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A. Executive Summary

The Vision for the Hollowell/M.L. King and Key Objectives of
the Hollowell/M.L. King TAD

Neighborhoods throughout the City and especially in its Intown communities are experiencing a
resurgence of development including new mixed-use, commercial and residential as well as
major renovations of existing structures. The Hollowell Parkway and Martin Luther King Jr. Drive
corridors are poised to experience this type of urban resurgence. Creation of a Hollowell/M.L.
King TAD will strengthen the City’s ability to promote truly balanced economic growth by
directing one of its key economic development tools — a TAD - toward revitalizing a collection of
neighborhoods that have been identified by the City as being in need of such support.

During the public participation process for the 2003 Hollowell Redevelopment Plan, residents and
stakeholders composed this vision for the area:

“To develop an active Bankhead Community which encompasses residential,
commercial and light industrial usage. It should be a community with housing and
high quality businesses where a family-oriented environment can be cherished
and enjoyed.”
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These residents articulated this vision in more detail as follows:

m A community that is “one of the most desirable locations in the City of Atlanta to live
work and play;

m A community of supportive neighborhoods. . . that is sensitive to its historical
resources, safe from crime, economically vital, and serviced by good quality
schools;

m A community that provides a healthy mix of housing, retail, employment, industrial,
and civic places, that provides housing that is affordable and appropriate for all
segments of the community and that actively protects its environmental resources;

m A community that provides excellent, convenient, and safe access to its transit
facilities by all means of transportation. . . ; and

m A community where people and quality of life are the focus.”

Specific goals were articulated by residents in the areas of housing, land use, civic and
recreational spaces, community revitalization, transportation and safety. These goals were
reiterated in the 2003 Hollowell Redevelopment Plan and are therefore incorporated into this
study, as follows:

m  Create appropriate transportation linkages between the commercial corridors and
the neighborhoods

m  Create entryways to define, unify and establish a distinct identity for the area

m  Improve image

m  Improve public safety

m  Promote infill housing opportunities, reinvestment and new housing construction

m Identify areas appropriate for medium density housing & single family housing
rehabilitation

m Target specific commercial nodes for rehabilitation

Create a transit-oriented mixed-use development node around the MARTA Station

m  Promote reutilization of abandoned or underutilized industrial and commercial
buildings and maintain live/work opportunities

m Identify brownfield and vacant/underutilized properties with the aim of preparing

them for redevelopment

Assess the compatibility of land zoned for industrial uses with adjacent development

Encourage preservation of natural resources

Assess whether more park space is needed

Promote economic development

Provide support for small businesses

With careful planning and guidance, Hollowell/M.L. King can be transformed into a desirable,
viable commercial and pedestrian-friendly communities and corridors. The overall purpose of
the Hollowell/M.L. King Tax Allocation District (TAD) is to provide a financing mechanism to help
facilitate recommended improvements as outlined in this Plan.

TAD Goals and Objectives

The Donald L. Hollowell/M.L. King Redevelopment Plan and Tax Allocation Bond District (TAD) is
proposed In accordance with this community vision for the following purposes:
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1. To attract private, taxable redevelopment opportunities to the Hollowell/M.L. King sector
of the City of Atlanta.

2. To further the City’s goals of improving underdeveloped urban areas as well as of
attracting desirable development, including professional jobs.

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

4. To realize the full economic potential of an increasingly urbanized community.
5. Toincrease employment opportunities for residents of the TAD area.

6. To increase opportunities for market-driven residential and commercial development
within the Hollowell/M.L. King area.

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

8. To maximize the tax revenue potential of the TAD area while achieving the basic goals of
the Hollowell/M.L. King Redevelopment Plan.

Location and Boundaries of Tax Allocation District

The three Hollowell Corridor potential development nodes identified in the 2005 Revitalization
Incentives for Underserved Areas report are combined to form a single Hollowell Tax Allocation
District. Additional development sites along both Hollowell Parkway and M.L. King Drive are
incorporated into the TAD boundaries, including two existing MARTA rail stations, Bankhead
Courts and two “community clusters” in the Adamsville area.

The analysis emphasis, however, remains on the Donald L. Hollowell Parkway corridor as a
redevelopment area that can only be strengthened by a TAD connection to M.L. King Drive.
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Hollowell/M.L. King TAD Boundaries
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Hollowell/M.L. King TAD Boundaries: Aerial
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Hollowell/M.L. King TAD Boundaries: All Areas
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Hollowell/M.L. King TAD Boundaries: Hollowell Parkway
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Hollowell/M.L. King TAD Boundaries:
H.E. Holmes and West Lake MARTA Station Linking Corridors

Hollowell/M.L. King TAD Boundaries:
Natatorium Center and Adamsville Village Linking Corridors
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The following table summarizes the basic physical size of the Hollowell/M.L. King TAD.

HOLLOWELL/M.L. KING TAD

Length Along Hollowell Parkway 18,570 linear feet
3.52 miles
Total TAD Area 886 acres

1.38 square miles

Right of Way Area 134 acres

0.21 square miles

Overview of Tax Allocation Districts

Tax allocation districts are authorized in Georgia under the Redevelopment Powers Law, Title 36,
Chapter 44. A Tax Allocation District (“TAD”), which uses a financing method typically referred
to as “tax increment financing,” is a tool used to publicly finance certain redevelopment
activities in underdeveloped or blighted areas. A TAD derives its funding from the increase in the
area's ad valorem taxes levied by the county and the school system. These revenues are
placed in a special redevelopment fund for the area and are used to directly pay for the
redevelopment costs or to issue bonds to pay for redevelopment costs.

Georgia came later than its competitors to offer a version of tax increment financing. In the
1980s it enacted the Redevelopment Powers Law allowing tax allocation districts to provide this
type of funding mechanism for downtown improvements. The City of Atlanta’s Westside TAD
(1992, expanded in 1998) was the first TAD created in the State of Georgia. Its Atlantic Station
TAD was created in 1999 and $76.5 million in TAD bonds were issued in 2001 with a second issue
of approximately $150 million anticipated by June of this year. $15 million in TAD bonds were
issued for Westside TAD projects in 2002. In December of 2002 the City of Atlanta approved two
additional TADs: Perry/Bolton TAD and Princeton Lakes TAD. In December of 2004, Atlanta
approved the Eastside TAD. In December of 2005, the City of Atlanta approved the ambitious
22-mile “transit, park and urban redevelopment” TAD known as the Atlanta BeltLine, projected
to generate $1.5-1.7 billion in TAD bonds over a 25-year period.

Legal Basis and Qualifying Conditions for the Hollowell/M.L.
King Redevelopment Plan

As is substantiated in the “Key Findings within the Redevelopment Area,” the Hollowell/M.L. King
area qualifies as a redevelopment area and for a Tax Allocation District designation due to
factors relating to (A)-(C) and (E)-(H) of 36-44-3 of the Redevelopment Powers Law, listed
immediately above. Specific portions applicable to the Hollowell/M.L. King Redevelopment
Area are as follows:

1. The dilapidation, deterioration, age, or obsolescence of structures, buildings, or
improvements (Criterion A);
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2. The predominance of defective or inadequate street layout, inadequate parking,
roadways, bridges, or public transportation facilities incapable of handling the volume of
traffic flow into or through the area, either at present or following proposed
redevelopment (Criterion B);

3. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness (Criterion B);

4. Any combination of the foregoing that substantially impairs or arrests the sound growth of
the community retards the provisions of housing accommodations or employment
opportunities (Criterion B);

5. Any combination of the foregoing that constitutes an economic or social liability in its
present conditions and use (Criterion C);

6. Substantial underutilization due to containing open lots or parcels of land, a substantial
number of buildings or structures which are 40 years old or older, or structures or buildings
of relatively low value as compared to the value of structures or buildings in the vicinity
(Criterion E);

7. Any geographic area designated within the comprehensive plan of a political
subdivision for redevelopment which has previously been developed for commercial,
residential, industrial, office, or similar or ancillary uses and which lies within the service
delivery area of the political subdivision, in which the current condition of the area is less
desirable than the redevelopment of the area and which the local legislative body
designates as appropriate for community redevelopment (Criteria E and F);

8. Current area condition that is less desirable than the redevelopment of the area for new
commercial, residential, industrial, office, or other uses, or a combination of uses,
including the provision of open space or pedestrian and transit improvements (Criterion
F); and

9. An area connecting two or more urbanized or developed areas that has been subject to
some development but which has inadequate roadways, bridges, or public
transportation or transit facilities incapable of handling the volume or traffic or passenger
flow in or through the area in a safe and efficient manner either at present or following
proposed redevelopment (Criterion G).

10. Any combination of criteria listed above (Criterion H).

Specific conditions existing within the Hollowell Corridor that relate to the above qualifying
criteria include the following:

B Structural Age and Deterioration: The majority of the retail buildings and apartments
were constructed between 25 and 50 years ago. They have experienced only minor
improvements since that time. Consequently, they are out of date and have
become somewhat dilapidated as a result of the passage of time and frequent use.

B |nefficient and Obsolete Commercial Design and Layout: The commercial centers
and freestanding structures along Hollowell/M.L. King are inefficient with respect to
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site use and density. Most are considered unattractive with respect to current retailer
standards and obsolete with respect to consumer market appeal. Parking is
inefficient, and store frontage and signage are below current market standards and
design.

B Lack of Retail Market Appeal: As reflected in both rent and sales, the limited number
of retail businesses within the proposed Hollowell/M.L. King TAD do not have the
brand recognition, product offerings, marketing capacity, pricing, merchandising or
basic critical mass to appeal to the increasingly affluent potential customer within
either the primary or secondary retail markets. When developed as contemplated in
this redevelopment plan, the area in question will accommodate more primary
market retailers and service providers whose business operations will significantly
benefit the Hollowell/M.L. King and surrounding communities and will encourage the
patronage of consumer markets located throughout Northwest Atlanta.

B Lack of Rental Revenue Generation: Commercial rental rates in the Hollowell/M.L.
King Area are significantly below those achieved in developing Intown
neighborhoods and corridors north (Marietta Street Corridor), east (Downtown,
Edgewood-Auburn corridor, Midtown) and south (West End, Atlanta University Center
area) of the Hollowell/M.L. King area.

B Congested Access and Egress: The current design and layout of Hollowell/M.L. King
at major intersections at Center Hill, James Jackson Parkway and Woodmere, as well
as the area’s internal network of feeder roadways are not conducive to the efficient
flow of traffic into and out of the existing or contemplated retail, office and mixed-
use projects in that area. The currently inadequate network of interior and residential
streets within the area will become even less capable of handling both community
and pass-through traffic.

B Underachievement as Employment Center: Current employment opportunities are
limited in the Hollowell/M.L. King TAD. There are few professional or business services
offered in the area, nor are there any corporate or professional firms. Retail and
service industry employment is constrained by the lack of competitive retail offerings
and restaurants.

B Economic Underutilization of Developable Land: A significant proportion of
developable land within the area is underutilized with respect to potential density,
type of development and/or resulting market and taxable values.

B Excessive Percentage of Tax-exempt Properties: An excessively high proportion of
parcels/properties within the Hollowell/M.L. King TAD area are tax-exempt and
therefore do not generate tax revenues in support of necessary public services and
infrastructure costs, including life-safety and educational expenses.

m City Redevelopment Priority: The Hollowell/M.L. King area has been designated as an
area appropriate for redevelopment in the City of Atlanta Comprehensive Plan.
Additionally, the City formally adopted 2003 Donald L. Hollowell/M.L. King
Redevelopment Plan. The Comprehensive Plan is updated on an annual basis, and
the recommendations of this plan are anticipated to be considered during the
update process.
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The issue of the area having a large percentage of property that does not generate tax
revenues to the City, the County or the School System is critical to the ability of the community to
become and remain self-sufficient with respect to governmental services. The table on the
following page shows the extent of the problem.

As described in the preceding section, the Hollowell Parkway-M.L. King Drive communities qualify
as aredevelopment area under the Redevelopment Powers Law due to their meeting most of
the general criteria cited in that Law. The overall purpose of the Hollowell/M.L. King TAD is to
address and resolve the key challenges, conditions and barriers to private investment and
development.

The fundamental purpose of the Hollowell/M.L. King TAD is to address the conclusion that the
proposed Hollowell/M.L. King TAD area has not been subject to growth and development
through private enterprise and cannot reasonably anticipate development without approval of
this Redevelopment Plan.

HOLLOWELL/M.L. KING TAD: NET TAXABLE PARCELS & VALUES

Total Taxable
Value

Total Appraised
Value

Total Assessed
Value

All Parcels in TAD

752 acres
1.17 square miles

496 parcels*

$ 28,701,370

$ 126,879,100

$ 50,751,640

Tax-Exempt
Parcels

236 acres

0.37 square miles

70 parcels*

$ 52,289,000

$ 21,315,600

Taxable Parcels

516 acres
0.81 square miles

426 parcels*

$ 28,701,370**

$ 73,590,100

$ 29,436,040

Tax-Exempt as %:

of all acres 31.4%

of all sgq miles 31.6%
of all parcels 14.1%
of appr value 41.2%
of assess value 42.0%

*Source: Fulton County Tax ID records

**Net of appeals, misc. exclusions for taxable properties = $1,318,300

Page 15




City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

Concept Plan: Activity Nodes

The Tax Allocation District Redevelopment Plan is based on an assessment of current conditions,
market forces and developer interest within the Hollowell/M.L. King TAD. This assessment
incorporates and updates appropriate sections of the assessment included in the 2003 Donald L.
Hollowell Redevelopment Plan. In focusing the assessment in a way that allows useful
descriptions of areas in which potential for TAD-facilitated redevelopment as been identified,
this TAD Redevelopment Plan incorporates the “Activity Node” concept introduced in the 2003
Redevelopment Plan.

As in the 2003 Redevelopment Plan, this TAD Redevelopment Plan identifies the following three
“Activity nodes” as having significant development potential, providing that TAD incentives are
available to facilitate that development:

1. Center Hill node
2. James Jackson Parkway node
3. Woodmere node

Additionally, both Bankhead Courts and - possibly as part of the Woodmere node
redevelopment - Bowen Homes have potential as mixed-income communities redeveloped
along the Atlanta Housing Authority’s HOPE VI model.

Hollowell/M.L. King TAD Land Use
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Development Nodes along Hollowell

The Center Hill Development Node
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Woodmere
Bowen Homes
Interchange/Gateway Commercial
and Residential

= Bankhead Courts

While this TAD Redevelopment Plan incorporates
the Woodmere Residential District concept, it
recognizes that three additional areas of this
portion of Hollowell must also be incorporated: (1)
revitalized commercial continuity along Hollowell;
(2) the Bowen Homes community on the north side
of Hollowell; and (3) the corridor west of both
Woodmere and Bowen Homes - reaching
substantially both north and south of Hollowell - to
I-285. All three of these areas in addition to the
Woodmere area itself are included in this TAD
Redevelopment Plan as substantial, significant and
critical components of the Hollowell/M.L. King
TAD’s success.

The AHA-owned Bowen Homes community and its
surrounding neighborhood offer a unique
opportunity for the type of comprehensive, mixed-
income redevelopment that the AHA has
successfully initiated throughout Atlanta via its
“HOPE VI Model,” even where federal HOPE VI funds
themselves were insufficient or totally absent. The
opportunities for not merely merging with, but
helping to support commercial - retail and services -
revitalization along Hollowell/M.L. King are
significant. Additionally, a mixed-income Bowen
Homes community could incorporate and merge
with the Carey Park community to its north, taking full
advantage of existing and potential (landfill) park
and greenspace in that area.

A revitalized, redeveloped and expanded Bowen
Homes community could even incorporate
undeveloped and under-developed land to its
northwest and west currently zoned for industrial use.
These currently-isolated and incompatibly-zoned
parcels offer great potential for creating a truly
cohesive community stretching from Jackson
Parkway to the development node identified in this
TAD Redevelopment Plan as the “Gateway” area.

Page 21



City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

The area between the Woodmere-Bowen Homes district is
the gateway from |-285 and from South Cobb County into
the Hollowell portion of Atlanta. As such, it is fitting that the
area be identified as the “Gateway” district.

A major portion of the Gateway district is occupied
currently by the Petro truck stop and convenience-retalil
center, north of Hollowell between Watts Road and the
Interstate. Nothing is in TAD Redevelopment Plan
contemplates replacing this retail/service operation,
although this Plan does recognize opportunities for
redeveloping portions of this site as part of the overall
revitalization — and maximization of value - of the
Hollowell/M.L. King corridor. Petro-owned parcels
immediately north of the Petro parcels currently in active
use could be utilized for new industrial or, if part of the
expanded Bowen Homes-Carey Park community,
residential uses without diminishing the current commercial
value of the Petro truck stop. In fact, such use could
significantly increase the value of not only the parcels in
guestion, but also the current Petro parcels offering
opportunities for additional retail development along
Hollowell.

Residential opportunities combined with Hollowell-
frontage commercial opportunities also exist on the south
side of Hollowell between Watts Road and I-285. While
Georgia Department of Transportation (GDOT) plans for
improving/expanding the |-285 interchange have been
made public, the right of way appears to be basically
secured, allowing development plans on property outside
that right of way to proceed.

Bankhead Courts straddles Hollowell west of Fulton
Industrial Boulevard. As such, it is a divided residential
community, magnified by the separation of the largest
portion of the residential community, which is on the south
side of Hollowell, from the school on the north side. The
long-term potential of Hollowell both east into central
Atlanta and west into South Cobb County is as a multi-
family residential corridor with both community- and
traffic-serving retail between [-285 and the Veterans
Memorial Highway-Floyd Road intersection in Mableton
area, as well as major interchange retail at Hollowell and I-
285.

The major current use in the immediate vicinity of the
Hollowell corridor west of I-285, however, is industrial. In
fact, the industrial base and supportive infrastructure is so
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great that no other major replacement use can be projected over the next several decades.
The area north of Hollowell is solidly industrial except for the Bankhead Courts-School complex.
Development adjacent to the Bankhead Courts site is severely limited by Fulton County’s Charlie
Brown Airport, with its attendant flight-path corridor clearances.

