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Good morning and welcome to Atlanta.  Thank you for your interest, efforts and time in analyzing and improving one of our basic needs – housing.

One of the most attractive things about Atlanta is its housing, but recently air quality, sprawl and time wasted in traffic, have become problems.  The quality of life and housing we once heralded is now not just miles, but hours away.  As a result of sprawl it is longer and larger than Delaware.  In fact, as a region, it is a trip to the sun and back every day.  Certainly that lifestyle, while somewhat tarnished, is still lived by many not only here but also in many U.S. metro regions, and it’s not going away in the near future.  But we have aspired to and are doing better.  We have begun to focus again on communities that make more efficient use of our infrastructure, make better use of transit and allow for overall better use of our time and resources.

That’s Smart Growth.  There are several developments that you’ll hear about today.  I’ll speak about a joint venture between Jacoby Development and AIG Global Real Estate, Atlantic Station, a brownfield mixed-use urban redevelopment, which is the implementation Chick was talking about.  It tries to practice smart growth by refocusing back into the core area of the metro region, connecting to transit and bringing housing, retail and work together.  Or as we say, “live-work-play”.  And while all are important components in this project, “live” or housing was the original missing ingredient and the part that we had to add to be “smart growth”.  The other work & play parts were there and a “slam dunk”, but zoning and environmental clean up of the old plant had to be handled before the residential could be completed.  That took full local, state and regional cooperation.

Obviously, the environmental remediation had to be accomplished and on that we agreed and it has been mostly completed.  Then the zoning to add residential and connect the surrounding communities to the project had to be completed, which it has.  This took approximately three years with full and excellent cooperation from all associated interests – ARC / City of Atlanta / Atlanta School Board / Fulton County / State of Georgia / Federal Highway / Federal EPA.  The key was Project XL, a program providing flexibility and practicality through leadership in environmental affairs from and lead by the EPA.  Again, all did a fantastic amount of work and supported us so we could have a true public / private partnership.  Part of which is a Tax Allocation District.  TAD, usually referred to as a TIF (Tax Increment Financing), allows new tax revenues from improved properties to go toward paying for new, enhanced or repaired infrastructure.  A similar concept for federal tax policy could certainly encourage and make these redevelopments more attractive.  These are vital to bringing sometimes outdated and deteriorated conditions up to standards and of course have a very positive ripple effect, particularly in these older industrial areas that have the three most important real estate items – location, location, location.  

In addition to the old adage – location, location, location, let me emphasize – community, community, community.  The design and bringing all of the elements of live-work-play together is extremely effective, from a social, environmental and economic perspective.  Therefore, we must keep these basic items forefront.  Programs and incentives are important, but they are best applied and sustainable when these basic increments of location, community and good design are present. 

So there you have Atlantic Station, an old industrial area, “environmentally challenged” but well located.  We brought remediation, residential, retail, jobs and people to the equation and they produced assets for the community – beginning with housing.  You’d be interested to know the first sales contract was for housing and the first units to be occupied at this 15M sq. ft. development will be housing units.  Overall development is expected to contain about 30,000+ people (25,000 working and 5,000 living) connected to MARTA by trolley and hopefully by train every four minutes.  Providing not just downtown housing and jobs, but reducing VMT and NOX, increasing work efficiency and family time and putting the shine back in Atlanta through Smart Growth.  

 Recommendations 

1. Tax Policy – Use to encourage mixed use development particularly related to brownfield and transit-oriented, higher density live-work-play communities:

a. Local

i. TIF (Tax Increment Financing)

ii. TAD (Tax Allocation District)

b. State / Federal 

i. Increase transportation grants (many are now in place)

ii. Income – credits, adjustments earned for smart redevelopment resulting in reduction of environmental problems.

2. Design – Grants to agencies, EPA, ULI, NAIOP, local universities, housing agencies for both physical and fiscal concepts for specific smart growth projects.

3. Financing – Incentive loans through interest adjustments for ownership or rental, i.e. reduce cost of capital.

4. Administration / Collaboration – Fund collaboration efforts of local, state and private groups to identify, design and permit smart growth projects i.e. the Green Light Committee which Governor Barnes of Georgia set up to bring federal, state and city agencies together to move the smart growth Atlantic Steel project forward.  The committee meets monthly and has been very successful in coordinating the different requirements and timing of the various agencies.  

· The Atlantic Steel project is a 15M sq ft mixed-use brownfield redevelopment project in Midtown, Atlanta that will include 4,000 residential units, 2M sq ft of retail and 8M sq ft of office/hi-tech/hotel on a former steel mill.  It received strong support from federal and state agencies and the City of Atlanta as a combination land use and transportation example to improve land, air and water environments while enhancing the economic and social climate.  

