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Note

For much more detail, please see the òExecutive Summary and Next Stepsó memorandum (June 2014) and 

material referenced therein.



Table of Contents

Project Framing and Goals1

High-Level Economic Uses and Tradeoffs3

Interim Uses5

Going to Market6

Strategic Development Scenarios4

Overview: Market and Site Analysis2



Context : Site Location



Context: Site Location (contõd)



Project Goals

ÁCreate economic opportunity for the
surrounding community

ÁConnect neighborhood assets to regional
cluster opportunities

ÁPromote other local benefits and amenities (e.g., 
healthy foods, green space, the BeltLine)

ÁPlan for interim uses that will generate 
momentum
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And Creates New Opportunities for 
Neighborhoods

Industrial 

Economy

Knowledge 

Economy

Large factories
Smaller space, less 

physical capital

Sectoral

specializations

Functional 

specializations

Sprawl Densification

Continuous rise in 

VMT

Decreaseand 

stabilization of VMT

Highest property 

values = single 

family houses

Highest property 

values = condos, 

apartments

Majority of 

households married 

with children

Majority of 

households single, 

no children
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Regions Need Neighborhoods
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Neighborhoods Need Regions

ÁEmployment networks

ÁEntrepreneurial opportunities

ÁBusiness, real estate investment

ÁExpanded products and services

ÁProductive, healthy
communities

ÁUndervalued, 
underutilized assets

Goal: Neighborhoods that Build Capacity and Opportunity ( Amartya Sen)

Poverty Productivity

Connectedness

Isolation



Economic
Place Making

Project Approach

Neighborhood
Development

Regional
Growth

Site
Opportunities

and Constraints
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Project Logic

Feasible, cluster -based site opportunities 

that benefit surrounding neighborhoods

Regional cluster opportunities

With place -based growth needs

That align w/neighborhood 

goals, assets, institutions

Are feasible given 

site characteristics 

& constraints



Project Flow: Overview

Phase 1 Phase 2 Phase 3 Phase 4

Specification 

of Potential

Site Uses

Creation of 

Strategic 

Development 

Scenarios

Market & Site 

Analysis + Case 

Study 

Identification

Partner ID & 

Development of 

Implementation 

Path

9 economic 

uses

5 scenarios òGo-to-marketó 

Strategy

3 detailed 

development 

scenarios 

~20 priority 

clusters

Input from 70+ individuals representing industry, government, non -

profits, economic and community development groups, real estate 

professionals and industrial brokers and anchor institutions*

* See Appendix C to Project Overview PowerPoint (June 2014) for detailed list of Interviews/outreach
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Economic Context

Neighborhood
Development

Regional
Growth

Metric Atlanta Region Pittsburgh

Employment Growth (2002-12) 2%,+52K -21%, -155

Population Growth (2000-10) 24%, +1M -11%, -600

Poverty Rate (2008-12) 14% 52%

Unemployment Rate (2008-12)* 9% 24%

Per Capita GRP Growth (2001-12)** (-7%) N/A

Upward Mobility 96th out of 100 MSAs 

in upward mobility

N/A

Note: * Unemployment Rate for 25 to 64 year olds. ** The Atlanta Regionõs per capita GDP decreased by 7% from 2001 to 2012, compared to an increase of 6% for the US as a whole. 

Source: QCEW, QWI, LEHD-OTM, BEA, American Community Survey, http://www.equality-of-opportunity.org/ 



Labor Force Characteristics

Neighborhood
Development

Regional
Growth

Metric Atlanta Region Pittsburgh

Education Levels (25 to 64 year olds):

Less than HS Degree 11% 20%

Bachelor Degree+ 49% 12%

Largest Occupations:

Office/Administrative Support 14% 21%

Food Prep./Serving Related 5% 14%

Sales& Related 13% 10%

Building/Grounds/Maintenance 4% 10%

Source: American Community Survey



Clusters = A Primary Driver of 
Regional Economic Growth

ÁGroups of firms and 
related institutions 
that benefit from
their proximity

ÁClusters:

ðEnhance the 
productivity of firms 
and workers

ðImprove flow of ideas
and innovation

ðFoster creation and 
attraction of new firms

Regional
Growth



Example ðCluster Growth and
Neighborhood Assets

Local B2B Firms by Employment, 2011

Workforce

Land

Supply Chains

Markets

Regional
Growth



ÁBuilds from strong, underlying regional assets:

- Exhibits large employment and firm base

- Exhibits above-average concentration of employment or gross product

- Leverages institutional and other assets

Regional Opportunity Criteria:

Cluster Strength & Growth Potential

ÁExhibits potential for economic growth :

- Market expectations to grow nationally or globally

- Export potential

- High employment multiplier

ÁOther

- Growth can be supported/catalyzed through place -based solutions

- Changing cluster dynamics play to regional and neighborhood strengths

Regional
Growth



Neighborhood Development/Impact Criteria: 

