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Figure L.2: (Right) MidTown in regional context.
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OVERVIEW

Bl OVERVIEW

[LA Purpose

idTown Columbus, Georgia is rich in

diversity, history and culture. Within
its boundaries are some of the region’s notable
parks, schools, civic and cultural institutions,
retail tenants, and neighborhoods. MidTown
has been traditionally a place of choice to live
and do business in Columbus. However, re-
cent development trends have left MidTown
with vacant and underutilized properties, in-
compatible development patterns, and incon-
sistent  transporta-
tion plans. Residents
also cite a need for
expanded and revi-
talized greenspaces
and concerns for

public safety.

area as a community.

This Master Plan
analyzes MidTown’s
existing conditions; identifies revitalization
opportunities and constraints; and provides
recommendations to improve the quality of
life for residents, employees, and business
and property owners. The recommenda-
tions focus on MidTown’s physical form,
the functional and aesthetic character of its
neighborhoods, transportation access and cir-
culation, land uses, and commercial revital-
ization. Specific action items are supported
by demand models and an economic feasibil-
ity analysis.

This report is supplemented by a separate

The goal of the MidTown Project

is to develop and implement a long-

range, comprehensive plan to
reestablish this historic, suburban

Technical Appendix document that incor-
porates background information, supporting
data and more in-depth analysis of selected
topics.

[.B  Study Area and Context

The MidTown study area comprises approxi-
mately six miles in the heart of Columbus. It
is bounded by I-185 on the east, the railroad
tracks south of Martin Luther King Jr., Blvd.
on the south, 1oth Avenue on the west, and
Talbotton  Road/
Edgewood Road on
the north.

One guiding prin-
ciple used in this
study is that Mid-
Town’s Master Plan
should be comple-
mentary rather than
competitive to plans underway in other parts

of the County.

Uptown, Columbus’ “Downtown” core, is
progressing with a revitalization plan that
focuses on the Riverfront, the Arts, and En-
tertainment/Night Life. Rehabilitation of
its historic residences and commercial “Main
Street”, i.e. Broadway, and transformation of
former industrial buildings into residential
units and offices are in process. Uptown is
capitalizing on its unique physical and his-
torical attributes.

MidTown Project Master Plan




OVERVIEW

The South Columbus Revitalization and
Community Investment Plan - created by a
600 resident participatory project - is guiding
the revitalization of an area that extends from
Ft. Benning to the Riverfront to Wynnton/

Macon Road.

North Columbus is not defined by formal
boundaries or community structure, but is as-
sociated with the location of new housing and
commercial strip center development. Un-
developed land offers lower land/site devel-
opment costs and larger space to attract “big
box” retail tenants, but also cannibalizes com-

mercial tenants from already developed areas

such as MidTown.

[.C  Project Process

This plan is the culmination of a multi-year
effort begun by a group of private citizens and
governmental representatives interested in
the revitalization of MidTown. The resulting
MidTown Project organization, in coopera-
tion with the Historic Columbus Foundation,
submitted a proposal to the National Trust
for Historic Preservation’s Preservation De-
velopment Initiative (PDI) program. In 2003,
MidTown was named a PDI demonstration
site and an assessment report was completed
in April of 2004.

Concurrently, the MidTown Project commis-
sioned a team led by Tunnell-Spangler-Walsh
& Associates to formulate a MidTown Revi-
talization Master Plan. Work on the Master
Plan began in March, 2004.

The Master Plan process included three major
phases: Inventory and Analysis; Vision and Plan

Formation; and Implementation/Document

Preparation. In the Inventory and Analysis
phase, the Consultant team evaluated existing
conditions and potential constraints and op-
portunities. Individual and group interviews
with community residents and stakeholders

were also conducted during this phase.

The Visioning phase included public work-
shops and an extensive interactive Visual
Preference Survey process to aid in the de-
velopment of a concept plan. The Consul-
tant team and project leaders also conducted
a community outreach program to elicit in-
put from representative portions of the Study
Area. The Implementation phase then sup-
ported the concept with action item recom-
mendations, economic feasibility analysis
and cost estimates. The MidTown Project
Steering Committee and Columbus Consoli-
dated government officials and staff provided
guidance throughout the process.

Several separate projects in MidTown were
considered integral to this Master Plan. The
Consultant team generated alternative plans
(with community support) in response to two
transportation proposals by the Georgia De-
partment of Transportation: a modification
to the intersection of Brown-Peacock Roads
and Wynnton Road; and the proposed widen-
ing of Buena Vista Road from Ilges Road to
Lockwood Court.
also commissioned by the Muscogee County

The Consultant team was

School Board to develop a site plan and fiscal
analysis for their property at the former Co-
lumbus Square Mall site at Macon and Rigdon
Road. The recently constructed adjacent Co-
lumbus Public Library and city-owned prop-

erty were also included in that plan.

| “Focus not just on creating things but nurturing people.”
MidTown stakeholder comment

MidTown Project Master Plan



ExistTiING CONDITIONS

B exisTING conDITIONS [

II.A Community Structure and
Land Use

ommunity structure is determined by
Cnatural systems, street patterns, archi-
tectural character, land use distribution and
public spaces.

Figure I1.1: Topography and creeks/100-year floodplains.

Natural Systems

MidTown is situated on a ridge approximate-
ly 70 feet above Downtown Columbus and
the Chattahoochee River. The topography is
relatively level or gently rolling. The high-
est elevation occurs in northeast MidTown
near the Country Club of Columbus (425),
with the lowest points in the southeastern
and southwestern corners and along the two

major creeks (250"). Two creeks run north-
south through MidTown: Weracoba, a sec-
tion of which winds through Weracoba Park;
and Lindsey Creek, which has been chan-
nelized in places into a concrete culvert for
stormwater control. Floodplains of varying
widths adjoin both creeks and influence sur-
rounding land uses.

Physical Character and Patterns
The majority of MidTown was developed in

the early twentieth century. Many character
elements from that era remain today. Inter-
connected streets arranged in modified grid
patterns form small-to-medium size blocks,
ranging from 250’x 250’, to 300’ x 1200’. Excep-
tions, such as the Overlook neighborhood’s
winding dendritic form, generally occur in

response to challenging topography.

Figure I1.2 : Street patterns.

MidTown Project Master Plan



ExisTiINgG CONDITIONS

Due to the large proportion of
single family homes, MidTown
suburban,
Build-
ings - with the exception of the
AFLAC building on Wynnton
Road - are typically one to two
Though

bound by these commonalities,

has a traditional

small town character.

stories in height.

individual neighborhoods have
their own characteristic set-

backs, house styles, and street dimensions.

Certain commercial areas have a small-scaled
“village” atmosphere with some parking to
the rear and storefronts along the sidewalk:
* Wynnton Road between Lawyers Lane
and Cedar Avenue;
e 13" Street between 13" Avenue and 16™
Avenue;
* and, at the north end of Weracoba Park
near Garrard Street and 18" Avenue.

However, retail developments along Macon

Road include individually styled,

Figure I1.3: Auto-oriented shopping center on Macon Road (Left) contrasts to
the village atmosphere of St. Elmo Shopping Center (Right).

as a residential unit above a retail storefront.

Residential land uses, accounting for 6206
of acreage, significantly exceeds the second
largest category, Commercial/Retail, at 13%.
Nearly all residential units are single fam-
ily homes. Most commercial retail and office
uses are found along the traveled arteries, par-
ticularly Wynnton-Macon Road. Two major
pockets of Office land use and concentrations
of employment are the AFLAC facilities on
Wpynnton Road and Brown Avenue, and
the Medical Center just beyond MidTown’s

northwest boundary.

disconnected buildings with large

street setbacks filled with surface [Land Use Acres

parking. This portion of Mid- Park 197.3 6.2%
Town lacks any local characterand | Civic 235.1 7.4%
resen'ibles hondreds of other com- [ oy, Density Residential 1,040.4 |32.8%
mercial corridors found across the Medium Density Residential 677.4 |21.4%
country.

Y High Density Residential 244.7 | 7.7%
Existing Land Use (Figures IL.4 & Mix Office/High Density Resi- 142.0 4.5%
ILs) dential
MidTown’s roughly 3200 acres (6 Neighborhood Commercial 187.9 5.9%
square miles) contain a wide vari- General Commercial 210.8 6.7%
ety of land uses. Some mix of uses Industrial warehouse 130.0 4.1%
occurs along the transportation

. Vacant 103.5 3.3%
corridors, but most areas are ho-
mogenous in land use. MidTown Total 3,168.9

has no vertically mixed sites, such

Figure 11.4: Existing Land Use Summary - 2004.

MidTown Project Master Plan
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Figure I1.6: Vacant & for-sale land, 2003.

Vacant land is scarce. Data from 2003 showed
only 3.3 percent available, including the 70
acre former Mall site where the Columbus

Public Library was recently constructed.

Public Realm

Parks, plazas, landmarks, trails, civic facili-
ties, and streets/sidewalks are spaces that
provide opportunities for community inter-
MidTown’s

most significant public spaces are its parks,

action and public gatherings.

particularly the well-designed, popular Wer-
acoba Park. The MidTown area is home to
nine public schools (Figure I.1), the new Co-
lumbus Public Library, and the Columbus

Museum.

II.B Historic Resources

Columbus’ rich heritage, extensive stock of
surviving historic resources, and strong pres-
ervation ethic surpasses that of most commu-
nities.

The City of Columbus adopted its historic
preservation ordinance in 1970, and revised
the ordinance in 1996. Design guidelines
supplement the ordinance. While both doc-
uments are well written and useful preserva-
tion tools, some updating and modifications
could improve process effectiveness and ac-
commodate the unique characteristics of the
six districts. The City utilizes the Interna-
tional Building Code for code enforcement of
historic and non-historic buildings.

MidTown features six National Register his-
toric districts:

1. Dinglewood

2. Peacock Woods - Dimon Circle

3. Village of Wynnton

4. Weracoba - St. Elmo

5. Wildwood Circle - Hillcrest

6. Wynn’s Hill - Overlook

Each National Register district is also a lo-
cally designated historic district. Weracoba
- St. Elmo was the first designated district in
1994; all others were designated after 2000.
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Exhibit I1.7: Historic Districts.
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ExisTiINgG CONDITIONS

MidTown also includes eleven individually
designated National Register sites:

1. The Cedars - 2039 13" Street

2. Dinglewood -

1429 Dinglewood Drive

3. The Dismuke-Jarrell House -
1617 Summit Drive
The Elms- 1846 Buena Vista Road
Highland Hall - 1504 17th Street
Hilton - 2505 Macon Road
Old Dawson Place (Gordonido) -
1420 Wynnton Road
St. Elmo - 18th Avenue
The Woolfolk House -
1615 12th Street
10. The Wynn House -

Yo s

are the Minor Arterials and Major Collectors.
Key streets within these categories are Buena
Vista Road, 13th Street, Brown Avenue, Rig-
don Road and Hilton Avenue.

Within MidTown, the only multi-lane streets
(more than two through lanes) are Macon/
Wynnton Road, Martin Luther King, ]Jr.
Blvd., and segments of 13th Street and Buena
Vista Road. The low use of multi-lane streets
and auxiliary turn lanes 1is feasible given
MidTown’s high level of local street connec-

tivity.

1240 Wynnton Road
1. Wynnton Academy -
2303 Wynnton Road

II.C Transportation
Street Typology and Traffic
Volume

Over 9oo% of street mileage with-
in MidTown is in local streets.

