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Revitalizin
By Mark barmer, Reswarch Manager

Elescony L5 o Gwnnelt rankoed as

one of the wesi-growing counties in

the country for many years. But, 2 look
avounel tells s that mnch of the gnowih
tilied toward suburkan developments car-
oriented 1mnsit, big hox stores, amd <inp
s with perhaps lessetban-ideal facales
Andd residential, Tots ol resudential

M, much of it 15 showing it age and
nbeolescenee

But new ways of (hinking are afoo
Butire Gwinnettians may someday point
o s e as e ers whien development
Lurmed in A new direclion and ushered
i1 counmywide revitalization, as well as
puckets of urhanism among the burbs,
With an imnovative and award-winning,
Unified] Plan as a bluepring, effvmns emerp-
it quetters all avound the Ceunly
suggest that Gwinmedt has no nentions
of arowmng old pracelully, but intencds w
poinven itself

“For years we've looked to suburban
sulutiens 1o solve the wilan problems
associnted] with growth,” saiel Clincle
Warhington, execulive directar of the
Cwirnmett Villape Conamunity lmprove
mcnt District “Gwinnert has grown i
tnch more than # suburb s s tme 1o
looke bor wrban solations,”

The 2030 Unified Plan, which seis
poley for growth, was adopied last Feb
Py Alveacdy hunwin wom the Geongi
FPhenning Associauons 2009 "Best Plan-
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Gwinnett Thrug Re

ning Doounent fora |arge Community,”
the straagem is also wn the ronning lorn
natiomnal awand Trom the American Plan-

ning Assaciation

Lhe stemiegy xoasts a number of

Ly differences with
other community plans,
pirson L therm an ergini-
zational = maciure based
v five basic themes:

1. Matmin Feononic
Development anc
Tisyzl Hezlth

2. Foster Redevelopiment

3. Maintain Mobilivy and
Accessibaliy

+ Provide More Hous-
ing Chowes

5. Heep Gwimelt s Pre-
ferred Place’

I redevelopmen
theme pays paricular -
tention to the “emergent,
beatloese, informanon
wirliers who crave
mere 1han the sub-
urban lfestybe.” That
demographue, which
is imcreasingly vital 1o
CaMn Uity prospenty
tn the age of globaliza-
finm, demands more
urbanized living. Parks,

trarsit oplions, mightlife, and wban hous
ing choices are zll part of the mix neecled

Glenn Stephens,
Gwinnett County
Administrator, said,
“Gwinnett’s new
comprehensive

plan takes inlo
consideration the
trends and statistics of
the last 10 years and
crestes an aggressive,
yet achieveable,
strategy for its future.
Aligning with our
goals for business
development and
economic prosperily,
it provides a solid path
of positive growth for
our community.”

evelopment Strategy

toy artract those workers, and by extension,
the companies who hire them,

There is, of course. a small matrer of
e global econemic meltdown w comend
with, Beyond question, the <rists kas put
T fASIVE Pressune on

eviery eommumys rede-
velepment, With crdit
resivicred and budgets
nghr, its no surise that
prujeets At spring-
g our of the ground.
Al the more reason
reclevelopment tools ur
important W estanlish
aow, both beeavse of
the economy’s dowm-
tiern and its eventual
rebound

The economis
maksise motwithsmnd-
i, Crwintne s uclivilies
recently capnured the
atlentlon of USA Today
A story tiled "Subirks
pet urban makeover”
appeared in the publi-
cation acknowledgng
Grwinnett as & nativnal
leader in copitalizing
on new urbanism The
article also discuzses 1he
rerle that the Astan pop

ulation plavs, namely in it demand Tor 2
ditterent kind of living space. Inaddinen
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1t the Unifisd Plan, what are the changes
e way in Cowinnete? A roundapy of the
highlights includes the following

