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Context : Site Location
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Project Goals

I ACreate economic opportunity for the
surrounding community

AConnect neighborhood assets to regional
cluster opportunities

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

APlan for interim uses that will generate
momentum




Knowledge Economy Favors
Metropolitan Areas

| Metros Share of U. otal

| 95.5% 0 96.3%
V%0




And Creates New Opportunities for
Neighborhoods

Industrial

Economy

Large factories

Sectoral
specializations

Sprawl

Continuous rise in
VMT

Highest property
values = single
family houses

Majority of
households married
with children

Knowledge
Economy

Smaller space, less
physical capital

Functional
specializations

Densification

Decrease and
stabilization of VMT

Highest property
values = condos,
apartments

Majority of
households single
no children

Population Growth in
Large Metros, 2000 -2010

16.0%
12.0%
8.0%
4.0%
0.0%

O Downtown
Population

B Metro
Population
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Regions Need Neighborhoods

Variation of appreciation across Neighborhoods
King County 19902004
2259 A
2009 -
x
1759
1509
1259
1009
759
509 +
259 4
o(% B Number of Census Tracts; 373

199C 199t

Countywide Index
Top 10th-25th Percentile
25th-75th Percentile 4 183%

75th-90th Percentile / |
4 154%
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Neighborhoods Need Regions

Connectedness AEmployment networks
AEntrepreneurial opportunities
ABusiness, real estate investment
AExpanded products and services

AProductive, healthy
communities

Poverty Productivity

AUndervalued,
underutilized assets

Isolation

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




Project Approach

Regional Neighborhood
Growth Development

Economic
. l,;r] \

B>
~

Site
Opportunities

and Constraints




Project Logic

Regional cluster opportunities

\ 4

With place -based growth needs

v

That align w/neighborhood
goals, assets, institutions

v

Are feasible given

Feasible, cluster-based site opportunities
that benefit surrounding neighborhoods




Project Flow: Overview

Market & Site Creation of Partner ID &
Analysis + Case Specification Strategic Development of
Study of Potential Development Implementation
ldentification Site Uses Scenarios Path
Phase 1 Phase 2 Phase 3 Phase 4

Input from 70+ individuals representing industry, government, non -
profits, economic and community development groups, real estate
professionals and industrial brokers and anchor institutions*

| U

~20 priority 9 economic  5scenarios 3detailled 0 Gto-mar ket 0
clusters uses development Strategy
scenarios

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

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 (200112)** (-7%) N/A
Upward Mobility 96" out of 100 MSAs N/A
in upward mobility

Note: * Unemployment Rate for 25to 64 yearolds. *The At |l anta Regionds per capita GDP decreased by 7% from 2001 t
Source QCEW, QWI, LEHBDTM, BEA, American CommunitySurvey, http://www.equality-of-opportunity.org/




Labor Force Characteristics

Regional
Growth

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 §
Gr

Regional Economic Growth

AGroups of firms and
related institutions
that benefit from
their proximity

AClusters:

d Enhancethe
productivity of firms
and workers

d Improve flow of ideas
and innovation

o Foster creation and
attraction of new firms




Example o Cluster Growth and
Neighborhood Assets

Local B2B Firms by Employment, 2011

7~ ™\ Legend
Local B2B

Workforce Employment, 2011

e 1-5

@ 6-25
@ 26-100

[ ) @ 1125
Lan d AECF Site

[ Pittsburgh
[ Pittsburgh + 1 Mile Buffer|
1 City of Atlanta
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Regional Opportunity Criteria:

Cluster Strength & Growth Potential

ABuilds from strong, underlying regional assets:
- Exhibits large employment and firm base
- Exhibits above-average concentration of employment or gross product
- Leveragesinstitutional and other assets

AExhibits potential for economic growth
- Market expectations to grow nationally or globally
- Export potential
- High employment multiplier

Other

Growth can be supported/catalyzed through place -based solutions
Changing cluster dynamics play to regional and neighborhood strengths