While opportunities exist for commercial development along Hollowell from I-285 west,
MARTA Stations

Area MARTA stations offer great potential for Transit-Oriented Development (TOD), which
generally combines retail and services with medium- to high-density multi-family housing.

H.E. Holmes

West Lake

The potential both for development on the site of the H.E, Holmes MARTA station’s parking lots —
probably through some air-rights lease arrangement — as well as for that station’s connection
into, and impact on the surrounding neighborhood is readily apparent in this aerial view. West
Lake offers a similar opportunity only 1.5 miles east of the H.E. Holmes station.

The H.E. Holmes MARTA station also functions as a connecting point for redevelopment initiatives
along M.L. King Drive to the west of the station. The “Natatorium Center” area just inside 1-285
may develop as either a predominately-residential cluster with neighborhood-serving retail and
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services, or as a MARTA station between the Natatorium and [-285 - a plan that has been in
development for the past several years.

Moving across 1-285 to the M.L. King / Fairburn Road intersection to incorporate that area’s
commercial corner could revitalize an area that has seen a major grocer leave what should be
the type of neighborhood-oriented retail “village” found throughout Intown Atlanta.

Private Development Program

The Tax Allocation District Redevelopment Plan is based on an assessment of current conditions,
market forces and developer interest within the Hollowell/M.L. King TAD. As identified in the 2003
Donald L. Hollowell/M.L. King Redevelopment Plan, the following three development nodes
show great potential for TAD-facilitated redevelopment:

1. Center Hill node
2. James Jackson Parkway node
3. Woodmere node

Additionally, both Bankhead Courts and - possibly as part of the Woodmere node
redevelopment - Bowen Homes have potential as mixed-income communities redeveloped
along the Atlanta Housing Authority’s HOPE VI model.

The character of the above focus nodes have a common theme that reinforces and reflects its
uses/activities, open spaces, public realm, scale, architecture and land uses. All three nodes
offer potential as primarily mixed-use nodes designed to support higher intensity uses, activities
and densities. These potential development sites can support a variety of types of commercial
and/or residential development that are consistent with the recommendations of the Plan
Corridor Report.
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The anticipated private development that may reasonably be expected to be generated
and/or supported by the potential public incentives and initiatives provided for in this TAD
Redevelopment Plan are summarized in the following table:

HOLLOWELL/M.L. KING TAD REDEVELOPMENT PROGRAM:
PRIVATE DEVELOPMENT

Site/Node Retail SF Office SF Townhomes | Multi-family Industrial SF
Units

Center Hill 30,000 5,000 100 200 0
James Jackson 40,000 10,000 140 200 0
Parkway

Woodmere District 200,000 40,000 200 500 100,000
Bowen Homes 0 0 200 750 0
Bankhead Courts 5,000 0 150 625 200,000
H.E. Holmes MARTA 10,000 0 0 400 0
West Lake MARTA 10,000 0 0 300 0
Natatorium Center 10,000 0 100 200 0
Adamsville Village 50,000 15,000 0 0 0
TOTALS 445,000 80,000 990 3,175 300,000

Public Redevelopment/Improvement Projects

Private development will be augmented and in some cases preceded by a program of public
improvements that will enhance not only the quality of life within the Hollowell TAD communities,
but also the TAD’s development potential.
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The categories of public improvements to be made within the TAD include the following:

New parks and open spaces;

Pathways and trails, many linking the area’s parks;

Roadway improvements and enhances;

Sidewalk and pedestrian-friendly streetscape improvements;

Land assemblages and/or site preparation for private commercial and residential
development;

m  Construction of new public facilities; and

m  Improvements to the area’s basic water, sewer and transportation infrastructure.

HOLLOWELL PARKWAY TAD: PUBLIC IMPROVEMENTS

Category of Total Estimated Total Estimated Potential Source: Potential Source: Potential Source:
Improvements Costs Local Match ARC City SPLOST TAD Bonds
Sidewalks &
Bicycle Lanes $ 1,214,455 $ 361,812 $ 120,604 $ 120,604 $ 120,604
Trails/Pathways
Projects $ 160,000 $ 29,700 $ 9,900 $ 9,900 $ 9,900
Streetscape
Projects $ 8,325,833 $ 2,406,175 $ 802,058 $ 802,058 $ 802,058
Roadway
Improvements $ 3,563,221 $ 1,068,966 $ 356,322 $ 356,322 $ 356,322
Intersection
Improvements $ 130,000 $ 39,000 $ 13,000 $ 13,000 $ 13,000
Gateway
Features $ 88,000 $ 26,400 $ 8,800 $ 8,800 $ 8,800
TOTALS $ 13,481,509 $ 3,932,053 $ 1,310,684 $ 1,310,684 $ 1,310,684

Financing Potential of the Hollowell/M.L. King Tax Allocation
District

The establishment of a Hollowell/M.L. King Tax Allocation Bond District will allow the designated
redevelopment agency to leverage future property tax increases through the issuance of TAD
bonds. As indicated in the Hollowell/M.L. King Redevelopment Area “TAD Bonds Summary,” the
aggregate proceeds from a series of proposed bond issues of approximately $40,111,600 can be
supported by projected increases in the area’s aggregate tax base over an anticipated 12-year
initial Development Period and, without additional new development, $44,450,900 over the
entire 25-year life of the TAD, with incremental increases in the district’s taxable property values
in excess of the current 2006 base brought forth by the construction of currently proposed
redevelopment projects and additional improvements that will follow.

2006 Assessed Taxable Value within TAD: $ 28,701,370.
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ANTICIPATED HOLLOWELL PARKWAY TAD BOND ISSUES

Year of Issue Amount of Bond Issue Cumulative Bond Amount
2010 $ 70,589,483 $ 70,589,483
2014 $ 17,749,815 $ 88,339,298
2018 $ 6,118,783 $ 94,458,081
2022 $ 4,846,074 $ 99,304,155
2026 $ 2,561,839 $101,865,994
2030 $ 0 $101,865,994
Totals: 2007 — 2031 $101,865,994

Increases in the Hollowell/M.L. King area’s tax revenue in excess of the 2006 tax base of
$28,701,370 would be dedicated to retire the TAD bonds. Taxable real improvements created
after 2006 are estimated at a market value of $534,899,858 or assessed value of $213,959,943.
Additionally, tax increment from appreciation of existing property over the 25-year period is
estimated at a market value of $241,330,017 or assessed value of $96,532,007. Total taxable
assessed value increase in the TAD tax base is projected to be $310,491,950, with a market value
of $776,229,876.

Millage Rates to be Used in TAD Bond Calculations (2006 rates):

City of Atlanta General 7.530 mills
Fulton County General 11.407 mills
City of Atlanta Board of Education School Operations 22.649 mills
Total 41.586 mills

Summary Conclusion

The ultimate goal for the Hollowell/M.L. King TAD is to encourage private investment in the City’s
west and northwest sectors by offering financing incentives that will help ameliorate the current
conditions contributing to disinvestment and marginal use of the property. Creating the
Hollowell/M.L. King TAD will provide inducement for certain major new developments that will
spur more desirable and sustainable, market-based commercial and residential development in
this area. With careful planning and guidance, both Hollowell Parkway and Martin Luther King Jr.
Drive — and their surrounding communities — can be transformed into desirable, viable
commercial and pedestrian-friendly communities. The overall purpose of the Hollowell/M.L. King
Tax Allocation District is to provide a financing mechanism to help facilitate recommended
improvements as outlined in this Plan.

The results can be dramatic, as reflected in the following summary of development and tax
base projections.
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HOLLOWELL/M.L. KING TAD DEVELOPMENT & BOND ISSUES: SUMMARY

$22,247,507,423

Total Value of Taxable Real Property within City of Atlanta (2006 Base)

Total Value of Taxable Real Property within Hollowell/M.L. King TAD (2006 $ 28,701,370
Base)

Percentage of City’s Taxable Real Property within Hollowell/M.L. King TAD 0.13%
Total Estimated Future Improvements: Full Development Cost $ 573,119,509
Total Estimated Non-taxable Improvements: Full Development Cost ($ 13,481,509)
Net Taxable Future Improvements: Full Development Cost $ 559,638,000
Total Taxable Market Value: Future Development (Net of Exemptions) $ 534,899,858
Total Taxable Market Value: Appreciation of Existing Properties (2006 Base) $ 241,330,017
Total Taxable Market Value: Future Development + Appreciation $ 776,229,876
Net Assessed Taxable Value : Future Development (Net of Exemptions) $ 213,959,943
Net Assessed Taxable Value: Appreciation of Existing Properties $ 96,532,007
Net Assessed Taxable Value: Future Development + Appreciation Yrs 1-25 $ 310,491,950
Total Millage Rate: City, County, Schools 41.586
Debt Service Coverage 1.25
Rate, 25-year Bonds 6.50%
Total Supportable TAD Bonds: Years 1-25 (Projected TAD Term) $ 101,865,994
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B. TAD Purpose, Objectives and Boundaries

The Vision for the Hollowell/M.L. King and Key Objectives of
the Hollowell/M.L. King TAD

Neighborhoods throughout the City and especially in its Intown communities are experiencing a
resurgence of development including new mixed-use, commercial and residential as well as
major renovations of existing structures. The Donald L. Hollowell/M.L. King Corridor is poised to
experience this type of urban resurgence. Creation of a Hollowell/M.L. King TAD will strengthen
the City’s ability to promote truly balanced economic growth by directing one of its key
economic development tools — a TAD - toward revitalizing a collection of neighborhoods that
have been identified by the City as being in need of such support.

The Donald L. Hollowell/M.L. King Redevelopment Plan and Tax Allocation Bond District (TAD) is
proposed In accordance with this community vision for the following purposes:

1. To attract private, taxable redevelopment opportunities to the Hollowell/M.L. King sector
of the City of Atlanta.

2. To further the City’s goals of improving underdeveloped urban areas as well as of
attracting desirable development, including professional jobs.
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3. To provide funding that, in turn, will attract additional regional, State and Federal funding
to allow improvements to land use, transportation, and recreational areas.

4. To realize the full economic potential of an increasingly urbanized community.
5. Toincrease employment opportunities for residents of the TAD area.

6. Toincrease opportunities for market-driven residential and commercial development
within the Hollowell/M.L. King area.

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

8. To maximize the tax revenue potential of the TAD area while achieving the basic goals of
the Hollowell/M.L. King Redevelopment Plan.

During the public participation process for the 2003 Hollowell/M.L. King Redevelopment Plan,
residents and stakeholders composed this vision for the area:

“To develop an active Bankhead Community which encompasses residential,
commercial and light industrial usage. It should be a community with housing and
high quality businesses where a family-oriented environment can be cherished
and enjoyed.”

These residents articulated this vision in more detail as follows:

m A community that is “one of the most desirable locations in the City of Atlanta to live
work and play;

m A community of supportive neighborhoods. . . that is sensitive to its historical
resources, safe from crime, economically vital, and serviced by good quality
schools;

m A community that provides a healthy mix of housing, retail, employment, industrial,
and civic places, that provides housing that is affordable and appropriate for all
segments of the community and that actively protects its environmental resources;

m A community that provides excellent, convenient, and safe access to its transit
facilities by all means of transportation. . . ; and

m A community where people and quality of life are the focus.”

Specific goals were articulated by residents in the areas of housing, land use, civic and
recreational spaces, community revitalization, transportation and safety. These goals were
reiterated in the 2003 Hollowell/M.L. King Redevelopment Plan and are therefore incorporated
into this study, as follows:

m  Create appropriate transportation linkages between the commercial corridors and
the neighborhoods

Create entryways to define, unify and establish a distinct identity for the area
Improve image

Improve public safety

Promote infill housing opportunities, reinvestment and new housing construction

Page 30



City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

m |dentify areas appropriate for medium density housing & single family housing
rehabilitation

m Target specific commercial nodes for rehabilitation

m  Create a transit-oriented mixed-use development node around the MARTA Station

m  Promote reutilization of abandoned or underutilized industrial and commercial
buildings and maintain live/work opportunities

m  |dentify brownfield and vacant/underutilized properties with the aim of preparing

them for redevelopment

Assess the compatibility of land zoned for industrial uses with adjacent development

Encourage preservation of natural resources

Assess whether more park space is needed

Promote economic development

Provide support for small businesses

With careful planning and guidance, Hollowell/M.L. King can be transformed into a desirable,
viable commercial and pedestrian-friendly community. The overall purpose of the Hollowell/M.L.
King Tax Allocation District (TAD) is to provide a financing mechanism to help facilitate
recommended improvements as outlined in this Plan.

Location and Boundaries of Tax Allocation District

The Donald L. Hollowell/M.L. King is a major east-west traffic corridor in West-Northwest Atlanta
stretching from the west edge of the Central Business District at Northside Drive near both
Marietta Street and North Avenue to the City limits west of |-285. Hollowell/M.L. King is State road
designated as State Road 278 and S.R. 78. Hollowell/M.L. King runs roughly parallel to I-20
approximately 1.5 miles north of the interstate and just south of the major Northwest corridor of
active railroad lines that bisects Atlanta’s Northwest quadrant.

Regional Location of Hollowell/M.L. King
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Major Roads within the Hollowell/M.L. King Corridor

The study area includes many distinct neighborhoods including Bankhead Courts, Watts Road,
Carey Park, Collier Heights, Bowen Homes, Aimond Park, Center Hill and Grove Park. Five NPUs
including G, H, |, J & K intersect within the study area. Major north-south roads intersecting
Hollowell/M.L. King, in addition to 1-285, include James Jackson Parkway/H.E. Holmes Drive,
Hollywood Road, West Lake Avenue, Lowery Drive and

Marietta Boulevard.

Hollowell/M.L. King Area Neighborhoods and Neighborhood Planning Units
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In 2005 the City of Atlanta commissioned an analysis of potential economic development tools
that could be applied to a number of several areas in Northwest and Southside Atlanta. The
Revitalization Incentives for Underserved Areas recommended the creation of a Tax Allocation
District to encompass three specific geographic nodes within the Hollowell Corridor that were
assessed as having reasonable potential for economic revitalization if such a TAD were created.
Those three “development nodes” along Hollowell Corridor — at Center Hill, Jackson Parkway
and Woodmere - are indicated on the map below, as well as three additional nodes that could
benefit from Urban Enterprise Zone designations.

Hollowell/M.L. King Revitalization Incentives for Underserved Areas Study Area

Hollowell/M.L. King TAD Boundaries

The three identified development nodes have been incorporated into the Hollowell/M.L. King
Tax Allocation District. Additional nodes have also been incorporated both along Hollowell
Parkway and, via a linking corridor provided by Hamilton E. Holmes Drive, Martin Luther King Jr.
Drive, where two MARTA stations (H.E. Holmes and West Lake) and two community clusters
(Natatorium Center and Adamsville Village at M.L. King and Fairburn Road).

The boundaries of this Hollowell TAD are indicated on the following maps.
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Hollowell/M.L. King TAD Boundaries

Page 34



City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

Hollowell/M.L. King TAD Boundaries: Aerial
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Hollowell/M.L. King TAD Boundaries: All Areas
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Hollowell/M.L. King TAD Boundaries: Hollowell Parkway
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Hollowell/M.L. King TAD Boundaries:
H.E. Holmes and West Lake MARTA Station Linking Corridors

Hollowell/M.L. King TAD Boundaries:
Natatorium Center and Adamsville Village Linking Corridors
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The following table summarizes the basic physical size of the Hollowell/M.L. King TAD.

HOLLOWELL/M.L. KING TAD

Length Along Hollowell Parkway 18,570 linear feet
3.52 miles
Total TAD Area 886 acres

1.38 square miles

Right of Way Area 134 acres

0.21 square miles

Overview of Tax Allocation Districts

Tax allocation districts are authorized in Georgia under the Redevelopment Powers Law, Title 36,
Chapter 44. A Tax Allocation District (“TAD”), which uses a financing method typically referred
to as “tax increment financing,” is a tool used to publicly finance certain redevelopment
activities in underdeveloped or blighted areas. A TAD derives its funding from the increase in the
area's ad valorem taxes levied by the county and the school system. These revenues are
placed in a special redevelopment fund for the area and are used to directly pay for the
redevelopment costs or to issue bonds to pay for redevelopment costs.

The TAD would become a key City economic development incentive. The proposed
Hollowell/M.L. King TAD encompasses similar geographic boundaries to those detailed in the
2003 Donald L. Hollowell/M.L. King Redevelopment Plan, thus encompassing most of the
Hollowell/M.L. King area. This important tool will enable the City to use tax incremental financing
techniques to provide capital improvements within the Hollowell/M.L. King TAD.

Tax allocation districts are recognized as effective financing vehicles and rank among the top
incentives that local municipalities can use to spur new investment in Georgia’s blighted and
underdeveloped urban areas. TADs have been identified as THE component critical to smart
growth in areas that would otherwise remain uncompetitive and unproductive. A TAD is
necessary to spur redevelopment in Atlanta’s Hollowell/M.L. King area.

Examples of potential projects include the following:

New parks and open spaces;

Pathways and trails, many linking the area’s parks;

Roadway improvements and enhances;

Sidewalk and pedestrian-friendly streetscape improvements;

Land assemblages and/or site preparation for private commercial and residential
development;

Assistance to private and/or public/private mixed-use development;
Construction of new public facilities; and

m  Improvements to the area’s basic water, sewer and transportation infrastructure.
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TADs are relatively low-risk for governments in that they are non-recourse and are not
considered public debt. They rely on an increase in the tax base and not on general funds to
pay for infrastructure and other improvements necessary to revitalize central cities. This incentive
supports developments that add jobs and lessen commuter congestion and bring specific areas
back to life. TADs can make affordable and market-rate housing, transit-oriented offices and
homes, efficient and functional retail centers, and a desirable quality of life available to areas
like the Hollowell/M.L. King and surrounding areas that have sought for years to turn the corner
on disinvestment and decline.

The Donald L. Hollowell/M.L. King Redevelopment Plan and Tax Allocation District seeks to
provide the City with an effective tool for achieving a full realization of its commercial and
residential development potential, as well as a better geographical balance in the
development it attracts.

