LESSONS LEARNED FROM THE GULCH PROJECT

and How They Could Help with Atlanta’s Second Chance at Amazon




Public sector consulting firm
* Financial advisory services
* Housing and economic development
e Operational finance
 Human resources and executive recruiting

Advise on 200-300 bond issues a year

Expertise with large redevelopment projects

On April 1, 2019 combining with
e Baker Tilly Virchow Krause, LLP
 H.J. Umbaugh & Associates

/j. Springsted



ATLANTA GULCH PROJECT

S5 billion mixed-use development project
Potentially $1.7 billion in incentives
12 Million total SF

e 9,35 million SF office

e 1 Million SF retail

e 1,000 residential units

e 1,700 hotel rooms
$500 million in infrastructure costs
Located in Westside Tax Allocation District
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ATLANTA GULCH PROJECT










ATLANTA GULCH PROJECT

 Initial Funding: developer equity and construction loan(s)

* Developer reimbursed for public expenditures with a combination of
 TAD Bonds
e Enterprise Zone (Sales Tax) Bonds
e Direct payment (Paygo) from TAD and Enterprise Zone

7/ Springsted



SPRINGSTED’S ROLE

* Engaged in October, 2018 to do a complete review of the Gulch project
including:
e Fiscal impact to the City including the city’s general fund
* Estimated property tax and sales tax impact
* Percentage of properties in the TAD over the life of the project
* Feasibility report assumptions and analysis
* Job projection numbers
e Recommendations
 We had 10 days to complete the report.

f, Springsted



LESSONS LEARNED

Economic development subsidies are under more scrutiny

Lack of trust is often at the core of opposition

Never underestimate the challenge of explaining complicated transactions
Opposition to a project does not have to make sense

Independent opinions can instill confidence and build support

Sometimes it just comes down to counting votes

Never be afraid to renegotiate
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L.A. has OK’d $1 billion in tax incentives to developers since
2005. That assistance needs more scrutiny, controller says

Amazon Pulls Out Of HQ2 Deal With New York City

In tax giveaways to corporations like Amazon, Illinois loses

Metro Underestimates Cost of Controversial Tax Incentive
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AMAZON HQ2
DOES ATLANTA HAVE ANOTHER CHANCE?

e Atlanta consistently ranked among the top 5 cities
 The Georgia proposal offered nine sites
e 5in Atlanta including the Gulch and
e 4 outside of Atlanta
» Atlanta offered more than $1.7 Billion in Incentives
 Amazon has said that they are no longer considering a second HQ2 City
* Inthe end it really does not matter:
Metro Atlanta is very well positioned to attract tech companies and
corporate headquarters
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