RESOLUTION BR-2010 - 15_

Adoption of the Midtown Gainesville Redevelopment Plan
Pursuant to the Urban Redevelopment Law (O.C.G.A. § 36-61-1 et seq.)

WHEREAS, the Urban Redevelopment Law (O.C.G.A. § 36-61-1 et seq.) provides for the
establishment of redevelopment powers and the creation of urban redevelopment plans by counties

and municipalities in the State of Georgia to improve slum areas; and

WHEREAS, the City Council designated by resolution the Midtown Redevelopment Area as a slum
area, as defined in paragraph (18) of Code Section 36-61-2; and

WHEREAS, the Midtown Gainesville Redevelopment Plan has been prepared for the Midtown
Redevelopment Area; and

WHEREAS, the City Council held a public hearing on the Midtown Gainesville Redevelopment Plan
on May 4, 2010; and

WHEREAS, as stated in paragraph (d) of Code Section 36-61-7, the City Council finds that a
feasible method exists for the relocation of families that may be displaced; the Midtown Gainesville
Redevelopment Plan conforms to the general plan of the City of Gainesville as a whole; and
adoption of the Midtown Gainesville Redevelopment Plan will afford maximum opportunity for the
redevelopment of the Midtown Redevelopment Area by private enterprise; and

WHEREAS, it is in the public interest of the City that the Urban Redevelopment Law be exercised to
improve the economic and social conditions of the Midiown Redevelopment Area in order to remedy
the detrimental effects of its current depressed and underutilized state; and

WHEREAS, adoption of the Midtown Gainesville Redevelopment Plan pursuant to the Urban
Redevelopment Law (O.C.G.A. § 36-61-1 et seq.) is necessary to restore this area as the town
center of the City of Gainesville; and

NOW, THEREFORE, BE IT RESOLVED THAT the City Council of Gainesville, Georgia hereby
adopts the attached Midtown Gainesville Redevelopment Plan pursuant to the Urban

Redevelopment Law (O.C.G.A. § 36-61-1 et seq.).

Adopted this 4th day of _ May , 2010.

R utto . Byurwe

Mayor Ruth H. Bruner

/)

Mayor Pro Tept C. Danfy u/éan,Jr. Council Member RobertL Hamrlck

;\"""I/ %w\ié/ Q)Qﬁ( LY B ——

\“gq GA/N@ < Councrl‘fﬂflember Myrtle W) Figueras

272
l' e) gemann

A\ o / -
ATTEST: § é} :." '°... %n’?-
A L ondan =i GEORGIA } =
Cings (9 = '._' i ::
Denise O. Jorday, Clty Clerk’ ’f,,, stq \%{,\ S
Z ATERED N
it

Page 1 of 1



CITY OF GAINESVILLE
CITY MANAGER'S OFFICE
Denise Jordan, CMC
City Clerk
300 Henry Ward Way
Post Office Box 2496
Gainesville, Georgia 30503-2496
Telephone: 770 . 535 . 6862
Fax: 770 .297 . 5405
Web Site: www.gainesville.org

CERTIFIED RESOLUTION

' STATE OF GEORGIA

COUNTY OF HALL

This is to certify that | am City Clerk of the City Council of the City of
Gainesville. As such, | keep its official records, including its minutes, and in
that capacity do certify that Resolution BR-2010-15 was adopted on May 4,

2010. Documentation of such action was recorded in the official minutes.

Witness of my official signature and seal this 5" day of May, 2010.
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Denise O. Jordayl, City Clerk
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Midtown Gainesville Redevelopment Plan and Tax Allocation District

In the last decade a five-block area of Gainesville’s Central Business District (CBD) has witnessed
more than $25 million of new development, renovations, and streetscape and parks improvements.

Gainesville has been successful at working in partnership with private developers to renovate this
area of the city’s CBD, helping to renew its historic position as a central gathering area and to give
downtown Gainesville a sense of place, a unique, pedestrian-friendly cluster of institutional, office
and passive parkland for its residents to use and enjoy.

As they have been working in the CBD, city leaders have also consistently looked southward into
Midtown to plan for a future that offers similar redevelopment successes. Midtown is currently an
underutilized, undervalued approximately 270+/- acre area filled with low-income residential
units, heavy commercial properties, a county detention center, vacant parcels, an abandoned rail
line, an underground piped stream and historic treasures that have not been maintained.

The City of Gainesville recognizes that with
the proper combination of incentives,
Midtown Gainesville’s era of decline and
lack of investment can be turned around.
The area has the potential to be transformed
into a vital neighborhood of combined uses
- residential, commercial, office,
institutional and light industrial
development — in which cultural and historic
resources can be incorporated to create a
revitalized, thriving community that will
generate robust economic activity.