Georgia came later than its competitors to offer a version of tax increment financing. In the
1980s it enacted the Redevelopment Powers Law allowing tax allocation districts to provide this
type of funding mechanism for downtown improvements. The City of Atlanta’s Westside TAD
(1992, expanded in 1998) was the first TAD created in the State of Georgia. Its Atlantic Station
TAD was created in 1999 and $76.5 million in TAD bonds were issued in 2001 with a second issue
of approximately $150 million anticipated by June of this year. $15 million in TAD bonds were
issued for Westside TAD projects in 2002. In December of 2002 the City of Atlanta approved two
additional TADs: Perry/Bolton TAD and Princeton Lakes TAD. In December of 2004, Atlanta
approved the Eastside TAD. In December of 2005, the City of Atlanta approved the ambitious
22-mile “transit, park and urban redevelopment” TAD known as the Atlanta BeltLine, projected
to generate $1.5-1.7 billion in TAD bonds over a 25-year period.

C. Key Findings within the Redevelopment
Area

Legal Basis and Qualifying Conditions for the Hollowell/M.L.
King Redevelopment Plan

The City of Atlanta was granted the authority to exercise all redevelopment and other powers
authorized or granted municipalities pursuant to the Redevelopment Powers Law, as now or
hereafter amended.

It is, therefore, in the public interest that such areas be redeveloped to the
maximum extent practicable to improve economic and social conditions therein
in order to abate or eliminate such deleterious effects. To encourage such
redevelopment, it is essential that the counties and municipalities of this state
have additional powers to form a more effective partnership with private
enterprise to overcome economic limitations that have previously impeded or
prohibited redevelopment of such areas. (O.C.G.A. 36-44-2)
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Under the Redevelopment Powers Law, any area that meets one of the following tests qualifies
as aredevelopment area:

(A) Any urbanized or developed area in which the structures, buildings, or improvements
by reason of dilapidation, deterioration, age or obsolescence, inadequate provision for
ventilation, light, air sanitation, or open spaces, high density of population and overcrowding, or
the existence of conditions which endanger life or property by fire and other causes, or any
combination of such factors, is conducive to ill health, transmission of disease, infant mortality,
high unemployment, juvenile delinquency, or crime and is detrimental to the public health,
safety, morals, or welfare;

(B) Any urbanized or developed area which by reason of the presence of a predominant
number of substandard, slum, deteriorated, or deteriorating structure; the predominance of
defective or inadequate street layout, inadequate parking, roadways, bridges, or public
transportation facilities incapable of handling the volume of traffic flow into or through the area,
either at present or following proposed redevelopment; the faulty lot layout in relation to size,
adequacy, accessibility, or usefulness; unsanitary or unsafe conditions; deterioration of site or
other improvements; the diversity of ownership, tax, or special assessment delinquency
exceeding the fair value of the land, diversity of ownership on defective or unusual conditions of
title which prevent or encumber the free alienability of land; or the existence of conditions which
endanger life or property by fire and other causes; or any combination of the foregoing,
substantially impairs or arrests the sound growth of the community retards the provisions of
housing accommodations or employment opportunities; or constitutes an economic or social
liability and is a menace to the public health, safety, morals, or welfare in its present conditions
and use;

(C) Any open area located within an urbanized or developed area within the corporate
limits of the municipality, which because of any factor or combination of factors enumerated in
subparagraph (A) or (B) of this paragraph substantially impairs or arrests the sound growth of the
community;

(D) Any area located within an urbanized or developed area and which, immediately
prior to becoming an open area, qualified as a redevelopment area under subparagraph (A) or
(B) of this paragraph;

(E) Any area located within an urbanized or developed area which is substantially
underutilized by containing open lots or parcels of land or by containing a substantial number of
buildings or structures which are 40 years old or older or by containing structures or buildings of
relatively low value as compared to the value of structures or buildings in the vicinity or by
having development impaired by airport and related transportation noise or by related
environmental factors or any area in which there is a shortage of housing that is affordable for
persons or low or moderate income which the local legislative body designates as appropriate
for community redevelopment or by any combination of the foregoing factors;

(F) Any geographic area designated within the comprehensive plan of a political
subdivision for redevelopment which has previously been developed for commercial, residential,
industrial, office, or similar or ancillary uses and which lies within the service delivery area of the
political subdivision, in which the current condition of the area is less desirable than the
redevelopment of the area for new commercial, residential, industrial, office, or other uses, or a
combination of uses, including the provision of open space or pedestrian and transit
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improvements, and any geographic area that is adversely affected by airport or transportation
related noise or other environmental degradation, or other environmental factors which the
political subdivision has determined to be impairing or retarding the development of the area;

(G) Any urbanized or developed area or an area connecting two or more urbanized or
developed areas that has been subject to some development but which has inadequate
roadways, bridges, or public transportation or transit facilities incapable of handling the volume
or traffic or passenger flow in or through the area in a safe and efficient manner either at
present or following proposed redevelopment; or

(H) Any area combining any factors specified in subparagraphs (A) through (G) of this
paragraph.

History and Neighborhoods

The Donald L. Hollowell/M.L. King corridor was created in its basic form when a streetcar line was
extended from the present-day downtown to the Chattahoochee River in 1872. The Atlanta and
Chattahoochee Railway Company trolleys traveled along Donald L. Hollowell Pkwy (previously
known as Powder Springs Road, Bellwood Avenue, and Bankhead Highway) to Hollywood Road
and on to Bolton. The 1893 City Directory praised the new streetcar service saying “one of the
chief features of a visit to Atlanta is a ride on this delightful line.” Since this time, several
neighborhoods have developed along the corridor, including Aimond Park, Bankhead-Bolton,
Bankhead Courts, Bowen Homes, Carey Park, Center Hill, Collier Heights, Grove Park and Watts
Road.

Almond Park a neighborhood built before World War II, consisting mostly of bungalows and
cottages. The Bankhead-Bolton area is primarily industrial in nature. Bankhead Courts was
constructed in 1970 and is managed by the Atlanta Housing Authority.

The Carey park neighborhood is located generally in the area of James Jackson Parkway and
North Hightower Road. It is an older single-family residential area initiated when John Carey, for
whom Carey Park and Elementary School are named, subdivided his estate in 1907. The
subdivision was located along Hightower Road near the River Car Line and its streets were
named for noted religious figures.

Collier Heights is an area of two square miles of wooded ravines six miles west of downtown.
Development of the Collier Heights neighborhood began in earnest after 1940. For most of its
early development a nearly all-white neighborhood, Collier Heights’ growth coincided with its
integration. A development plan published in the early 1960s called for new housing to address
the demand for homes among African American residents whose options were beginning to
expand from the core neighborhoods close to downtown. As the community grew, it
developed a reputation as home to many prominent African American families.

Grove Park was named for Dr. EW. Grove, president of the Grove Park Development Company.
Grove Park was developed in the 1920’s & 1930°s by various developers, but primarily by the
Grove Park Development Company. The community was initially known as Fortified Hills, a name
stemming from the Civil War. Grove named the streets for his wife, Gertrude, his daughter Eveyln,
and his son, Edwin. Other street names are believed to have been inspired by his grandchildren:
Matilda, Hortense, Emily, Elizabeth, Francis, Eleanor, Florence, Margaret, and Eugenia. Many of
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the side streets created in the “30s, ‘40s and ’50 are wide, tree-lined avenues with well-tended
frame cottages, brick Tudors and ranches.

In summary, Donald L. Hollowell/M.L. King, one of the major corridors in Northwest Atlanta, was in
its splendor during the 1960's, and the area was stable until the early 1970's when suburban
growth began to drain the area's vitality. As a result, many longtime businesses closed and were
replaced by low-rent businesses; and as population decreased the area began to deteriorate.
In fact, through the turn of the 21st century, the entire study area witnessed a steady decline in
population, property conditions and the local economy. However, conditions in the study area
have changed over the past few years as the current trend towards in-town living gains
popularity.

Qualifying Criteria for the Hollowell/M.L. King Redevelopment Area
and Tax Allocation District

The land area and neighborhoods within the proposed Hollowell/M.L. King TAD boundaries have
been examined and analyzed to determine the area's eligibility for inclusion in a redevelopment
area under the Georgia Redevelopment Powers Law. As described in the section immediately
preceding with respect to specific Redevelopment Powers Law definitions and criteria, a recent
analysis of physical, land use and market conditions in the proposed Hollowell/M.L. King TAD
findings reveal that this area is economically and socially depressed, with conditions contributing
to social ills that have a deleterious effect upon the economic health and safety of the
immediate and surrounding communities.

As described in the preceding section, Hollowell/M.L.
King quallifies as a redevelopment area under the
Redevelopment Powers Law due to its meeting most
of the general criteria cited in that Law. The overall
purpose of the Hollowell/M.L. King TAD is to address
and resolve those key challenges, conditions and
barriers to private investment and development.

As is substantiated in the “Key Findings within the
Redevelopment Area,” the Hollowell/M.L. King area
qualifies as a redevelopment area and for a Tax
Allocation District designation due to factors relating
to (A)-(C) and (E)-(H) of 36-44-3 of the Redevelopment
Powers Law, listed immediately above. Specific
portions applicable to the Hollowell/M.L. King
Redevelopment Area are as follows:

1. The dilapidation, deterioration, age, or
obsolescence of structures, buildings, or
improvements (Criterion A);

m  Structural Age and Deterioration: The
majority of the retail buildings and
apartments were constructed between 25
and 50 years ago. They have experienced
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only minor improvements since that time.
Consequently, they are out of date and
have become somewhat dilapidated as a
result of the passage of time and frequent
use.

m  |nefficient and Obsolete Commercial
Design and Layout: The commercial
centers and freestanding structures along
Hollowell/M.L. King are inefficient with
respect to site use and density. Most are
considered unattractive with respect to
current retailer standards and obsolete with
respect to consumer market appeal.
Parking is inefficient, and store frontage
and signage are below current market
standards and design.

2. The predominance of defective or inadequate
street layout, inadequate parking, roadways,
bridges, or public transportation facilities incapable
of handling the volume of traffic flow into or through
the area, either at present or following proposed
redevelopment (Criterion B);

m  Congested Access and Egress: The current
design and layout of Hollowell/M.L. King at
major intersections at Center Hill, James
Jackson Parkway and Woodmere, as well
as the area’s internal network of feeder
roadways are not conducive to the
efficient flow of traffic into and out of the
existing or contemplated retail, office and
mixed-use projects in that area. The
currently inadequate network of interior
and residential streets within the area will
become even less capable of handling

both community and pass-through traffic.

3. Faulty lot layout in relation to size, adequacy,
accessibility, or usefulness (Criterion B);

m |nefficient and Obsolete Commercial Design
and Layout: The commercial centers and
freestanding structures along Hollowell/M.L.
King are inefficient with respect to site use
and density. Most are considered
unattractive with respect to current retailer
standards and obsolete with respect to
consumer market appeal. Parking is
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inefficient, and store frontage and signage
are below current market standards and
design.

Any combination of the foregoing that substantially
impairs or arrests the sound growth of the community
retards the provisions of housing accommodations or
employment opportunities (Criterion B);

m  Underachievement as Employment Center:
Current employment opportunities are
limited in the Hollowell/M.L. King TAD. There
are few professional or business services
offered in the area, nor are there any
corporate or professional firms. Retail and
service industry employment is constrained by
the lack of competitive retail offerings and
restaurants.

Any combination of the foregoing that constitutes
an economic or social liability in its present
conditions and use (Criterion C);

Substantial underutilization due to containing open
lots or parcels of land, a substantial number of
buildings or structures which are 40 years old or
older, or structures or buildings of relatively low value
as compared to the value of structures or buildings in
the vicinity (Criterion E);

m  Lack of Retail Market Appeal: As reflected in both rent and sales, the
limited number of retail businesses within the proposed Hollowell/M.L.
King TAD do not have the brand recognition, product offerings,
marketing capacity, pricing, merchandising or basic critical mass to
appeal to the increasingly affluent potential customer within either
the primary or secondary retail markets. When developed as
contemplated in this redevelopment plan, the area in question will
accommodate more primary market retailers and service providers
whose business operations will significantly benefit the Hollowell/M.L.
King and surrounding communities and will encourage the patronage
of consumer markets located throughout Northwest Atlanta.

m  Lack of Rental Revenue Generation: Commercial rental rates in the
Hollowell/M.L. King Area are significantly below those achieved in
developing Intown neighborhoods and corridors north (Marietta
Street Corridor), east (Downtown, Edgewood-Auburn corridor,
Midtown) and south (West End, Atlanta University Center area,
Stadium neighborhoods) of the Hollowell/M.L. King area.
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m  Economic Underutilization of Developable Land: A significant
proportion of developable land within the area is underutilized with
respect to potential density, type of development and/or resulting
market and taxable values.

Any geographic area designated within the comprehensive plan of a
political subdivision for redevelopment which has previously been developed
for commercial, residential, industrial, office, or similar or ancillary uses and
which lies within the service delivery area of the political subdivision, in which
the current condition of the area is less desirable than the redevelopment of
the area and which the local legislative body designhates as appropriate for
community redevelopment (Criteria E and F);

m  City Redevelopment Priority: The Hollowell/M.L. King area has been
designated as an area appropriate for redevelopment in the City of
Atlanta Comprehensive Plan. Additionally, the City formally adopted
2003 Donald L. Hollowell/M.L. King Redevelopment Plan. The
Comprehensive Plan is updated on an annual basis, and the
recommendations of this plan are anticipated to be considered
during the update process.

Current area condition that is less desirable than the redevelopment of the
area for new commercial, residential, industrial, office, or other uses, or a
combination of uses, including the provision of open space or pedestrian and
transit improvements (Criterion F); and

B Lack of Retail Market Appeal: As reflected in both rent and sales, the
limited number of retail businesses within the proposed Hollowell/M.L.
King TAD do not have the brand recognition, product offerings,
marketing capacity, pricing, merchandising or basic critical mass to
appeal to the increasingly affluent potential customer within either the
primary or secondary retail markets. When developed as
contemplated in this redevelopment plan, the area in question will
accommodate more primary market retailers and service providers
whose business operations will significantly benefit the Hollowell/M.L.
King and surrounding communities and will encourage the patronage
of consumer markets located throughout Northwest Atlanta.

B Lack of Rental Revenue Generation: Commercial rental rates in the
Hollowell/M.L. King Area are significantly below those achieved in
developing Intown neighborhoods and corridors north (Marietta Street
Corridor), east (Downtown, Edgewood-Auburn corridor, Midtown) and
south (West End, Atlanta University Center area, Stadium
neighborhoods) of the Hollowell/M.L. King area.

B Economic Underutilization of Developable Land: A significant
proportion of developable land within the area is underutilized with
respect to potential density, type of development and/or resulting
market and taxable values.
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9. An area connecting two or more urbanized or developed areas that has
been subject to some development but which has inadequate roadways,
bridges, or public transportation or transit facilities incapable of handling the
volume or traffic or passenger flow in or through the area in a safe and
efficient manner either at present or following proposed redevelopment
(Criterion G).

B Congested Access and Egress: The current design and layout of
Hollowell/M.L. King at major intersections at Center Hill, James Jackson
Parkway and Woodmere, as well as the area’s internal network of
feeder roadways are not conducive to the efficient flow of traffic into
and out of the existing or contemplated retail, office and mixed-use
projects in that area. The currently inadequate network of interior and
residential streets within the area will become even less capable of
handling both community and pass-through traffic.

10. Any combination of criteria listed above (Criterion H).

As described in the preceding section, Hollowell/M.L. King qualifies as a redevelopment area
under the Redevelopment Powers Law due to its meeting most of the general criteria cited in
that Law. The overall purpose of the Hollowell/M.L. King TAD is to address and resolve the key
challenges, conditions and barriers to private investment and development.

The fundamental purpose of the Hollowell/M.L. King TAD Redevelopment Plan is to address the
conclusion that the proposed Hollowell/M.L. King TAD area has not been subject to growth and
development through private enterprise and cannot reasonably anticipate development without
approval of this Redevelopment Plan.

It is essential that all available incentives, including the TAD, be offered throughout the City of
Atlanta - and particularly in declining areas such as the Hollowell/M.L. King —in order to
balance the development potential of this entire area, thus enhancing the competitiveness of
City of Atlanta neighborhoods in attracting business and investment.

The calculations contained later in this report, under “Positive Tax Allocation Increment,”
indicate the extent to which additional taxes may be generated by new development and
rehabilitations on the sites proposed. The potential increase in long-term tax dollars indicates
that a tax redevelopment strategy in the City’s Southside communities, as provided for by the
Redevelopment Powers Law in a TAD, could generate substantial assistance in relieving the
deteriorating effects of the generally stagnant pockets of this area. The linkages it would
generate would improve an economic impact felt not only within the Redevelopment Area, but
in adjacent areas as well.

Key Findings of Property Conditions within the Hollowell/M.L.
King TAD

Property conditions within the Hollowell/M.L. King TAD generally fall into one or more of the
following categories of use and/or condition:

m  Underutilized commercial properties, often in substandard condition
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m  Automobile-related businesses

Aging strip shopping centers

Lack of pedestrian-friendly infrastructure in commercial areas and corridors
connecting residential and commercial areas

Pawn shops and check-cashing stores

Convenience stores

Franchise fast-food offerings

Free-standing retail and services

Existing Land Use and Development

An existing land use analysis was performed along the length of the corridor utilizing the 2002
parcel base map for the City of Atlanta. Approximately 747 acres of property front Donald L.
Hollowell/M.L. King between the CSX Railroad crossing at Stiff Street (next to the MARTA station)
and the City limits. The predominant residential land use surrounding D.L. Hollowell Pkwy is single-
family residential. The study area also has pockets of multifamily units such as Overlook Atlanta,
Bowen Homes, and Bankhead Courts.

The study area includes many distinct neighborhoods including Bankhead Courts, Watts Road,
Carey Park, Collier Heights, Bowen Homes, Almond Park, Center Hill and Grove Park. Five NPUs
including G, H, |, J & K intersect within the study area.

