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‘BleaklyAdVisoryGroup

Bleakly Advisory Group, Inc.:
an Atlanta-based real estate and economic development consulting firm, founded in 2001.
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Development Districts in Georgia

= Tax Allocation District
= QOpportunity Zones
= Community Improvement Districts



Tax Allocation Districts



Development Districts in Georgia

= 49 states and the District of Columbia use tax increment financing—called
TAD in Georgia.

= Funded more than $500 million in redevelopment since its start in 1999.

A SAMPLE OF THE 80+ CITIES/COUNTIES WHO APPROVED TAD

= Duluth + Clayton County
=  Gwinnett County (5) « East Point

= Lawrenceville « College Park

= Woodstock * Albany

= Atlanta (10)  Marietta

= Savannah « LaGrange

= Gainesville * Rome

= Augusta * Flowery Branch
= Athens « Lawrenceville

=  Smyrna » Kingsland

= Fayetteville
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How Tax Increment Financing Works

TAD District
Tax allocation districts are Expires
authorized in Georgia under the
Redevelopment Powers Act, (060‘
Chapter 44, Title 36 of the o QO°
Established
Future property taxes from new \O TAD
development and future growth oe*° Expires
are used fund redevelopment ge\“ \od Incremental All Tax
infrastructure (often to pay off change in Tax Value. | Revenue
TAD bonds). New tax revenue | flowsto
w flows to a special fund g‘:”e;a'
. = un
Future tax revenue generated in <
. S . -
excess of TAD obligations can 2 g Base Value locked in
also be returned to the tax g Tax revenue flows to general fund
jurisdictions. <
>

10-25 years
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A PROPOSED TIMELINE OF KEY STEPS

Legislative Approval for Referendum

Hold Referendum

\ 4

If “Yes”, proceed

A

\ 4

Define Proposed Boundaries of District

A

Create Proposed Redevelopment Plan

Public Hearing

Local Legislative Approval

A

Negotiate with School District/County,

A

Repeat process for Second TAD

Approval by School District/County

Creation of TAD
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THE THREE WAY TEST FOR TAD

A‘blighted or distressed area’ is an area that is experiencing one of more conditions of blight as evidenced by:

= The presence of structures, buildings, or improvements that by reason of dilapidation; deterioration; age; obsolescence; inadequate provision for ventilation, light, air, sanitation,
or open space; overcrowding; conditions which endanger life or property by fire or other causes; or any combination of such factors, are conducive to ill health, transmission of
disease, Infant mortality, high unemployment, juvenile delinquency, or crime and are detrimental to the public health, safety, morals, or welfare;

= The presence of a predominant number of substandard, vacant, deteriorated, or deteriorating structures, the predominance of a defective or inadequate street layout, or
transportation facilities; or faulty lot layout in relation to size, accessibility, or usefulness;

" Evidence of pervasive poverty, defined as being greater than 10 percent of the population in the area as determined by current data from the U.S. Bureau of the Census, and an
unemployment rate that is 10 percent higher than the state average;

= Adverse effects of airport or transportation related noise or environmental contamination or degradation or other adverse environmental factors that the political subdivision has
determined to be impairing the redevelopment of the area; or

= The existence of conditions through any combination of the foregoing that substantially impair the sound growth of the community and retard the provision of housing

accommodations or employment opportunities;

A ‘deteriorating area’ is an area that is experiencing physical or economic decline or stagnation as evidenced by two or more of the

following:

" The presence of a substantial number of structures or buildings that are 40 years old or older and have no historic significance;

" High commercial or residential vacancies compared to the political subdivision as a whole;

" The predominance of structures or buildings of relatively low value compared to the value of structures or buildings in the surrounding vicinity or significantly slower growth in the
property tax digest than is occurring in the political subdivision as a whole;

= Declining or stagnant rents or sales prices compared to the political subdivision as a whole;

= In areas where housing exists at present or is determined by the political subdivision to be appropriate after redevelopment, there exists a shortage of safe, decent housing that
is not substandard and that is affordable for persons of low and moderate income;

= Deteriorating or inadequate utility, transportation, or transit infrastructure; and

An ‘area with inadequate infrastructure’ means an area characterized by:

= Deteriorating or inadequate parking, roadways, bridges, pedestrian access, or public transportation or transit facilities incapable of handling the volume of traffic into or through
the area, either at present or following redevelopment; or

" Deteriorating or inadequate utility infrastructure either at present or following redevelopment.
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HOW DO TADS WORK?

= The City/County designates an area for redevelopment and prepares a Redevelopment
Plan

= The incremental property taxes collected in the district above the base amount are put in
a special fund instead of the general fund of the city.

= Property owners within the TAD can bring forth projects that meet the city’s criteria for
redevelopment

= The amount of incremental property taxes above the amount collected when the district
was formed can be used to pay for infrastructure, parking, and other public
improvements to support the new development.

= The cost of the improvement are paid either by bonds/loans issued for the district or on
a “pay as you go’ basis.
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WHAT IS TAD’S ROLE IN REDEVELOPMENT?

= Redevelopment by its very nature, can present challenges:
= Demolition and environmental clean-up of existing facilities

= Re-installing the transportation network/grid to provide access to the
site

= [nstalling or re-installing water, sewer, electrical and other
infrastructure to the site.

= The substantial pre-development/site preparation costs drive up the
per acre cost of the site and can make moderate density
redevelopment economically unviable
= TAD can provide the funding for “horizontal development” costs including--
site preparation, environmental remediation and infrastructure which can
make the site viable to attract private investment for the “vertical
development” '
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WHAT ARE THE BENEFITS OF TAD?