Neighborhood Development/Impact Criteria:

Alignment o f C1| uMNeé&ds with s
Neighborhood Assets

APresents 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

ACurrent presence in neighborhood:
- Firms and jobs have an existing presence in the neighborhood
- Firms are owned or managed by neighborhood residents

Offers employment opportunities that:
Are accessible to neighborhood residents
Provide living wages, the opportunity for promotion and other benefits




Summary: Regional & Neighborhood
Economic Opportunities

Growth

A30% of Employment is in Traded Clusters

ALargest Clusters in 2012:

d

0
0
0

Qx

Business services (HQ support) 0
Transportation & logistics 0
Hospitality & tourism

Distribution & electronic
commerce

Food processing &
manufacturing

Communications equipment &
services

Qx

Qx OQx Qx O«

AEmerging, Niche Opportunities

Healthcare IT
Mobile security

Supply chain management
software

Intermodal marketing
Clean energy & recycling
Film

Niche manufacturing (e.g.
medical devices)

See pages7 014 of the Market & Site Analysis
Findings d Summary Memo for additional details




Summary: Regional & Neighborhood %
Economic Opportunities

Growth

A70% of Employmentis in Local Clusters

ALocal Businessto-Business ARetail:

(B2B) Services: d Only as an ancillary or
d Facilities management complementary use
o0 Local transpor’[a’[ion and 0 NOT as aprimary use of the site
logistics
d Local trucking / \
d Equipment repair & For additional detalils, See
maintenance pages 14 021 of the
8 Rental & leasing Market & Site Analysis
d Warehousing & storage Findings 6Summary Memo
_ & the Retail Market Study
d Waste services in Appendix A
0 Wholesale \ /




Site Opportunities & Constraints Criteria:

Relationship of Site Assets & Challenges to
Cl ust er BasedNeax e

AAccess & Connectivity to Surrounding Neighborhood
-Site Access

- Vehicular
- Pedestrian
-Visibility

ASite Characteristics
- Topography
- Contamination
- Hydrology
- Utilities

Assets
Site Structures




Overview: Site Context
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Casey Foundation - Strategies for University Avent ]
DEVELOPMENT CONTEXT (excludes hotels and museums)
Prey by: TSW

A Well-positioned between
downtown (< 2 miles) & Atlanta
Hartsfield International Airport
(< 5 miles)

A Adjacent to I-75/85 & near
Intersection of other major
highways

A Connected to nearby
Metropolitan Parkway (major
north -south artery) via
University Avenue

A Adjacent to the future BeltLine
- mass transit access &
connective open space amenity



Summary: Site Assets
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Summary Site Constraints

i
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Site
Opportunities
and Constraints
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Constraint Difficulty

oEEE——
Easy Difficult

Storm Water
Culvert (4-12")

Temporary and
Permanent
Construction
Sewer Easements

® PCE/TCE Plume
(Extents Unknown)

= Seperated Sewer Line co——

-------- Storm Water RCP (2) e

. Existing Structures

- == 70'Proposed
=== Roadway

Secondary
Drainage (1')

Extreme Slope

40’ University Ave
Setback Line

Contaminated
Debris Pile

5'Property
Setback Line

Contamination
Boring Locations

Former Tank
Pit Location
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Types of Economic Uses

Urban Mixed Use (w/
Manufacturing Industrial)

-Low Impact
-Location Adv.