Existing commercial uses are primarily located in nodes at James Jackson Parkway and
Hollywood Road. There are smaller commercial areas located around the intersection of D.L.
Hollowell/M.L. King with Elbridge Road/Bankhead MARTA Station, West Lake Road, Center Hill
Road, and Harwell Road. There is a large concentration of industrial development between
Azlee Road and the Chattahoochee River, around the I-285 interchange. There is also a large
percentage of vacant land in the study area, varying from small to large parcels. Three
branches of Proctor Creek, the Center Hill Tributary, the Mozley Park Tributary and the Proctor
Creek Trunk, cross the corridor and offer opportunities for recreational areas and open space
(see figure 2.3.2).
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The table below lists the approximate number and percentage of linear feet of each existing
Land Use category along the corridor. Low-density commercial uses are the largest land use

category represented on the corridor. Vacant land is the second largest category.

EXISTING LAND USE

Land Use Code Land Use Name Linear Feet % of Total
SFR Single-Family Residential 4,530 8.49%
LDR Low-Density Residential 1,120 2.10%
MDR Medium-Density Residential 3,320 6.22%
LDC Low-Density Commercial 19,675 36.89%
O-l Office-Institutional 3,330 6.24%

[ Industrial 5,000 9.37%

OS Open Space 2,150 4.03%
TCU Transportation/Communications/Utilities 550 1.03%
Vacant Vacant 13,100 24.56%
Unknown Unknown 560 1.05%
Total 53,335 100.0%

Source: Bureau of Planning, Hollowell Redevelopment Plan 2003

Current Zoning

A close correlation exists between the Land Use Plan and the City’s zoning maps. Zoning districts
must be consistent with Land Use designations. The area surrounding the corridor is mainly single-
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family residential, while many of the properties fronting the corridor are zoned for low and
medium density commercial uses. Industrial zoning districts are located at either end of the
corridor, while pockets of multi-family districts can be found mainly on the north side of the
corridor.

Residential

The existing housing stock in the area of influence is characterized by a mix of well-maintained
historic bungalows and severely neglected to vacant ranch and bungalow homes. There are
several multifamily projects that are active but in poor shape as well as others which are vacant.
Despite an attractive layout including linear parks, much of the area suffers from a perceived
sense of crime and neglect. However, development activity within the area of influence
describes a changing picture with tremendous potential. A description and location map of
projects currently under development is provided in the Market Analysis in Appendix B.

The number of new attached home sales increased significantly in 2002. Over the past few
years, town homes have replaced new, starter single-family throughout the metro area. In 2002,
attached product accounted for approximately half of all new home sales below $100,000 in
the entire metro area. Households without children are among the fastest growing market
segments in Atlanta. Intown neighborhoods such as those along D.L. Hollowell Pkwy have a
relatively good opportunity to attract singles and couples who want a more urban lifestyle,
particularly those who have been priced out of other rapidly appreciating intown
neighborhoods.

Retalil
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There is very limited retail along the corridor and only a very minor presence of national chains
including KFC/Pizza Hut, Church’s chicken, CVS, and Athlete’s Foot (see section 2.2). The corridor
is home to many automotive parts stores and two small grocery stores (Buy Low and Super Giant
Food), as well as a number of convenience retail stores, some of which carry grocery items. The
supply and demand analysis suggests that the area is currently underserved by approximately
180,000 square feet. This means that the area of influence could support new retail space of
180,000 square feet but does not preclude redevelopment or replacement of existing retail,
which is likely and should be encouraged.

Existing Businesses

There are approximately

164 businesses operating

along Donald L. Hollowell

Pkwy between Stiff Street

and the Chattahoochee

River. Approximately 88%

of these businesses hold

valid business licenses

issued in 2003. In addition,

there are 12 churches, 2

schools and 1 library within

the immediate study area,

and an additional 5

schools and 2 libraries

within %2 mile of the

corridor. The area is

overwhelmed by

automotive-related

businesses, however it also

has a good mix of other

businesses such as

restaurants, grocery stores, daycare, and professional services. Unfortunately, many of these
businesses are marginal and the structures are not well maintained, contributing to the
impression of a lack of viable businesses.

Office

The corridor offers excellent access to two major office employment cores- Downtown and
Midtown. Residents of the neighborhoods also have relatively strong access to Cumberland-
Galleria and the Airport office cores via I-285. The corridor itself, however, is not an established
office core. Currently, the most likely destination for office uses in the area of influence is towards
the south near the Atlanta University Center.

Due to the high vacancy rates in Downtown and Midtown, it will be longer term before office
developers begin to explore other potential intown office locations. The corridor does appear to
have some opportunity for somewhat smaller-scale local serving office such as offices for
doctors, attorneys, dentists and other small practitioners. The presence of a detention facility
and the Fulton City Department of Family and Children Services also suggests an opportunity for
other legal and medically oriented services. The key to creating an office market will be
establishing a stronger market and sense of place through successful residential development.
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Industrial

The Donald L. Hollowell corridor is an active industrial area due to its proximity to the railroad lines
of Inman Yards, I1-285, 1-20 and 1-75/1-85. It is the north-south dividing line between the
Chattahoochee Industrial and Central Atlanta industrial sub markets. For the most part, the
areas around the activity nodes are somewhat removed from the industrial land uses. The BFI
Facility planned north of the Bankhead MARTA station would detract from the area and deter
other future development, which could potentially take advantage of the transit orientation,
from locating around it. While heavy industrial uses typically discourage residential and
commercial land uses, appropriate environmental and transportation controls can help
facilitate a symbiotic relationship.

Crime Assessment

The D.L.H study area is located in the City of Atlanta Police Department’s Zone 1. Zone 1 covers
19 square miles (14% of the City’s land area) and is home to 73, 445 people (17% of the City’s
population) as of June 2003. The APD tracks crimes including criminal homicide, rape, robbery,
aggravated assault, burglary, larceny and auto theft for each of the 6 zones on a monthly basis.
The year-to-date crime reports (January through June 2003) show that Zone 1 reported 3,276
incidents of crime, or 14% of the City’s crime reports. This percentage is the 3rd lowest among
the 6 zones. Pockets of crime do exist, however, along the corridor, and the community requests
that police presence, particularly foot patrol, be increased wherever possible.

Existing Transportation Infrastructure

A reconnaissance survey was conducted to document and inventory the existing transportation
resources in the study area. In addition, the transportation component identifies existing
deficiencies in the transportation network.

The section of Donald Lee Hollowell/M.L. King under discussion runs for 5.4 miles from the City of
Atlanta limits at the Chattahoochee River in a generally easterly direction to Marietta Boulevard.
It is a major connection between Cobb City and Interstate-285 in the west to the Bankhead
MARTA transit station, Joseph P. Lowery Boulevard, Northside Drive, and North Avenue to the
east. As such, it acts as a radial arterial connecting the edge of the City with communities at its
center. It accommodates several modes of transportation: automobiles, trucks, transit (busses),
and pedestrians.

D. L. Hollowell/M.L. King is a State Highway (State Route 8), a Federal Highway (US 78/278), and a
state-designated truck route. Posted speeds are 45 miles per hour on the segment from the
Chattahoochee River to Woodmere Road (the segment approaching the Interstate Highway),
and 35 miles per hour for the rest of the corridor.

Roadways — Automobile transportation

Traffic generators

The length of Donald Lee Hollowell/M.L. King experiences very different levels of automobile
transportation along the different segments of the corridor. The largest generator of automaobile
traffic volume is the Interstate-285 interchange. This interchange experiences traffic counts as
high as 30,000-40,000 ADT. Traffic counts immediately east of the Interstate highway (between
Harwell Road and H. E. Holmes Avenue) average 14,000 ADT (Average Daily Trips) and are
expected to rise to 21,000 ADT by 2026.
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Much of this traffic coming from the Interstate dissipates at the nearest major intersections from
Interstate-285. West of Fulton Industrial Boulevard and east of James Jackson Parkway, traffic
volumes appear to decrease significantly, although actual traffic counts have not been
determined. As one travels further east from James Jackson Parkway, traffic volume appears to
remain steady throughout the remainder of the corridor.

Along the corridor from Interstate-285 to Marietta Boulevard, there are no other large
automobile traffic generators. Development is disbursed along the length of the corridor, in small
to moderate-sized businesses, schools, churches, and other civic uses such as libraries. Clustered
around the Bankhead MARTA transit station at the eastern end of the corridor are the only other
sizable destinations: a state DFACS agency and a branch of Grady Hospital. From the point of
view of automobile movement, however, it is important to note a preponderance of drive-
through services at the intersection of D. L. Hollowell/M.L. King and James Jackson Parkway.

It is also important to note that the character of automobile usage and patterns changes along
the corridor from west to east. West of Interstate-285, land uses are generally industrial, with
larger parcels and developments. With fewer cross streets, traffic lights, and driveways, traffic
moves faster. From 1-285 to James Jackson Parkway, the corridor is much more commercial in
nature. Increased numbers of turning movements, shorter blocks, and frequent driveway access
can make this segment a challenge to navigate. The remainder of the corridor, from James
Jackson Parkway to Marietta Boulevard, becomes increasingly residential, with less commercial
activity and more civic activity. Areas of neighborhood-serving commercial development at
smaller nodes punctuate this segment: Giant Foods, Hollywood Road, Center Hill, and Grove
Park.

Roadway/Intersection condition and capacity

Donald Lee Hollowell is a 4-lane road (two through lanes in either direction) from the
Chattahoochee River to Marietta Boulevard, with the exception of the segment from Harwell
Road (just east of Interstate-285) to James Jackson Parkway, where the road has one through
lane in both directions. Not surprisingly, this segment is capacity constrained, and is forecast to
become increasingly so. The remainder of the corridor appears to have adequate capacity.

Three major intersections along the corridor suffer from turning capacity challenges: James
Jackson Parkway, Hollywood Road, and Marietta Boulevard. Although not an intersection, a
fourth challenge occurs at the Petro truck stop near Interstate-285.

The James Jackson Parkway intersection is currently under-designed, based on the amount of
traffic it handles. In particular, the intersection does not handle turning movements well. No left
turns are permitted by either westbound or eastbound traffic along D. L. Hollowell/M.L. King, due
to the lack of left-turning storage capacity at the intersection. Busy commercial driveways also
exist at each corner of the intersection. The challenges at the Hollywood Road intersection are
largely due to intersection geometry and signalization rather than due to a lack of roadway
capacity. Hollywood Road intersects D. L. Hollowell at an oblique angle, which presents
problems with clear sight lines and pedestrian movements. Drivers have difficulty navigating the
intersection, particularly when eastbound traffic on D. L. Hollowell is turning north onto Hollywood
Road. Crosswalks that are angled and overly large corner radii present pedestrians with long
distances to cross, and the intersection lacks sufficient crosswalks and raised refuge islands.

The oblique angle of the intersection also contributes to safety concerns due to the inability of
drivers in certain instances to be able to see and anticipate pedestrians crossing the street.
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The intersection of Marietta Boulevard and D. L. Hollowell/M.L. King is also problematic. Again,
another oblique angled intersection causes turning, safety, and pedestrian problems. This is
further compounded by a steep grade along the terminus of Marietta Boulevard and a
preponderance of truck traffic negotiating this intersection.

Although not an intersection, turning movements by trucks creates a severe congestion problem
at the Petro truck stop, located near Harwell Road immediately east of Interstate-285 on D. L.
Hollowell parkway. Traffic in this area is often backed up by stacked trucks waiting to turn left to
enter the truck stop. Traffic needing to enter and exit Harwell Road is often blocked.

Roadways — Truck transportation

As a desighated state truck route, and as the location for several industrial land uses, D. L.
Hollowell/M.L. King handles a high percentage of truck traffic. Most of this truck traffic is
concentrated in the vicinity of the Interstate-285 interchange, location of the Atlanta Industrial
Park and several other industrial uses. Along the segment of D. L. Hollowell/M.L. King immediately
adjacent to the Interstate-285 interchange, truck traffic comprises approximately 10% of ADT.

A moderate percentage of truck traffic is bound for destinations further east along the corridor.
Between Harwell Road and James Jackson Parkway, the estimated percentage of truck traffic is
7%.4 Much of this traffic turns north onto James Jackson Parkway, however, a percentage
traverses the remainder of the corridor bound for the industrial and warehouse uses along
Marietta Boulevard.

Pedestrian Environment

The D. L. Hollowell is anchored on its eastern end by the Bankhead MARTA transit station. Not
surprisingly, pedestrian transportation is important or essential for many residents. This appears to
be particularly true for children and the elderly, who were observed in large numbers walking to
the many schools, churches, stores, and other destinations along the corridor. Pedestrians were
particularly noticeable on the segment from the Bankhead transit station to James Jackson
Parkway. West of James Jackson Parkway, land uses were increasingly unsupportive of
pedestrian access, and were accompanied by a commensurate decrease in foot traffic.
Notable exceptions on this segment, however, are the areas in the immediate vicinity of Bowen
Homes and Bankhead Courts, two multi-family developments located west of James Jackson
Parkway.

Sidewalks

A sidewalk inventory was conducted along the length of Donald Lee Hollowell/M.L. King to
determine the adequacy of pedestrian infrastructure throughout the corridor. Sidewalk
segments were characterized by the following attributes.

m  Adequate: The existing sidewalk is wide enough for local pedestrian traffic (at least 6
feet), has adequate horizontal separation from travel lanes (at least 2 feet), and is in
fair or good repair.

m  Needs Repair: The existing sidewalk is wide enough for local pedestrian traffic (at
least 6 feet), has adequate horizontal separation from travel lanes (at least 2 feet),
but is broken up, missing sections, or otherwise in need of repair to be considered
adequate.

m  Insufficient: The existing sidewalk is too narrow (under 6 feet), too close to
automobile travel lanes (closer than 2 feet), or excessive curb cuts make traversing
the sidewalk unsafe.
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m  None: There is no existing sidewalk.

In cases where a segment could be characterized by more than one attribute, the predominant
character was chosen. The table below shows sidewalk conditions throughout the corridor.

Sidewalk Conditions

CHARACTERIZATION LINEAR FEET PERCENT OF TOTAL
Adequate 9,700 1.85 19%
Needs Repair 9,300 1.76 18%
Insufficient 22,900 4.34 44%
None 9,900 1.88 19%

Less than twenty percent of the corridor can be considered to have adequate sidewalks. Most
segments were considered inadequate - primarily because existing sidewalks were too narrow,
too close to automobile traffic, or both. In many instances, continuous curb cuts existed next to
very long sidewalk segments. Overall, the sidewalk infrastructure could be considered “highly
inadequate.”

Crosswalks and Signalization

Although many signalized intersections have been recently painted with crosswalks, there is still
much room for improvement in making crosswalks visible and heeded by drivers. In particular,
many bus stops, school and other major locations that are not close to intersections, or are
located at unsignalized intersections, are not equipped with crosswalks. Pedestrian signalization
is also generally inadequate throughout the length of the corridor.

Transit — Rail service

Rail service is provided to east end of the corridor by the MARTA Proctor Creek line, which
terminates at Bankhead station. Weekday service frequency is good - trains run to downtown
(Five Points) and the King Memorial stations every 10 minutes. Connecting bus service is offered
through four routes: Route 14 — Bankhead/Marietta, Route 26 — Perry Hones, Route 50 -
Bankhead, and Route 52 — Knight Park.

Transit — Bus service

The primary bus service along the corridor is provided by MARTA Route 50 — Bankhead. This route
originates at the Bankhead MARTA transit station and travels west along D. L. Hollowell/M.L. King.
Bus runs alternate their termini — alternately running to either Bowen Homes or Bankhead
Apartments. Three other bus routes serve short segments of the corridor (Routes 58, 59, and 61),
however they do not provide any significant east-west service along D. L. Hollowell/M.L. King.

Bicycling

There are currently no bicycling facilities along the corridor. Using the existing transportation
system for bicycle transportation is difficult due to a lack of bicycle lanes or wide shoulders, no
visible bicycle parking, no sighage, and poor access control. The Atlanta Regional Commission’s
2003 Bicycle Suitability Map rates the entire length of D. L. Hollowell/M.L. King as “Difficult.”

Existing Plans

Projects listed in the Regional Transportation Plan (RTP) affecting the corridor total nearly $35.5
Million. There are currently several projects in the 2003-2005 Transportation Improvement Plan
(TIP) that affect the study corridor, and these total $19,956,000.
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The first two of these projects, AT-001 and AT-004, directly affect the operational character of
almost the entire corridor. The remainder of the projects affect specific intersections on the
corridor (Fulton Industrial Blvd, H.E. Holmes/James Jackson Pkwy, and Hollywood Road). AT-AR-
214 is a major project intended to reconstruct the interchange of D. L. Hollowell/M.L. King with
Interstate-285.

Demographic Findings, Market Conditions and Market
Trends

For purposes of assessing the commercial (retail, services, office) potential of the Hollowell/M.L.
King area, the primary focus is on the Corridor’s two resident “Market Areas,” which are its
Primary Market Area” and “Secondary Market Area.” The Primary Market Area approximates a
3-mile radius area; the Secondary Market Area extends to a 5-mile radius. Statistics at an 8-mile
radius were also considered; at this range, a significant portion of the City of Atlanta, particularly
the affluent neighborhoods in northeast and southwest Atlanta, is captured.

This analysis of area demographics, market conditions and trends, and development potential
incorporates some of the findings of an analysis prepared by Robert Charles Lesser & Company
(RCLCo) in the 2003 Donald L. Hollowell Redevelopment Plan. To the extent that the 2003 data
remain relevant, portions of that assessment are incorporated into this TAD Redevelopment Plan.
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Market Audiences

Ciritical to understanding
redevelopment opportunities in
the Hollowell/M.L. King Corridor is
understanding the potential
market audiences for new and
revitalized land uses in the study
area, the size of these audiences
and the types of land uses they
could potentially support. For the
near term, the primary audience
will likely remain the residents of
the Hollowell/M.L. King Corridor
and adjacent areas. These
residents, particularly those with
limited access to alternative retail
and services, typically rely on the
availability of retail and other
goods and services offered along
the corridor. While convenient
and accessible to 1-285, there is
little evidence of traffic diverted
off the interstate in order to
patronize businesses located on
the corridor.