However, these local streets car-

ry less than 100 of the total vehi-
cle miles of travel, emphasizing
their role for access rather than
mobility. On the other end of
the spectrum, Principal Arterials

serve longer distance trips and
high speed travel. Neither origin
nor destination is typically with-
in MidTown. Principal Arterials
include I-185, Macon/Wynnton
Road, Warm Springs/Talbotton
Road and Martin Luther King, Jr.
Blvd. The major thoroughfares

serving MidTown’s constituents

- Principal Arterials
|:| Minor Arterials
- Major Collector

|:| Minor Collector
- Local Streets

Figure I1.8: Street Typology.

MidTown Project Master Plan



ExisTiINgG CONDITIONS

Street widths for the majority of MidTown’s
two lane roads fall into two groupings that
support built-in traffic calming: 24’-28” pave-
ment widths where one lane of through traf-
fic must yield when parked cars are present;
and 28’-30’ wide streets that allow moving ve-
hicles to slowly pass in opposite directions.

Almost half of MidTown’s streets have un-
usually generous verge widths (planting strip
between the sidewalk and curb) of 8-14.
Even though an estimated one-third of Mid-
Town streets have no sidewalk, these verge
widths make possible future sidewalk and
street tree deployment.

Vehicular traffic volume growth has aver-
aged less than 1% annually over the last five
years. Average daily traffic (ADT) volume
tends to correlate with street typology. Ignor-
ing [-18s, the 40,500 ADT for Macon Road
between Rigdon Road and the Interstate far
exceeds the 11,500-25,000 ADT to the west
on this same thoroughfare. Other signifi-
cant traffic volumes are found on 13th Street
(18,800), and to a lesser extent, Buena Vista
Road (11,800-14,300). An anomaly exists with
the low ADT figures (6,600-8000) for the
Martin Luther King, Jr. Blvd. arterial.

Road Revision Projects

Concurrent to this study, two projects in-
volving MidTown streets were proposed by
the Georgia Department of Transportation
(GDOT). The first called for a realignment,
widening, and addition of left turn lanes at
the Wynnton Road, Brown/Peacock Avenue
intersection. The Historic Wynnton Coun-
cil commissioned the Consultant team to de-
velop an alternative plan that retains the re-
alignment element but does not require the

Widening of Wynnton Road for turn lanes.

A second, more extensive GDOT project
concerned the proposed widening of Buena
Vista Road from two lanes to five lanes be-
tween Overlook Drive and Martin Luther
King, Jr. Blvd. Supported by strong local op-
position to the plan, the Historic Wynnton
Council commissioned the Consultant team
to develop an alternative. The resulting plan
accommodates existing traffic at a high level
of service, handles vehicular growth projec-
tions, and incorporates community building
and public realm features - such as sidewalks
and vegetation - that were not included in the
GDOT plan. Cost estimates for the alterna-
tive plan are less than the GDOT version.

The alternative plans for the Brown -Peacock
intersection and Buena Vista Road enhance-

ments are found Chapter IV.B.

Transit and Pedestrian Circulation

METRA buses service some portions of Mid-
town. Route 1 is the most extensive, running
from the Macon-Boxwood-Ridgon-Ilges area,
south on Lawyers Lane, west on Martin Lu-
ther King, Jr. Blvd. and north on 1oth Avenue.
Route 3 traverses Buena Vista-Brown-MLK
Blvd, and Route 6 follows Warm Springs-
Talbotton Road.

No dedicated bike lanes exist in MidTown.
Sidewalks are found on at least one side of

the majority of streets, but are generally nar-

row and in need of maintenance.

MidTown Project Master Plan



ExisTiINgG CONDITIONS

II.D Zoning and Regulations

Nine zoning districts are represented in
MidTown:

ness, and one mixed residential and busi-

five residential, three busi-
ness. Residential districts are generally
found within existing neighborhoods.
Business districts are centered on Macon-

Wynnton Road and Buena Vista Road and
at the western edge of MidTown. The one

mixed residential and business district, A-
O (apartment-office) includes the AFLAC
headquarters, scattered multi-family sites,
and institutional uses around the Wynnton

With the ex-
ception of A-O, all zoning districts are sin-

- Buena Vista intersection.
gle use.
Translating minimum lot area per fam-

ily requirements in the zoning code, the
maximum number of

o
(S
bl

i
TR
l |‘ ‘&

s
7

e
i

-l
S

\ 7."__
[ ] RetA low density resd]
[ ] Rz low density resd1]
[ ] Rs med. density resd]
[ R34 med. density resd’]

- C-2 neighbhd. shopping
- C-3 gen. commercial
Jrow

dwelling units/acre
allowed with current
zoning ranges from
4.35 - 7.26 in the single
family only districts
(R1A,R2,and R3) up to
18.15 townhomes/21.78
multi-family units in
the R-4 district. A-
O allows the highest

density of units at
43.56/acre.

The Zoning Ordi-
nancedoesnotprovide
for design controls
or guidelines, other
than those applicable
to historic districts.
Consequently, many
MidTown

cial areas are not only

commer-

visually divergent in-
ternally, but are also
A-f apaismeniioftics inconsistent with the

typical surrounding

neighborhood fabric.

As of the date of this

- R-4 high density resd’l I:I M-1 analysis, the Ordi-
Figure Il.9: Zoning Plan (2004).
MidTown Project Master Plan 9



ExisTiINgG CONDITIONS

nance requires C-2 and C-3 Commercial
zones to have 20 ft. minimum building
setbacks, which is incompatible with Mid-
Town’s traditional sidewalk fronting re-
tailers and creates the negative condition of
parking lot placement between the building
and street. Parking requirements in the Or-
dinance are typical of new, suburban areas
but not historic neighborhoods. Multi-fam-
ily housing requires 1.5 spaces/unit, while
most retail requires 5.5 spaces per 1000 sq.
ft. Food stores and

con Road nexus to the east, and along 13th
Street at the west. Mixed Residential-Of-
fice is concentrated around AFLAC and
west on Wynnton Road, while another por-
tion of Wynnton Road is returned to resi-
dential only zoning.

Other land use policy recommendations
and goals in the Comprehensive Plan that
are relevant to MidTown include:

¢ Protect older residential areas from

restaurants require

10 spaces per 1000 sq.

ft.

Future Land Use
Plan
The
Use
insight into the de-

Land

Plan provides

Future

sired future land use
for MidTown as de-
through
the County’s Com-

termined

prehensive Planning
process. In the 2004
proposed update to
the Land Use plan,

uses are more con-

centrated, and resi- 5 /

. . . r /
dential density is I= \/
lowered. Mixed — l= 7
Office-Commercial \-l 7
is concentrated in by - | 'i’ S

. Park/Recreation — : : ixe ice -

Wynnton Vlllage - ———— Commercial
and along Brown I:I Low Density Resd’l : Mixed Office-High Den-

Avenue, while Gen-

I:I Med. Density Resd’l
I:I High Density Resd’l
I:I Mixed Commercial-Ind.

eral Commercial is
placed in the Cross
Country Plaza-Ma-

sity Resd’l

General

- Commercial
- Public/Religious
I:I Offices

Figure Il.10: Future Land Use - Comprehensive Plan Update.
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ExisTiING CONDITIONS

incompatible use encroachment.

* Protect historic resources.

* Promote industrial uses along Martin
Luther King, Jr. Blvd.

» Strengthen existing commercial areas
and hold their boundaries.

* Focus redevelopment efforts on de-
teriorated areas of Talbotton, Warm
Springs and Buena Vista Roads, 10th
Avenue, and Martin Luther King, Jr.
Blvd.

* Concentrate office and services on
Warm Springs Road.

¢ Increase housing options via new con-
struction.

* Protect natural systems.

* Provide increased park space.

II.LE Demographics & Market Con-

ditions

Demographics

Key demographic findings based on Census
2000 data for MidTown include:

* Population: 19,400 residents in 8500 house-
holds, a 1096 decline from 1990 to 2000.
5-year forecast: No growth
(20,600 residents in 9400 households).

¢ Median Household (HH) Income:
$14,000 - $70,000.* Incomes increased in
all census tracts from 1990 to 2000.
5-year forecast: HH Incomes will rise faster
than inflation ($24,000 - $76,000).%*

* Racial Composition: 619% African-Ameri-
can, 37% Caucasian.

Forecast: Increasing age and diversity.

Population (Year 2000)
Columbus Muscogee
MSA*#* County MidTown
275,000 187,500 19,400
(68% of MSA) (10% of
County)

Employment Trends
e Job Growth: 23,000

new jobs in the
Columbus Metropolitan Service Area
(MSA) from 1990 to 2000.
15-year forecast: 27,000 new jobs.

o Strongest Employment Sector: Whole-
sale & Retail Trade.

* Nearby Ft. Benning is expected to add ap-
proximately 27,000 new residents to the region
(5,000 soldiers, 10,000 family members and
another 10,000 support personnel)

Residential Market Conditions
» Strong new construction market in north

Columbus; 1500 permits annually from
1990 to 2000, two-thirds were for single-
family detached homes.

e Rental Units in MSA: 30,300;
Average Rent: $500.

o Average Housing Price in Midtown
(2003): $62,320 - $120,000.*

Retail Market Conditions
* Retail Space in Muscogee County:

4.9 million sq. ft.
* Retail Space in MidTown:
700,000 sq. ft. (14% of County)
* Retail Rental Rates in MSA:
$3 to $21 per sq. ft.
¢ MidTown Lease Rates: $5 to $13 per sq. ft.

* Ranges provided are averages of five subsections of MidTown correlating roughly to market data sources.

** Metropolitan Service Area

MidTown Project Master Plan
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ExisTiINgG CONDITIONS

* Commercial Office Rents:
$5 to $12 per sq. ft.

* MidTown retailers are generating an av-
erage $127 Revenue per sq. ft.
(Georgia average = $197, and $250 is con-
sidered investment grade.)

Household Consumer Expenditures
* MidTown Buying Power: $164 million

expended annually by MidTown resi-
dents for eating out, apparel, leisure and
entertainment, and household furnish-
ings goods and services. This equates to
$17,400 per household, 30% less than the
national average.

* Retail leakage is occurring (MidTown
residents purchasing more than half of
their goods and services from non-Mid-
Town retailers).

Summary
Demographic and market factors that posi-

tively impact MidTown include:

¢ Increasing household incomes.

* Ft. Benning growth potential.

* Retail leakage capture opportunity.

* Aging demographics and income levels
suggest opportunity in unmet supply of
multi-family housing and low mainte-
nance single family lots.

Market related challenges include:

* Small existing population base and flat
non-military related population growth.

¢ Relatively low income levels make retail
investment less attractive.

¢ Relatively low housing prices make in-
vestment less attractive to residential de-
velopers.

“The types of businesses that
come in the future will define this

area.”

MidTown stakeholder comment

12
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NEEDsS ANALYSIS

q NEEDS ANALYSIS

IIT.A Community Input

C

Key findings from stakeholder interviews

included:

ommunity input was obtained through
interviews, surveys, and workshops.

MidTown’s Positive Attributes

* Central location

* Major employers

¢ Regard for specific retailers
* New library

* Weracoba Park
* More people moving back

MidTown’s Negative Attributes

¢ Deterioration, withdrawal of quality
commercial businesses

¢ Crime perceptions

¢ Public school decline perceptions

* Housing decline in some neighbor-

hoods

Figure II1.1: One of the community workshops.

