COMMUNITY BUILDERS
ASK ME ANYTHING ABOUT TAX ALLOCATION DISTRICTS, FEDERAL OPPORTUNITY ZONES, PUBLIC/PRIVATE
PARTNERSHIPS, NMTC & MORE
March 28, 2019
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AGENDA

IA & Atlanta’s Westside Tax Allocation District
Community Builders training
Financing for Community Builders projects
Lessons from program pilot
2

Invest Atlanta’s vision is to make Atlanta
the most economically dynamic &
competitive city in the world.

OUR WORK:
• Economic Development- attract
and expand business.
• Community Development- attract
residents, businesses and
development to neighborhoods.
• Economic equity- address
economic mobility through our
programs & incentives.
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Tax Allocation Districts and Corridors
Atlanta’s Tax Allocation Districts
• Westside (1992/1998 expanded)
• Atlantic Station (1999)
• Princeton Lakes (2002)
• Perry Bolton (2002)
• Eastside (2003)
• Atlanta BeltLine (2005)
• Campbellton Road (2006)
• Hollowell/ML King (2006)
• Metropolitan Parkway (2006)
• Stadium Area (2006)
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Westside TAD

Projects/Accomplishments Overview
• 1,706 residential units

•

Workforce and Early Learning Training Centers

• 24% affordable

•

Land Acquisition/Neighborhood Stabilization

•

Redevelopment of old Constitution building

• 533,000 retail sq. ft.

Quest Non-Profit Center for Change

(143 Alabama)

• 2.3 M office sq. ft.
• 1,020 hotel rooms
•

1.5 miles of streetscape and
pedestrian improvements

•

2.7 mile Atlanta Streetcar

•

Parks and Greenspace

•

Quest Non-Profit Center for Change

•

Façade Improvement Projects

•

Community Builders Program

Center for Civil and Human Rights

TAD
Investment

$162M

Total
Project Cost

$1.5B

Economic
Impact

$2.1B

*ROI = (Economic Impact – TAD Investment) / TAD Investment

Direct Jobs

11,733

Return on
Investment*

$11.96

Lindsay Street Park
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Atlanta’s Westside Tax Allocation District
Purpose: facilitate the redevelopment of the historic
neighborhoods of English Avenue and Vine City, and
the western portion of downtown.
• Early focus on job creation, workforce training, parks,
affordable housing and safety.
• Intended to fund projects with difficulty obtaining traditional
financing.
• $10 Million awarded to 12 projects in Phase I, leveraging $22
Million.
• Phase II to focus solely on resident retention efforts, such as
owner occupied rehab, vacant and blighted property
acquisition, and affordable housing development.
• Community Builders is also a community retention program,
providing a pathway for residents to redevelop vacant
properties that can provide affordable housing and amenities
for other residents.
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Needs/Deficit Based
Purpose
Method
Accountability
Significance of Assets

Changing Community through
increased services
Institutional Reform
Leaders are professional staff.
accountable to institutional
stakeholders
Assets are system inputs. Asset
mapping is data collection

Production Resource

Money is the key resource. Falls
apart without money.

Operating Challenge

How do we get citizens involved?

System Dynamic

Tends to spread itself thinner over
time.
Success is service outcomes,
measured mostly by institutional
stakeholders.

Evaluation

Asset Based
Changing Community through citizen
involvement
Citizen-Centered production
Leaders are widening circles of
volunteer citizens. Accountable to the
community.
Assets are relationships to be
discovered and connected.
Asset mapping is self-realization and
leadership development.
Relationships are the key resource.
Falls apart when money becomes the focus.
How do we channel and build on all
this citizen participation?
Tends to snowball over time.
Success is capacity, measured mostly
be relationships.

The Question?
What would happen if we redirect our
resources away from traditional, needs-based
model activities and embrace an approach
that leads to long term sustainability and
organic growth of communities and people?

Community Prosperity Ladder
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COMMUNITY BUILDERS: Overview
Purpose: empower Westside TAD residents with skills to take a more active role in the
redevelopment of their community; increase access for residents to Invest Atlanta resources.
Also a part of our resident retention strategy to address residents’ concerns about displacement.

• Launched October 2017
• Participants required to be residents, small developers or
businessowners in WTAD, and attend all trainings
• Strong emphasis on applicants that own an investment property
• Six month training curriculum
• Training by Incremental Development Alliance
• Initial training concluded in April 2018 with final presentations
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COMMUNITY BUILDERS: Training
October 2017 to March 2018, IDA trainers provided one lecture every month,
many that included hands-on activities, followed by individual meetings with
participants to help develop their projects.
Curriculum Topics:
•
•
•
•

The Power of Incrementalism
Scoping a Renovation Project
Operating Business Models
Developing a Proforma

•
•
•
•

Zoning & Storm Water
Developing a Financial Package
Pitching Investors
Managing Construction
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COMMUNITY BUILDERS:
Project Financing
• $30,000 for Technical Assistance: expert advising on project
conceptualization and predevelopment planning from IDA local
consultants.
• $150,000 for Pre-Development Grants: funding for site
development, permitting, drawings, environmental assessments,
etc. to support project predevelopment activities.

CITY OF ATLANTA
RODNEY MILTON

• $820,000 in Project Financing: gap financing for projects that
complete predevelopment, secure financing & equity, and have
community support.
TOTAL FUNDING: $1 million
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COMMUNITY BUILDERS:
Lessons from Pilot
19 participants selected for pilot; 16 successfully completed training.

• Training should be bifurcated by skill level, and lengthier for beginners.
• Using site control as a criterion for program participation is critical for achieving projects.
• Partnerships with key city agencies, such as the department of planning, are essential.

CITY
OF
ATLANTA
Training should help facilitate collaboration among participants more intentionally.

• Central focus of program should be training, not financing.
•

RODNEY MILTON

• Funding tools should be available seamlessly from training to project execution.
• Training should focus more on construction and post-construction re-financing.
• Trainings may be more effective if they occur more frequently.
• One-on-one sessions with trainers were most beneficial to many participants.
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Why does Community Builders make sense?

Fulfills TAD Purpose

• Blight Reduction
• Investment / Revitalization
• Income Diversity
• Maintains neighborhood character and culture / anti-displacement

“Triple Bottom Line”
ROI

• Financial – Increased property taxes, reduction in public costs
• Social – Entrepreneurship, economic mobility, community stability
• Environmental – sustainable development, healthy living environments

Incentive vs Giveaway

Impact > Expenditure

• Motivates stakeholders to participate in revitalization
• Doesn’t promote excess returns to private owners

• Builds Goodwill within Community
• Creates Broad Spectrum of Supporters
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Thank you!