The demographic profile will likely change as new residential development occurs on and near
the Corridor, with smaller but higher income households moving into the area. This situation
could affirmatively affect the mix of retail and commercial services available on the corridor.

The primary market audience impacting redevelopment and revitalization opportunities in the
Hollowell/M.L. King Corridor area are existing Corridor residents. Numbering approximately
27,000 households within a three-mile of the intersection of DL Hollowell/M.L. King and HE Holmes
Drive, these residents are largely renters living in single family and traditional multifamily housing.
Household incomes of these residents are lower than those of the five-mile and eight-mile radius,
yet there are higher income households within the study area.

From 1992 to 2001, job growth in the Atlanta Metropolitan Statistical Area (MSA) was among the
strongest in the nation, averaging nearly 69,000 jobs per year. Unfortunately, the area of
influence did not enjoy the benefits of this economic expansion. The Atlanta Regional
Commission (ARC) reports a net job loss in the study area of roughly 500 jobs between 1990 and
2000. The area’s poor image is related to the number of deteriorating commercial buildings
fronting along the corridor, and the perception of higher than average crime rates.

Key demographics are presented in the following tables.
Population and Households

At the three-mile radius, there are currently 77, 200 residents living in 27,145 households. There
has been noticeable growth in this area since 2000; almost 1,200 new residents have been
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added each year. This pace is projected to accelerate to nearly 2,000 new residents a year
through 2011.
Table 1: Population & Households

Population & Household Trends 3 m.lle S m.|Ie 8 m.|Ie

radius radius radius
2000 Population 70,010 190,921 509,616
Households 23,829 68,658 208,827
Average Household Size 2.76 2.48 2.3
2006 Population 77,193 212,523 567,843
Households 27,145 79,615 239,663
Average Household Size 2.69 241 2.24
2011 Total Population 86,860 238,389 635,586
Households 30,944 90,991 271,489
Average Household Size 2.67 2.39 2.23

2006 - 2011 Average Annual Growth

Rates 1,933 5,173 13,549
2.5% 2.4% 2.4%

Average household size is largest at the 3-mile radius, with nearly three persons per household.
The figure falls off at the 5-mile radius and again at the 8-mile radius. Conversely, incomes and
housing values rise at the 5-mile and 8-mile radius.

There is little variation in average age among the three levels of market audience, with median
age ranging from 31 to 33.6. Differences are most noticeable upon consideration of age
cohorts. At three-mile radius, children under the age of 14 account for close to one-fourth of the
population and represent the single largest age cohort within the primary market area. This area
also has the highest proportion of residents over 65 and over 85. These three cohorts have
specific need for community and municipal services, yet are the least likely to be in the
workforce.

Table 2: Age of the Population

Age Distribution of the Population, 2006
3 mile radius 5 mile radius 8 mile radius

Total 77,195 100.0% | 212,521 | 100.0% | 567,844 100.0%
0-14 18,853 24.4% 42,423 20.0% 102,720 18.1%
15-19 6,057 7.8% 19,832 9.3% 38,976 6.9%
20-24 5,602 7.3% 21,188 10.0% 46,044 8.1%
25-34 10,761 13.9% 35,962 16.9% 111,592 19.7%
35-44 9,929 12.9% 29,098 13.7% 89,988 15.8%
45-54 9,815 12.7% 25,365 11.9% 73,153 12.9%
55-64 6,367 8.2% 17,372 8.2% 51,226 9.0%
65-74 5,115 6.6% 11,733 5.5% 28,512 5.0%
75 -84 1,953 2.5% 6,750 3.2% 17,836 3.1%
85+ 1,400 1.8% 2,798 1.3% 7,897 1.4%
Median

Age 324 31 33.6
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Current household incomes at the three-mile radius are lower than the citywide average and
consistent with definitions for low to moderate income households. More than 25% of these
households have incomes below $15,000, yet their households are larger than the other market
areas. At the opposite end of the income scale, the percentage of households with incomes
above $75,000 is 14.7%, compared to 23.1% at the 5-mile radius and 32.7% at the 8-mile radius.
These figures suggest very different levels of disposable income and consumer preferences.

Table 3: Income Levels of the Population

Income Levels of the Population, 2006

3 mile 5 mile 8 mile

radius radius radius
Base Population total 27,145 79,608 239,656
< $15,000 28.6% 23.5% 17.0%
$15,000 - $24,999 14.7% 12.3% 9.8%
$25,000 - $34,999 13.8% 12.2% 10.1%
$35,000 - $49,999 15.7% 14.1% 13.6%
$50,000 - $74,999 12.7% 14.9% 16.7%
$75,000 - $99,999 6.3% 7.9% 10.4%
$100,000 - $149,999 5.8% 8.5% 11.2%
$150,000 - $199,999 1.1% 2.8% 4.6%
$200,000 + 1.5% 3.9% 6.5%
Average Household Income $44,531  $62,216  $81,227
Median Household Income $29,571  $36,841  $49,335

Services sectors jobs are a significant aspect of the metro Atlanta economy, and figures for the
study area are consistent. The category “services” covers a wide range of industry sub-sectors,
including business and professional services; medical, educational, hospitality and
entertainment. Occupations in this sector may require little education or advanced degrees;
compensation also varies widely.

Among all three market sectors, the concentration of jobs is similar: services leading, followed
by retail trade and manufacturing.

Table 4: Employment by Industry Sector

Civilian Employed Population 16+ by Industry

3 mile radius 5 mile radius 8 mile radius
Total 22,237 100.0% 73,081 100.0% 240,887 100.0%
Agriculture/Forestry/Fishing/Hunting/Mining 110 0.5% 364 0.5% 768 0.3%
Construction 1,342 6.0% 4,051 5.5% 13,266 5.5%
Manufacturing 2,252 10.1% 6,745 9.2% 19,859 8.2%
Wholesale Trade 749 3.4% 2,601 3.6% 8,817 3.7%
Retail Trade 2,304 10.4% 7,366 10.1% 23,763 9.9%
Transportation/Warehousing/Utilities/Information 2,562 11.5% 8,669 11.9% 29,787 6.7%
Finance/Insurance/Real 1,268 57% 5235 72% 20,043  8.3%
Estate/Rental/Leasing
Services 10,040 45.1% 33,760 46.2% 112,856 46.9%
Public Administration/Government 1,610 7.2% 4,290 5.9% 11,728 4.9%
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These two tables, on housing characteristics, further support the assessment that the primary
market area is a community of low and moderate income households, with few assets and
limited buying power. Relatively low home values (self-reported to the census) and high
percentage of renter-occupied and vacant housing are fairly common in declining
neighborhoods.

Table 5: Median Housing Value, 2006

$200,000
$175,000 -
$150,000
$125,000
$100,000
$75,000
$50,000
$25,000

$-

$169,525

$119,103

$97,719

3 mile radius 5 mile radius 8 mile radius

Table 6: Household Tenure

60.0%

50.0%

40.0% A

30.0% A

20.0% A

10.0% A

0.0% -

30,903 89,341 266,890

3 mile radius 5 mile radius 8 mile radius

‘l Owner Occupied Housing Units @ Renter Occupied Housing Units 00 Vacant Housing Units

Forecast Trends for 2003 — 2013

Despite the fact that the Atlanta MSA’s exceptional economic and demographic growth from
1990 to 2003 seems to have eluded the area of influence, the high activity of infill development
in the City of Atlanta has positioned the study area as one of the City’s next frontiers.

Area Strengths and Opportunities

Strengths
m Located in close proximity to Downtown, Midtown and Buckhead.
m  Accessibility to the study area is provided by I-285, I-75, multiple arterials, and MARTA
bus routes.
m  Contains the Bankhead MARTA transit station.
m  Development is already occurring near the study area.
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m Land in the study area is comparatively more affordable than land in other areas of the
City.

m  Area offers a variety of housing types as well as housing price ranges.

m  The Chattahoochee River front and corridor provide greenway access for residents.

m  Contains civic uses including three schools, a senior center, a fire station, a police
precinct, and a public library.

m  Contains four major parks totaling 107 acres.

m  Spring fed creek valleys provide unique natural features: Proctor Creek, branching into
Center Hill Tributary & Mozley Park Tributary.

m Industrial area provides economic base for the City and the region.

Opportunities
m  Development in the area benefits from proximity to amenities and employment
centers.

m Limited land available in other areas.

m  Unique opportunity to create a critical mass for development due to the large number
of vacant properties and buildings.

m  Proximity to the Chattahoochee River and the Proctor Creek provides a great
opportunity for recreational activities with the implementation of the Greenway
Acquisition Project.

m  Relatively affordable land creates the opportunity to develop affordable housing,
mixed-income, and mixed-use development.

m  Opportunity for medium to high-density residential development in certain areas.

m  Opportunities to re-use and adapt some of the older buildings to alternative uses.

m  New financing tools to clean up abandoned industrial sites provide opportunity for
redevelopment.

m  Fulton City's Charlie Brown Airport and planned expansion provide opportunities for
industrial development in the area.

m  Opportunity to build new schools near the study area.

m  Provide for community uses and functions in local schools.

Implications for Land Uses

Residential

The Hollowell corridor is ideally suited to take advantage of trends which favor living closer in to
the City’s urban core. The area is served by two MARTA Stations, convenient to 1-20 and |-285,
and served by several parks and recreational areas. Opportunities for new development have
been created for infill housing, vacant and underutilized parcels.

The findings of the RCLCo market study, part of the 2003 Hollowell Redevelopment Plan,
suggested that demand for housing (for sale and rental) in and near the Hollowell corridor will
rise over the next decade to more than 7,000 new households. Infill development and new
residential communities will also help reinforce the surrounding neighborhoods, which are
attractive and have tremendous potential.

There is also potential demand for “at least three to four large scale mixed product
development” as the area’s revitalization takes hold, which could significantly impact the area’s
character.
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New residential development has been recommended in strategically located nodes within the
corridor. These nodes include the following areas: between Fulton Industrial and Bolton Road;
around Woodmere Drive; around Center Hill Avenue; and between Gary Road and
Commodore Drive. Four additional mixed-use nodes are also recommended at James Jackson
Parkway, Hollywood Road, West Lake Road/Grove Park, and the Bankhead MARTA Station.

In addition, the housing inventory includes two properties owned by The Atlanta Housing
Authority (AHA), Bowen Homes and Bankhead Courts. Although no redevelopment plans have
been announced to date, it may be likely that the AHA would like to make improvements and
changes to these areas in the future.

Retail

City officials and residents have long envisioned a revitalized corridor featuring enhanced retail
and commercial uses, complementary public improvements, and accessible new housing.
Recommendations for new and improved retailing opportunities focused on key nodes, such as
Center Hill, Jackson Parkway and Woodmere, would result in expanded retailing, more
responsive to local consumer interests, and likely to generate new job growth.

Anticipated future household growth will fuel demand for additional retail space in the Corridor.
The area can expect to generate demand for just over 5,700 square feet of new retail space
annually in addition to the unmet demand for 180,000 square feet. Not all of this demand will
necessarily be captured on D.L. Hollowell Pkwy. There are competing corridors and locations in
the area of influence that may also be appropriate for retail development. Nevertheless, there
is support for additional retail, and locations along D.L. Hollowell Pkwy are uniquely suited to
capture the unmet demand. This additional retail should be located in existing nodes and newly
established nodes along the corridor. The goal for these nodes should be to develop sustainable
retail. These are developments that have more significant upfront costs, but are places that
increase in value over time and eventually become far more valuable than conventional retail.
Suitable uses at these nodes are a post office, florist, professional offices, small theater, ice
cream shop, book shop, coffee shop, sit-down restaurants, hardware store, grocery store, movie
rental, sandwich shop, dry cleaners and specialty shops. Nodal rather than linear commercial
and mixed-use development creates walkable destinations that are an asset to the community.
Commercial and mixed-use development nodes are proposed at: James Jackson Parkway; the
former K-Mart shopping center; Hollywood Road; West Lake/Grove Park; and Elbridge/MARTA
Station.

Office

Local serving office development is a longer term opportunity, linked to the successful
development of the residential market. As new households move into the area, they will be the
primary source of demand. New tenants are likely to be those currently operating in older
space, operating from converted residential space, and to a lesser extent, office tenants who
relocate from other areas. New office development is most likely to occur in the nodes and as
part of any mixed use development projects.

Industrial

Given the urban nature of the TAD portion of Hollowell/M.L. King, significant industrial
development is not anticipated, although flex space accommodating live-work lofts, research
and development, and similar activities could be introduced in at least two of the major
development nodes: Center Hill and Jackson. However, between 1-285 and the City limits
proximity to and linkages with the Fulton Industrial Corridor add significantly to the potential of
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the area’s success in attracting manufacturing, warehousing and distribution jobs. The 2003
Redevelopment Plan emphasizes the critical need to find an appropriate balance between
maintaining and “growing industrial employment while at the same time encouraging residential
and commercial development.”

D. Proposed Land Uses and Redevelopment
Projects

Concept Plan

The Tax Allocation District Redevelopment Plan is based on an assessment of current conditions,
market forces and developer interest within the Hollowell/M.L. King TAD. This assessment
incorporates and updates appropriate sections of the assessment included in the 2003 Donald L.
Hollowell/M.L. King Redevelopment Plan. In focusing the assessment in a way that allows useful
descriptions of areas in which potential for TAD-facilitated redevelopment as been identified,
this TAD Redevelopment Plan incorporates the “Activity Node” concept introduced in the 2003
Redevelopment Plan.

As in the 2003 Redevelopment Plan, this TAD Redevelopment Plan identifies the following three
“Activity nodes” as having significant development potential, providing that TAD incentives are
available to facilitate that development:

m  Center Hill node
m  James Jackson Parkway node
m  Woodmere node

Additionally, both Bankhead Courts and - possibly as part of the Woodmere node
redevelopment - Bowen Homes have potential as mixed-income communities redeveloped
along the Atlanta Housing Authority’s HOPE VI model.

Lastly, the development potential of two MARTA stations — H.E. Holmes and West Lake - should
be incorporated into the Hollowell/M.L. King TAD, allowing a synergistic combination of TAD
financing power to facilitate development both within the Parkway corridor itself as well as at
the MARTA stations.

All five redevelopment areas as well as both MARTA stations offer potential as primarily mixed-
use nodes designed to support higher intensity uses, activities and densities. These potential
development sites can support a variety of types of commercial and/or residential development
that are consistent with the recommendations of the 2003 Redevelopment Plan and this
Hollowell TAD Redevelopment Plan. Additionally, the potential exists within several of these
nodes for significant public improvements, including parks, open spaces and public facilities.
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Hollowell/M.L. King TAD Land Use

As stated above, three activity nodes — Center Hill, Jackson Parkway and Woodmere — were
included in the 2003 Redevelopment Plan, which also identified nodes outside the Hollowell/M.L.
King TAD boundaries. Those nodes were (1) Hollywood Village, (2) Grove Park Community and
(3) the Bankhead Mixed-Use Center. Taken together with the three nodes within the TAD, these
six nodes represent a cohesive, comprehensive redevelopment program for the Hollowell/M.L.
King corridor between the Bankhead MARTA station on the east and 1-285 on the west. The
linkages can be seen in the following graphic from the 2003 Redevelopment Plan.
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These basic activity nodes were re-examined in the City’s 2005 Revitalization Incentives for
Underserved Areas, which also concluded that the nodes were viable redevelopment areas. It
also concluded that the City’s best economic development incentive to spur private activity in
Center Hill, Jackson Parkway and Woodmere would be a TAD, and the study recommended
that those nodes be included within a TAD at the earliest feasible date.

Potential Development Areas: Revitalization Incentives for Underserved Areas (2005)

This Hollowell/M.L. King TAD Redevelopment Plan incorporates those three activity nodes.
However, it adds the area from 1-285 west to include the Bankhead Courts community as well as
surrounding industrial and commercial areas. Additionally, it emphasizes the redevelopment
potential of a much larger Woodmere District that includes not only Bowen Homes and parkland
and potential development sites to the north and west of Bowen Homes, but also the potentially
significant development node between I-285 and Watts Road.
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Major Development Nodes and Potential Land Uses within the TAD

Several MARTA stations in the general vicinity can be incorporated into the Hollowell/M.L. King
TAD. The H.E. Holmes MARTA station can be incorporated into the TAD via a 1.5-mile right-of-way
corridor along Hamilton E. Holmes Drive between Hollowell/M.L. King and the station. West Lake
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MARTA station can be incorporated via a 1.5-mile right-of-way corridor along Martin Luther King
Jr. Drive between the H.E. Holmes and West Lake stations.

Lastly, an additional corridor along Martin Luther King Jr. Drive west of the H.E. Holmes MARTA
station can incorporate several sites with significant redevelopment potential, including the
Lakehurst Shopping Center and the commercial cluster in the Fairburn Road area

Center Hill Node

The Center Hill Node, or District, of the Hollowell/M.L. King TAD has the potential of bridging the
gap between the Hollywood commercial node immediately to its east and the James Jackson
Parkway mixed-use node to its west. With the Center Hill Park as its natural anchor and central
public gathering place, the area can become an appropriate mixed-used corridor tat takes
advantage of existing commercial parcels lining Hollowell as well as several underutilized sites
such as the Super Giant Food site to present residential and/or mixed-use redevelopment
opportunities.
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The concept plan calls for a continued commercial uses along Hollowell, with redevelopment
activities emphasizing not only the upgrading of those currently underutilized commercial
parcels, but an introduction of mixed-use developments in sites sufficiently large and deep to
accommodate them. These mixed-use developments could introduce a significant base of
owned townhouse product into the community while meeting current and projected demand
for multi-family rental units.
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Residential revitalization is occurring in the neighborhoods to the north of Hollowell in the Center
Hill District, as reflected in the number of new infill housing units in the surrounding
neighborhoods. A large proportion of the residential communities to the north of Hollowell in this
area are stable, middle-income communities although with significant pockets of deteriorating
housing stock. The pockets offer opportunities for residential upgrades and possibly higher-
density townhouse development.