* Police service considered inadequate
by some respondents

Many respondents believe that Macon-
Wynnton Road represents an economic
and social separation of MidTown.

STAKEHOLDER DESIRED GOALS FOR
MipTowN

BRING BACK QUALITY RETAILERS

(restaumnts, movie theater, grocery)

*
ACHIEVE ECONOMIC VIABILITY FOR COM-
MERCIAL INVESTORS

*

REHABILITATE DECLINING NEIGHBOR-

HOODS
(but retain general character)

*

MINIMIZE NORTH-SOUTH DIVISION
*

BENEFIT THE “AVERAGE HOMEOWNER”
*
ENGENDER SAME HIGH LEVEL OF ENERGY/
COMMITMENT EMPLOYED TO REBUILD THE
DOWNTOWN AND RIVERFRONT

Visual Preference Survey

The Consultant team developed and ad-
ministered a Visual Preference Survey to
gauge stakeholder’s desired visual char-
acter for MidTown.
nearly 100 photographs on a scale of -10 to

Respondents rated

MidTown Project Master Plan
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NEEDsSs ANALYSIS

+10 for their desired applicability in MidTown. Categories ranged from street character
to housing styles. The survey was conducted at three meeting sites and was available
on the internet. Over 250 surveys were completed, with 70% of respondents residents of
MidTown. The highest and lowest scoring images with the lowest standard deviation
(i.e. most consistency among respondents), are shown on the following pages. (First
number = average rating, Second number =standard deviation). In some cases a simulation
of an existing location within MidTown was tested to measure the reaction to potential

STREETS: POSITIVE

modifications of that site.

STREETS: NEGATIVE
-3 (6) =7

== -
- k- . ol
= —

889 of respondents believe that Columbus should

have Design Guidelines/standards for streets and
architectural character. Desired characteristics
appear to be:

e Street trees and amenities

¢ Buildings 2-4 stories in height framing road

* Curbed, 2-way streets with on-street parking
* Landscaped medians for 4 lane roads

A simulation of Hilton Avenue (below) in which
only a landscaped median and paving treatment
were added had the highest average score of any
image in the Street Character category.

7.(4)
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NEEDsS ANALYSIS

PEDESTRIAN REALM POSITIVE

38% of respondents believe that sidewalks are
inadequate throughout MidTown, while 2806 be-
lieve the problem exists in specific locations. De-
sired pedestrian oriented improvements appear to
be:
¢ Increase and improve sidewalks in residential
and commercial areas
¢ Separate sidewalks from the road with a
planting strip or tree well
* Provide a variety of paving treatments for
sidewalks and crosswalks to accentuate and
add interest

N
SIMULATION RESULT

A simulation of the intersection of 13th Avenue
at 17th Street (below) shows the dramatic posi-
tive effect of highlighting pedestrian crosswalks,
adding street trees and framing/balancing the
streetscape with more vertical buildings on the
left side of the street.

MidTown Project Master Plan
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COMMERCIAL/RETAIL POSITIVB
2 4 | @z -
4§

T | S
alBaR|

h (4

819% of respondents agree that infill should in-
clude mixed-use buildings.

859% agree that the highest intensity of devel-
opment should occur along Macon/Wynnton
Road.

629% do most of their shopping regionally, while
30% do most of their shopping within MidTown.

A simulation of Wynnton Road at Forest Avenue
(below) resulted in the largest “before and after”

positive change of any of the simulations.

Retail tenants desired (% of respondents selecting this type)
Locally owned businesses 92%  Small scale hardware stores 74%
Upscale restaurants/cafes 91%  Farmers markets 73%
Garden/flower shops 87%  Specialty retail 71%
Bookstores/coffee shops/newsstands 86  Garden/flower shops 71%
Professional/personal services 78%  Grocery stores 69%

Rt |
SIMULATION RESULT
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NEEDsS ANALYSIS

83% of respondents believe redevelopment/
rehabilitation of MidTown neighborhoods
should be a high policy priority for the City.

269% believe a need for multifamily housing
is not being met in MidTown; 26% believe
there is no need for multi-family housing.

Based on the results, quality, well maintained,
single family and 2-3 story multi-family units
are viewed as the preferred housing types for

MidTown.

MidTown Project Master Plan
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NEEDsSs ANALYSIS

Workshop Summaries

Three community workshops focused on
land use and desired locations for transpor-
Maps

were created by consolidating the work of all

tation/circulation improvements.
subgroups. The first map, Susceptibility to
Change, gauges the community’s expectation
for change in specific areas of MidTown.

The Residential & Civic Land Use
shows preferred locations for these particu-
lar land uses. While preferences tended to

map

align with actual locations of housing types,
participants were amenable to higher density
housing alternatives along Macon-Wynnton
Road, and on the far western and southern
portions of the area.

While most parks/greenspace areas high-
lighted on the Parks & Greenspace map are
existing parks and school athletic fields, new

greenspace sites are advocated for placement
along Martin Luther King, Jr Blvd, within the
old Columbus Square Mall site, and as pocket
parks on small neighborhood sites.

The Streets, Parking & Mobility map pro-
vides direction for streetscape and non-vehic-
ular circulation improvements. All major and
minor arterials and transportation corridors
in Midtown are considered candidates for
streetscape and pedestrian improvements.

The Activity Node map identifies potential
areas for desired concentrations of retail and
mixed commercial centers. “SD” nodes con-
note centers with a broader regional custom-
er base, while “N” nodes would serve local
neighborhood needs. Nodes desired by part-
ticipants in the third workshop are shown in
red circles in Figure I11.6. Attendees of that
session live primarily between Macon Road,

Brown Avenue and Rigdon Road.

$iF
i
‘v
=
n
=
=
-

High
Moderate
Low

None

SUSCEPTIBILITY TO CHANGE

Figure II1.2: Susceptibility to Change Synthesis Map.
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—UNAMID STREET

RESIDENTIAL & Civic LAND USE

Figure I11.3: Residential & Civic Land Use Synthesis Map.

Bl

Single Family

Medium Density,
Single Family + Multi-family

Higher Density Multi-family
Civic-Municipal Uses

MidTown Project Master Plan
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NEEDsSs ANALYSIS

Streetscape Improvements
== Sidewalk Improvements
— Bus Routes

==  Bike Lanes

. Crosswalk Improvements

'|STREETS, PARKING & MOBILITY

. Existing and Desired New

Greenspace Sites

IPARKS & GREENSPACE

Figure I11.5: Parks & Greenspace Synthesis Map.
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ACTIVITY NODES

Numbered in order of stated importance/priority
Node lineweight equates to strength of consensus

by groups

Figure I11.6: Activity Nodes Synthesis Map.

mmmm  Retail Frontage
Node Priorities (Workshops 1,2)

(>  Node Priorities (Workshop 3)

SD
N Neighborhood Nodes

Regional Community Node

MidTown Project Master Plan
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NEEDsSs ANALYSIS

III.B Market Demand Potentials

Should recent trends continue, MidTown’s
commercial health is expected to remain
stagnant or slowly deteriorate over the next
twenty years. The following quantitative
assessment of the commercial and housing
market potential for MidTown assumes
that proactive measures will be taken to re-
verse this trend.

Note: Demand forecasts are projections for
the next five years.

Housing

Estimates for net new housing demand in

MidTown
Moderate High
Growth Growth*
Units 215 - 300 215 - 500

* A key assumption of the high growth esti-
mate is that MidTown captures a strong share
of the Ft. Benning housing need growth.

Commercial

Incremental retail space requirements

Moderate High
Growth Growth
Square Feet ~ 20K-25K 35K - 40K

While demand is found across all com-
mercial categories, leisure/entertainment
and food services (restaurants) are the two
largest subgroups. A high growth scenario
additionally shows potential for 30,000 sq.
ft. for a multiplex cinema.

Employment

Employment is forecasted to increase with-
in the Columbus MSA at approximately
1900 new jobs per year over the next ten
years. A quarter of this growth is forecast-
ed in professions typically leasing office
space (finance, real estate).

Assuming historical vs. heightened capture
rates, MidTown’s Multi-tenant office space

is expected to increase by 15K - 30K sq. ft.

“There’s not one great restaurant
in town, but we’ve got lots of

barbecue places.”

MidTown stakeholder comment

ITI.C Opportunities and Con-

straints

Opportunities and challenges relevant to
the revitalization of MidTown include:

Opportunities

* Existing residential neighborhoods are

generally an asset

- their structure incorporates traditional
community building elements: con-
nectivity, small setbacks, architectural
character, and mature vegetation

- issues tend to involve specific proper-
ties and maintenance rather than the
more difficult problems of inappropri-
ate pattern

22
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* Major redevelopment of the Columbus

Square Mall site on Macon Road could

be a development and population attract-

ing catalyst

- new library just completed

- municipal entities need office space

- good location for regional tenants

- municipal ownership of large contigu-
ous block of properties

Committed stakeholders

- community participants engaged and
can aid implementation phase

Certain commercial needs are not being

met. Only 309% of surveyed respondents

conduct most of their shopping within

MidTown. Areas of need include:

- restaurants

- basic entertainment (movie theaters)

- neighborhood services and goods

- bookstore, coffee shops, bakeries

- localized personal services

Certain housing needs are not being met,

including:

- quality multi-family apartments and
condominiums

- empty nester, small lot single family
and townhomes

Historic district preservation guidelines

are in place to retain valuable assets.

Selected enhancements can strengthen

their impact.

Significant improvements can be made

to streetscapes that involve pedestrian

and building related elements

- traffic congestion is not an overwhelm-
ing problem in MidTown, so pedestri-
an needs can be prioritized

- few multi-lane roads exist that have
significant architectural investment,
making streetscape improvements less
costly

- can make a large difference with rel-
atively low investment and in short
time period

Growth projections for Fort Benning
offer near term opportunity to provide
residential housing that will be in short
supply.
Localized investment on 13th Street by
Jackson-Burgin offers example of activ-
ity node in process that may be dupli-
cated (with other positioning strategies)
within MidTown.
The channelized, unattractive flood con-
trol technique deployed at Lindsey Creek
can be transformed into an equally ef-
fective community amenity similar to
Weracoba Park. Lindsey Creek also of-
fers extensive greenway potential north
to Columbus State University and south
to the Riverwalk.
The nonprofit Neighborworks Columbus
and the Community Reinvestment de-
partment of the Columbus Consolidated
government have/are working on reha-
bilitation and rebuilding of affordable
single family housing in East Wynnton
and East Highlands.

MidTown Project Master Plan
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NEEDsSs ANALYSIS

MidTown’s Strengths . . .

Figure I11.9: Local retail favorites. Figure I11.10: (Left) Major employer (AFLAC Headquar-

ters). (Right) Prominence of Wynnton Elementary School.

o

Figure IIL.1:: New Columbus Public Library will bring Figure I11.12: Weracoba Park offers variety of recreational
regional visitation. and greenspace amenities.

24 MidTown Project Master Plan



NEEDsS ANALYSIS

. .. and Opportunities for Improvement.

Figure I11.13: Lack of maintenance of some homes can blight
neighborhoods.

Figure I11.16: Approach to flood control does not enhance

the neighborhood environment.

Figure I11.17: Inhospitable and generic streetscape of Ma- Figure I11.18: [ They built it but they did not come] - an
con Road. underutilized Martin Luther King, Jr. Blvd.