Community lmprovement
Districts

i |||if_h| sy e CLDs are the '.r;mlp;lmn:l
of redevelopment because they huve
Lasery around for vears. During thar fime,
Gwnnetes theee exmsting Commumity
Ingstoverneent Thstricts have implemented
amumber of mad mprovement projects,
as well s safery and Beannfication
il'l'kpl'ﬁ.?'-'l,'mi'l'llhl i1|| {Jﬁ'hi!\"'r'lli'li [k} I'L‘ii'i'.'\"."
congeston, pleass the eye, and foster a
climute of business growi T, Gaanne
Mace, Cewinnatt Villape, and Bvermore
may soor be joined by a [owrth Distoet, &
[dlburn CLL g i the process of forming,

Tax Allocation Districts

TADs tove traveled & buampy 1oad

in Geongia, with challenges to their
coeksiitutoraliny and 2 host of
musinformation campaigns. Tut with
the recent adoption by the County and
the School System of five Tax Allocation
1strices, Crwinmelt has put m place some
powerlul meseurces for spurring pockess
of redevelopment. Lhe stage is now

set Tor thiose five TALs, all located n
(21D, 1o sccepl mdevelopment projects
Cither 1ADz avound the Counry reside
in Sewanee (the {.;'rl'll."'lv’f'i'l':r: at 1837, 1wo
in Morcross (1-85 and downtown),

and ene in Lilbyarn
that includes Main
Strest and the
ity commercizl
garridors,

Upporiumity Zones
The Opponurity Fone program,
implemented by the Georgia Depanment
of Commumty Allairs (A, 5 destgned
tor indiice husingsses fo crente jobs mn
Coraln A, r‘u_';'ljr{'hr:g‘ o the CA, il an
area rualifies and 12 approved, employers
can tealize tax credits as follows:
B the maximum Job Tax Credit allowed
wnder law — 3,500 per job created
B the lowest job creation threshold of
any job tax credit progam — 2 jobs
m use of Job Tax Coodils agilinse 100
percent of income tor ability and
withholding
B expansion of the debnition of "busi-
ness enterprize” W inciode all usi-
resses of any natue
Thina [ar, several areas anund the
County have gualibed, and an OZ in
Moreross received approval. While not
necessarily o diccer redevelupment wal,
(75 should inject mare prosperity meo
lagging arcas, and subscouenly more
vitality

Recovery Zone Bonds
Unides thie propram, the 1LS, Treasury
provides a dired payment eyuz] 1oz

4% iterest subsidy
to the issuer, The

bormowers interess
rate would be recuced
T 1500 1 2000 basts
pomnts resuling in
a1t - 2% decreass in interest rates.
Py types of bonds have been ceeaed:
Ceonpmic Development Bonds cover
Counry intrasoructure projects (b
minillion), while Private Facility Bonds
(%62 million) targel eligtble privale
development dctivites. Bonds must be
uscil by the end of 2010, To Tearm more
abhout the program, meluding whe
pes of projects qualily, those interested
chould contact Alan Durham, Gwinneut
County’s Economic Develapimen
Manager at (678 518-621% (One
important mole: this program is not a
grant; financing recipients must bave
aheesdy collaborared with a lendey that
will underwnte the boods. Gwinne
Coumy does oot finance or puarantee
Recovery Zonc Donds, snd (he Tuli lith
and credit of the County governnizot
wall o be l_:||_:d5¢.r| '.'|'1|:':llii_:h the hond
underwriting process. !

Redevelopment Forum
Partnership Grwinnett is lending a hand
to help loster redevelopment as well,
This past summer, %G organized a
Redevelopment TForum, in conjunceion

contimied on next page
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OUTLOOK

Have We Hit Bottom?