The Midtown Gainesville Redevelopment
Plan and Tax Allocation District is inspired by the community’s long-held vision of redeveloping
Midtown into a live, work and play area that includes newly developed residences, offices, retail
spaces, and beautiful new linear and recreational parks. This potential renaissance can be traced
back to several City plans, but support for it remains evident in the 2025 Gainesville Hall County
Comprehensive Plan. Public participation and surveys conducted for both the Comprehensive Plan
and The Renaissance of Midiown Gainesville Redevelopment Plan, published in 2001, reveal the
community’s desire in developing this vision.

“Tax Increment Financing (via a Tax Allocation District) definitely offers
an opportunity to craft a public/private partnership where the public
sector provides needed improvements and the private sector funds
them in the form of future tax payments.”

— Jordan Jones & Goulding, Technical Memorandum: Phase II Findings — The
Renaissance of Midtown Gainesville Study, January 16, 2002

If approved, the TAD will allow the City to provide a valuable incentive to redevelop a significant
portion of this approximately 270-+/- acre area through public/private partnerships that will bring a
long-desired mix of new retail, commercial, residential, public and recreational activity to the
City. The redeveloped area will create a well-defined Midtown to bridge to the city’s CBD,
expanding the heart of the city to create a new, larger public focal point that will create jobs, spur
additional mixed-use redevelopment within the city’s historic center and adjacent to the city’s

A Midtown Gainesville Renaissance Page 1



Midiown Gainesville Redevelopment Plan and Tax Allocation District

historic commercial core, and provide new public spaces that will bring all of Gainesville’s
citizens together.

The proposed redevelopment will create jobs and homes for Gainesville residents. It will attract
essential commercial and retail businesses, create desirable recreational spaces and consolidate
necessary public services at a location central to all Gainesville residents. Midtown Gainesville
will once again attract citizens from throughout Hall County, as well as tourists and shoppers,
further enhancing the direction growth takes in Gainesville and Hall County.

The Opportunity

Midtown Gainesville is important to the entire city with its proximity to the CBD and major
transportation facilities. Despite the area’s economic decline and deterioration, Midtown’s existing
infrastructure may offer an advantage to promoting well-planned economic development in the
area.

The Midtown Gainesville TAD will generate a major increase in property tax collections within an
area that in recent years has added only modestly to City, County or School District tax revenues.
The private redevelopments proposed for the TAD — commercial, residential and retail facilities —
will spur the growth of the City’s property tax digest within the proposed tax allocation district.

This increase would then be captured to
repay the cost of site preparation and
public improvements at no extra cost to
taxpayers.

The TAD would cause no decline in the
City, County and School District’s
current operating tax base.

In fact, TAD redevelopment efforts often
are found to inspire redevelopment in
areas bordering the district, increasing
property values and further adding to the
tax base.

Two key findings support the creation of the proposed TAD
The Midtown area includes a mix of heavy commercial establishments, light industrial sites,
vacant parcels and scattered residences that are predominantly rental units. Many of the homes
and commercial structures in the area are in dire need of maintenance and investment.

+  Improvement of the proposed redevelopment area is likely to significantly enhance the value
of a substantial portion of the City within the TAD boundaries. It will also enhance the value
of and provide important resources to the commercial and residential property adjacent to the
district.

The Problem

Although centrally located and sandwiched between the railroad corridor and the city’s CBD, this
historic heart of Gainesville, the site of the proposed Midtown Gainesville Redevelopment Area
and Tax Allocation District has seen very limited private economic activity or growth in more than
half a century. A series of identified redevelopment focus areas within Midtown currently have
land uses that vary from public housing units to industrial and heavy commercial sites, vacant land
parcels, churches, public institutional facilities including a detention center, public utilities, a
hotel, retail, an old iron works site, brownfields, and an abandoned railroad track.
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Midtown Gainesville Redevelopment Plan and Tax Alfocation District

“Ultimately, the Midtown area is seen as an opportunity to serve as an
extension of Downtown. Redevelopment success can create a critical
mass of mixed uses that serve as a live, work, and play area for the
City. City residents and officials envision linking Midtown and
| Downtown to Lake Lanier with a greenway that connects through the
Rock Creek Greenway.”

— 2025 Gainesville Hall County Comprehensive Plan

The goal of the City’s redevelopment effort is to reinvigorate Midtown with new residences,
shops, offices, entertainment and recreational areas that will link Midtown and Downtown with
residents in neighborhoods as far away as Lake Lanier. The Midtown Gainesville Redevelopment
Plan and Tax Allocation District are the City’s next steps in its strategic plan.