Industrial

Retall Social
Enterprise

Doer/Maker
Space

-Incubator
-Creative/Arts

Agriculture

[ersnpuj-uonN



Types of Economic Uses &
lllustrative Site Scenarios

Industrial

Mixed Use (w/
Manufacturing Industrial)

-Bikes -Food

Retail Social
-Grocery+ Enterprise

Local Retalil -Arts Entre-
preneurship

Doer/Maker
Space

-Green Tech

Agriculture

[eLISNPU|-UON



Tradeoffs/Factors

Market Opportunity

Job Creation

Job Accessibility

Job Quality

Positive Externalities
Negative Externalities
Neighborhood Integration
Compatibility with Site Constraints
Utilization of Site Assets
Cost of Development
Time to Development

Remediation Effort

Compatibility with
Zoning/Regulations

Interim Use

Level of | ocal and regional demand associated with the use

Typical jobs/acre associated with the use

Degree to which education and skill levels associated with the jobs match those
of neighborhood residents

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

Extent to which the use p rovides additional benefits beyond job creation, such as
a product or service needed by the neighborhood

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

Whether the site is physically connected to the neighborhood, and neighborhood
residents are able to engage with the site

Whether the use is compatible with site constraints, such as traffic flow,
topography, existing infrastructure, etc.

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.

Total expected costs to develop the site
Total expected time to develop the site

Level of site remediation required prior to/alongside development

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

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



Doer/Maker Scenario: Film

ERRRRRRRRNRRNRRRRRRRRRNN] A Studio Space

A Prop and set production and storage
A Offices
A Catering / Other

-

IIIIIIIIIII'IIIIIIIIIIIIIl
Sources: CinespaceChicago, Screen Gems Studios Atlanta




Doer/Maker Scenario: Film

Doer/Maker
il A State tax incentives spurring film production

Market Opportunity 0] in Atlanta
Job Creation 0 A Entrepreneurship opportunities
Job Accessibility -/o .. . :

_ A Positive indirect impact on local restaurants,
Jols ey 0 hotels, short -term housing, hardware, florists,
Positive Externalities 0 etc.
Negative Externalities -/0 cons

Neighborhood Integration - .
E o A Some uses closedoff from the neighborhood
Compatibility with Site

Constraints ) A Heavily unionized, often out -of-town,

Utilization of Site Assets o) temporary labor force

Cost of Development - A Dependent on constant stream of productions
Time to Development -/o

A Reliant on uncertain state tax incentives

Remediation Effort -/o _ _ _

Compatibiity wi A Only 1/3 and 2/3 of jobs are accessible with
patibility with

Zoning/Regulations + <=HS diploma and <= Associates Degree,
Interim Use _ respectively



Retail Scenario: Grocery + Local Retall

SW

)
er

{
!
)

¥
mewCAU L4}

)

Mayland-Gnr—S

.oton-Ay_

ELE LA,

FIVE GUYS

BURGERS and FRIES

{Capitol View Manor

Source: Noell Consulting



Retail Scenario: Grocery+ Local Retall

Retail: Pros
Metric Grocery+ Local
Reta A Provides needed products and services to

Market Opportunity - neighborhood
Job Ciesiiien o A Offsets current retail expenditure leakage
Job Accessibility + from neighborhood
Job Quality - COﬂS
Positive Externalities + ) ) . .

| ~ A Poor job quality: primarily low wages and
Negative Externalities + part -time employment
Neighborhood Integration + L. ) .
—————— A Insufficient demand for retail as  primary
Constraints 0 use
Utilization of Site Assets . A Challenge in attracting private development
Cost of Development - until surrounding area shows signs of
Time to Development - revitalization
Remediation Effort - A Likely to require subsidies for required
Compatibility _ with 0 remediation and construction

Zoning/Regulations

Interim Use +




Soclal Enterprise Scenario:

Arts Entrepreneurship

o

o -\V? 3. =
"! = ’i‘

(" . 45, . ‘ j
0 %, -. 3 P




Social Enterprise Scenario:
Arts Entrepreneurship

SWCERIMVNE Pros
Metric Entrepreneur -
ship A Youth enrichment and preparation for

Market Opportunity - workforce
Job Creation - A Compatible with ancillary uses
Job Accessibility + . . . .
A Stl’Oﬂg mtegratlon with Communlty
Job Quality 0]
bositive Externalities N A Revenue generated through sale of artwork,
. N events
Negative Externalities +
Neighborhood Integration + Cons
Compatibility with Site N A No existing building for reuse A