To the south of Hollowell, neighborhoods are almost uniformly stable, well-maintained middle-
income residences that should form a solid base of consumer support for upgraded retail and
business/community services along the Hollowell corridor. The lack of retail and services within
the corridor not only in the Center Hill area, but along the entire length of the corridor is
surprising. It clearly is not due to a lack of residential consumer support, but other factors as have
been referenced in the “Existing Conditions” assessments. The Center Hill community may
present the best opportunity in the corridor to introduce needed retail and services as well as
new residential product such as ownership townhouses and mid-price point apartments.

The following concept description was included in the 2003 Hollowell Redevelopment Plan and
still appears relevant today with respect to the potential residential components of a revitalized
Center Hill district. The Super Giant Food site is the most likely site for the introduction of a
residential-and-retail mixed-used development that can act as a catalyst for commercial
revitalization along this portion of Hollowell.
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Jackson Parkway Node Area

The Jackson Parkway intersection with Hollowell offers an opportunity not merely for
neighborhood-oriented retail and services, but for a mixed-use commercial district that includes
office and residential units. The residential units may be of particular significance with respect to
providing continuity with new residential development in the Center Hill area, and they could

provide an important link to anticipated redevelopment in the Bowen Homes-Carey Park area
immediately west.

Page 71



City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

Page 72



City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

Woodmere-Bowen-Gateway Areas

Prior studies have identified the area south of Hollowell around the Hollowell-Woodmere
intersection as having residential development potential accompanied by neighborhood retail.
There is additional development potential in two other major sub-areas within this development
node, the first being in the current Atlanta Housing Authority-owned Bowen Homes community,
and the second being in the portion of the Hollowell corridor between Woodmere and 1-285,
which is referenced here as the I-285 Interchange “Gateway” area.

The 2003 Hollowell Redevelopment Plan included a concept for the Woodmere-Hollowell
intersection that is still relevant and, therefore, is incorporated into this TAD Redevelopment Plan.
Its key concepts are described in the following as the “Woodmere Residential District:”
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While this TAD Redevelopment Plan incorporates
the Woodmere Residential District concept, it
recognizes that three additional areas of this
portion of Hollowell must also be incorporated: (1)
revitalized commercial continuity along Hollowell;
(2) the Bowen Homes community on the north side
of Hollowell; and (3) the corridor west of both
Woodmere and Bowen Homes - reaching
substantially both north and south of Hollowell - to
[-285. All three of these areas in addition to the
Woodmere area itself are included in this TAD
Redevelopment Plan as substantial, significant and
critical components of the Hollowell/M.L. King
TAD’s success.

The AHA-owned Bowen Homes community and its
surrounding neighborhood offer a unique
opportunity for the type of comprehensive, mixed-
income redevelopment that the AHA has
successfully initiated throughout Atlanta via its
“HOPE VI Model,” even where federal HOPE VI funds
themselves were insufficient or totally absent. The
opportunities for not merely merging with, but
helping to support commercial - retail and services -
revitalization along Hollowell/M.L. King are
significant. Additionally, a mixed-income Bowen
Homes community could incorporate and merge
with the Carey Park community to its north, taking
full advantage of existing and potential (landfill)
park and greenspace in that area.

A revitalized, redeveloped and expanded Bowen
Homes community could even incorporate
undeveloped and under-developed land to its
northwest and west currently zoned for industrial use.
These currently-isolated and incompatibly-zoned
parcels offer great potential for creating a truly
cohesive community stretching from Jackson
Parkway to the development node identified in this
TAD Redevelopment Plan as the “Gateway” area.
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The area between the Woodmere-Bowen Homes district is
the gateway from I-285 and from South Cobb County into
the Hollowell portion of Atlanta. As such, it is fitting that the
area be identified as the “Gateway” district.

A major portion of the Gateway district is occupied
currently by the Petro truck stop and convenience-retalil
center, north of Hollowell between Watts Road and the
Interstate. Nothing is in TAD Redevelopment Plan
contemplates replacing this retail/service operation,
although this Plan does recognize opportunities for
redeveloping portions of this site as part of the overall
revitalization — and maximization of value - of the
Hollowell/M.L. King corridor. Petro-owned parcels
immediately north of the Petro parcels currently in active
use could be utilized for new industrial or, if part of the
expanded Bowen Homes-Carey Park community,
residential uses without diminishing the current commercial
value of the Petro truck stop. In fact, such use could
significantly increase the value of not only the parcels in
question, but also the current Petro parcels offering
opportunities for additional retail development along
Hollowell/M.L. King.

Residential opportunities combined with Hollowell-

frontage commercial opportunities also exist on the south

side of Hollowell between Watts Road and I-285. While
Georgia Department of Transportation (GDOT) plans for improving/expanding the [-285
interchange have been made public, the right of way appears to be basically secured,
allowing development plans on property outside that right of way to proceed.

Interstate access of this quality is rare in the metro area. The improvements to the Hollowell-285
interchange can only enhance its value as (1) an industrial node, (2) a residential-and-
commercial node or (3) a node combining both in a way that diminishes neither. This TAD
Redevelopment Plan incorporates the concept of building upon the residential and commercial
potential of the I-285 interchange on the east side of Hollowell while recognizing the value of the
interchange on industrial values on the west side of Hollowell extending to the City limits. Thus,
the TAD Redevelopment Plan incorporates the concept of emphasizing commercial use along
Hollowell from the Woodmere development district to -285 while encouraging residential uses
both north and south of the commercial corridor.

Bankhead Courts Area

This Redevelopment Plan recognizes the value of the area along Hollowell/M.L. King between I-
285 and the City limits to the west both as an industrial area and as a long-established, AHA-
owned residential community — Bankhead Courts. It also recognizes that Hollowell/M.L. King from
[-285 into Cobb County is gaining significant value as a residential corridor, given its access to |-
285 and both South Cobb County and Atlanta’s CBD and airport. This Plan incorporates a future
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redevelopment of the area that maximizes both its industrial and residential market values while
fully recognizing that the area’s current businesses and especially its current residents are
included and accommodated in any redevelopment planning and activity affecting the area.
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MARTA Stations

Bankhead Courts straddles Hollowell west of Fulton
Industrial Boulevard. As such, it is a divided residential
community, magnified by the separation of the
largest portion of the residential community, which is
on the south side of Hollowell, from the School
on the north side. The long-term potential of Hollowell
both east into central Atlanta and west into South
Cobb County is as a multi-family residential corridor
with both community- and traffic-serving retalil
between |-285 and the Veterans Memorial Highway-
Floyd Road intersection in Mableton area, as well as
major interchange retail at Hollowell and 1-285.

The major current use in the immediate vicinity of the
Hollowell corridor west of I-285, however, is industrial.
In fact, the industrial base and supportive
infrastructure is so great that no other major
replacement use can be projected over the next
several decades. The area north of Hollowell is solidly
industrial except for the Bankhead Courts-School
complex. Development adjacent to the Bankhead
Courts site is severely limited by Fulton County’s

Charlie Brown Airport, with its attendant flight-path corridor clearances.

While opportunities exist for commercial development along Hollowell from I-285 west,

Area MARTA stations offer great potential for Transit-Oriented Development (TOD), which
generally combines retail and services with medium- to high-density multi-family housing.

H.E. Holmes

West Lake
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The potential both for development on the site of the H.E, Holmes MARTA station’s parking lots —
probably through some air-rights lease arrangement — as well as for that station’s connection
into, and impact on the surrounding neighborhood is readily apparent in this aerial view. West
Lake offers a similar opportunity only 1.5 miles east of the H.E. Holmes station.

The H.E. Holmes MARTA station also functions as a connecting point for redevelopment initiatives
along M.L. King Drive to the west of the station. The “Natatorium Center” area just inside 1-285
may develop as either a predominately-residential cluster with neighborhood-serving retail and
services, or as a MARTA station between the Natatorium and 1-285 — a plan that has been in
development for the past several years.

Moving across I-285 to the M.L. King / Fairburn Road intersection to incorporate that area’s
commercial corner could revitalize an area that has seen a major grocer leave what should be
the type of neighborhood-oriented retail “village” found throughout Intown Atlanta.
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The Natatorium Center Area

The “Adamesville Village”
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Gateways

Gateway features signal the entrance into a unique place- a neighborhood, a business district,
or a park. The study area currently features several gateway signs at the entrances to some of
the older neighborhoods. Additional gateways are needed at the following locations:

Kings Grant & DLH
James Jackson & DLH
Woods & DLH

Mildred & DLH

Louise & Hollywood
Hollywood & DLH

CSX Rail Bridge & DLH

An example of a standard gateway was chosen by the community members during the visual
preference process, however this plan recommends that each gateway be designed or chosen
by the neighborhood it adorns. Funding for the construction, purchase or installation of the
gateway features should be sought through the Council District, neighborhood groups, business
associations, or other organizations that provide greenspace enhancement funds.

Historic Preservation

There are several potentially historic neighborhoods surrounding the study area, including Collier
Heights, Almond Park, Center Hill and Grove Park. This plan recommends that these
neighborhoods embark upon a research process to learn about historic preservation in the City
of Atlanta and to discover which particular areas may qualify for available programs. Individual
owners of historically significant buildings may also choose to participate in the historic
preservation process.

Transit-Oriented Development
Transit-Oriented Development (TOD) is called for. This process should take into consideration the
Proctor Creek trunk, topographic issues, and the realignment of Donald L. Hollowell/M.L. King.

Vacant and/or Tax Delinquent Properties

Land assemblage and clear title are among the most time-consuming, expensive and
prohibitive steps for development activity in the area. Fortunately, the study area has 43 vacant
parcels of land constituting 32.4 acres that have been identified as tax delinquent through 2002
(see Exhibit XX in Appendix A). This situation presents an opportunity for the community, as tax
delinquent properties can be more easily acquired and assembled. The Community
Development Corporation (CDC) that will be formed through the Perry/Bolton Tax Allocation
District (TAD) will play a vital role in the acquisition and redevelopment of tax delinquent and
otherwise vacant property through the Atlanta/Fulton Land Bank Authority or other means of
purchase that will allow removal of tax liens to allow for clear titles.

Brownfield Redevelopment

A brownfield property is “real property, the expansion, redevelopment, or reuse of which may
be complicated by the presence or potential presence of a hazardous substance, pollutant, or
contaminant.” On January 11, 2002 President Bush signed into law the Small Business Liability
Relief and Brownfields Revitalization Act (Public Law 107-118; H.R. 2869). It expands the
Environmental Protection Agency’s (EPA) Brownfields program, boosts funding for assessment
and cleanup, enhances roles for State and Tribal response programs, and clarifies Superfund
Liability.
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The City of Atlanta has created the Brownfields Resource and Information Center (BRIC), which is
a program that addresses brownfield environmental issues that impede residential, commercial
and industrial redevelopment efforts in City neighborhoods. Uses that may cause brownfield
conditions are dry cleaning facilities, which typically use chemicals such as chlorinated solvents
that are known to be hazardous, tire sales and service, funeral homes, truck storage
facilities/truck stops, metal works, gasoline service stations and land fills. BRIC addresses the
sustainability and livability of these redevelopment projects while considering how the projects fit
in with the Department's overall goals. Properties thought to be brownfields can be identified
and tested through BRIC. BRIC can also assist in the allocation of funds for the remediation of
brownfield sites.

Long-time residents are often the best source for information concerning possible brownfields.
This plan recommends that efforts by neighborhood groups and the Norwest Business
Association to identify and revitalize brownfields be supported.

Recommended Changes to the 15 Year Land Use Plan

In order to make the changes illustrated above possible, it is necessary to make changes to the
15 Year Land Use Maps in the Comprehensive Development Plan (CDP). The areas within the red
demarcations will require such Land Use changes. The map below, along with more detailed
sections, appears in Appendix A.

Proposed Land Use
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Recommended Changes to Existing Zoning Districts

Careful evaluation of current zoning conditions, community needs, development and
population projects, and best practices has led to the following recommendations for changes
to the zoning for a number of properties within and adjacent to the study area. The areas within
the red demarcations will require zoning changes. Quallity of Life Zoning Codes including MR2,
MR3, MR4-B, MRC-1 and MRC-2 will be utilized. The map below, along with more detailed
sections, appears as Exhibits X-X in Appendix A.

Proposed Zoning

Private Redevelopment Projects

It should be noted that approval of this plan does not constitute approval of any specific project,
nor does it circumvent any approval process that would otherwise be required by statute or
ordinance.

The following Development Program is based upon the assessments of the 2003 Donald L.
Hollowell Redevelopment Plan and accompanying RCLCo market study, the recently-
completed 2005 Revitalization Incentives for Underserved Areas, development and landowner
interest identified during the preparation of this TAD Redevelopment, a number of key
household, income and spending preference indicators, as well as current market conditions
and trends described in detail in the market analysis in the “Demographic Findings, Market

Page 83



City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

Conditions and Market Trends” section. More importantly, it reflects the current and anticipated
private sector investment interest in the Concept Plan incorporated into this TAD
Redevelopment Plan.

The anticipated private development that may reasonably be expected to be generated
and/or supported by the potential public incentives and initiatives provided for in this TAD
Redevelopment Plan are summarized in the following table:

HOLLOWELL/M.L. KING TAD REDEVELOPMENT PROGRAM:
PRIVATE DEVELOPMENT

Site/Node Retail SF Office SF Townhomes | Multi-family Industrial SF
Units

Center Hill 30,000 5,000 100 200 0
James Jackson 40,000 10,000 140 200 0
Parkway

Woodmere District 200,000 40,000 200 500 100,000
Bowen Homes 0 0 200 750 0
Bankhead Courts 5,000 0 150 625 200,000
H.E. Holmes MARTA 10,000 0 0 400 0
West Lake MARTA 10,000 0 0 300 0
Natatorium Center 10,000 0 100 200 0
Adamsville Village 50,000 15,000 0 0 0
TOTALS 445,000 80,000 990 3,175 300,000
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2007-2011

2012-2016 2017-2021

2022-2026

2027-2031 25-Yr Total

1 CENTER HILL
Retail

Local Office

Industrial

Townhomes

Multifamily Condominiums
Multifamily Apartments
Single-Family Detached Housing

15,000
2,500

50

15,000 -
2,500 -

50 -

- 30,000
- 5,000

2 JACKSON PARKWAY
Retail

Local Office

Industrial

Townhomes

Multifamily Condominiums
Multifamily Apartments
Single-Family Detached Housing

2007-2011
20,000
10,000

70

100

2012-2016 2017-2021
20,000 -
10,000
70 -
100 -

2022-2026

2027-2031 25-Yr Total

- 40,000
- 20,000

- 140

- 200

Retail

Local Office

Industrial

Townhomes

Multifamily Condominiums
Multifamily Apartments

Single-Family Detached Housing

120,000
24,000
50,000

200

500

80,000 -
16,000 -
50,000 -

3 WOODMERE DISTRICT 2007-2011 2012-2016 2017-2021 2022-2026 2027-2031 25-Yr Total

- 200,000
- 40,000
- 100,000
- 200

- 500

Retail

Local Office

Industrial

Townhomes

Multifamily Condominiums
Multifamily Apartments
Single-Family Detached Housing

200
250
500

4 BOWEN COMMUNITY 2007-2011 2012-2016 2017-2021 2022-2026 2027-2031 25-Yr Total

- 200
- 250
- 500

Retail

Local Office

Corporate Office

Townhomes

Multifamily Condominiums
Multifamily Apartments
Single-Family Detached Housing

5,000 -

5 BANKHEAD COURTS COMMUNITY 2007-2011 2012-2016 2017-2021 2022-2026 2027-2031 25-Yr Total

- 5,000

6 H.E. HOLMES MARTA
Retail

Local Office

Corporate Office

Townhomes

Multifamily Condominiums
Multifamily Apartments
Single-Family Detached Housing

2007-2011
10,000

2012-2016 2017-2021

2022-2026

2027-2031 25-Yr Total

- 10,000
- 400

Retail

Local Office

Corporate Office

Townhomes

Multifamily Condominiums
Multifamily Apartments
Single-Family Detached Housing

5,000
150

5,000 -

7 WEST LAKE MARTA 2007-2011 2012-2016 2017-2021 2022-2026 2027-2031 25-Yr Total

- 10,000
- 300

8 MLK/ADAMSVILLE
Retail
Local Office
Corporate Office
Townhomes
Multifamily Condominiums
Multifamily Apartments
Single-Family Detached Housing

2007-2011
75,000

12,500

2012-2016 2017-2021
75,000 -
12,500 -

2022-2026

2027-2031 25-Yr Total

- 150,000
- 25,000

- 200

- 200
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The Development Program corresponds to three of the Redevelopment Nodes identified in the
Hollowell/M.L. King Redevelopment Plan, as well as an additional potential development
identified in the 2005 Revitalization Incentives for Underserved Areas.

Likely development projects are identified for the three development nodes within the
Hollowell/M.L. King TAD, and conceptual site plans are described on the following pages.

The Private Development Program will have the added benefit of creating or retaining
approximately 1,400 permanent full-time jobs, as well as approximately 1,556 full-year
construction jobs.

Depending upon the fundamental market basis and economics of the various development
components of the overall project, the City intends to direct all available resources and
incentives toward the redevelopment of the Hollowell/M.L. King TAD as a model mixed-use
development.

Preliminary financial estimates indicate that these projects would not be able to go beyond the
planning stages without the additional support available through TAD-generated tax increment
financing.

Public Redevelopment/Improvement Projects

The categories of public improvements to be made within the TAD include the following:

New parks and open spaces;

Pathways and trails, many linking the area’s parks;

Roadway improvements and enhances;

Sidewalk and pedestrian-friendly streetscape improvements;

Land assemblages and/or site preparation for private commercial and residential
development;

m  Construction of new public facilities; and

m  Improvements to the area’s basic water, sewer and transportation infrastructure.