Alignment of Clusterõs Needs with 
Neighborhood Assets

ÁPresents opportunities for neighborhood assets:

- Human capital needs lend to neighborhood residents 

- Real estate needs align with neighborhood land availability

- Supply chain gaps that neighborhood firms/entrepreneurs could fill

ÁCurrent presence in neighborhood:

- Firms and jobs have an existing presence in the neighborhood

- Firms are owned or managed by neighborhood residents

ÁOffers employment opportunities that:

- Are accessible to neighborhood residents

- Provide living wages, the opportunity for promotion and other benefits 

Neighborhood
Development



Summary: Regional & Neighborhood 
Economic Opportunities

Á30% of Employment is in Traded Clusters

ÁLargest Clusters in 2012:

ðBusiness services (HQ support)

ðTransportation & logistics

ðHospitality & tourism 

ðDistribution & electronic 
commerce 

ðFood processing & 
manufacturing

ðCommunications equipment & 
services

ÁEmerging, Niche Opportunities

ðHealthcare IT

ðMobile security

ðSupply chain management 
software

ðIntermodal marketing

ðClean energy & recycling

ðFilm

ðNiche manufacturing (e.g. 
medical devices)

See pages 7 ð14 of the Market & Site Analysis

Findings ðSummary Memo for additional details

Neighborhood
Development

Regional
Growth



Summary: Regional & Neighborhood 
Economic Opportunities

Á70% of Employment is in Local Clusters

ÁLocal Business-to-Business 
(B2B) Services:

ðFacilities management

ðLocal transportation and 
logistics

ðLocal trucking

ðEquipment repair & 
maintenance

ðRental & leasing

ðWarehousing & storage

ðWaste services

ðWholesale

ÁRetail:

ðOnly as an ancillary or 
complementary use

ðNOT as a primary use of the site

For additional details, See 

pages 14 ð21 of the 

Market & Site Analysis

Findings ðSummary Memo 

& the Retail Market Study 

in Appendix A

Neighborhood
Development

Regional
Growth



Site Opportunities & Constraints Criteria:

Relationship of Site Assets & Challenges to 
Clusterõs Place-Based Needs

ÁAccess & Connectivity to Surrounding Neighborhood

-Site Access

- Vehicular

- Pedestrian 

-Visibility

ÁSite Characteristics

- Topography

- Contamination

- Hydrology

- Utilities

ÁAssets

- Site Structures

Site
Opportunities

and Constraints



Overview: Site Context

ÅWell-positioned between 

downtown (< 2 miles) & Atlanta 

Hartsfield International Airport 

(< 5 miles)

ÅAdjacent to I -75/85 & near 

intersection of other major 

highways

ÅConnected to nearby 

Metropolitan Parkway (major 

north -south artery) via 

University Avenue

ÅAdjacent to the future BeltLine

- mass transit access & 

connective open space amenity

Site
Opportunities

and Constraints



Summary: Site Assets

Site
Opportunities

and Constraints



Summary: Site Constraints

Site
Opportunities

and Constraints
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Types of Economic Uses

Traditional 
Manufacturing

-Single user

-Multi -user

Urban 
Manufacturing

-Low Impact

-Location Adv.

Mixed Use (w/ 
Industrial)

Doer/Maker 
Space

-Incubator

-Creative/Arts
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B2B

-Blue Collar

-White Collar

Retail Social 
Enterprise

Urban 
Agriculture
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Types of Economic Uses ð-
Illustrative Site Scenarios

Traditional 
Manufacturing

- Metal 
Products

Urban 
Manufacturing

-Bikes

Mixed Use (w/ 
Industrial)

-Food

Doer/Maker 
Space

-Green Tech

-Film

In
d

u
s
tr
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l

B2B

-Integrated Service 
Center for Hospitals

- Blue Collar Back 
Office

Retail

-Grocery+ 
Local Retail

Social 
Enterprise

-Arts Entre-
preneurship

Urban 
Agriculture

N
o
n
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u

s
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Tradeoffs/Factors

Metric Description

Market Opportunity Level of l ocal and regional demand associated with the use

Job Creation Typical jobs/acre associated with the use

Job Accessibility
Degree to which education and skill levels associated with the jobs match those 

of neighborhood residents

Job Quality Average wage and wage for workers with less than four -year degrees 

Positive Externalities
Extent to which the use p rovides additional benefits beyond job creation, such as 

a product or service needed by the neighborhood

Negative Externalities
Whether the use creates pollution, noise, traffic and other negative outcomes in 

the neighborhood

Neighborhood Integration
Whether the site is physically connected to the neighborhood, and neighborhood 

residents are able to engage with the site

Compatibility with Site Constraints
Whether the use is compatible with site constraints, such as traffic flow, 

topography, existing infrastructure, etc.