MidTown Project Master Plan 25



NEEDsSs ANALYSIS

Constraints

With the exception of Ft. Benning,
growth in the region, particularly Mid-
Town, is relatively flat. Commercial de-
veloper interest is more difficult to ob-
tain.

Correspondingly, average price points for
housing are low, presenting challenges to
garnering residential developer interest.

MidTown retailer average sales per sq. ft.
is low, making commercial sustainability
an issue for retention.

In Muscogee County, property taxes are
frozen for residential properties until re-
sale, and the Homestead Exemption ac-
celerates for appreciation, resulting in
insufficient municipal funds to invest in
public projects.

The MidTown community itself has
perceptual and real divisions, generally
centered on Macon Road. Differing pri-
orities and attitudes may make imple-
mentation more difficult.

Lack of vacant land makes redevelopment
the only option. Must compete against
lower land costs in greenfield develop-
ment in north Columbus.

Actual and perceived crime activity may
thwart revitalization in certain segments
of the Study Area.

Current zoning codes do not allow the
deployment of many traditional commu-
nity building principles.

“The Good, the Bad, the Ugly”

Stakeholder description of MidTown

26
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‘ VISION & RECOMMENDATIONS

V.

IV.A Vision

Quality Housing Thriving, Sustainable

Commercial Base

Community

Cohesiveness,

Walkable MidTown is a smal'l town in the heart
of Columbus, a diverse and stable
residential community, supported by
commercial centers, greenspace , and

civic amenities.

Context Sensitive Greenspace & Civic

Transportation Amenities for All Ages Historic Character

Systems

A VisioN FOR MiDTowN Diversity

MidTown Project Master Plan
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VISION AND RECOMMENDATIONS

IV.B Recommendations

Goals and recommendations toward
achieving a MidTown Vision are listed
at the end of this chapter in Figures IV-23
through [V-27.

tions are described in more detail in this sec-

Some of the recommenda-

tion.

Goal #1:
RETAIL HEALTH &
SUSTAINABILITY

(Figure IV.23)

Concentrating retail activity into mixed-use
regional and neighborhood serving nodes is

an essential element for retail sustainability.
Nine commercial nodes are proposed (Figure
IV.1). The short term implementation of sev-
eral key nodes can provide the catalyst to the
MidTown commercial revitalization effort.
Four prioritized nodes are highlighted in this
report.

Node #1, specifically the 70 acre parcel
south of Macon Road, was studied by the
Consultant team in a separate commission
by the Muscogee County School Board. This
site, with its large size, municipal ownership,
location, and current nonproductive use, has
the potential to be the foundation for Mid-

Town’s revitalization.

I!H L! ‘;‘! Master P'Ia_m

Commercial

MidTow n el
MR ICENY Nodes
Columhbus, GA

Regional: School Board Ske/Midtown \‘\ %
Mlaza/Cross Country Plaza

Histerie Wymnton Village
Buena Vista Road at Broemn Svenue

17th Street and 135th Avenue

13th Street fram 13th Avenue to 16th
Avanue

10th ave &

Garrard between 1Tth Avenua & Cherokee

Warm SprngaTalbation-17th Avenue-Slade

Hidgon Road at liges

@EOOO®OEE

Martin Luther King Jr Bhd at Brown
Avenie

m Wynrton Road: MidTown's Signature
Carridaor

|
i e we waur

Figure IV.1: Proposed Commercial Actwlty Nodes and Character Segments of Wynnton Road.
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The Consultant Team’s 2004 plan from the
original commission is included in the Tech-
nical Appendix document, and is supported
with an economic analysis. Based on subse-
quent stakeholder input, the Consultant team
prepared an alternative concept plan (Figure
IV.4) that remains under discussion as of the
date of this report. The outcome will have
critical implications for MidTown’s ability to
achieve its Vision. The specific plan chosen
is not as important as is the retainment of the
inherent community oriented principles that
are also the framework for many of the

Figure V.2 (Right): Vacant former Sears building
on the School District site.

Figure IV.3 (Far Right): New Columbus Public |
Library, March, 2005. A 340 space parking lot has
been constructed in front of the building.

EE T R R S T

August, 2005
School Board Site Plan Elements

Columbus Public Library (existing)
73 Single-Family Homes

177 Townhomes/Live-Work

110 Multi-Family Homes

100,000 sq. ft. MCSD Offices
25,000 sq. ft. City Offices

New Rigdon Road Elementary
School

New Lindsey Creek Arboretum
Park and Greenway

H

I!_

MDD OMices
City of Columbus Offices
Libeary

2

3

4

5 WA

& Parks

1 Houlevarg

8 Arboretum

9 flllllH Dﬂr{hpﬂ"ﬂl
.
LEG ENh

| Residential single Famity
I eitentinl Townhoue
[ Freskdenaial Mattitamily
B eiail
B Ol
I rark
I Civic

| T Elemeniary School Sde

f..u\.,p.,..»..\n.. '
4 Amh.ﬂ\«. o

Figure IV.4: August,2005 Plan for the Muscogee County School Board and Library Site (Node #1).

MidTown Project Master Plan
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recommendations in this Master Plan. Also,
the strong residential focus and supporting
amenities in the School Board site concept
plan enhances MidTown’s potential to cap-
ture a major share of the planned Ft. Benning
personnel expansion.

Node #2 incorporates a linear site further
west on Wynnton Road historically known
as “Wynnton Village”. This section still con-
tains remnants of small-scale local business
enterprises evoking a small town character,
such as Dinglewood Pharmacy and Wynnton
Hardware. Some newer enterprises, includ-
ing a Burger King fast food restaurant, have
adapted into former single family homes, but
others are transforming the streetscape into a
generic commercial franchise environment.

The goal for Node #2 is to recreate the histor-
ic, small-town commercial character. Strate-
gies for achievement include:

* Require retail or mixed-use along
Wynnton Road;

* Build upon civic spaces, such as the new
magnet school - Wynnton
Elementary;

* Address commercial
creep into adjacent resi-
dential neighborhoods;

* Apply unique design
guidelines for this sec-
tion of Wynnton Road
that include improved
sidewalks with street
tree planting buffers,
buildings to the side-
walk, parking in the
rear, and allowance of

Begin:streetscape
Zimprovements

residential over retail. Examples of spe-
cific recommended streetscape standards
include the provision of 3 zones (landscape,

sidewalk and street furniture), minimiza-

Figure IV.5: (Above Left): Burger King adapts to the
local environment. (Right): Wynnton Elementary is a
prime civic landmark in Wynnton Village.

ee Furpiture,
width)

Figure IV.6: (Above): Focus on streetscape elements in
the Phased approach.
(Below): Phased concept for Wyrmton Village Node.

NODE #2: PHASED S, | coe
z.._ r/MuItl famlly .

resndentlal to,
/" stipport reta|l

Lawyer's ®
Lane

~Limit.
commercial
creep
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NODB#Q COMPREHENSI‘V[

CommerC|aI/M|xed pse ;

Multl l.:amlly

N Parl_<|_ng

. Greenspace

Figure IV.7: Comprehensive concept representing desired

principles for Wynnton Village Node.

Figure IV.8: (Left): Corner of Forest Avenue and
Waynnton Road today. (Right): Same location using
Node #2 principles.

tion of curb cuts, and use of specific ma-

terials for sidewalk and crosswalk paving

and street lighting. Examples of specific

building oriented design guidelines in-

clude:

— Setbacks: 75% of building on Build-to
line

— Height: 14’ clear height ground floor (2
stories encouraged)

— Windows: Ground floor facade will
have 60-909% fenestration

—  Entrances: Functioning doors along
Wynnton at intervals no greater than

60’

Two potential sce-
narios are provided as
representations of the
desired development
for Wynnton Village.
The Phased approach
builds

existing

around some
businesses,
while the Comprehen-
sive approach assumes
a greater assembly of
parcels could be ob-
tained and redevel-
oped. Both concepts
assume current ten-
ants could remain if
desired but with modi-
fications to their building configurations and
placement. A visual representation is seen
in the simulation for this area (Figure I'V.8)
that was included in the Visual Preference

Survey.

Node #3,

Vista Road, is already functioning as a lim-

at Brown Avenue and Buena

ited but important neighborhood node for the
adjacent community. Improvements can be
made to further support residents and pro-
vide services to the AFLAC employees on
This node

also overlaps and can be coordinated with

the west side of Brown Avenue.

the recommendations for the Buena Vista

Figure IV.9: (Left): Existing retailers of Node #3 on
northeast corner. (Right): Part of AFLAC facility com-
plex.

MidTown Project Master Plan
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NO-D"#"g ! * Buildings brought up to the sidewalk with
. , " king in the rear;
Gommercial (Grocer parking ’
T Office Witlh Tgwnhonig | * Residential units added within walking dis-
i » tance through infill.

Parkingg = i
AFLAC Retailpith Multi-Family

Node #4 has the potential to spur revital-
ization of the East Highlands area in much
the same manner that the School Board site
plan implementation will energize the entire
MidTown community. The five point inter-
section has some positive existing character
elements, from the handsome architecture of
the church on the northeast corner to the tri-
angular shaped lot between Linwood and 17th
AFLAC
Support
Center

Street. While adjacent residential neighbor-

Brown Avenue |

hoods and existing scale offer positioning as a
neighborhood node, alternatives offer a more
regional potential. Proximity to the more
industrial areas of town and a prime loca-
tion in a neighborhood where single family
homes have/are reaching historic longevity
may indicate positioning as an antique/home
decorating/home services retail goods and

renovation services center.

Figure IV.10: Concept for Brown-Buena Vista Neigh-
borhood Node.

e NODE#4
Road enhancements. Residents . _ -
strongly support the retainment L - Methodist
of a grocery store at this location. . ' . Church
(A Piggly Wiggly is currently lo- e s

cated on the southeast corner.) 17th Street
Principles incorporated in the
Node #3 concept include:

¢ Pedestrian amenities including
sidewalks on both sides of Bue-
na Vista Road and landscape

»

strip with street trees between 3

Commercidl/Mixe

the sidewalk and road; Parking

Figure IV.11: Node #4 concept plan.
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Figure I'V.12: (Left) Node #4 today and (Right) with

plan principles implemented.

The Node #4 concept plan incorporates the
same principles found in the preceding nodes.
Participants in the Visual Preference Survey
increased their rating of this intersection
from -5 to +4 based on the addition of simple
streetscape elements and the addition of a
3 story building on the northwest corner to
frame the road.

Other Nodes - Two of the remaining
nodes are already established and should be
nurtured by incorporating the activity center
principles when considering future develop-
ment in the area. St. Elmo Shopping Center

on Garrard (Node #0) is an established re-
tail center that will be positively influenced
by a planned residential development to the
east. The Jackson-Burgin development on

13th Street (Node #5) has already been de-
signed with Traditional Neighborhood De-
velopment principles and would be further
enhanced with similar development on the
north side of the street. This developer’s self-
funding of streetscape amenities along the
south side of 13th Street may warrant priority
of future municipal funds for streetscape im-
provements along the north side to support
and sustain this promising commercial node.

Lastly, in order to effectively implement the
recommended node concepts, the municipal
zoning and regulatory land use ordinances
(those in effect in 2004) will require modifi-
cation.