HOLLOWELL/M.L. KING TAD: PUBLIC IMPROVEMENTS

Category of Total Estimated Total Estimated Potential Source: Potential Source: Potential Source:
Improvements Costs Local Match ARC City SPLOST TAD Bonds
Sidewalks &
Bicycle Lanes $ 1,214,455 $ 361,812 $ 120,604 $ 120,604 $ 120,604
Trails/Pathways
Projects $ 160,000 $ 29,700 $ 9,900 $ 9,900 $ 9,900
Streetscape
Projects $ 8,325,833 $ 2,406,175 $ 802,058 $ 802,058 $ 802,058

Roadway
Improvements $ 3,563,221 $ 1,068,966 $ 356,322 $ 356,322 $ 356,322
Intersection
Improvements $ 130,000 $ 39,000 $ 13,000 $ 13,000 $ 13,000

Gateway
Features $ 88,000 $ 26,400 $ 8,800 $ 8,800 $ 8,800
TOTALS $ 13,481,509 $ 3,932,053 $ 1,310,684 $ 1,310,684 $ 1,310,684

Page 86



City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

*Assumed at 1/3 each. SPLOST unlikely at this time, but ARC grants may make up this share.

Improvements to public infrastructure and community facilities are needed throughout the
Hollowell/M.L. King area. In some circumstances, these can be privately funded in conjunction
with new development or redevelopment. However, many improvements will need to be
completed with public funds. The recommended public improvement projects are divided into
three general categories:

Greenspace & Recreation

Proctor Creek

The Greenway Acquisition Project is one of two Supplemental Environmental Projects required by
the Combined Sewer Overflow (CSO) Consent Decree. Under the Greenway Acquisition Project,
the City will invest $25 million in the purchase of property along selected portions of streams in
metro Atlanta that flow into the Chattahoochee and South Rivers. The land will be converted to
and/or preserved as greenways - undeveloped and undisturbed corridors along stream banks
that serve as natural filters to trap sediment and other pollutants carried by storm water before
they reach the streams. The natural vegetation of greenways also helps protect stream banks
from erosion. In addition, greenways provide wildlife habitat and offer opportunities for passive
recreation. Portions of Proctor Creek and its tributaries within and near the study area are slated
for Priority 1 acquisition activities. Through donating or selling property, or a part thereof, at a
bargain, donating or selling a conservation easement, or selling a property or part thereof at fair
market value, property owners have the opportunity to help preserve Proctor Creek. Owners of
portions of properties on Elbridge Road, Florence Place, Francis Place, Hortense Place, Grove
Park Place, and Johnson Road, continuing north to the Chattahoochee River, will be contacted
by the Department of Watershed Management to determine if there is interest in participating in
this program.

Other Land Acquisition

In addition to increasing greenspace along Proctor
Creek, this plan recommends acquiring additional
greenspace properties. In particular, the parcel of land
at the northwest corner of the intersection of Hollywood
Road and D.L. Hollowell Pkwy would be an ideal location
for public open space. This plan recommends
researching the possibility of purchasing that land utilizing
CDBG funds and/or Blank Foundation funds to create a
gateway plaza that would be an asset to the entire
community.

Center Hill Park Expansion

Center Hill Park is a 23.4 acre expanse located at 2305
Donald L. Hollowell Pkwy. According to the Department
of Parks, Recreation and Cultural Affairs, a new
Recreation Center for Center Hill Park is proposed to be
situated west of the Zone 1 Police Precinct. The design of
this center is almost complete. However funds have not
been identified for construction, which will cost an
estimated $20 Million. A new baseball field with parking,
to be located east of the existing ball field, will be under
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contract for construction in late September 2003. The plan recommends that efforts to identify
funds to complete these projects be supported. In addition, Center Hill Park is looking to expand
its southeast corner to include the properties south of the new baseball field. In anticipation of
purchase of this land, the plan recommends designating these properties as open space in the
15 Year Land Use plan.

Maddox Park

Maddox Park is located across D.L. Hollowell from the Bankhead MARTA Station. Active uses in
this park include a picnic shelter, a swimming pool, a ball field, 3 tennis courts, and a
playground. Currently, approximately 9.75 acres of this 51.5-acre park are devoted to passive
uses. This plan recommends exploring the possibility of developing this underutilized area to
support transit-oriented development of the Bankhead Mixed-Use Center. An equivalent
amount of park space should be established at a suitable location to the east of Maddox Park
on Donald L. Hollowell Pkwy. It also recommends that beautification of the park entrance be
undertaken as part of the Marietta Blvd intersection improvements.

Transportation

In many ways, transportation improvements shape development. Transportation facilities
provide access to land; access creates value; and increased value will attract development.
The type of access that is provided, however, dictates the types of uses for which a site will
ultimately be appropriate. Once they are set, the physical elements of an area’s transportation
infrastructure are extremely difficult and expensive to change. Therefore, in developing and re-
developing areas, it is critical to holistically plan for an appropriate future transportation
infrastructure. This planning must be based upon the surrounding planned uses that the
transportation infrastructure will be called on to support, rather than having the infrastructure
developed piecemeal on a site-by-site or segment-by-segment basis, without regard to the
requirements of community development.

The elements of the transportation recommendations for the Hollowell/M.L. King tad corridors
include:

m  Providing a balance between mobility requirements (D. L. Hollowell Parkway and M.L.
King Drive as major radial arterials from the City limits to intown Atlanta) and
accessibility requirements (serving the needs of the community and neighborhood
nodes along the corridor)

Maximum utilization of existing roadways

Support for several revitalized community nodes, of differing scales

Gradual transition from more to less intensity of use as one travels from west to east
Accommodation of multiple travel modes (walking, biking and transit, automobile-
based travel, trucks) in areas of higher intensity

m  Pedestrian and bike accessibility

m Effective utilization of interstate highway access

Programmed Improvements

Numerous projects included in the Regional Transportation Plan (RTP) would significantly affect
the corridor. These projects are listed and described in the accompanying table. The projects
identified as “Programmed” are included in the 2006-2011 Transportation Improvement Program
(TIP).
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TIP Projects

Description Completion Date Primary Funding Source(s)
Upgrade US 78/278, Bankhead Hwy,
a from its substandard condition to
% US 78/278 (D.L. HOLLOWELL current roadway safety standards
PARKWAY) FROM PROCTOR CREEK | from Proctor Creek to a point just " N
% AT-004 TO EAST OF CSX RAILROAD BRIDGE| east of the CSX rail road bridge. 2007 National Highway System
Q NEAR MARIETTA BOULEVARD This will include the addition of turn
o lanes at appropriate locations and
the replace of the rail bridge.
FS 048 includes the widening of SR
70/Fulton Industrial Blvd. From
a Interchange Drive to US 78/278.
§ SR 70 (FULTON INDUSTRIAL Currently, this facility has heavy
% FS-048 BOULEVARD) FROM INTERCHANGE | truck t‘rath atall times of the day. 2007 MLP
o DRIVE TO US 78/278 (BANKHEAD | This widening of this facility from 2
I HIGHWAY) to 4 lanes will help to alleviate
o congestion, as well as reduce the
negative affects truck traffic is
having along this corridor.
2
§ HOLLYWOOD ROAD FROM SR 70 Installation of sidewalks on
= AT-AR-BP-120 (BOLTON ROAD) TO SPRING Hollywood Road from Bolton Road to 2007 Congestion Mitigation and Air Quality]
§ STREET Bankhead Highway.
&
This project will provide funds for
a the purchase of right of way for a
< multi-use trail and a fixed guideway
E AR-450A BELT LINE MULTI-USE PATH - transit line as well as the 2011 Local / Other , STP - Urban (>200K)
% PHASE 1 construction of the multi-use trail (ARC)
8 along the alignment in the
o northeast quadrant of the City of
Atlanta.
This project will provide funds for
a the purchase of right of way for a
< multi-use trail and a fixed guideway
E AR-4508 BELT LINE MULTI-USE PATH - transit line as well as the 2012 STP - Urban (>200K) (ARC), Local /
% PHASE 2 construction of the multi-use trail Other
8 along the alignment in the
o southeast quadrant of the City of
Atlanta.
Addition of 1 HOV lane in both
directions for 10 miles from 1-20 to I
a 75. Dedicated HOV-only ramps will
“é 1-285 WEST HOV LANES FROM 1-20 be provided but have not been
H AR-H-302 WEST IN CITY OF ATLANTA TO I-75 determined at this time. The HOV 2026+ GRV BONDS (GARVEE Bond
o lanes will be barrier-separated with Program), National Highway System
o NORTH IN COBB COUNTY : .
& median breaks in certain locations to
o allow for ingress and egress from
the HOV lanes as well as emergency|
vehicle access.
Widen US 75/278 from two to four
& lanes from Harwell Road to HE.
$ Us 78/278 (D.L. HOLLOWELL Holmes Drive. The project will work
: AT-001 PARKWAY) FROM HARWELL ROAD in conjunction with AT 005 to 2015 FEDAID-2011-2030
E 7O SR 280 (H.E. HOLMES DRIVE) | alleviate congestion in an area with
= significant freight traffic and
substandard roadways.
Widen H.E. Holmes Drive (SR 280)
from two to four lanes from 1-20
L& west to Bankhead Hwy. (US
3 SR 280 (H.E. HOLMES DRIVE) FROM| 78/278). The project will work in
E AT-005 1-20 WEST TO US 78/278 (D.L. conjunction with AT 001 to relieve 2030 FEDAID-2011-2030
S HOLLOWELL PARKWAY) congestion in an area with
= significant freight traffic. It will also
improve access to the H.E. Holmes
MARTA station.
Reconstruction of the interchange at
" 1-285 West and Bankhead Highway
% 1-285 WEST (US 78/278). The project will also
= COLLECTOR/DISTRIBUTOR LANES include an associated four lane e
) AT-AR-214 FROM 1-20 WEST TO SR 70 collector-distributor system running 2030 National tighway System
S (BOLTON ROAD) from 1-20 West to Bolton Road (SR
70). The project is associated with
AR 243.
g
§ AR-450C & AR-450D BELT U/ﬁﬁisrgzsf PATH - 78D 2020 Local Jurisdiction/Municipality Funds
S
8
S INNER CORE TRANSPORTATION
By CORRIDOR - PHASE 2, SEGMENT 4 - New Starts (50/50), Bus - New
Q AR-451D1 & AR-451D2 TRANSIT SERVICE IN THE T80 2025 (80/20)
E NORTHWEST QUADRANT
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The locations of recommended transportation projects are shown in Figure 2 below:

Recommended Transportation Projects

Interchanges and Intersections

I-1. 1-285 Interchange

Reconfigure and widen the 1-285/D. L. Hollowell/M.L. King interchange to accommodate
increasing volume of traffic and trucks, and to reduce congestion at this critical intersection.
Address truck congestion at the Petro truck stop. Provide adequate pedestrian access over
Interstate-285.

This project must address the congestion caused by the proximity of both Harwell Road and
Bolton Road to the current interchange. Both north and south access to Bolton Road should be
closed, and automobile traffic re-routed to the west to Fulton Industrial Boulevard. Current
access to Harwell Road should be closed, and Harwell road should be extended to the east to
form an intersection with D. L. Hollowell/M.L. King opposite existing Watts Road. In all cases
where roads are converted to cul-de-sacs, pedestrian and bicycle access must be maintained
to D. L. Hollowell/M.L. King.
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Proposed I-285 Interchange Configuration

I-2. James Jackson Parkway

Reconfigure the James Jackson Parkway/D. L. Hollowell/M.L. King intersection to include left turn
lanes for eastbound and westbound traffic from D. L. Hollowell/M.L. King. Include crosswalks and
pedestrian signalization on all legs.

I-3. Hollywood Road

Reconfigure the Hollywood Road/D. L. Hollowell/M.L. King intersection to improve geometry and
sight lines. Include a right turn lane from westbound D. L. Hollowell/M.L. King to Hollywood Road.
Include crosswalks and pedestrian signalization on all legs.

I-4. Marietta Boulevard and CSX Bridge

Reconfigure the Marietta Boulevard/D. L. Hollowell/M.L. King intersection to improve geometry,
sight lines, and topographical issues. Provide for adequate truck turning movements for
southbound Marietta Boulevard traffic to westbound D. L. Hollowell/M.L. King.

This project should also include a reconstruction and widening of the CSX bridge over D. L.
Hollowell/M.L. King to accommodate both adequate pedestrian access and dedicated bicycle
lanes. Include adequate crosswalks and pedestrian signalization.

Corridors

C-1. Chattahoochee River to Bolton Road - Install Sidewalks

While a large portion of the northern side of D. L. Hollowell/M.L. King between Bolton Road and
the Chattahoochee River does have adequate sidewalks, sidewalks along a significant portion
of the southern side of the roadway are inadequate. In addition, approximately one-quarter of
a mile of roadway east of the river does not have sidewalks at all. This project is to install
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sidewalks where there are none, and to replace those that are inadequate. Sidewalk widths of
5’ are adequate for the smaller amount of pedestrian traffic to be expected, and planting strip
separation from the roadway should be 2’ wherever possible.

C-2. Harwell Road to H.E. Holmes/James Jackson — Widen Roadway

Widen D. L. Hollowell/M.L. King from 2 to 4 lanes along this primarily commercial corridor. Lane
widths of 11 will allow adequate truck access and maneuvering. Install a center 20’ planted
median that narrows at intersections to provide a dedicated left turn lane. Include median
breaks at intersections where appropriate.

Discontinue median at Ozburn to provide for the wider sidewalks and tree planting zones
necessary at the James Jackson development node (see project NS-1).

Typical section:

20’ planed median

(2) 11’ travel lanes in either direction

5’ dedicated bicycle lanes in either direction
2’ tree planting zone on both sides

5’ sidewalk on both sides

Harwell Road to H.E. Holmes/James Jackson, Typical Section

Jslels] o Jor | w T [u oLl ]

Tl:lew:ﬂeraﬂb w@ 24‘!?1 Trahe Lang 1 Trafe: Lane } Madlan } Traffic Lang [ Trafe Lane 15":& u1;’(rase} SIHM‘W
Etrp Strip

C-3. James Jackson to Commodore — Improve Corridor

Improve and upgrade the roadway segment from James Jackson Parkway to Commodore
Drive. Install an 18’ planted median that narrows at signalized intersections to provide dedicated
left turn lanes. Travel lane widths of 11” will provide adequate truck accommodations while not
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being wide enough to encourage highway-like speeds. Include median breaks at intersections
where appropriate.

Begin median at Commercial and discontinue median at Eugenia to provide for the wider
sidewalks and tree planting zones necessary at the James Jackson development node (see
project NS-1) and at the

Hollywood development node (see project NS-1)

Typical section:

18’ planed median

(2) 11’ travel lanes in either direction

5’ dedicated bicycle lanes in either direction
2’ tree planting zone on both sides

5’ sidewalk on both sides

James Jackson to Commodore, Typical Section

Lol e Lol L
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C-4. Commodore to Marietta Boulevard — Improve Corridor

Improve and upgrade the roadway segment from Commodore Drive to Marietta Boulevard.
Install an 18’ planted median that narrows at signalized intersections to provide dedicated left
turn lanes. Travel lane widths of 11’ will provide adequate truck accommodations while not
being wide enough to encourage highway-like speeds. Include median breaks at intersections
where appropriate.

Discontinue median between West Lake and ElImwood and between Elbridge and Marietta
Boulevard to provide for the wider sidewalks and tree planting zones necessary at the Grove
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Park development node (see project NS-3) and at the Bankhead MARTA development node
(see project NS-4), and to reduce expansion width needed for replacement of the CSX bridge.

Typical section:

18’ planed median

(2) 11’ travel lanes in either direction

5’ dedicated bicycle lanes in either direction
2’ tree planting zone on both sides

5’ sidewalk on both sides

Commodore to Marietta Boulevard, Typical Section

Nodes and Streetscapes
The following projects will provide for adequate, safe, and pleasant pedestrian access and
circulation at the four mixed-use development nodes along D. L. Hollowell/M.L. King.

NS-1. James Jackson Node: from Ozburn to Commercial

Install sidewalks and streetscapes along D. L. Hollowell/M.L. King surrounding James Jackson
Parkway from Ozburn to Commercial to support adequate and safe pedestrian activity. Include
10’ sidewalks and 5’ tree planting and street furniture zones on both sides. Include adequate
pedestrian lighting, street trees, street furniture, and curb extensions at corners as appropriate.

Typical Section at Nodes
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NS-2. Hollywood Village Node: from Eugenia to Elizabeth

Install sidewalks and streetscapes along D. L. Hollowell/M.L. King surrounding Hollywood Road
from Eugenia to Elizabeth to support adequate and safe pedestrian activity. Include 10’
sidewalks and 5’ tree planting and street furniture zones on both sides. Include adequate
pedestrian lighting, street trees, street furniture, and curb extensions at corners as appropriate.

NS-3. Grove Park Node: from West Lake to ElImwood

Install sidewalks and streetscapes along D. L. Hollowell/M.L. King surrounding the Grove Park
node from West Lake to Elizabeth to support adequate and safe pedestrian activity. Include 10’
sidewalks and 5’ tree planting and street furniture zones on both sides. Include adequate
pedestrian lighting, street trees, street furniture, and curb extensions at corners as appropriate.

NS-4. Bankhead MARTA Node; from Elbridge to Stiff

Install sidewalks and streetscapes along D. L. Hollowell/M.L. King surrounding the Bankhead
MARTA transit station development node from Elbridge to Stiff to support adequate and safe
pedestrian activity. Include 10’ sidewalks and 5’ tree planting and street furniture zones on both
sides. Include adequate pedestrian lighting, street trees, street furniture, and curb extensions at
corners as appropriate.

Transit/Bus Stops

Adequate bus service is extremely important along the corridor. Therefore, safe and convenient
pedestrian access to bus stops is critical. To facilitate this, bus stops should be identified as
“major” transit stops and “minor” transit stops. Major stops provide access to primary (that is,
highly-frequented) destinations on or very near the corridor. They should be accommodated
with bus shelters, trash cans, adequate pedestrian waiting space, sighage, and safe, convenient
crosswalks. Major bus stops should be identified by specific names (similar to rail stops). Minor
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transit stops should provide access to smaller destinations and residences throughout the
remainder of the corridor.

T-1. Provide Facilities at Major Bus Stops
Install bus shelters, trash cans, paved waiting areas, informational signage, locational signage
and crosswalks at all major bus stops.

