why do aging shopping centers and apartments Why do aging shopping centers and apartments Why do aging shopping centers and apartments Why do aging shopping centers and apartments 
stay that way?stay that way?stay that way?stay that way?

Why can't they do something better?Why can't they do something better?Why can't they do something better?Why can't they do something better?
� Investment goal is cash flow.Investment goal is cash flow.Investment goal is cash flow.Investment goal is cash flow.

 Not redevelopment (buy and hold).

 Not public service or community building.

 Part of an investment portfolio.

� Low operating costs:Low operating costs:Low operating costs:Low operating costs:

 Property taxes

 Operating & management costs

 Minimal maintenance & repair

 No debt Service

� Modest but steady revenue flow:Modest but steady revenue flow:Modest but steady revenue flow:Modest but steady revenue flow:

 Tenants paying rent

 Manageable vacancy rate

� As long as revenue > operating costsrevenue > operating costsrevenue > operating costsrevenue > operating costs, the owner is making 
money with low risk and low effort.



Redevelopment is hard!Redevelopment is hard!Redevelopment is hard!Redevelopment is hard!

• It takes time & effort

• It is really hard work

• Existing leases & tenants make change 
difficult

• No revenue from rent during redevelopment

• It requires large amounts of capital & debt

• It usually requires complicated financing

• It involves assuming a higher level of risk

• Many property owners are not experienced 
or comfortable with the business of 
redevelopment



Cash Flow Before 

Redevelopment

Cash Flow After Redevelopment



There are two scenarios There are two scenarios There are two scenarios There are two scenarios 
where redevelopment makes where redevelopment makes where redevelopment makes where redevelopment makes 
sensesensesensesense
1.1.1.1. Revenue falls below operating costs Revenue falls below operating costs Revenue falls below operating costs Revenue falls below operating costs 

• increasing vacancy, declining rents, or 
increased costs

2.2.2.2. Revenue potential justifies disruption Revenue potential justifies disruption Revenue potential justifies disruption Revenue potential justifies disruption 
of current land use, increased risk, of current land use, increased risk, of current land use, increased risk, of current land use, increased risk, 
and increased effort.and increased effort.and increased effort.and increased effort.
• Potential to capture higher rents and values
• Potential to create more density
• Potential to create a new “place”
• Potential to capture “brand”, and energy of 

character of nearby areas



REAL ESTATE MATHREAL ESTATE MATHREAL ESTATE MATHREAL ESTATE MATH

• The Rule of ThreeThe Rule of ThreeThe Rule of ThreeThe Rule of Three
• It makes financial sense to 

purchase a parcel for 
redevelopment if the potential 
value after redevelopment is 3x 
or more the purchase cost.

• This rule is easy to recognize with 
teardown homes:  

• The new home asking prices will 
always be 3-times the price of the 
home that was torn down.

2 units to the acre @ $10/Unit2 units to the acre @ $10/Unit2 units to the acre @ $10/Unit2 units to the acre @ $10/Unit

4 units to the acre @ $20/Unit4 units to the acre @ $20/Unit4 units to the acre @ $20/Unit4 units to the acre @ $20/Unit





WHAT CAN THE PUBLIC SECTOR DO TO PROMOTE REDEVELOPMENT?WHAT CAN THE PUBLIC SECTOR DO TO PROMOTE REDEVELOPMENT?WHAT CAN THE PUBLIC SECTOR DO TO PROMOTE REDEVELOPMENT?WHAT CAN THE PUBLIC SECTOR DO TO PROMOTE REDEVELOPMENT?