The citizens of Gainesville have voiced their support for redeveloping Midtown in every planning

session and workshop leading up to this proposal. They seek new development in Midtown that

will incorporate more green space with the area’s historic and cultural resources. They envision a

thriving, revitalized community in a critical central area that has been in major decline for more
~ than half a century.

Key Chalienges to Midtown Gainesville’s Redevelopment
The area contained within the Midtown Gainesville Redevelopment Area and Tax Allocation
District poses many challenges to redevelopment:

*

*

*

A high concentration of
poverty and blight;

Brownfields created from
former heavy industrial uses in
the area;

A large number of residential
and commercial buildings that
are in some form of disrepair.
Blight in the area is
highlighted by the sagging
roofs, broken  windows,
missing siding and general
litter found around these
structures.;

The presence of the Hall County Detention Center since 1980, a large, imposing structure
surrounded by barbed wire;

A large amount of vacant properties;
An abandoned rail corridor that intersects the area; and

A partially underground piped stream whose 500-year flood plain encroaches on the area.

The proposed Midtown Gainesville Redevelopment Area sits squarely south of the City’s historic
downtown. This area is under populated, with few buildings of any character that would attract
economic investment, and a moderate level of business activity except for limited heavy
commercial uses. The only hint of economic prosperity lies in the southeastern end of this area,
where trains rumble through daily, carrying products and prosperity elsewhere.
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Midtown Gainesville Redevelopment Plan and Tax Allocation District

Midtown Gainesville Meets the State’s Criteria for Redevelopment

1t is found and declared that economically and socially depressed areas exist within
counties and municipalities of this state and that these areas contribute to or cause
unemployment, limit the tax resources of counties and municipalities .... It is,
therefore, in the public interest that such areas be redeveloped to the maximum
extent practicable .... 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.

- Official Code of Georgia Annotated, Code Section 36-44-2
¥

The Georgia General Assembly amended the Redevelopment Powers Law, which governs the
operation of TAD’s, in 2001 to include encouraging the redevelopment of “depressed non-urban
areas within counties and municipalities” and to “expand the characteristics of areas eligible for
designation as redevelopment areas,” among other points. The goal was to amend the law so it
could be applied to the types of projects that are more often found in older, already developed
suburban counties. Sections of the Official Code of Georgia Annotated, Code Section 36-44-2 of
the Redevelopment Powers Law state that:

*

...redevelopment may include any one or more of the following: the construction of or
renovation, rehabilitation ... demolition, alteration or expansion of any existing building
or other facility for use in any business, commercial, industrial, governmental ... or social
activity; ... the preservation ... improvement, maintenance and creation of open spaces or
green spaces; the development, construction ... of facilities for the improvement of
pedestrian access and safety; improvement or increasing the value of property.

Redevelopment area means ... 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 of the area.

Midtown Gainesville Qualifies as a Tax Allocation District
The redevelopment area proposed for the Midtown Gainesville TAD fits the criteria detailed in the
Official Code of Georgia Annotated, Code Section 36-44-2 of the Redevelopment Powers Law:

*

The Midtown Gainesville redevelopment area on the whole has not been subject to
significant growth and development through private enterprise and would not reasonably
be anticipated to be developed without the approval of the redevelopment plan.

The current condition of the proposed
Midtown Gainesville site is less
desirable than would be its
redevelopment for new residential,
commercial and recreational uses.

The future uses proposed for a
redeveloped Midtown  Gainesville
would bring the proposed
redevelopment area in line with long-
held planning goals of the City of
Gainesville and Hall County. The
redevelopment plan conforms with the
City’s latest comprehensive plan, the 2025 Gainesville Hall County Comprehensive Plan.
It also conforms to the City’s new overlay zoning ordinances which were updated to
conform to public demand for mixed-use, live-work-play communities.
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Midtown Gainesville Redevelopment Plan and Tax Aliocation District

POTENTIAL DEVELOPMENTS IN FOCUS AREAS OF MIDTOWN GAINESVILLE TAD
Value
per
Acreage Units/S.F.  Unit/S.F. Total Value

Focus-Area A: Jewell/Queen City

Small lot S.F./townhome 10 100  $250,000 $25,000,000
Multifamily

Office 5 50,000 $125 $6,250,000
Retail/Restaurant 5 50,000 $120 $6,000,000
Other commercial

Open space 2

Subtotal 22 $37,250,000

Focus Area B: Jewell/GA. Mountains
Small lot S.F./townhome

Multifamily 3 75 $200,000 $15,000,000
Office

Retail/Restaurant 2 . 20,000 $125 $2,500,000
Other commercial--hotel 1 60,000 $125 $7,500,000
Open space 1.1

Subtotal 7.1 $ 25,000,000

. Focus Area C: Town View Reuse
Small lot S.F./townhome

Multifamily )

Office 3 100,000 $140 $14,000,000

Retail/Restaurant 3 70,000 $125 $8,750,000

Open space 1.3

Subtotal 73 $22,750,000
Focus Area D: Atlanta Street Apts.