Goal #2:
PUBLIC REALM
ENHANCEMENTS
(Figure IV.24)

The linear Weracoba Park is a significant as-
set to MidTown and can be emulated to the
east around Lindsey Creek. In addition to
park amenities, the creek offers a potential
greenway trail benefit of connectivity north
to Columbus State University, and south to
the boundary of MidTown (and eventually

to the riverfront).

A portion of a proposed Lindsey Creek park
system is incorporated in the School Board
site plan (Figure IV.4). The MidTown Mas-
ter Plan proposes the extension of that sys-
tem to increase its benefit to a larger constit-
uency of MidTown residents. The Lindsey
Creek Recreation Area (Figure [V.15) would
entail an approximately 2.5 mile long multi-
use greenway trail and passive park running
from the railroad tracks at the southern edge
of MidTown and north to Columbus State
University. Several active amenity areas are
proposed along its path: at Decatur and Flem-
ing Street; at [-185-Putt Road and MidTown
Drive; and the Arboretum Park proposed be-
hind the Columbus Public Library. More de-

Figure IV.13:
Lindsey Creek
today near Glen-
wood where it is
channelized into
an unappealing
concrete culvert.

MidTown Project Master Plan
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tailed parcel maps of the proposed greenway
recreational system are found in the Techni-
cal Appendix document.

Another public realm recommendation in-
volves the better utilization of public school
grounds for community benefit. Opportuni-
ties exist at Hannan Elementary and Club-
view Elementary in their underutilized
grounds. Marshall Middle School and Carver
High School could support neighborhood re-
vitalization with more inviting and aesthetic
exterior treatment. The chain link/barbed
wire fence should be removed and landscap-
ing added to the grounds to present a “park-

like” face to the community.

1= LOIEATHIAIE ) =)
: L d o T T
Figure IV.14: Opportunities (in green) for creating pub-

lic amenities from underutilized school grounds.

Future park design should incorporate prin-
ciples that promote usage, accessibility and
safety. One important element involves
“eyes on the street”, or the ability for many
to observe activities within the park. A basic
way to achieve this objective is to place pe-
rimeter roads around the park, with residen-
tial housing facing (not backing) the park.
Weracoba Park incorporates this design, but
others, such as Veteran’s Park, have limited
accessibility due to private housing lining
three sides of the park.

*Proposed
Greenspace/ ©

- Park Amenity.

\ B rloodpiain

' /
Carver High,zf
School

Figure IV.15: Proposed Lindsey Creek Recreation Area.
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Figure IV.16: (Left): Perimeter streets

idential (30 acres), medium-
Ltwie | high density residential (24
acres) and 1 acre to low den-
sity residential. This action
also supports the first goal of
concentrating retail for maxi-
_ mum effectiveness and busi-
MR 1 ness sustainability.
(e
' Two additional factors often
2 lead to neighborhood decline:
& .
@0 the purchase of properties by

and homes face Weracoba Park. (Right): HTH j

Veteran’s Park is only visible from Buena ' T

Vista Road. filidgs
Goal #3:

RESIDENTIAL NEIGHBORHOOD
REHABILITATION &
PRESERVATION
(Figure I1V.25)

Rehabilitating and preserving existing neigh-
borhoods will involve regulatory changes and
enforcement, and the active involvement of
community residents.

Neighborhoods suffer from the practice
of spot rezoning, when commercial activi-
ties “creep” into established residential ar-
eas. Minimization of this activity involves
consistent enforcement of existing zoning,
as well as the return of some commercially
zoned properties back to their historical resi-
dential status. Figure IV.17 shows candidates
for this action throughout MidTown. Ap-
proximately 55 acres have been identified: 15
are currently zoned as General Commercial,
21 acres as Neighborhood Commercial and 19
acres as Apartment-Office. This acreage is

recommended for rezoning to mixed-use res-

absentee landlords with sub-

sequent rental of single fam-
ily homes; and low enforcement
of building and property standards due to
lack of appropriate regulations or inspection
personnel. “Carrot and stick” strategies can
be used by municipalities to address the first
factor. For example, a ‘Homesteading’ pro-
gram offers positive incentives by enabling
the City to purchase abandoned/tax induced
foreclosed properties and sell them to private
owners for a nominal fee conditional upon
renovation and occupancy time in the home.
Providence, Rhode Island adopted such a pro-
gram in the 1970’s. Other strategies are listed
in Figure I'V.25.

While legal challenges to regulations in these
areas are not uncommon, many municipali-
ties have pushed ahead with a variety of mea-
sures to stem the spiral of neighborhood dete-

rioration. Examples include:

* The City of Lawrenceville, Kansas enacted
the Rental Licensing and Inspection Pro-
gram to regulate rental of dwelling units in
single family neighborhoods. Rental prop-
erty in single family zoned neighborhoods

must maintain a valid license in compliance

MidTown Project Master Plan
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Figure IV.17: Parcels highlighted by red boundaries are recommended for change to residential and/or mixed use zoning

to address commercial creep.

with City Ordinance 7326 and the Uniform
Housing Code. Properties must meet stan-
dards for light, ventilation, heating safety,
sanitary conditions, and space for human
occupancy.

* The City of Alpharetta, Georgia adopted
a property maintenance code that has been
approved by the Georgia Department of
Community Affairs.

* Cobb County increased fines last year
of second and third time violators of the
“junk car” ordinance. Austin, Texas, Bea-
vercreek, Ohio and Sunnyvalle, California
have similar ordinances in this area.

* To address issues of too many occupants
residing in single family homes, Cobb
County, Gwinnett County and the City of
Atlanta have enacted “multifamily use” or-
dinances. Atlanta requires a minimum of
150 gross sq. ft. for the first occupant, and
100 sq. ft. for all others. Cobb County re-
quires at least 50 sq. ft. of sleeping space per
person, excluding hallways, kitchen, stor-
age and utility areas.

* The City of Chattanooga, Tennessee offers
a Rental Housing Rehabilitation Program,
whereby the City will make interest pay-
ments on construction loans for repairing

36
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and maintaining rental properties with 5196
affordable rental rates.

Neighborhoods can also be preserved by using
historic district designations (for areas that
comply). MidTown has employed this tool
effectively for 6 districts. Other areas may be
candidates for such measures dependent upon
community support, such as a portion of East
Highlands. (Over 2/3rds of the homes in East
Highlands are now over so years old.) While
state and national Historic District designa-
tions are one approach, the City could also
adopt a Conservation District category, such
as found in Nashville. Conservation zoning
is a design review overlay zoning, but is less
stringent than historic zoning. Conservation
zoning would be used to regulate the follow-
ing actions: new construction, building relo-
cations, additions to habitable floor area, and
demolitions. Unlike historic zoning, conser-
vation zoning does not regulate alterations to
buildings outside of these areas.

While Columbus has made strong progress
in the identification and establishment of his-
toric preservation areas within MidTown, it
must also address the equally important issue
of code enforcement. Columbus should adopt
a tailored building code specifically for his-
toric areas, rather than utilize Chapter 34 of
the International Building Code. Such codes
have special provisions for historic buildings
that provide increased flexibility and respon-
siveness to unique conditions. Model codes to
consider include those in Cincinnati, Mary-

land and New Jersey.

Detailed recommendations and strategies to
further support Columbus’ historic resources
can be found in the Recommendations sec-
tion of the Technical Appendix document.

Goal #4:
TRANSPORTATION & CIRCULA-
TION IMPROVEMENTS
(Figure IV.26)

Achievement of Midtown’s Vision will oc-
cur only if the Vision becomes a fundamental
tenant of transportation planning. Context
Sensitive road design practices support the
Vision and should be employed. Proposed
solutions to two corollary projects to this
study, the Brown-Peacock-Wynnton road
realignment, and Buena Vista Road enhance-
ments, incorporate the principle of develop-
ing transportation strategies in context with
existing neighborhood character.

The Consultant Team’s first proposed alter-
native (Figure IV.18) to GDOT’s Brown-
Peacock-Wynnton intersection plan achieves
the safety objective of aligning the two roads,
improving the intersection for pedestrians,
and incorporating left hand turn lanes on

|ll Y -I %
1I.I||| Il||‘- L
L .
1 A . o oot [T
\ \ —c:'rr-nl instinlt II| I|
W et T |
. Xg\" QNS?i\ .

|l
11
e

Figure 1V.18: Proposed Wynnton Road - Brown-Pea-

cock intersection improvement plan.
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Brown and Peacock Avenues.
Discussions between GDOT, the
City and community representa-
tives continue as of the time of
this report.

The Consultant Team’s proposed
improvements to Buena Vista
Road (Figure IV.19) are appropri-
ate for traffic volume estimates/
projections and the desire to re-
tain community character. In
thisregard, significant streetscape
enhancements are proposed that
improve aesthetics and the abil-
ity of pedestrians to safely and
conveniently use the corridor.
A three lane roadway is recom-
mended vs. GDOT’s proposed
five lane configuration. These
actions will additionally support
the viability of the neighborhood
activity node (Node #3) proposed
at Buena Vista Road and Brown
Avenue.

In May, 2005, the Columbus
Consolidated government passed
resolution #140-05 that adopted
the Consultant Team’s 3-lane
proposal for Buena Vista Road.
A copy of the resolution is in the
Technical Appendix document.

While plans for these two sites
are important, decisions regard-
ing Macon-Wynnton Road have
and will effect MidTown’s char-
acter to a greater extent. This is
evident today by the contrasting
environment of the “Macon”

'.ﬁ

o
£
£
£
£
£l
=
giid
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portion of the streetscape vs. the “Wynnton”
section. This road not only has an important
functional purpose as MidTown’s main ar-
terial; it inherently represents MidTown’s
image to the road’s users. Thus, a proactive
approach is needed to transform Macon-
Wynnton Road into MidTown’s

street”.

“identity
(The first principle of an identity
street is a singular, recognizable name. The
length of Macon Road - Wynnton Road
within MidTown’s boundaries should be uni-

formly named Wynnton Road.)

Identity streets provide cognitive linkage,
place association and memory through the
sequencing of distinctly consistent, iden-

tifiable
Wynnton Road already has discernible, but

character zones and landmarks.
fading, character demarcations that can be re-
inforced through the establishment of unique
streetscape and land use guidelines and zoning
for each “district”. Proposed “districts” are
shown in Figure IV.20. Landmarks, includ-
ing signature buildings, public art, greens-

pace or other memorable elements, can aid

in associating character with location. Exist-
ing landmarks along Wynnton Road include
the Columbus Public Library, Wynnton
School, AFLAC headquarters building, and
The Columbus Museum. However, certain
streetscape elements, such as lamp posts and
street trees, should be consistent along the
entire length of the Wynnton Road for con-
tinuity and consistency with MidTown’s Vi-

sion.

MidTown’s central role within Columbus
dictates the need to accommodate some vol-
ume of through traffic. An ideal candidate
for this purpose is the currently underutilized
five lane Martin Luther King, Jr. Blvd. that
runs east-west along the southern boundary
of MidTown. Should the railyards west of
1oth Avenue be moved in the future, this po-
tential “parkway” could provide a highly ef-
ficient linkage from Uptown to the JR Allen
Parkway, thus preserving the local character

of Wynnton Road and Buena Vista Road.

A key challenge to the MLK Blvd. parkway
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proposal is the current problematic intersec-
tion of Buena Vista Road, Martin Luther
King, Jr. Blvd, and Ilges Road. A function-
ing freight train rail line runs through this in-
tersection, causing frequent backups and wait
times for motorists attempting to traverse
the intersection. Dependent upon the future
plans for this rail line, an overpass could be
considered. This would separate the trans-
portation conflict and optimize traffic flow
and safety for all parties.