Utilization of Site Assets
Degree to which the use takes advantage of key site assets, such as its size, its 

location on the BeltLine, the water running beneath it, etc.

Cost of Development Total expected costs to develop the site

Time to Development Total expected time to develop the site

Remediation Effort Level of site remediation required prior to/alongside development

Compatibility with 

Zoning/Regulations

Extent to which site use aligns with existing zoning classification and other 

regulations

Interim Use Whether the primary long-term use naturally lends to coherent staging



Doer/Maker Scenario: Film
ÅStudio Space

ÅProp and set production and storage

ÅOffices

ÅCatering / Other 

Sources: CinespaceChicago, Screen Gems Studios Atlanta



Doer/Maker Scenario: Film

Pros

ÅState tax incentives spurring film production 
in Atlanta

ÅEntrepreneurship opportunities

ÅPositive indirect impact on local restaurants, 
hotels, short -term housing, hardware, florists, 
etc.

Cons

ÅSome uses closed off from the neighborhood

ÅHeavily unionized, often out -of-town, 
temporary labor force

ÅDependent on constant stream of productions

ÅReliant on uncertain state tax incentives

ÅOnly 1/3 and 2/3 of jobs are accessible with 
<=HS diploma and <= Associates Degree, 
respectively

Metric
Doer/Maker

Space:

Film

Market Opportunity o

Job Creation o

Job Accessibility -/o

Job Quality o

Positive Externalities o

Negative Externalities -/o

Neighborhood Integration -
Compatibility with Site 

Constraints -

Utilization of Site Assets o

Cost of Development -

Time to Development -/o

Remediation Effort -/o
Compatibility with 

Zoning/Regulations +

Interim Use -



Retail Scenario: Grocery + Local Retail

Source: Noell Consulting



Pros

ÅProvides needed products and services to 
neighborhood

ÅOffsets current retail expenditure leakage 
from neighborhood

Cons

ÅPoor job quality: primarily low wages and 
part -time employment

ÅInsufficient demand for retail as primary
use

ÅChallenge in attracting private development 
until surrounding area shows signs of 
revitalization

ÅLikely to require subsidies for required 
remediation and construction

Retail Scenario: Grocery+ Local Retail

Metric
Retail:

Grocery+ Local 

Retail

Market Opportunity -

Job Creation o

Job Accessibility +

Job Quality -

Positive Externalities +

Negative Externalities +

Neighborhood Integration +
Compatibility with Site 

Constraints o

Utilization of Site Assets -

Cost of Development -

Time to Development -

Remediation Effort -
Compatibility with 

Zoning/Regulations o

Interim Use +



Social Enterprise Scenario: 
Arts Entrepreneurship

ÅFully -equipped 
studio space 
for artists

ÅEvent space

ÅPaid youth 
apprenticeship 
and leadership 
program

Source: Artists for Humanity



Pros

ÅYouth enrichment and preparation for 
workforce

ÅCompatible with ancillary uses 

ÅStrong integration with community

ÅRevenue generated through sale of artwork, 
events

Cons

ÅNo existing building for reuse Ą
development costs may outweigh economic 
benefit

ÅLimited full time job creation

ÅOngoing subsidy likely required

Metric
Social Ent.: Arts

Entrepreneur -

ship

Market Opportunity -

Job Creation -

Job Accessibility +

Job Quality o

Positive Externalities +

Negative Externalities +

Neighborhood Integration +
Compatibility with Site 

Constraints +

Utilization of Site Assets -

Cost of Development o

Time to Development o

Remediation Effort o
Compatibility with 

Zoning/Regulations +

Interim Use +

Social Enterprise Scenario: 
Arts Entrepreneurship



Metric
Trad. Mfg: 

Metal 

Products

Urban 

Mfg:

Bikes

Mixed Use 

(w/ 

Industrial): 

Food

Doer/Maker

Space:

Green Tech 

Incubator

Doer/Maker

Space:

Film

B2B:

Healthcare 

Int. Service 

Center

B2B:

Blue Collar 

Back Office

Retail:

Grocery+ 

Local Retail

Social Ent.: 

Arts

Entrepre -

neurship

Market Opportunity - o/+ o/+ + o + o/+ - -
Job Creation + o o o/+ o + + o -
Job Accessibility + + + -/o -/o + + + +
Job Quality + + + + o + + - o
Positive Externalities o + + o o + o + +
Negative 

