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!!ID ULI Atlanta 

Mission: 
To provide local municipalities, government agencies, and nonprofit 
organizations with objective, multi-disciplinary guidance and advice _on 
land use, real estate development and urban design-related issues 

Primary Task: 
Assemble panels of volunteer experts to address specific issues faced by 
clients (Select Fulton and City of South Fulton) 



DID Participants 

John Risher (Haddow & Company) - Real Estate Consultant 

Arun Singh (Google Fiber) - Real Estate Sales 

Anastasia Kostrominova (ASDISKY) - Architect 

Patrick Kassin (Gables Residential) - Developer 

Thomas Kramer (The Concord Group) - Real Estate Consultant 

Aaron Bean (King & Spalding) - Paralegal 

Ellen Ray (Nelson/Nygaar~d) - Urban Planner 

Tyler Blazer (Cooper Carry) - Architect 
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Process 

•Reviewed Select Fulton' s request 

•Toured Old National Highway 

•Summarized facts & research, met with local market experts and stakeholders 

•Discussed all potential ideas and evaluated viability 
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Research 

• Zoning Analysis 

• Underutilized 
· Land Analysis 

• Property Type 
Analysis 

• Crime 

• Community 
Leaders 

• Government 
. Officials 

• Stakeholders 

• Market Feasibility 

• Local Investors 

• Real Estate 
Brokers 

• Branding South 
Fulton 

• Studying Other 
City Campaigns 

• Comparing To 
Other Challenged 
Areas 

~•---nw~•-------•-----------~--•-----•---•~•-••~IN~~----------•-~-----••~mrr-=====-•'1Wml 



History 

ONHW Historically 
Middle-Class Single 

Family Corridor 

1981 
World Changers 
Church Opens 
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1995 
Target Vacates 

0 
TARGET. 

2002 
MARTA Bus Stop Opens 
(Now Busiest in Atlanta) 

2011-2013 
Old National 

Marketplace Opens 

2000 
Retail and Residential 

Starts to Decline 

Walmart ,:~ 

-
1ulton 

CountY. Schools 

2007 
Walmart and 
Kroger Open 

Wh 1, Sh di ' m r , 

2015 
Ronald E. McNair 

Middle School Opens 
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ONHW in Context City Jurisdictions 
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ONHW in Context Land Uses 
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Demographics 

Old National Highway Corrido~ • 
Census Block Groups surveyed 
for demographic data 

OLD NATIONAL HIGHWAY CORRIDOR 
DEMOGRAPHICS 
Source: American Community Survey 2015- 5 
Year Estimates 
From Census Block Groups highlighted at left 

2015 Population: 24,635 
Workers 16 and over: 10,069 (41 %) 
Average Household Size: 2.7 

25,000 

24,000 

C 

·.3 23,000 

"' 3 
8° U ,UUIJ 
"-

2.l,000 

20.000 

2000 

Population 

2005 20 10 

Year 

2015 

___ ...... 4 ....... rii.,_....,..,.. ..... ._ ....... _ ._,.. ___ . ___ .,._ .. ____ • ____________ ,.,,n....,.. .. ___ ,..,.., . .., __ ..,..., ... __ ,.._.,, __________ ...., __ 

F smcr 
• f~TON 

- um -"1 



Demographics 
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Commute Time (Minutes) 

Employment Sector {%) 

Manag\!ment, Profeuiona~ and Rclared (26.0l 

Jil' ~1vltc (20.ISJ 

1.1> S.lll!'T, ,:md 011,tc(U.ll 

II ProdllC!ior,(A.J) 

-

Highest Level of Education (%) 

Le-ss tha11 High School (14.0) 

# High School Graduate. loci. GED (27. l) 

:tl Sorne Co!l~ge or l\ssociatc's (38.l) -.._­

• 8,Jchelor's Degree- (l4.1f 

• Masm's Degree {6.3) 

~ Profeu ional School Degree (0.3) 

'llOoctorate Degree (0.1) 

Mode of Transportation t o Work(%) 

M Drove AIOr'IC (G9.1) 

Cupooled (14.7) 

• Public Transportation orT.i)(ICab (8.2) 

•Motorcydl' (O) 

118icytle l0i 

» Walked (1.2) 