Constraints

development costs may outweigh economic
benefit

Utilization of Site Assets =

Cost of Development

A Limited full time job creation

Time to Development

A Ongoing subsidy likely required
Compatibility with

Zoning/Regulations

(0]
(0]
Remediation Effort 0
+
Interim Use +




Summary of Tradeoffs (illustrative)

Trad. Mfg:
Metal
Products

Metric

Market Opportunity -
Job Creation +
Job Accessibility +
Job Quality +
Positive Externalities 9]

Negative
Externalities

Neighborhood
Integration

Compatibility with
Site Constraints

Utilization of Site
Assets

Cost of Development 9)

Time to
Development

Remediation Effort

Compatibility with
Zoning/Regulations

Interim Use =

o/+

© + + + 0O

o/+

o/+

+ + + o +

o/+

Mixed Use |Doer/Maker

(w/ Space:
Industrial): [Green Tech
Food Incubator
o/+ +
0 o/+
+ -/o
+ +
+
+ o/+
0] 0]
+ (0]
0 o/+
- 0
- o/+
+
+

Doer/Maker
Space:
Film

B2B:
Healthcare
Int. Service

Center

B2B:
Blue Collar

Back Office |Local Retail

o/+

© O O O O O + + +

o/+

Retail:
Grocery+

Social Ent.:
Arts
Entrepre -
neurship

+

+ + O O O



Relating Uses
and Priorities
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Downsiream Metal Products
Automotive

Furniture

Vulcanized and Fired Materials
Metalworking Technology

Plastics

Production Technologg & Heavy Machinery
Lighting and Electrical Equipment
Upstream Metal Manufacturing

Medical Devices

Downstream Chemical Products
Printing Services

Textile Manufacturing

Waste

Wood Products

Rental and Leasing

Paper and Packaging

Food Processing and Manufacturing
Local Transportation and Logistics
Construction Products and Services
Wholesale

Real Estate

Other Business Services

Performing Ars

HR Services

Warehousing and Storage

Hospitality and Tourism

Facilities Management

Local Truckin

Aerospace Vehicles and Defense
Information Technology and Analytical Instr.
Financial Services

Media, Publishing and Design Services
Distribution and Electronic Commerce
Communications Equipment and Services
Transportation and Logistics
Business Services

Professional Services

Education and Knowledge Creation
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Priorities: Kitchen Cabinet, Public
Forum + Casey Civic Site Team

AJobs: creation, accessibility & sustainability

AAlignment, synergies with overall neighborhood strategies,
Including housing strategy

AAttractive opportunities for a range of skill and income
levels

Alntegration w/surrounding neighborhoods and Beltline
AConnection to city & region (economic and as destination)

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

ALongterm site flexibility
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Decision Framework: Overview

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
N\

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

Parallel/Iterative
Al

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




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

Potenia

Primary Use Casey Foundation Economic Category of Use

Values/Priorities Opportunity/Viability

Traditional
Manufacturing

Transportation,

A Jobs: creation, accessibility A Global/national trends il
Distribution &

& sustainability

Urban Logisti
. : gistics (TD&L)
Manufacturing A Neighborhood amenities to A REJ R RS SOCERES
support housing strategy _
Mixed-Use | . A Market expectations for
A Integration w/surrounding growth

(w/Industrial) neighborhoods

A Duration of opportunit i _Busi
Doer/Maker Space A Integration with Beltline (sustain;)bﬁlity) 4 (B;;ér;essm Business

A Service to a range of income

Bus?nessto- levels A Level of risk
Business (B2B)
A City-wide & regional A Return on investment

Retall destination

_ _ A Longterm site flexibility A Existence of potential
Social Enterprise PRI Mixed-Use

A Minimization of negative (w/Industrial)

Urban Agriculture externalities *

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




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

Category of Use Overarching Principles Long-Term

Development Program

Transportation,
Distribution &

Logistics (TD&L)  AInformed by market opportunities --
today and anticipat
the puck wil/l beod)

BUsinessto- AFlexible, able to adapt to market

Business (B2B) changes and new opportunities (belt
line; change in surrounding
neighborhoods; etc.)