Pedestrian oriented transportation must
be supported and improved in MidTown.
While new development can be directed with
streetscape guidelines requiring sidewalks
and vegetated buffer strips, existing areas
must also be addressed. Nonvehicular trans-

portation alternatives are particularly essen-
tial to connect neighborhoods to the activity
nodes proposed in Goal #1. Based on results
from the community workshops, high prior-
ity locations for sidewalk enhancements and
dedicated bicycle lanes are shown in Figure

IV.21.

A key pedestrian improvement that will also
support retail sustainability is a crossing plan
from the north side of Macon Road to the
Node #1 development proposed on the south
side of Macon Road. The large number of
housing units planned for that node, as well
as users of the Columbus Public Library,
could shop at Cross Country Plaza without
generating increased traffic if this crossing
were safe and convenient. While the narrow-

ing of Macon Road would most

ULl

SaEaE

v

o

Y -4
’\_&
A

-"-'-_.-’

i
rngig et st

optimally achieve that goal, a
pedestrian improvement plan
is shown in Figure IV.22 that
retains the existing right-of-
way. Key actions involved in
this improvement include:

Retain the number of street
lanes, but restripe to narrow
through lanes to 1’ wide,
and the turn lane to 12’.

Sl -G i \;\ ¢ Create three raised pedestri-
o ﬁ‘ .
L] oy
¥ § A\ an islands.
g & \

p. o

% S

B e

% '

mmmm Sidewalk Improvements
Bicycle Routes
mmmmms Buena Vista Enhancements

e Lindsey Creek Greenway Trail

Figure IV.21: Proposed pedestrian and bicycle lane improvement areas.

40

MidTown Project Master Plan



VISION AND RECOMMENDATIONS

¢ Create 8 wide curbed,
landscaped medians in
Macon Road for pedestri-
an refuge. Leave handi-
cap accessible through-
ways where crosswalks
intersect.

* Place 9 segments of
stamped, colored asphalt
crosswalks with reflec-
tive striping.

¢ Install pedestrian actua-
tor signals (up to 9 pos-
sible).

Figure 1V.22: Proposed pedestrian crossing plan for Macon Road.

Goal #s:
MASTER PLAN SUSTAINABILITY
(Figure IV.27)

The MidTown Project Steering Committee
requires a permanent successor organization
to carry MidTown’s vision forward and sup-
port implementation of the recommendations
of the Master Plan. A model example is the
Midtown Alliance in Atlanta, Georgia, a non-
profit organization consisting of staff, volun-
teers and board members. Midtown Alliance
advocates the business and resident interests

of the Midtown community in Atlanta, and “Anything that’s built should be
has been instrumental in its renaissance over a beneﬁt to the Community and
the last five years. A similar type of orga- not just support those passing
nization dedicated to MidTown Columbus’ through”.

interests could be equally effective in turning
MidTown’s Vision into reality.

MidTown stakeholder comment

MidTown Project Master Plan 41
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IMPLEMENTATION

q IMPLEMENTATION V.

V.A Action Plan and Phasing

The prior chapter listed numerous recom-
mendations to achieve the MidTown
Vision. The Action Plan prioritizes and cat-
egorizes those recommendations into Policy
actions and Capital Project actions. The Pol-
icy Action Plan (Figure V.1 below) lists key
policy and regulatory actions recommended
for short term/Phase I implementation. Lo-

Key Policy Actions

cal governments are typically responsible for
these activities.

The Capital Project Action Plan (Figure V.2,
next two pages) prioritizes, quantifies and
categorizes those capital projects that are ex-
pected to have the most significant and im-
mediate impact. (Costs estimates of construc-
tion are for budgetary purposes only and do not
include design and engineering fees).

Description

Responsibility

per concept plan

Sell old Mall/School Board site property to various entities

MCSD

guidelines for MidTown

Develop/implement new zoning overlay district and design

Consolidated
Government/Planning
Dept.

. champion and implement master plan
* Create Retail Coordinator Position

* Form permanent MidTown nonprofit organization to

* MidTown Project Steering|
Committee
* City

homes

Enact policy measures to minimize rental of single family

Consolidated Government

Provide incentives for new commercial and residential
development within MidTown and Uptown and for re-
investment by existing businesses

Consolidated Government

Minimize approval of spot rezoning requests permitting
commercial creep into residential neighborhoods

City Council

Work to modify existing property tax system

Consolidated Government

Figure V.1: Phase I Policy Action Plan

MidTown Project Master Plan
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IMPLEMENTATION

Key Capital Projects

Type of Unit Priority Future
Description Location Im r)gz/ement Type Units Construction Construction
P P Costs (1) Costs (2)
Arboretum Park (3) School Board site, behind Library Park/ Greenspace $4,680,000
Lindsey Creek Recreational System Park/ Greenspace . mile 25 $2,446,500 $2,357,250
School Board site, east of linear |
Priority 1: Segment C Rigdon Road Elementary: foot 1,900 $912,000 |
Clairmont to Boxwood i
B B T ——————————
- . linear |
Priority 2: Segment B Clairmont south to Glenwood foot 1,650 $792,000 |
i
. H
Priority 3: Segment D Boxwood to Wynnton (Macon) linear 5 250 $742,500 |
Road foot |
,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, N S —
linear |
Future: Segment E Macon Road north to 1-185 foot 1,500 §$540’000
’ linear |
Future: Segment F 1-185 to Edgewood foot 1,800 1$270,000
i i
i H
Future: Segment G Edgewqod to Columbus State linear 2,300 $345,000
University foot |
Future: Segment A South boundary of MidTown to linear 2,030 $730,800
Glenwood foot i
Wynnton Road Improvements Streetscgpe/ $1,316,120 $1,588,750
Pedestrian
School Board Site Node 1-185 to Rigdon Road $851,720 ;
Avg..7 Slde_zwalks - both sides - 6 linear 6,000 $252,000 Z
Planting Strip foot |
H
Street Trees - both sides tree 120 $72,000 i
i
Pedestrian Lights - both sides light 75 $315,000 |
- H
Crosswalks - stamped colored leg 13 $18,720 |
asphalt |
i
Landscaping lump $50,000 |
i
Gateway monuments/signs sign 1 $30,000 |
|
- i {
North. south pedestrian road lump $114,000 |
| cfossin9 . S SRR SR —_———— N A
Wynnton Village Node Ada/Stark to Brit/Cedar $464,400
Avg. 5' Sidewalks, 3' Planting Strip, i linear ”
concrete sidewalks with paver foot 2,600 $124,800 |
edging |
Paver crosswalks leg 12 $72,000 |
Landscaping, pocket park fronting i
Wynnton School lump $90,000 |
Street Trees - both sides tree 65 $39,000 :
Pedestrian Lights - both sides light 33 $138,600 :

Figure V.2: Capital Action Plan - Priority Elements, Page 1
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IMPLEMENTATION

Key Capital Projects

Type of Unit Priority Future
Description Location m r)g?/ement Type Units Construction Construction
P yP Costs (1) Costs (2)
Future: Rest of Wynnton Road Sections not addressed from I-185 $1,588,750
to 10th Avenue
L , . ) linear
Avg. 5' sidewalks, 3' planting strip foot 2,600 $78,000
Street Trees - both sides tree 350 $210,000
Pedestrian Lights - both sides light 215 $903,000
Landscaping lump $50,000
Gateway monuments/signs sign 1 $30,000
Traffic,
Buena Vista Road Improvements Pedestrian, $7,700,000
Streetscape
17th Street-13th Avenue Node Streetscgpe/ $254.200
Streetscape Improvements Pedestrian
Avg. 5 sidewalks, 3' planting strip- linear 2500 $75,000
both sides foot
Street Trees - both sides tree 60 $36,000
Pedestrian Lights - both sides light 30 $126,000
Crosswalks - stamped colored leg 5 $7,200
asphalt
Landscaping lump $10,000
Future: 13th Street Node north side of road, 13th Avenue to Streetscape/
Streetscape 16th Avenue Pedestrian 1,500 SRR
Sidewalk Improvements Pedestrian 2,700 $599,040
Avg. 4'sidewalks, 3'planting strip- g 0 Auenue-Wynnton to MLK finear ' 4 800 1$115,200
one side of street foot
Avg. 4'sidewalks, 3 planting strip- g0 01 Road-wynnton 8th Street finear ' ¢ 100 1$129,600
one side of street foot
Avg.'4 sidewalks, 3' planting strip- Lawyers. Lane-Wynnton to linear 3600 $86,400
one side of street Buena Vista foot
Avg._4 sidewalks, 3' planting strip- 13th Avenue-17th Street to linear 4600 |$110,400
one side of street Wynnton foot
Traffic Calming: Speed humps Hilton and Forest Avenues Pedestrian unit 6 $57,600

(1) Includes 1.2x contingency factor. Does not include design/engineering fees. Excludes utility burying (typically $275/linear foot)
(2) Includes 1.2x contingency factor + 1.25 inflation factor. Does not include design/engineering fees
(3) Cost taken from MCSD original economic analysis study

Figure V.2: Capital Action Plan - Priority Elements - Page 2

MidTown Project Master Plan
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V.B Commercial and Business
Strategies

The market demand analysis showed that
MidTown can support approximately 38,600
square feet of additional (or ‘incremental’)
commercial retail space. As noted in Chapter
IV, three potential nodes are recommended
as priority locations for new commercial and
(Note: Stakehold-
ers desire the commercial space shown on
the School Board Node #1 site plan to be a

longer term development.)

residential development:

e Brown Avenue and Buena Vista Road

- includes the northeast and southeast
corners opposite the AFLAC properties.
A small Piggly Wiggly supermarket cur-
rently occupies one corner with a com-
mercial strip center on the other.

e Historic Wynnton Village

- includes various commercial parcels
around the historic Wynnton School on
Wynnton Road, roughly from Ada/Stark
to Cedar/Britt Roads.

¢ 13th Avenue at 17th Street

- includes the commercial cluster at this
th

five-way intersection of 13" Avenue, 17
Street and Linwood Boulevard.

The concept plans for these nodes (described
in Chapter IV) illustrate potential layouts
that meet relative retail industry standards
(s0-70 foot store depths, buildings placed
close to sidewalks and roadways to encour-
age pedestrian activity, rear service access,
provision of nearby parking, etc.). The sup-
portable square footage was defined by two
factors: the amount of “available sales” that
could be captured by suitable retailers, and
a level of potential sales per year (sales pro-

ductivity) that would warrant investment by
property developers. An average sales pro-
ductivity of approximately $200 per square
foot per year was used as a basis for deter-
mining how much space could be added.

As the quality and breadth of retail offerings
is enhanced by incremental/new retail uses,
neighboring retailers can benefit through in-
creased sales levels brought by more custom-
ers and higher spending potential. Thus, a
portion of the incremental sales increase will
be accrued by existing establishments. This
suggests that the total amount of ‘support-
able space’ that is newly constructed should
be less than the total ‘incremental support-
able space’, since some of the potential incre-
mental sales would go to existing retail busi-
nesses. Preliminary analysis suggests that
approximately 180 of the total sales gener-
ated in this retail plan (or just under $1 out
of every $5) would be spent at existing retail
businesses.