Iy Aljue Meck
Tits 15 117 onae guestion T ger ashed
mute than any other - "have wi hir
Battom?" Other varauonps inclade "is the
recrssion overd” or T when will recovery
hegin?™ Every weel there 15 some piece
of economic data released har appears
1o show improvement in the national
sronomy. Then shonly thereafter,
another piece of data comes out tha
sends the epposie message, 5o, which is
it? Aml, more specifically, how do things
Tesrbe Lor s Tere in Cvwinneld in 20107

Cur loval Teachng indicatoss, which
are deslgned w predict the direction
of the ceonomy G-% months oo, an
currently moving ina [lat, hotzontal
direction suppesting That the declme may
not continue inty 2010, However, while
i showing decline, the imlex st
showing growih either, Accordling Lo our
Loseal dats, we MAY have lound a botiom,
but 6-8 months from now we may stll
be ar that botrom and moving along in a
flat, sug-prowtlh scenario

Unfortunately, that 15 consisternl
with what we see nutionally in 2000 a
well. Mast of the adjustable Tate oprion
mortgapes in the LS, are scheduled
L reset do 2000 wd prven dechines
home prices, most of those MONEAgEEs
are upside-down This favt, combined
with continued pressre on household
balamce shicets from falling ncomes,
rising health and energy costs, and the

NEW UI'bElIl Sllbllrblﬂ (ont'd. [rom page %)

with the Counedl lor Quality Grawth,
The event, el wt the Gwinnetl Braves
Stacdium, brought wogether developers,
brukers, C11 representatives, and
othiers to Ltk abowut the challenges

af tevializatsn in the County, The
Redevelopment Task Force, par of the
I'G Tronomie Develupment Councl,
liad prepared a list of the 1op ten
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canunuing thre of layells,
painis a piciure of a weak
housing markel and consim-
e sector in 010,

Further, an anemis
consumer sector will have lurther
duleterions impacts e comyme rcial real
estate values, which | believe will be the
second “wave” of this coonomic stonn.
Household empluyment in Gwinnell is
dypwn 6.7 percent {rum a year apo, push-
ing the unemployment rie from 6.4% to
9.4% t just 12 months. Pewer ermpliry-
aes means more vacanl office space and
less personal meome translates inio higa
vacancy rates for netafl spave—rvates that
in many aress are alrewdy approaching
ar have exceeded 50 percem. Without a
doubi, the sharp declines in commercil

b estate will dominate the 2010 eco-
nomic landscape much as resudential neal
eslate did for the past two years.

Thowever, while employment 1o
cuntinued 10 decline across the buard in
2009, those declines masked the Tela-
tive strength in certain local high-tech
sectons tncluding blo-tech, Relaive w
the Test of the counirs, T expect Gwin-
nett 1o do well in these secwors, duc in
no small part to the hereulean eflorts of
Parinership Gwinnetl and the commu-
nity prriners thet support that sieategle
vision, Venture capitahists are Tooling
for opporiumitics 10 mvest in big-tech
and pharmscennical and Gwinnett will

pedeveloprment sues in the County,

‘I he documen was disiributed at the
Forum and is available [rom Parnership
Cowbnunel ) for any partivs interested in
redevelopment oppormaniics.

"This {urum laid the groundwork
for communicating Gwinnetts redevel-
QPMEnt oppoTAilics 1o an extremely
broad audience,” said 1auren Salas, PG

i

be a pliyer i that secior. Further, the
Allamta, Mearo Arcs has & solid business
foundation as well as demographic and
geopraphic features that will keep it a
leading husiness reopuiiment regon.
Obwious examples of this wre the e
cert announcement of Sony Fricsson 10
velocate its torth Ammercan headejuar
wers in Atkania, and closet 1o home, The
relostion of MORS world headguarers
o Gwinnett.

So, have we hit hotomn? The in-
dicators say “maybe.” The household
spending and commercial real estale
seciurs say “not yet.” Given Gwinnells
relianee on tesidential and commeeicial
development, we will be tn recession
lomger than the rest of the mation. How-
ever, ince the imbalsnces o the real
estate and employment markets work
themsetves oul, Gwinnett 13 31 rategically
[aeused and positioned (o capitalize en
emelging prowth seciors, angl omee again
hecome a dever of Geargias voonomic
arowth
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husiness development manager and
prganizer of the Fonum. “Howing devel-
opers attend from not just smelro Atlanta
and Geargia, bt ulzo from around the
Southeast 15 unprecedented for us The
ward is out now ahoul our loctions, our
imeentives, and our progressive Coungy
lzadership”