Other Projects
In addition to the transportation projects listed above, suggestions have been made for

additional projects including pedestrian improvements on specific side streets within the Grove
Park neighborhood.

O-1. Grove Park Neighborhood - Improve Pedestrian Connectivity and Gateways
Install and repair 5’ sidewalks along residential streets in the Grove Park neighborhood to allow
adequate and safe connections to D. L. Hollowell/M.L. King. Install sidewalks along the following
streets on both sides, not including linear parkways:
m  Elinor, 1900 linear feet
Francis, 1850 linear feet
Hortense, east of Grove Park — west side of street only, 220 linear feet
Hortense, west of Grove Park, 900 linear feet
Matilda, 1750 linear feet
Gertrude, 1465 linear feet
North Evelyn, 1265 linear feet
North Elizabeth, 1205 linear feet
Edwin, 3000 linear feet

Restore granite and marble monument signs at the entrances to the following streets:
m  Matilda
m  Gertrude
m  North Evelyn

Rehabilitate the frontage of Grove Park along D. L. Hollowell/M.L. King by planting landscaping
and installing signage (210 linear feet).

Standards

Standard signalized intersection treatment:
m  Minimum 20’ sight triangles at all corners
20’ corner radius
10’ crosswalks, international striping
Wide stop bar in advance of all crosswalks
Crosswalks across DL Hollowell should be at-grade when crossing median, with median
“nose” extending
“Countdown” pedestrian signalization with audible signal for visually impaired
m  Standard ADA ramps

Standard unsignalized intersection treatment:
®  Minimum 20’ sight triangles at all corners
m 10’ cornerradius
m 10’ crosswalks, international striping
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m  Crosswalks across DL Hollowell should be at-grade when crossing median
m  Standard ADA ramps
m  Pedestrian signhage

Standard roadway treatment at major bus stops:
m  Busshelter
Crosswalk across D.L. Hollowell/M.L. King
International striping
At-grade crosswalk across median
Mid-block crossing whenever major bus stop is further than 100’ from an existing
intersection
m  Pedestrian signage
m  Mid-block crossings have overhead flashing yellow signal

Project Matrix
Estimated transportation project costs per phase are given below.

Project Matrix
Table 4.5.2 Project Matrix

Phase Project Estimated Possible Funding

Length Cost Source(s)
I-1 Interchanges & I-285 VII N/A $15 Million | Surface Transportation
Intersections Interchange Program
I-2 Interchanges & James Jackson | III MfA $900,000 | Transportation
Intersections Parkway Enhancement, QOL Bonds
I-3 Interchanges & Hallywood I N/A $750,000 | Transportation
Intersections Road Enhancement, Q0L Bonds
I-4 Interchanges & Marietta v MN/A $1.5 Million | GDOT/Naticnal Hwy
Intersections, Boulevard and System
Bridge CsX Bridge
Replacement
C-1 Sidewalks D. L. Hollowell | VII 1.5 miles” $175,000 | QOL Bonds
Parkway from
Chattahoochee
River to Bolton
Road
c-2 Road Widening D. L. Hollowell | VI 1.25 miles $9.2 Million | Surface Transportation
Parkway from Program
Harwell Road
to H.E.
Holmes/
James Jackson
Cc-3 Corridor Upgrade | D. L. Hollowell | II 0.9 miles $1.9 Million | Transportation
Parkway from Enhancement

James Jackson
to Commodore

c-4 Corridor Upgrade | D. L. Hollowell | v 4.2 miles $8.9 Million | GDOT/National Highway

Parkway from System

Commodore to

Marietta Blvd
MS-1 | Streetscape James Jackson | III 1650 ft. $800,000 | Transportation

Node Enhancement, QOL Bonds
MNS-2 | Streetscape Hollywood I 2300 ft. $1,100,000 | Transportation

Village Node Enhancement, QOL Bonds
MNS-3 | Streetscape Grove Park v 1100 ft. $530,000 | Transportation

Mode Enhancement, QOL Bonds
MNS-4 | Streetscape Bankhead v 1700 ft. $815,000 | Transportation

Station Mode Enhancement, QOL Bonds
T-1 Transit D. L. Hollowell | I NfA $120,000 TED
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Improvement Parkway Bus
Shelters
0-1 Sidewalks, Parks, | Grove Park v Sidewalks: $302,500 | QOL Bonds
Gateways Neighborhood 13,565
Sidewalks and linear feet
Gateways Park
frontage:
210 linear
feel

Estimated Transportation Project Cost, By Phase

Phase Estimated Cost

I $1,970,000

II $1,900,000

I $1,700,000

IV $2,315,000

Vv $9,430,000

VI $9,200,000
VII $15,175,000
TOTAL | $41,690,000

Implementation
Phased Approach

It is nearly impossible to change the character of an entire corridor as long as Donald L. Hollowell
Pkwy, but the character can be influenced over time by focusing on specific, concentrated
areas. For this reason, implementation of this plan will utilize a phased approach. The phases will
be geographically based on the development node concept outlined in section 4.3.
Concentrating on one node at a time and actively pursuing at least two will help “pulse”
development along the corridor.

Transportation projects, development projects and programs will be associated with each of the
phases. A number of projects and programs will be ongoing and not necessarily associated with
any particular phase.

The phases are as follows:

[ 2004-2006 Hollywood Village

I 2005-2007 Center Hill Residential District

1] 2006-2008 James Jackson Commercial Core
v 2007-2009 Bankhead Mixed Use Center

\% 2010 & Beyond Grove Park Commercial Center
VI 2010 & Beyond Woodmere Residential Center

\Y 2010 & Beyond West of 1-285
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Phases I-IV are likely to begin redevelopment in the short-term future (over the next 5 years).
Hollywood Village was chosen for Phase | due to the large demand for retall in that area, its
proximity to parks, schools, and residences, the scale of development appropriate for the area,
and the popularity of the node. Center Hill Residential District development is Phase Il due to the
availability of land, need for residential development, and proximity to Phase | development.
Development of the James Jackson Commercial Core will take place in Phase lll due to the
scale of development appropriate for the node, the influence of new residential developments
that will be coming on line in the next three to five years, and the potential for mixed-use
development including a large residential component. Bankhead Mixed Use center was chosen
for Phase IV due to the uncertainties surrounding the BFl waste transfer station. The remainder of
the nodes are more likely to be developed in the medium- and long-term future. The
implementation matrix below lists the recommended projects and the phases in which they will
be implemented.

Supportable Bonds from New Development of Hollowell/M.L.
King TAD

The establishment of a Hollowell/M.L. King Tax Allocation Bond District will allow the designated
redevelopment agency to leverage future property tax increases through the issuance of TAD
bonds. As indicated in the Hollowell/M.L. King Redevelopment Area “TAD Bonds Summary,” the
aggregate proceeds from a series of proposed bond issues of approximately $101,866,000 can
be supported by projected increases in the area’s aggregate tax base over the entire 25-year
life of the TAD, with incremental increases in the district’s taxable property values in excess of the
current 2006 base brought forth by the construction of currently proposed redevelopment
projects and additional improvements that will follow.

2006 Assessed Taxable Value within TAD: $ 28,701,370.

ANTICIPATED HOLLOWELL PARKWAY TAD BOND ISSUES

Year of Issue Amount of Bond Issue Cumulative Bond Amount
2010 $ 70,589,483 $ 70,589,483
2014 $ 17,749,815 $ 88,339,298
2018 $ 6,118,783 $ 94,458,081
2022 $ 4,846,074 $ 99,304,155
2026 $ 2,561,839 $101,865,994
2030 $ 0 $101,865,994
Totals: 2007 — 2031 $101,865,994

A key assumption regarding the term of each of the anticipated bond issues directly impacts
the bond calculations: each year bonds are amortized only over the remaining term of the TAD.
For example, while the bond calculation for Year 1 is the full 25 years of the anticipated TAD life,
bonds in Year 2 are calculated over a 24-year term, bonds in Year 3 are amortized over a 23-
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year term, and so forth through the last year of the TAD, in which bonds are amortized over only
a one-year period. While the bond market generally will accept any amortization term for
bondes, it is likely that bonds will not be issued for less than an amortization period of 8-10 years.
That determination, however, must be considered a policy issue. Thus, the bond calculations
herein are based on issuances through the entire 25 years of the TAD. The key bond amount with
respect to this TAD, however, is the amount supported by incremental tax revenues during the
initial 5-10- year Development Period, when the majority of the recommended development
program will be implemented.

Increases in the Hollowell/M.L. King area’s tax revenue in excess of the 2006 tax base of
$28,701,370 would be dedicated to retire the TAD bonds. Taxable real improvements created
after 2006 are estimated at a market value of $534,899,858 or assessed value of $213,959,943
Additionally, tax increment from appreciation of existing property over the 25-year period is
estimated at a market value of $241,330,017 or assessed value of $96,532,007. Total taxable
assessed value increase in the TAD tax base is projected to be $310,491,950, with a market value
of $776,229,876.

HOLLOWELL/M.L. KING TAD DEVELOPMENT & BOND ISSUES: SUMMARY

Total Value of Taxable Real Property within City of Atlanta (2006 Base) $22,247,507,423
Total Value of Taxable Real Property within Hollowell/M.L. King TAD (2006 $ 28,701,370
Base)

Percentage of City’s Taxable Real Property within Hollowell/M.L. King TAD 0.13%
Total Estimated Future Improvements: Full Development Cost $ 573,119,509
Total Estimated Non-taxable Improvements: Full Development Cost ($ 13,481,509)
Net Taxable Future Improvements: Full Development Cost $ 559,638,000
Total Taxable Market Value: Future Development (Net of Exemptions) $ 534,899,858
Total Taxable Market Value: Appreciation of Existing Properties (2006 Base) $ 241,330,017
Total Taxable Market Value: Future Development + Appreciation $ 776,229,876
Net Assessed Taxable Value : Future Development (Net of Exemptions) $ 213,959,943
Net Assessed Taxable Value: Appreciation of Existing Properties $ 96,532,007
Net Assessed Taxable Value: Future Development + Appreciation Yrs 1-25 $ 310,491,950
Total Millage Rate: City, County, Schools 41.586
Debt Service Coverage 1.25
Rate, 25-year Bonds 6.50%
Total Supportable TAD Bonds: Years 1-25 (Projected TAD Term) $ 101,865,994
Millage Rates to be Used in TAD Bond Calculations (2006 rates):

City of Atlanta General 7.530 mills

Fulton County General 11.407 mills

City of Atlanta Board of Education School Operations 22.649 mills

Total 41.586 mills
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E. Contractual Relationships

No contractual relationships are anticipated at the time of the creation of the TAD other than
necessary third-party professional services related to Redevelopment Plan recommendations.

The State Redevelopment Powers Law authorizes Cobb City to designate a Redevelopment
Agency for the purpose of carrying out the Redevelopment Plan. The City has designated the
Atlanta Development Authority as its Redevelopment Agent responsible for creating and
administering the Hollowell/M.L. King TAD and for implementing the TAD Redevelopment Plan.
As the City’s TAD Redevelopment Agent/Administrator, the ADA carries out tasks in the following
areas, among others:

1.

Coordinating implementation activities with other major participants in the Redevelopment
Plan and their respective development and planning entities, including the Atlanta City
Council, the Fulton County Board of Commissioners, the Atlanta Board of Education, the
communities impacted and other stakeholders, as well as with various City departments
involved in implementing the Redevelopment Plan.

Conducting (either directly or by subcontracting for services) standard predevelopment
activities, including - but not limited to - site analysis, environmental analysis, development
planning, market analysis, financial feasibility studies, preliminary design, zoning compliance,
facilities inspections, and overall analysis of compatibility of proposed development projects
with the City’s Comprehensive Development Plan, Hollowell/M.L. King Preservation and
Improvement Plan, Hollowell/M.L. King Implementation Plan and this Hollowell/M.L. King
Redevelopment Plan and Tax Allocation District.

Seeking appropriate development projects, financing and other forms of private investment
in the Redevelopment Area from qualified sources.

Developing public-private ventures, loans to private enterprise and intergovernmental
agreements as needed.

Marketing the Redevelopment Area among developers, capital sources and the general
public.

Coordinating public improvement planning and construction with the City’s Department of
Public Works, Department of Community Development, and other relevant City and School
System departments and offices.

Entering into negotiations, either directly or through contracted third parties, with property
owners and real estate developers within the Redevelopment Area for the purpose of
acquiring land and property for redevelopment in accordance with the Redevelopment
Plan.

Preparing economic and financial analyses, project-specific feasibility studies and
assessments of tax base increments in support of the issuance of Tax Allocation Bonds by the
City.

Page 101



City of Atlanta TAD#38:
Hollowell/M.L. King Redevelopment Plan and Tax Allocation District

The Atlanta Development Authority will perform either directly or through contracted third
parties other duties as necessary to implement the Redevelopment Plan.

F. Relocation Plans

As currently foreseen, minimal or no relocation is anticipated within the Hollowell/M.L. King
Redevelopment Area and this Redevelopment Plan contemplates that no relocation payments
will be made. However, if relocation of existing businesses is necessary, such relocation expenses
shall be provided in accordance with all applicable federal, state and local regulations and
guidelines if public funds are used for property acquisition and such sources of funds required
relocation benefits to be offered to tenants and users for relocation.

G. Zoning & Land Use Compatibility

The projects proposed in this Redevelopment Plan will conform to the local comprehensive plan,
master plan, zooming ordinance, and building codes of the City. They meet the land use
guidelines required in the City’s Comprehensive Development Plan, and will help encourage the
occurrence of more dense development and vertical expansion with improved linkages to
existing developments as projected in that Plan. Retail, commercial and residential
developments should increase as the proposed projects are developed.

The City of Atlanta Comprehensive Development Plan and City Zoning and Development
Regulations are the primary plans and policies that impact land use and development in
Hollowell/M.L. King, as well as the remainder of the City. The Comprehensive Plan is updated on
an annual basis, and the recommendations of this plan are anticipated to be considered during
the update process.

H. Method of Financing / Proposed Public
Investments

Public improvements can be used to attract investment into the proposed Hollowell/M.L. King
Redevelopment Area. TAD funds can be used for reinvestment in the district to arrest continued
tax base deterioration. Anticipated public improvements are intended to enhance the
Redevelopment Area to promote private investment as well as revitalize the residential and
commercial neighborhoods.

All development categories and cost allocations are estimates only and are subject to revision
as the Redevelopment Plan is implemented.

The redevelopment costs will be funded from a variety of public and private sources, including
the following:

Conventional private debt

Private equity, including land contributions
Proceeds of tax allocation bonds

Federal and State transportation funds
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m  Atlanta Regional Commission Implementation Grants
m  Other federal, state and local grant and funding sources as appropriate and available

. Assessed Valuation for TAD

The TAD within the proposed Hollowell/M.L. King Redevelopment Plan boundaries had an
assessed tax base value of $28,701,370 in 2006 according to the tax records of Fulton County
and the City of Atlanta. Verification will be sought from the State of Georgia Revenue
Commissioner in accordance with the requirements of the Redevelopment Powers Law. Parcels
within the Hollowell/M.L. King TAD are listed in Appendix B.

J. Historic Property within Boundaries of TAD

No property designated as a historic property under the Georgia Historic Preservation Act or
eligible for listing on the National Register of Historic Places will be substantially altered in any
way inconsistent with technical standards for rehabilitation or demolished unless feasibility for
reuse has been evaluated based on technical standards for the review of historic preservation
projects, which technical standards for rehabilitation and review shall be those used by the state
historic preservation officer.

K. Creation & Termination Dates for TAD

It is proposed that the Hollowell/M.L. King Tax Allocation District be created effective December
31, 2006. The Redevelopment Powers Law provides that the district must remain in existence until
all redevelopment costs, including debt service, are paid in full. It is therefore proposed that the
Redevelopment Area and accompanying Tax Allocation District remain in existence for a period
equal to the anticipated term of the outstanding bond issues, which shall be no longer than 25
years from the date of creation of the Hollowell/M.L. King TAD.
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L. Redevelopment Plan and TAD Boundary
Map

Hollowell/M.L. King Corridor Tax Allocation District

M. Tax Allocation Increment Base and
State Certification

The Tax Increment Base for the Hollowell/M.L. King TAD is calculated to be $28,701,370 at the
creation date (December 31, 2006) of the TAD. No later than December 31, 2006, a list of all
taxable parcels within the TAD along with their respective Assessed Tax Values will be submitted
to the State Revenue Commissioner for certification.

N. Property Taxes for Computing Tax
Allocation Increments
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As provided in the Redevelopment Powers Law, the taxes that will be included in the Tax
Increment Base for the Tax Allocation District are based on the following 2006 millage rates:

City of Atlanta General 7.530 mills
Fulton County General 11.407 mills
City of Atlanta Board of Education School Operations 22.649 mills
Total 41.586 mills

O. Tax Allocation Bond Issues

Amount of Bond Issues

It is proposed in this Redevelopment Plan that the amount of each Tax Allocation Bond issue be
no less than $5,000,000. It is anticipated that the total value of the series of anticipated bond
issues will be approximately $101,866,000 during a Development Period of approximately twenty-
five years from the date of the TAD creation.

2006 Assessed Taxable Value within TAD: $ 28,701,370.

ANTICIPATED HOLLOWELL PARKWAY TAD BOND ISSUES

Year of Issue Amount of Bond Issue Cumulative Bond Amount
2010 $ 70,589,483 $ 70,589,483
2014 $ 17,749,815 $ 88,339,298
2018 $ 6,118,783 $ 94,458,081
2022 $ 4,846,074 $ 99,304,155
2026 $ 2,561,839 $101,865,994
2030 $ 0 $101,865,994
Totals: 2007 — 2031 $101,865,994

Term of the Bond Issue or Issues

Georgia law provides that tax allocation bonds may bear a term no longer than 30 years. For
estimation purposes, an initial bond term of 25 years has been assumed in this Redevelopment
Plan. Each subsequent bond issue is assumed to be amortized over a period equal to the
remaining term of the 25-year TAD. Since the first bond issue for the Hollowell/M.L. King TAD is
projected to occur in 2010, three 