For purposes of a conceptual merchandising
analysis, space allocations were assumed for
each priority node; final retail layouts would
be subject to a more detailed ‘test fit’ of each
site according to the square footage and layout
requirements of specific tenants and owners.
The suggested allocations of net new space
(i.e. space in addition to existing) by com-
mercial cluster are:
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Location Square Footage
Wynnton Village 13,225
(incl. 6775 sf of improved existing)
13" Ave. at 17th St. 7,275
Brown Ave. at Buena Vista Rd 100
Subtotal General Retail 29,600
New restaurants in
13th Street node 000
(supports this commercial node
already in process)
Total Retail Space 38,600

The concept plans also recommend the in-

clusion of net new residential uses in these

nodes:
Location Units
Wynnton Village
- Townhomes 10
- Apartment/Condo 37
13" Ave. at 17th St.
- Apartment/Condo 18
Brown Ave. at Buena Vista Rd
- Townhomes 6
- Apartment/Condo 14
Total New Housing Units 85

The following merchandising/store mix sce-
narios for the three districts should be consid-
ered preliminary, and subject to more detailed
market testing, site capacity considerations

and determination of owner priorities. Also,

since some current owners may or may not
have the financial capacity to renovate or
construct these types of commercial projects
to realize the plan, other layout forms may be
more easily implemented. The Consultant
Team’s store mix suggestions for each node

are:

Wynnton Village
The Wynnton Village “Phased” retail con-

cept involves both new space and conversion/

demolition of existing commercial space into
housing. Net new commercial space of 13,500
sq. ft. is derived from the replacement of the
Eckerds store with a multi-tenant building;
retention of Wynnton Hardware, and re-
placement of several marginal or inconsis-
tent buildings with larger retail structures
or new housing. Merchandising suggestions

include:

¢ Drugstore 6,500 sf
*  Women’s Hair Salon 2,000 sf
* Specialty Gifts 1,500 sf
¢ Card Shop/Gifts 800 sf
* Specialty Foods/Gourmet/
Kitchen 1,500 sf
¢ Bank/ATM 1,200 sf
13,500 sf

Equally important for the Wynnton Village
node will be its aesthetic character, both in
building architecture and adjacent streetscape.
Through the use of tailored design guidelines,
this node should take on the most historic
character atmosphere of all the nodes recom-

mended for MidTown.

13th Avenue at 17th Street
This node includes approximately 12,850 sf of

existing space; the projected supportable re-
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tail square footage totals just over 20,000 sf,
for a net new square footage of 7,275 sf. The
suggested merchandise mix for this location
includes:

¢ Coffee/Bakery 2,500 sf
¢ Fast Food/Carry-out

(2 @1,500 sf) 3,000 sf

* Gifts/Antiques 1,775 sf

7,275 st

In addition, the vacant buildings on the south-
west corner offer the potential for building
the antique/home restoration commercial
positioning of this node with appropriate
new retail tenants. These buildings are al-
ready well placed and could be economically
renovated rather than replaced.

Brown Avenue at Buena Vista Road

As a true neighborhood commercial node,
suggested stores for the Brown and Buena
Vista cluster should complement the pro-
posed expanded grocery store replacement
for the current Piggly-Wiggly building. Po-

tential retail tenants could include:

¢ Women’s Hair Salon 1,500 sf

* Men’s Barber Shop 950 sf

¢ Nails/Personal Care Salon 750 sf

¢ Cellular Phone Store 1,200 sf

¢ Café/Diner 2,500 sf

¢ Laundry/Cleaners 2,200 sf
9,100 sf

13th Street (13th Avenue to 16th Avenue)
This proposed commercial node, anchored

by the recently constructed Jackson Burgin
retail center, is the recommended candidate
for 9,000 sf of supportable dining demand in
MidTown (or 2-3 additional restaurants and

cafes). This particular node is deemed to be
of importance to MidTown, but was not list-
ed as a priority node because its formulation
is well underway by the private sector and
shows promise of economic sustainability.
However, this node would be further sup-
ported with the addition of more restaurant
tenants. More quality dining options was

listed as the primary desired use by MidTown

residents in the community input process.

V.C Commercial
Strategy

Implementation

This preliminary implementation strategy is
guided by the fact that—beyond the School
Board/Library site—there is no single site
in Midtown large enough to concentrate the
apparent market opportunities in residential
and commercial development. Moreover,
unless contiguous parcels can be assembled to
provide a sufficiently large site, the commer-
cial and residential potentials will be scat-
tered across several nodes or locations. This
is likely to complicate leasing efforts—partic-
ularly for retail and restaurants—as the lack
of anchor(s) and concentration or clustering
opportunities for similar retailers may reduce
the overall marketability of those locations
readily available for redevelopment.

This preliminary implementation strategy
is intended to address a number of issues re-
lated to revitalization and redevelopment in
Midtown, including “barriers to entry” fac-
ing potential retailers, potential investors and
developers and property owners. Three of
these issues are:
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Centralized Contact, Coordination and
the Need for Retail Prospecting
There is no central point of contact in

Midtown today that can provide current
market information or documentation of
available space or merchandising strat-
egies for interested parties who might
potentially consider a retail location in
Midtown. The suburban shopping mall
or single-owner project has centralized
leasehold control, and has the ability to
centrally direct store placement and re-
tail mix and can carry out a planned retail
strategy. In contrast, urban commercial
districts are comprised of multiple prop-
erty owners with differing priorities, in-
vestment timetables and capacities and
strategic interests. To compete with the
mall (for national credit tenants, which
are the most appealing to sources of fi-
nancing), Midtown needs a centralized
source of information, market data and

coordination of retail recruitment efforts.

Recognition of Midtown as a Priority

Economic Development Area

Midtown is not perceived as a priority
economic development area by the City in
the view of property owners, small busi-
nesses, developers and investors. Stake-
holders cite limited funding and assis-
tance programs for small businesses and
property owners, confusing/contradicto-
ry regulatory processes and requirements,
and allocation of limited and competing
City incentives. Experience in other cit-
ies suggests that there is a powerful mes-
sage in simply stating that Midtown is a
priority area for redevelopment, and then
directing public policy and processes to

back up that commitment.

e Incentives to Encourage Strategic Devel-

ogment

Many cities have determined that finan-

cial or other incentives are an appropri-
ate tool to redirect development trends,
counter blight and decline or address
vacancies. Such incentives range from
subsidizing new building construction in
targeted areas to incentivizing affordable
housing provisions. In Columbus, exist-
ing communities like Midtown or Up-
town are competing for the same consum-
er dollars, as are the newest-format retail
centers in outlying locations. As such, it
can be difficult to recruit retailers or res-
taurateurs with sufficient strength and
capital to serve as regional draws. Mar-
ket forces alone cannot accelerate strate-
gic outcomes, and can take years longer
than changes generated by selective use of
development incentives. While the Mid-
town and Cross-Country shopping cen-
ters provide for convenience and service
retail goods, moving Midtown’s commer-
cial mix to the next level of retail evolu-
tion will require a proactive approach in-

cluding public and private sector actions.

In order to address these issues and challeng-
es to commercial sustainability, three key ac-

tions are proposed:

1. CREATE A RETAIL COORDINATOR POSITION
FOR MIDTOWN

2. DirRecT COMPREHENSIVE PuUBLIC POLICIES
TO ENCOURAGE MIDTOWN DEVELOPMENT

3. ENACT SELECT INCENTIVES AND FINANCING
TooLs To CATALYZE PROJECTS AND LEVER-
AGE INVESTMENT
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These components are interdependent and
will occur over a number of years. The Re-
tail Coordinator position should be created
immediately, while the generation and im-
plementation of comprehensive development
policies will be a long term process.

1. RETAIL COORDINATION & PROSPECTING

An individual focused on retail coordination
and retail prospecting is crucial to the imple-
mentation strategy. The position should
evolve into a full-time and a part-time posi-
tion, each focusing on specific aspects of re-

tail development in Midtown.

If funding is unavailable for this position
within MidTown’s future permanent organi-
zation, the Retail Coordinator could initially
be staffed by reallocating time from one (or
more) existing persons within the Uptown
Columbus, Inc. organization or the City.
The Coordinator’s role is to focus on part-
nerships with the City, Muscogee County
and private leaders to address policy, zoning,
code and incentives programs that will ben-
efit retail recruitment. By contrast, the Re-
tail Prospector role is a part-time position (2-3
days per week) focusing on ‘cold calling’ of
retail tenant prospects. The Retail Prospec-
tor would serve as a link between property
owners and commercial brokers but does not
replace the broker and their role in complet-
ing the lease transaction. Because Columbus
is a smaller sized city, it is recommended that
Uptown Columbus, Inc. be the resident orga-
nization for the Retail Coordinator and Retail
Prospector. Working closely with the City,
it can structure partnerships with other enti-
ties (such as Columbus State University, lo-
cal museums, the Chamber of Commerce, the

Convention and Visitors Bureau, Muscogee
County Government, the State of Georgia)
whose mandates reach beyond these areas.
The services involved could be structured
as a contract program funded by a combina-
tion of public and private funding provided
by those who would benefit from a success-
ful retail program - the City, and Midtown
(and Uptown) property owners and develop-
ers. Initially, the City should take the lead in
helping fund the Coordinator and Prospector

roles.

The Retail Coordinator will:

¢ Serve as a centralized contact for infor-
mation on retail in Midtown;

*  Provide a central resource for collection,
maintenance and distribution of market
data on Midtown and Uptown retail
space inventory, including lease terms
and expiration dates, landlord provi-
sions such as tenant improvement al-
lowances, base building improvements,
rent concessions or other leasing incen-
tives;

* Proactively seek prospective tenants
that reinforce overall positioning strat-
egies for Midtown;

* Serve as the advocate and representa-
tive of Midtown retail development ef-
forts in public policy discussions, hear-
ings, meetings and presentations, and
with the media;

¢ Monitor and communicate (to the busi-
ness community) the use and availabil-
ity of available incentives and business
support services;

*  Work with the City as a partner, policy
advocate and problem solver in address-
ing comprehensive issues such as zon-

ing and code conflicts;
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* Monitor and work closely with the City
on ongoing planning and development
affecting retail as part of the Coordi-
nator’s advocacy role, including future
land use plans and zoning code revi-

sions.
The Retail Prospector will:

¢ Lead and/or organize retail recruitment
efforts, including cold calls on local/re-
gional/national retail tenants, network-
ing with brokers/tenant representatives
and property owners and developers;

* Develop a campaign to market Mid-
town as a retail destination, initially to
reinforce its reputation as a revitaliz-
ing district with specialty sub-districts,
but also to announce and market newly
opened or well established enterprises.

2. PusLIc PoLICIES TO ENCOURAGE MIDTOWN
DEVELOPMENT

The City should work with Midtown (and
Uptown) property owners and investors, and
other organizations such as the Chamber of
Commerce to develop a Midtown Develop-
ment Policy (as well as directed actions at all
levels of City government) that articulates
Midtown Columbus as one of the priority
economic development areas of the City.

Other suggested actions to be addressed by
the City include:

* Streamline any cumbersome policies
and regulatory practices at every level
of Consolidated Government;

* Incorporate policies that foster a con-
centration of retail along selected streets
or nodes in Midtown (as presented in

this plan) into long-range planning for
future public buildings and private-sec-
tor development;

* Enforce ordinances related to codes to
ensure public health and safety, and ef-
fectively manage and maintain the pub-
lic realm to generate repeat shopping
behavior;

» Take leadership roles in police enforce-
ment practices on Wynnton Road, reso-
lution of code conflicts, and capital in-

vestments in infrastructure.