= Support to make redevelopment financially feasible.

= “Halo effect” increasing property values in the area around the TAD district.

= |t helps attract investment dollars into a community—typically 7 dollars of private
funding for each TAD dollar.

= |timproves public infrastructure and quality of life in the community.

= [t accelerates the growth of the tax digest in the district, which benefits the city,
schools and county.

= |t supports the creation of innovative mixed use development.
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CASE STUDY EAST POINT TAD #
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THE IMPACT OF EAST POINT TAD# 1

East Point TAD # 1 Assessed Value
With and Without TAD

$120,000,000
$100,000,000
$80,000,000
$60,000,000
$40,000,000
$20,000,000

S0
1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012

Without TAD, assuming 4% growth per year the assessed value would have grown from $4 million
to $7 million over the last twelve years—a 1.75x increase
With TAD, the assessed value grew from $4 million to $89 million—a 22.3x increase
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OPPORTUNITY ZONES IN GEORGIA

= (eorgia created its Opportunity Zone program several years ago—now more than 100+ zones
around the state with 30+ in approval pipeline

= This is different than the new Federal Opportunity Zone program

= The program combined and simplified several existing incentive programs into a more powerful and
flexible job incentive program. It combined:

= Enterprise Zones
= Urban Redevelopment Law
= State Job Tax Credit incentives

= |t broadened the applicability of the job tax credits to all types of jobs as long as they exceed local
average wage levels.

= The incentive is not just available to new employers but to existing employers who hire net new
employees.

= The Tax Credit: $3,500 per job for two or more jobs created both existing and new employers---a
$17,500 job tax credit over five years against state taxes paid by the company.

= The program is administered by the Departments of Community Affairs and Revenue.
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CREATING AN OPPORTUNITY ZONE

Eligibility—OZ areas must meet a four way test:

Pervasive poverty
General distress
Underdevelopment
Blight

Presence of Pervasive Poverty —The area must be located in a Census block group with 15% or
more residents in poverty or in an adjacent block group, as defined by the latest Census data.

Map available on DCA web site showing eligible areas
In an Urban Redevelopment Area or Enterprise Zone

= The local community designates an area as an Urban Redevelopment Area under the Urban
Redevelopment Act (Title 36 Chapter 61 Georgia Code)
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CREATING AND OPPORTUNITY ZONE (CONT.)

= Measures considered in four way test:
= Site condition
= |s building occupied/vacant
= Evidence of disrepair
= Crime rates in the area
= Evidence of graffiti or physical neglect or deterioration
= Rental rates in the area versus other areas of the community
= Traffic counts
= Property value trends
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APPROVAL PROCESS

= Local Community

Council Approves the creation of the Urban Redevelopment Area

Approve the creation of one or more Opportunity Zones with the URA

Provide documentation on the URA and parcel level data for the Opportunity Zone
Include supporting resolutions and documentation

Supporting materials—maps, photos, press clippings

Paper and GIS map as required by DCA/DED

Parcel list with sorting materials

Cover letter

= State of Georgia

DCA and DED review local package on Opportunity Zone and have 90 days to review
and approve

Once approved by DCA/DED Opportunity Zone is created (effective January 1 of year
created)
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EMPLOYER BENEFITS OF OPPORTUNITY ZONES

= The $3,500 credit applies to two or more net new jobs created by existing or new company
= The job must meet three criteria to qualify
= Must be full time at 35+ hours per week

= Must be at a wage higher than the average wage in the County with the lowest
average wage in the State (Echols County of $403 per week or $10.08/hr. $20,956
per year).
= Must offer health insurance to employees but the employer does not have to pay for
the insurance.
= The job tax credit is for a maximum of five years and may be used over a ten year period.

= |tis credit against Georgia Income Tax, any residual credit can be applied against
withholding tax.

= The company must file for the credit with the local community and DCA and be approved
before claiming the credit on their taxes.
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COMMUNITY IMPROVEMENT DISTRICTS (CIDS) IN GEORGIA

Article 9 Section 7 of Georgia’s constitution permits the formation of Community
Improvement Districts (CIDs)

General purpose: promote the economic growth and well-being of an area.

CIDs are formed with the approval of local government to provide special services to a
defined area and levy taxes, fees and assessments

Property owners vote to tax themselves for additional improvements to make an area
more desirable. Typically between 2 and 5 mills of additional taxation on assessed value.

For Commercial Areas ONLY: CIDs require the support of 51% of the commercial
owners representing 75% of the commercial property value in the boundaries of the area
—residential property is excluded from taxation, and therefore participation in the
governance of CID

To pay for: bricks and mortar improvements and services/administration

Term Limit: The CIDs need to be renewed by a vote of the property owners every five
years.
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OPERATIONAL COMMUNITY IMPROVEMENT DISTRICTS

l"l.-|l
e ———
COUNCIL Metro Atlanta CIDs
for QUALITY
GROWTH

= Once largely urban, now
increasingly suburban/ mixed
use cores—Perimeter CID,
Cumberland CID, Gwinnett
Place CID, Downtown
Improvement District, Midtown
Improvement District
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WHAT SERVICES CAN AND CID PROVIDE?

CID may be created for one or more of the following governmental services and facilities:

(1)

Street and road construction and maintenance, including curbs, sidewalks, street

lights, and devices to control the flow of traffic on streets and roads.
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Parks and recreational areas/facilities.

Storm water and sewage collection and disposal systems;
Development, storage, treatment, purification and distribution of water.
Public transportation.

Terminal and dock facilities and parking facilities.
Such other services and facilities as may be provided for by general law.
= |.e. Security services, promotional services, special studies, landscaping
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Q&A