Externalities - o - o -/o o o + +

Neighborhood 

Integration - o/+ + o/+ - o o + +

Compatibility with 

Site Constraints -/o o/+ o o - -/o o o +

Utilization of Site 

Assets o/+ + + o o o o - -

Cost of Development o o o o/+ - o o - o
Time to 

Development o + - o -/o -/o o/+ - o

Remediation Effort + + - o/+ -/o -/o -/o - o
Compatibility with 

Zoning/Regulations -/o + + + + + + o +

Interim Use - o/+ + + - o o + +

Summary of Tradeoffs (illustrative)



Relating Uses 
and Priorities 

Source: RW Ventures analysis



Job Opportunity

Job 

Quality
Job 

Accessibility

Urban-

ization

Source: RW Ventures analysis

Relating Uses and Priorities (contõd) 



Priorities: Kitchen Cabinet, Public 
Forum + Casey Civic Site Team

ÁJobs: creation, accessibility & sustainability 

ÁAlignment, synergies with overall neighborhood strategies, 
including housing strategy

ÁAttractive opportunities for a range of skill and income 
levels

ÁIntegration w/surrounding neighborhoods and Beltline

ÁConnection to city & region (economic and as destination)

ÁMinimization of negative externalities (e.g., pollution, 
heavy truck traffic)

ÁLong-term site flexibility
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High-level questions:

(A) What is the optimal long-term development use(s) for the site?

1. Type of use (at the category level)

2. Specific mix of uses/users/programming

Given a particular long -term development use(s):

(B) What is the optimal site design?

1. Configuration of/spatial relationship among of uses on the site

2. Site improvements

3. Development/design quality

4. Costs & resources

5. Timeframe to develop long -term uses

(C) What are the ideal interim uses and staging toward the long -term 

development program?

P
a
ra

lle
l/
It
e

ra
ti
v
e

Decision Framework: Overview

41

Detailed Strategic Redevelopment Scenarios arise out of iterations of (B) and (C)



Traditional

Manufacturing

Urban

Manufacturing

Mixed-Use

(w/Industrial)

Doer/Maker Space

Business-to-

Business (B2B)

Retail

Social Enterprise

Urban Agriculture

(1) Includes, e.g., air, ground and noise pollution; significant truck traffic; etc.

(A1) What is the optimal long -term type of 
use (at the category level) for the site? 

Potential

Primary Use

Factors

Casey Foundation

Values/Priorities

Economic

Opportunity/Viability

ÅJobs: creation, accessibility 

& sustainability 

ÅNeighborhood amenities to 

support housing strategy

Å Integration w/surrounding 

neighborhoods

Å Integration with Beltline

ÅService to a range of income 

levels

ÅCity-wide & regional

destination

ÅLong-term site flexibility

ÅMinimization of negative 

externalities 1

ÅGlobal/national trends

ÅRegional assets & challenges

ÅMarket expectations for 

growth

ÅDuration of opportunity 

(sustainability)

ÅLevel of risk

ÅReturn on investment

ÅExistence of potential 

partners
Mixed-Use 

(w/Industrial)

Business-to-Business 

(B2B)

Transportation, 

Distribution & 

Logistics (TD&L)

Category of Use

42



(A2) What are the optimal specific 
uses/programming for the site ? 

Mixed-Use 

(w/Industrial)

Business-to-

Business (B2B)

Transportation, 

Distribution & 

Logistics (TD&L)

Category of Use

Mixed-Use: Food

B2B: òBlue-Collar 

Innovation Hubó

TD&L: òLast Mileó 

Warehousing & 

Distribution

B2B: Mixed

White-/Blue -Collar

TD&L: Traditional 

Warehousing & 

Distribution

Long-Term 

Development Program
Overarching Principles

ÅInformed by market opportunities --

today and anticipated (òskate to where 

the puck will beó)  

ÅFlexible, able to adapt to market

changes and new opportunities (belt 

line; change in surrounding 

neighborhoods; etc.) 

ÅMix of uses

Å[see also, B1]
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(B1) Configuration of/spatial

relationship among uses

(B2) Site improvement

(B3) Development/design

quality

T
ra

d
e

o
ff
s

Tradeoffs: Optimal site design vs. costs, 
timeframe and interim uses/staging

44

(B4) Costs & resources

(B5) Timeframe to development 

of long-term uses

(C) What are the ideal interim 

uses & staging toward the long-

term development program?



ÁLarge-scale distribution hub
ÁAccess for 18-wheelers, 53-foot trailers
ÁIllustrative tenant types: Amazon, UPS, 

e-commerce company

ÁSingle user occupies entire site
Á1-story, 585,000-square foot building
Á1,100 parking spaces (apx. 7 acres)

Á500 to 1,600

TD&L: Traditional

45

BUILDING & SITE CHARACTERISTICS

ESTIMATED JOBS IMPACT

USES

Image sources: Wikimedia Commons, ITR truck, Joe Smith/NHCL



TD&L: Traditional ðIllustrative Design
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TD&L: Traditional ðDetail
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