1.1.1.1. Set up positive Set up positive Set up positive Set up positive 
regulatory regulatory regulatory regulatory 
environmentenvironmentenvironmentenvironment
• Zoning & Land Use
• Expedited Permitting
• Enable mixed-use 

walkable development
• Tax Credits Programs
• Opportunity Zones & 

GRAD
• Site marketing and 

partner outreach

2.2.2.2. Support key Support key Support key Support key 
public public public public 
infrastructure and infrastructure and infrastructure and infrastructure and 
site preparationsite preparationsite preparationsite preparation
• Roads & bridges
• Stormwater & Sewer
• Environmental 

Mitigation
• Parks, Plazas & 

Greenspace
• Other supportive 

projects & deals

3.3.3.3. Mitigate RiskMitigate RiskMitigate RiskMitigate Risk
• Place public uses on or 

near site (such as 
libraries, museums, 
visitor centers, or 
public offices)

• Enhance the public 
realm (streetscapes, 
buried utilities, parks & 
paths)



WHAT CAN THE PUBLIC SECTOR DO TO PROMOTE REDEVELOPMENT?WHAT CAN THE PUBLIC SECTOR DO TO PROMOTE REDEVELOPMENT?WHAT CAN THE PUBLIC SECTOR DO TO PROMOTE REDEVELOPMENT?WHAT CAN THE PUBLIC SECTOR DO TO PROMOTE REDEVELOPMENT?

4.4.4.4. Offer Financing Offer Financing Offer Financing Offer Financing 
SupportSupportSupportSupport
• Tax Allocation Districts
• Municipal Bonds
• Development Authority
• Tax Abatements

5.5.5.5. Do the hard work Do the hard work Do the hard work Do the hard work 
ahead of timeahead of timeahead of timeahead of time
• Buy and assemble small 

parcels into marketable 
parcels.

• Buy aging or 
contaminated sites and 
clean them up.

4.4.4.4. Direct subsidyDirect subsidyDirect subsidyDirect subsidy
• Help a development 

partner write down land 
cost

• Purchase key 
redevelopment sites 





IDENTIFYING OPPORTUNITIES



IDENTIFYING OPPORTUNITIES

Use of a multi-pronged approach focusing on a community-driven planning 
process

• Community Meetings (4) – Traditional opportunities to meet and discuss the plan 
with the public.

• Business Development Advisory Committee  Meetings (4) – focused group intended 
to represent primarily private sector and non-profit perspective.

• Pop Ups and Intercepts (5) – tactical events intended to engage with specific 
populations 

• Online Engagement – online opportunities to get input and share information



IDENTIFYING OPPORTUNITIES



IDENTIFYING OPPORTUNITIES

Over 400 community 
meeting attendees

Over 1,000 online 
surveys submitted

Over 13,000 website 
visits!

6,900 online interactive 
map comments

“It’s the best process I’ve ever seen by the County. It included 

and reached out to so many different communities and 

embraced all cultures, religions, and races. It has been a 

remarkable process and our neighborhood is fully in support”

- Community Member, in Support of Memorial Drive Revitalization Corridor Plan



VISIONING OPEN HOUSE –

June 25, 2019

IDENTIFYING OPPORTUNITIES



DESIGN WORKSHOP –

August 21, 2019

IDENTIFYING OPPORTUNITIES



PLANNING PROCESS | Community Meetings



A WALK THROUGH 

MEMORIAL DRIVE–

October 7, 2019

IDENTIFYING OPPORTUNITIES



A CELEBRATION OF 

MEMORIAL DRIVE–

November 16, 2019

IDENTIFYING OPPORTUNITIES



IDENTIFYING OPPORTUNITIES

• Georgia State University Clarkston 
Campus – April 23, 2019

• International Trade Mall – May 18, 
2019

• Nam Dae Mun – June 21, 2019

• DeKalb County Tax
Commissioner Office – June 25, 2019

• PRISM HOA – March 12, 2020



IDENTIFYING OPPORTUNITIES





IDENTIFYING OPPORTUNITIES



IDENTIFYING OPPORTUNITIES



IDENTIFYING OPPORTUNITIES



IDENTIFYING OPPORTUNITIES



CORRIDOR PLAN
Development Types

Focus Areas

Gateway West Global City Hambrick Village Gateway East

Entertainment u u u

Office Locations u u u

Housing u u u u

Tourist Attractions u u

Open Space & Parks u u u u

Restaurant Options u u u u

Retail Options u u u u

More Grocery Options u u u u



eDevelopment Concepts



eDevelopment Concepts



Gateway Features



Gateway Features



Façade Improvements



Note: This image is for planning 
purposes only and is provided 
as an illustrative example of how 
site redevelopment could
potentially be implemented.