=

AMix of uses

Mixed-Use A[see also, B1] —>

(w/Industrial)

TD&L: Traditional
Warehousing &
Distribution

(Pk g 10 et

arehousing &
Distribution

B2B: Mixed
White-/Blue -Collar

B2B: -&dlarue
l nnovati on

Mixed-Use: Food



Tradeoffs: Optimal

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

(B1) Configuration of/spatial

relationship among uses

Market-Based Parameters

* Building characteristics (size, # of floors, etc.)
« Useracreage requirements

+ Orientation to neighborhood (e.g. , buffering)
* Access (customers, trucks, etc.)

+ Parking

+ Visibility

Site Opportunities/Constraints
* Topography

+ Hydrology

« Infrastructure easements

+ Contamination

+ Connection to BeltLine

« Reuse of existing structures

« Active vs. passive (e.g., parking) use of land
+ Zoning & City policies (esp. stormwater)

(B2) Site improvement

Level & Nature of Environmental Remediation

Public Infrastructure Improvements
« Sidewalks on University Avenue

+ Upgrades to University Avenue

+ Changes to stormwater &/or sewer infrastructure
+ Change in type of land cover

Other Improvements/Features
« Grading

« Buffering for particular uses
* Landscaping/open spaces
+ Blue & green infrastructure

Tradeoffs

~ (B4) Costs & resources

Casey Foundation resources & funding priorities
Potential funder/investor partners
Specialized financing resources (e.g. TAD, HWMTC)

ROI & other financial metrics

(B5) Timeframe to development
of long-term uses

Protocols & priorities of Casey Foundation & potential
funders/partners

Extent of site remediation, infrastructure & other
improvements required for selected long-term uses

Extent of regulatory & other approvals required (e.g., zoning
changes, TAD funds, etc.)

How quickly can the selected long-term development
program/site plan be implemented?

(C) What are the ideal interim
uses & staging toward the long-
term development program?

(B3) Development/design

guality —e—

Urban connectivity
+ Orientation toward street/ pedestrians
+ Relationship to the Beltline

Creatinga “sense of place”
Contributing to the Pittsburgh neighborhood’s identity
Architectural detail/design

Building materials

Landscaping and hardscaping

What f the pi o
or require development in a particular order?

Given timeframe for development, which portions of the site
might benefit from what types of interim uses?

Are there particular interim uses that could help address
identified community needs?

Are there cost implications to particular staging alternatives?



TD&L: Traditional

I USES

ALarge-scale distribution hub

A Access for 18wheelers, 53-foot trailers

Alllustrative tenant types: Amazon, UPS,
e-commerce company

BUILDING & SITE CHARACTERISTI(

ASingle user occupies entire site
A1-story, 585,000-square foot building
A 1,100 parking spaces (@px. 7 acres)

ESTIMATED JOBS IMPACT

A500 to 1,600

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




TD&L: Traditional dlllustrative Design

Undérground
Infiltration Chamber \)

0 [/
A
~30.5 acres

l:: Parkinciu—ilg(i;no%}liosffsl':)?(?;;paces)
# g Tty

CJ o o QGB S N
= &3 b s 33

: s e v ?f;ﬁw OD &SI

NTD
Adheres to Constraints: Creates Assets:
D Beltline Street Network M Parking Requirements D Visual Access M Open Space
I:l Beltline Zoning M University Ave Setback MVehicular Access EI Historic Building Reuse
D Sewer Easements [:I Areas of Extreme Slope M Beltline Connection M Single Phase Development
M Stormwater Management D Stormwater Resource

Remediation Level: Development Timeline: Gl D




TD&L: Traditional oDetall