11 Commuted by Other M ean~ {1.7) 

i.tWorked at liome (4.4) 
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Demographics - Median Income Heat Map 

- ----=--- ______ , ____ _ 
Mcdii'ln Household Income ~ln2015 h1flatlon Adjusted Dollars) 

A('S :,011, t~:fl'./\f h liM,~1.-,~ 
--------- HOUSEHOLD INCOME RANGES 

FROM $20,000- $60,000 AND IS 
COMPARABLE TO RANGE IN 
ADJACENT AREAS IN FULTON 
AND CLAYTON COUNTIES 
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Proximate Distribution Centers 

• 63,000 jobs at Hartsfield-Jackson International Airport 
• Airport focused Distribution Centers (i.e. DHL) 
• Job-Related Training Facilities (i.e. Boeing) 
• Retail, Restaurant, and other service-based employment 
• Medical Training Facilities 
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Commuting Patterns - HJAIA 

Data Source: US Census Bureau LEHD Origin­
Destination Employment Statistics. 
Graphic Source: John Keltz/Numbers Box 
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Employee Residence 
County % Total 
South Fulton 22.0% 
Coweta 14.8% 
Fayette 13.8% 
Henry 9.8% 
Clayton 7.9% 
Cobb 6.7% 
Ncrth Fulton 6.0% 
Dekalb 5.7% 
Gwinnett 2.9% 
Douglas 2. 3% 
Cherokee 1. 0% 
Remaining GA 6. 9% 
us 0.2% 
Total 100. 0% 
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Market Rate Feasibility - MULTIFAMILY 

1. Biscayne Apartments 1978 
2. Embarcadero Apartments 1974 
3. Evergreen Commons 2003 
4. Hidden Lake (Phase I) 1985 
5. Hidden Lake (Phase II) 1988 
6. Legacy Ridge 2009 
7. Meadow Springs 2000 
8. Monterey Village 2004 
9. Pare at 1875 1989 

10. Shadow Ridge 2000 
11. Shannon Lake 1989 
12. South Hampton Apartments 1974 
13. Villas b~ the Lake 2003 

Totals/Weighted Averages 

Source: Axiometrics 
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370 $753 $0.76 93.0% -
404 $87 1 S1.02 93.0% 
328 $890 $0.82 94,0% 
160 $813 $0.76 92.0% 
160 $805 $0.84 92.0% 
244 $998 $0.91 96.0% 
216 $901 $0.83 97.0% 
202 $997 S0.89 98.0% 
352 $798 $0.82 94.0% 
294 $809 $0.80 93,0% 
294 $698 $0.72 96.0% 
344 $649 S0.64 82.0% 
256 $821 $0.74 98.0% 

3,624 $822 $0.81 93.1% 

Updated: May 2017 

Quick Facts 
New construction will require rents in the $1.10 
to $1.15 PSF range, excluding the cost of land, 
to justify the cost of development. 

Legacy Ridge, the newest apartment in the 
market area, was completed in 2009 and is 
achieving average rents of $0.91 PSF'. 

Contour Development Group is currently 
repositioning two older communities, Manor 
Glenn and Hampton Place Apartments. 

Outlook 
New market-rate apartment development along 
Old National Highway is unlikely in the near­
term given prevailing market rents. 

Opportunities may exist for value-add 
renovation of older apartment communities. I 
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Market Rate Feasibility - SINGLE FAMILY 
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Quick Facts 
The average sale price in 2016 was $100,410 and 
there were nc sales over $225,000. 

Sales over $150,000 have grown to 18.4% of 
sales in 2016 from 0.5% in 2013. 

Express Homes is developing the remaining lots 
in the Stoneridge community. Recent sales in 
Stoneridge range from $157,000 to $180,000. 

Outlook 
The cost to develop new lots poses a significant I 

j barrier to new construction. 

Existing lot inventory may prove attractive to 
developers if they can be acquired below 
replacement cost. 

Strong price appreciation in the area bodes well 
for long-term future development. 
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Market Rate Feasibility - RETAIL 

• Quick Facts 
High traffic counts along Old National Highway are 
viewed favorably by retail developers. 