Façade Improvements



Human Scaled Gathering Places



Note: This image is for planning 
purposes only and is provided 
as an illustrative example of how 
site redevelopment could
potentially be implemented.

Embrace Diversity



Parks & Greenspace



Parks & Greenspace



STRATEGY

1
CHANGE THE PERCEPTION

STRATEGY

2

STRATEGY

3

CREATE DEMAND

ENCOURAGE HEALTHY 

REDEVELOPMENT

While there are many notable and positive things happening on the corridor, this 
section of Memorial Drive has a perception problem.   Initiatives and activities 
need to take place to encourage people to rethink these perceptions and see the 
corridor in a different light.

Because it has effectively been 30 years since there was demand for new 
development on the corridor, public sector initiatives will need to take place that 
fill in that gap and create demand where there is currently none by the private 
sector.   By leading the way, private sector investment can follow.  

A positive regulatory environment can make it easier for the private sector to 
invest in the corridor by offsetting the risk associated with redevelopment. 

RECOMMENDATIONS | Action Plan



RECOMMENDATIONS | Action Plan

STRATEGY

1 CHANGE THE PERCEPTION

KEY INITIATIVES
• Investigate the Feasibility of and Implement a 

CID
• Hold Public Events and Embrace Tactical 

Urbanism
• Market for Filming
• Foster Partnerships



RECOMMENDATIONS | Action Plan

Initiative
Potential 

Responsibilities

Likely 

Costs

Potential 

Funding Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

1.1 
Façade Improvement 

Program

DeKalb County 
Department of 

Community 
Development, 
Decide DeKalb

Minimum 
of $25,000 

per 
location.  

Potentially 
much 
more.

General Funds w

1.2 
Leverage the 

County’s Tree Bank

DeKalb County 
Department of 

Planning & 
Sustainability

Varies/No 
Cost

General Funds w

1.3 
Investigate the 

Feasibility of and 
Implement a CID

DeKalb County 
Board of 

Commissioners, 
Private Sector

$100,000+

General Funds, 
Additional Tax 
Assessments of 

Commercial 
Properties

w

1.4
Hold Public Events & 

Embrace Tactical 
Urbanism

DeKalb County, 
Private Sector, 
Potential CID, 

Discover DeKalb

Minimum 
of $25,000 
per event

General Funds 
with Hope to be 

Self Funded
w

1.5
Food Tours

DeKalb County 
Department of 

Planning & 
Sustainability, 
Private Sector, 
Potential CID, 

Discover DeKalb

$2,500+ 
per tour

Ideally Self 
Funded w

Initiative
Potential 

Responsibilities

Likely 

Costs

Potential 

Funding Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

1.6
Re-Brand the 

Corridor

DeKalb County 
Department of 

Planning & 
Sustainability, 
Private Sector, 
Potential CID

$50,000-
$100,000

General Funds, 
Private Investment w

1.7
Enhance Safety & 

Security

DeKalb County 
Police, Potential 

CID

$500,000+ 
annually

Police Funds, CID 
Funds w w

1.8 
Market for Filming

DeKalb County 
Board of 

Commissioners, 
Discover DeKalb, 
Decide DeKalb

$100,000+
General Funds, 

Private Investment w

1.9
Improve Visibility to 
GSU and Georgia 

Piedmont

DeKalb County 
Department of 
Transportation, 
GDOT, GSU, 

Georgia Piedmont

$500,000+ General Funds w w

1.10
Foster Partnerships

Varies Varies Varies w

STRATEGY

1 CHANGE THE PERCEPTION



RECOMMENDATIONS | Action Plan

KEY INITIATIVES
• Gateways to the Corridor
• Establish an Arts Corridor
• Implement a Trail Network
• Address Pedestrian needs

STRATEGY

2CREATE DEMAND



RECOMMENDATIONS | Action Plan

Initiative
Potential 

Responsibilities
Likely Costs

Potential 

Funding 
Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

2.1
Gateways to the 

Corridor

DeKalb County 
Departments of 
Public Works, 

Parks and 
Recreation, and 

Planning & 
Sustainability; Park 

Pride

$500,000+ 
per location

General Funds w

2.2
Establish an Arts 

Corridor

DeKalb County 
Departments of 
Public Works, 

Parks and 
Recreation, and 

Planning & 
Sustainability; Park 

Pride; Property 
Owners; Discover 

DeKalb

Will vary 
considerably, 

but at least 
$5,000 per 
installation 
but can be 
significantly 

more.