Small lot S.F./townhome 8 80  $225,000 $18,000,000

Multifamily 10 250  $125,000 $31,250,000

Office

Retail/Restaurant 1 20,000 $120 $2,400,000

Open Space 1.1

Subtotal 20.1 $51,650,000
Focus Area E: Railroad/Iron Works

Small lot S.F./townhome 10 100 $225,000 $22,500,000

Multifamily 6 210 $200,000 $42,000,000

Office

Retail/Restaurant 4 50,000 $125 $6,250,000

Other Commercial 6 75,000 $120 $9,000,000

Open space 3

Subtotal 29 $79,750,000
Focus Area F: Midtown Greenway .

Small lot S.F./townhome 15 150  $260,000 $39,000,000

Multifamily 8 280  $220,000 $61,600,000

Office 3 80,000 $135 $10,800,000

Retail/Restaurant* 3 20,000 $120 $2,400,000

Open space 11

Subtotal 40 $113,800,000
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Midtown Gainesvilfe Redevelopment Plan and Tax Allocation District

POTENTIAL DEVELOPMENTS IN FOCUS AREAS OF MIDTOWN GAINESVILLE TAD

Development Totals
Small lot S.F./townhome 430 units
Multifamily 815 units
Office 230,000 s.f.
Retail/Restaurant* 230,000 s.f.
Other Commercial 135,000 s.£.
Total Value $330,200,000

By proposing the Midtown Gainesville redevelopment area as a tax allocation district, the City of
Gainesville is moving its vision for the area’s redevelopment to the next level. Since the City’s
2001 publication of the forward-looking study commissioned of Jordan, Jones & Goulding, The
Renaissance of Midtown Gainesville, the City has worked steadily on its recommendations to
create improvements in Midtown. Its continued work ensures that planning documents and reports
created to better the area do not sit on the shelf. The need for redevelopment of the Midtown area
was echoed in the recent Gainesville Hall County Comprehensive Plan:

‘It is important to note that the City’s method of redeveloping Midtown
's to make strategic public investments in order to attract private
redevelopment of property. The City does not plan to get in the
business of redeveloping property.”

— 2025 Gainesville Hall County Comprehensive Plan

The City of Gainesville is authorized to exercise the powers given to municipalities under the
State Redevelopment Powers Law, including, but not limited to designating redevelopment areas
and establishing tax allocation districts. Within such districts, the City may use tax increments to
fund the costs of redevelopment. The proposed Midtown Gainesville TAD qualifies as a
redevelopment area under this statute for its underdeveloped characteristics, which are fully
described in this redevelopment plan.

Investment Proposed: Midtown Gainesville Redevelopment Plan

PROPOSED BUDGET FOR MIDTOWN TAD INFRASTRUCTURE

Infrastructure Component Estimated Cost
Phase I: Midtown Greenway $ 700,000
Phase II: High Grove Park $ 1,500,000
Phase III: The Frog Skate Park 3 500,000
Phase IV: Main Street Streetscape/Pedestrian Overpass $ 2,000,000
Estimated Greenway Budget $ 4,700,000
Pedestrian Overpasses on Jesse Jewell Parkway $ 1, 600,000
Project-Specific Infrastructure (Focus Areas A-F) $ 22700000
Total Estimated Midtown TAD Infrastructure Budget $ 29,000,000

Source: City of Gainesville, 2001Midtown redevelopment plan /Bleakly Advisory Group
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Midtown Gainesville Redevelopment Plan and Tax Allocation District

Summary of Midtown Gainesville TAD Costs and Benefits

Summary of Midtown Gainesville TAD Costs and Benefits*

Market Value of private capital investment $330.2 million

Net Taxable value of development (minus base increment)

@ 100% of assessed valuation (City and School) $287.4 million
@ 40% of assessed valuation (County) $114.5 million
Cost of public infrastructure to be financed by TAD $ 29.0 million

Estimated ad valorem tax increment after full build out of

projects in the six Focus Areas $3,615,991
* The City of Gainesville and the Gainesville School Board base their assessed value on
100% of market value. Hall County bases its assessed value on 40% of market value.
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