Old National Highway corridor is a price-sensitive 
retail market and vacancy is an issue in some 
centers. 

Several national retailers have closed in the last 
few years due to poor sales, and the Target site has 
been vacant since 1995. 

Interstate-oriented retail dominates the northern 
portion of Old National Highway and bars and 
clubs are also prevalent. 

• Outlook 
Vacancy in newer centers preclude near-term large * 
scale retail development. 

National retails exhibit continued reluctance to 
locate on the corridor due to perceived crime and 
moderate incomes. 
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Market Rate Feasibility - Office 

• Quick Facts 
Harriston Square Office Park offers rents 
at $12 PSF on a modified gross lease. 
Currently eight (8) suites available. 

Dr. Paul McKay is planning a 50,000 sq. 
ft. medical office building on Old 
National Highway. 

• Outlook 
Any new construction would be service­
oriented space, designed with a specific 
user in mind. 

Construction of multi-tenant speculative 
office space is not likely in the near-term. 
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Market Rate Feasibility - Industrial 

Major Industrial Leases 
Duracell (873,000 SF) 

Armada (447,606 SF) 

Kuehne + Nagle (406,625 SF) 

Samsung (550,000 S_F) 

Speculative Development 
Camp Creek Business Center (400,000 SF) 

Southmeadow Distribution Center (400,000 SF) 

Majestic Airport Center IV (1,000,000 SF) 

II Urban l , Atlanta 
lf!Slllule 

Quick Facts 
- The Atlanta industrial market is booming and 

Airport/1-85 submarket recorded 5. 7 million 
square feet of absorption last year alone. 

- Proximity to HJAIA, Interstates 85 and 285, 
and an CSX intermodal railyard in Fairburn 
make this area " Main and Main" from an 
lndustr/a1 standpoint. 

- There were 2,692,125 square feet of for-lease 
industria.' space under construction in the 
Airport 1-85 south submarket at year-end 
2016. 

Outlook 
- The area remains highly desirable fore­

commerce and other distribution uses. 
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Financing Mechanisms 

• Tax Allocation Districts 

• New Marketf ax Credits 

• Lease-Purchase Legal Mechanisms 

• DAFC Property Tax Abatements 

'JA F 
DEVELOPMENT AUTHORI rY 
of FULTON COUNTY 
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Community Development Block Grants 

Infrastructure Grants 

• Low Income Housing Tax Credits 
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Map Legend 

Zoning Map 

Zoning and Issues 

AG-1 (Agur.UilUr-'1) 

8 C,:? (CC1mrtte1Gi:,,I} 

C-1 (Communkr BuSUlH~) 

e:!) 0-1 (Clllitt1?,ln,litir.10,1;uJ 

hf. I (light lndmtn~Q 

M• 1A (!11,lustnalP...-.I:) 

~, j M-2 (;fe.)1ry lndu:.tn~Q 

f1) Ce-rrwl~•y 
CUP (C™11m11tHi'f UM Pi.Ml) 

NUP (Na-1gl1borhooiJ Unit Pfau) 

MIX (Mm,d u~~) 

CMC MIX (ChattahoocMt Mil Cot;rit, y Mnc) 

11,IHP (Mob1l11 Hom'i! Park) 

R-1 (8tnylt1 Fum1lyOwr.•lhn1,) 
R-2 (Smg~ Family O.ve-1~111/) 

R-2A (Sw,gt,, F~m~:, 011el!iu:J) 

R-3 (Single fr.milr Owelling) 

R-3A (S~le Famil't Oml' tllno) 

R-4 (81119h1 F,1r111110w,;,ll~19) 
R-4A (Single r.trrnly Dwelling) 

R-5- lSirrgle Fa1rul)" Dw•:·lllng) 
R-5A (Sitl9!e Family 0..;e foig) 

IIIR-6 {Single, FamilJ Om l~ngj 
SUB-A (Single F:iom1ly o ..... elijr)g) 

SIJB-C (Single F<imily 0~1eMi<ig) a A (Met!ium Dc,ns,!y Apad,-,utn!) 