General Funds w

2.3
Implement a Trail 

Network

DeKalb County 
Departments of 
Public Works, 

Parks and 
Recreation, 

Department of 
Transportation; 

GDOT; GSU; Path 
Foundation

$2.5 million a 
mile on 
average

Transportation 
and 

Park/Recreatio
n Funds

w w

Initiative
Potential 

Responsibilities

Likely 

Costs

Potential 

Funding Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

2.4
Address Pedestrian 

Needs

DeKalb County 
Departments of 
Public Works, 

DeKalb County 
Department of 
Transportation, 

GDOT, Peds

Varies, 
Initial Road 

Safety 
Audit 

between 
$50,000-
$100,000

Transportation 
Funds (including 
potential state and 

federal dollars)

w w w w

2.5
Enhance Active 

Mode and Aesthetic 
Experience Along 

Memorial Drive

DeKalb County 
Departments of 
Public Works, 

DeKalb County 
Department of 
Transportation, 

GDOT

$3.0 
million a 
mile on 
average

Transportation and 
Park/Recreation 

Funds
w

2.6
Direct Investment in 

the Corridor

DeKalb County 
Board of 

Commissioners, 
Explore DeKalb

Varies, but 
likely 

expensive
General Fund w w w

STRATEGY

2CREATE DEMAND



RECOMMENDATIONS | Action Plan

KEY INITIATIVES
• Address Changes in the Comprehensive Plan 

and Zoning
• Detailed Study & Marketing of Sites
• Investigate Investor Programs

STRATEGY

3
ENCOURAGE HEALTHY
REDEVELOPMENT



RECOMMENDATIONS | Action Plan

Initiative
Potential 

Responsibilities
Likely Costs

Potential 

Funding 
Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

3.1
Address 

Changes in the 
Comprehensive 
Plan and Zoning

DeKalb County 
Department of 

Planning & 
Sustainability

Minimal Staff Time w w

3.2
Expedite 

Permitting & 
Approvals

DeKalb County 
Department of 

Planning & 
Sustainability

Varies, but 
generally minimal 
when coordinated 

with other 
initiatives

Staff Time, 
General 

Fund
w w w

3.3
Investigate 

Investor 
Programs

DeKalb County 
Department of 

Planning & 
Sustainability, Decide 

DeKalb

Initially $50,000-
$100.000

Staff Time, 
General 

Fund
w w w

3.4
Detailed Study & 

Marketing of 
Sites

DeKalb County 
Department of 

Planning & 
Sustainability

Varies, but 
generally 
expensive 

($500,000 but likely 
much more)

Staff Time, 
General 

Fund
w w w

3.5
Opportunity 

Zones

DeKalb County 
Department of 

Planning & 
Sustainability

Minimal
Staff Time, 
General 

Fund
w w w

3.6
Become an 

Active 
Development 

Partner

DeKalb County Board 
of Commissioners, 

DeKalb County 
Department of 

Planning & 
Sustainability, Decide 

DeKalb

Varies, but 
generally very 

expensive

Staff Time, 
General 
Funds, 
CDBG 
Grants

w w

Initiative
Potential 

Responsibilities

Likely 

Costs

Potential Funding 

Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

3.7
Create a Corridor 

Tax Allocation District

DeKalb County 
Board of 

Commissioners, 
DeKalb County 
Department of 

Planning & 
Sustainability, 

DeKalb County 
Public Schools 
Decide DeKalb

Self 
funding

Staff Time to Set Up, 
Self Funding w w w

STRATEGY

3
ENCOURAGE HEALTHY
REDEVELOPMENT





The Future…

KEY INITIATIVES ALREADY 

BEING IMPLEMENTED
• Corridor Branding
• Gateways
• Community Action 

Group