A-0 (Aparhnenl-Offo:;oJ 

A·L r;Apa11,,i e111 L,m.t~d Owet~ng) 

A-1 (Apiulmtlnt OwefttlljJ) 

• TR (Towl\hr.o.1sc R1:ddcm1F;il) 

~ tJnioned 
[ j v,.-1111r 

CURRENT ZONING 
Agricultural (AG-1) 
C-1 & C-2 
Mixed Use 
Office/Institutional (0-1) 
Community Unit Plan (CUP) 
Townhouse Residential (TR) 
Med. Density Apartment (A) 
Ugh/ Industrial (M-1) 

CHALLENGES 
Agricultural (AG-1) 

Low Density, 
incompatible with 
corridor overlay 

Mixed Use 
Density bonus but 
doesn't require 
retail/commercial 

Office/Institutional (0-1) 
Office parks do not 
engage corridor with 
active use 

Light Industrial (M-1) 
Does not engage 
corridor with active use 
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Future Potential Zoning 

Map Legend 

2030 Future L,ind IJse Map 

l ] "9'1(~1111~ Ni.ll!Jhb.ittiOOO 

("'j 8u'1nessPa,t, 

[ J Corm~l"clly t,h~d lJ-Jol 
( J Cro.;sroad, Mil'ltdUJe 

lnduvtrr(I) M,u~ e-1L1t:• 
lnduitri1I Zon1 

) Local Wix-t d Utt 

L. i R1gicmal '-'11otd Use 

CJ Rural Na1ghbo1tlood 

L ] S<•Jlh F11No11 PkwyTra~itklnal r ) Sut!1,1rb;m II Nct!)hbort1GOd 

l Sublll'b3n Neigt>bOl'hood 

2035 Future Land Use 
Local Mixed-Use 

Commercial Corridor 
Suburban II Neighborhood 

Medium to Low-Density 
Residential 

Suburban I Neighborhood 
Low-Density Residential 

Brief Overview of 
Character Areas 
Local Mixed-Use 

Strip Zoning 
Does not address multi­
modal use 

Suburban II Neighborhood 
3 to 5 units/acre 
Allows civic/institutional 
Suburban I 
Neighborhood 
2 to 3 units/acre 



me Yo Boulevard - Case Study 

• uy o Boulevard" 
- Year Of Boulevard 

• Initially a one year, intense effort, promoting the best Boulevard! 
- Emphasis on priming the area for future development 
- Bring together the different stakeholders 

• Established in 2012 
- Gained momentum and has continued for 5+ years 

• Theme/Message; 
- Celebrate Diversity, Community 

• Community Engagement: 
- T-Shirts, block parties, ornamentation, civic pride, education, retail clean­

up, food bank, etc. 
- Atlanta Police Department (APD) Mini-Precinct 

• Out reach channels with limited budget: 
- Schools, churches, 
- Grassroots Focus 
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Near Term Recommendations for New National 

Elements of New National 
• Development of working group 
• Marketing & branding campaign 
• Activations 

- Co-working space 
- Planning studio 
- Co-host external non-profit organizations 
- Educational seminars 
- Urban farming 

• Incubator Opportunit1es / 
- Commercial kitchen incubator v 
- SBA community programs 

• Leverage existing community centers 
• Libraries 
• Training programs 
• Civic institutional uses 
• Block party 
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Today 

"New National" - City of South Fulton 
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ONHW Stakeholders 

-----, 
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Development Timeline 

Immediate Opportunity 

Url1ari !1\nd Atlanta 
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Future 
Opportunity 
(2028+) 

Futures (15+ Years): 
Prosperous 
Neighborhood 
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City Facilities - Brookhaven Case Study 

• Brookhaven City Hall 
Previously occupied by Georgia 
State 
Semi-permanent facilities as new 
township is formed 
Located near Brookhaven Town 
Center- a mixed-use development 



Rezoning Opportunities - Mixed Use, Transit Oriented 

Mixed-Housing Opportunities 
Encourage zoning to address housing as scalable opportunity 
for development in we/I-established neighborhoods 
Scale housing as buffer from denser commercial districts along 
corridor 
Provides opportunity to diversify housing options 

Transit-Oriented Development 
Development & density needs to sustain alternative modes of 
transit for future commuter/transit lines 
Improves equitable access to j ob centers 
Increase density/housing near future transit nodes to sustain 
future transit investments 
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