3. INCENTIVES & PRrROGRAMS TO CATALYZE
ProjecTs AND LEVERAGE INVESTMENT

The first two recommendations can be imple-
mented relatively easily and at modest cost.
The third is more complex, but could begin
with a case study methodology of incentives
used and their results from comparative com-

munities.

The primary purpose of incentives is to cause
a business and/or property owner to commit
to/invest in a specific location in which they
would not have otherwise. In the case of fi-
nancial incentives, the recipient’s decision is
usually determined by the amount of finan-
cial risk that it mitigates. From the provid-

er’s standpoint, the purpose may be:

* To attract one or more tenants that pro-
vide a leasing attraction for other opera-
tors that do not receive incentives;

¢ To build momentum or accelerate the
pace of leasing;

¢ To create enough ‘critical mass’ of retail
to begin to attract new/additional shop-
ping expenditures; or

* To moderate or redirect a downward

development trend.
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For Midtown, each of these could apply to
certain kinds of tenants. While there may
be only limited market demand for apparel
tenants, unmet market demand for other re-
tailers, e.g. restaurants and leisure & enter-
tainment tenants, has the potential to create/
reinforce the destination nature of selected
locations in MidTown such as the 13™ Street

corridor.

In Chicago, the City determined that it was
critical that the first Nordstrom department
store in the region be located downtown on
Michigan Avenue, and justified millions of
dollars in subsidies to the company based on
anticipated revenues resulting from the oth-
er retailers (and the rent and sales tax they
While

subsidies of this scale are not recommended

would generate) that Would fOHOW.

for MidTown, financial incentives to a key
tenant is a proven strategy for commercial
sustainability and should be considered.

If MidTown’s retail mix is left to market
forces only, the unmet market demand from
nearby and close-in residents is unlikely to be
met within MidTown and the recommend-
ed commercial nodes are less likely to come
to fruition. Financial incentives provide re-
duced financial risk for tenants and landlords
and attract other retailers that may take lon-
ger to become established and draw stabilized

customer bases.

Lastly, if the goal is to attract lost retail sales
back to MidTown and strengthen retail per-
formance, experience in other cities suggests
that a selected mix of risk mitigation and
time will be necessary to meet the goal of
more stores and more shoppers. It is through
the use of development incentives that will

alter the undesirable trend of MidTown’s de-
clining competitive commercial position, and
provide enough time for higher risk, but vi-
able retail uses to become established.

The Consultant Team suggests the following
development incentives and recognizes that
these may not be feasible at this time, either
due to funding constraints and/or limited
support by public/private partnerships and
authorizing entities. These examples should
not necessarily be considered specific recom-
mendations for implementation, but rather
serve as a basis for creative strategies and ap-

proaches for MidTown.

e Development Density Bonuses

In many cities, non-cash development in-
centive tools are used to encourage devel-
opers to include less profitable uses such
as workforce/affordable housing, civic/
cultural uses or indirect-benefit commer-
cial categories such as department stores
in mixed-use projects. Density bonuses
in selected locations in MidTown may
have the potential to cover the ‘costs’ of
lower investment returns generated by
needed, but less profitable land uses such
as retail, or on particular sites in which an
upzoning might offer leverage to encour-
age inclusion of less economic uses.

e Federal Transportation
Funds (TEA-21)
Madison, WI, Providence, RI and other

cities have used transportation enhance-

Enhancement

ment funds for light rail, multi-modal
facilities and/or bus way corridors to pay
for streetscape improvements and land-
scaping.  Incorporating Great Streets
standards (supported by TEA-21 funding)
in MidTown would improve the quality
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of transportation projects and foster con-

sistent use of design standards over time.
e Parking Authorities

Parking authorities can use public bond-

ing powers to finance construction and
The fi-

nancing gap resulting from the cost to

operation of parking facilities.

construct structured parking in Mid-
Town and the very limited opportunities
to generate revenue (today) will thus re-
quire non-commercial sources to justify
private investment in mixed-use projects
and provide off-peak/shared parking for
nearby commercial and retail uses. For
example, Portland, OR has used its Park-
ing Authority to finance garages used by
shoppers as well as by office workers, and
parking fees cover the costs associated
with bond financing and garage manage-
ment costs.
o TIF (Tax Increment Financing)

TIF is the most commonly used financ-
ing source for mixed-use and retail de-
velopment incentives across the United
States. TIF funds have been used in oth-
er cities to finance numerous programs—
ranging from facade improvement grants
and subsidized loans, public improve-
ment programs (such as Great Streets),
management and coordination (Dallas),
rental subsidies and tenant improvement
costs, and public space improvements. In
Georgia, TIF’s are called Tax Allocation
Districts (TAD’s), which are authorized
under the Redevelopment Powers Act,
Chapter 44, Title 36. A TAD derives its
funding from the increase in the rede-
velopment area’s ad valorem taxes levied
by the city, county and school system.
Increased tax revenues generated from
new development within the boundaries

of the District can then be used to pay
for infrastructure costs associated with
new development or public improve-
ments. This is not an increase in tax rate.
A TAD merely collects the difference (or
increment) between the previous taxes
and the current higher taxes due to new
development. Georgia law requires that a
Redevelopment Plan be created of a spe-
cific geographic area and then adopted by
the governing body before a Tax Alloca-
tion District can be established.

¢ Fee Waivers and Tax Freezes

A number of cities have developed
programs that waiver development and
other fees as an incentive to develop
particular uses or densities. While not
substantial enough to redirect a devel-
opment decision, fee waivers provide
financial benefits against front-end costs.
In Columbus, tax reimbursements could
potentially be used to benefit property

owners.

It should be noted that MidTown is compet-
ing not only with other regional municipali—
ties, but with greenfield development within
Muscogee and adjacent counties. In addition
to incentives applicable only within the estab-
lished areas of the County (i.e. Uptown and
MidTown), the Consolidated Government
should also consider measures that discour-
age continuing outward development and
sprawl, such as limiting provision of water

and sewer infrastructure in greenfield areas.
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V.D Economic Impact Analysis

ERA has estimated the potential economic
impacts of the redevelopment and revitaliza-
tion initiatives identified in this study that
would accrue to the Columbus Consolidated
Government or other public entities if these

initiatives are enacted. Economic impacts in-

clude:

¢ Temporary construction jobs and in-
come associated with construction of
uses such as new housing or commer-
cial development.

¢ Permanent employment, wages, and
wage taxes generated by new commer-
cial retail and restaurant uses.

* New, permanent residents attracted to
new housing.

* Expected benefits accruing to Columbus
Consolidated Government, the School
District, and/or the State of Georgia, in
the form of retail sales tax receipts and

annual property tax revenues.

Assumptions used for this analysis can be
found in the Technical Appendix document.
The economic impact analysis models two

development scenarios:

1. Moderate Growth, assuming no expansion
of Ft. Benning, thus limiting new residen-
tial and commercial development opportu-
nities; and

2. High Growth, assuming full expansion of
Ft. Benning and the resulting greater popu-
lation and employment growth across the
region.

Moreover, this analysis assumes that the pro-

gram scenarios outlined below can be devel-

oped anywhere in Midtown. However, as an

anchor or catalyst site, the Columbus Public
Library site is likely to accommodate a sub-
stantial portion of the residential uses in ei-

ther scenario.

Market demand analysis suggests the follow-
ing development potential under these sce-

narios:

Land Use Moderate High

General Retail 16,100 s.f. 37,100s.f.
Restaurants 6,500 s.f. 9,000 s.f|
Professional Office 14,800 s.f. 29,60 s.f.
Multi-family 100 units 150 units
Townhouses 200 units 250 units
Single-family 50 units 150 units

The potential economic benefits for each
scenario are summarized below. Supporting
quantitative tables can be found in the Tech-
nical Appendix document.

Moderate Growth

«  $99.9 million in temporary construction
income generating more than 110 tem-
porary construction jobs (assumes seven
years to buildout).

« $3.8 million in annual permanent wages
for more than 125 full-time jobs associat-
ed with new development. Employment
includes about 30 new retail jobs and 30
restaurant jobs. In addition, 70 office jobs
would be created with 14,800 sq. ft. of of-
fice space. New employment generated
by commercial retail uses in the Moder-
ate Growth scenario could be expected to
generate about $229,400 in annual wage
taxes for the State of Georgia.
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$4.9 million in annual retail spending in
retail stores and restaurants assuming sta-
bilized occupancy levels of 930% and g97%,
respectively, and annual sales levels rang-
ing from $200 to $300 per sq. ft.

$3492,000 in annual retail sales tax re-
ceipts, with roughly $146,600 accruing to
the State of Georgia and $195,400 accru-
ing to the Columbus Consolidated Gov-
ernment. This assumes that the sales tax
rates of 39 (state) and 496 (County) re-
main constant.

700+ new, permanent residents in 3s0
new housing units. Assuming annual av-
erage incomes of $50,000 per year and av-
erage household spending levels on vari-
ous categories of retail, could be expected
to generate more than $3.7 million in an-
nual retail spending, irrespective of loca-
tion.

$1.6 million in annual property taxes as-
suming that current property tax rates
across the taxing entities (i.e., $17.01 per
$1,000 of assessed value in Urban Services
District #1, $0.25 for the State of Georgia,
and $23.37 for the MCSD) as well as equal-
ization ratios of 100% remain constant.
Potential annual property tax revenues
generated by redevelopment or revitaliza-
tion in Midtown include: $698,000 to the
USD #1; $9,700 to the State of Georgia;
and $910,000 per year accruing to the Mus-
cogee County School District.

High Growth

$38.9 million in temporary construction
income generating almost 170 temporary
construction jobs (assumes eight or more
years to buildout).

$7.6 million in annual permanent wages
for more than 240 full-time jobs associated

with new development. Employment in-
cludes 65 new retail jobs and 40 restaurant
jobs. In addition, 140 office jobs would be
created with 29,600 sq. ft. of office space.
New employment generated by commer-
cial retail uses in the High Growth sce-
nario could be expected to generate about
$455,500 in annual wage taxes for the State
of Georgia.

$9.5 million in annual retail spending in
retail stores and restaurants assuming sta-
bilized occupancy levels of 93% and 97%,
respectively, and annual sales levels rang-
ing from $200 to $300 per sq. ft.

$666,400 in annual retail sales tax re-
ceipts, with roughly $285,600 accruing to
the State of Georgia and $380,800 accru-
ing to the Columbus Consolidated Gov-
ernment. This assumes that the sales tax
rates of 39 (state) and 4% (County) re-
main constant.

1,000+ new, permanent residents in sso
new housing units. Assuming annual av-
erage incomes of $50,000 per year and av-
erage household spending levels on vari-
ous categories of retail, could be expected
to generate more than $5.9 million in an-
nual retail spending, irrespective of loca-
tion.

$9.9 million in annual property taxes as-
suming that current property tax rates
across the taxing entities (i.e., $17.91 per
$1,000 of assessed value in Urban Services
District #1, $0.25 for the State of Georgia,
and $23.37 for the MCSD) as well as equal-
ization ratios of 1009% remain constant.
Potential annual property tax revenues
generated by redevelopment or revitaliza-
tion in Midtown include: $1.23 million to
the USD #1; $17,300 to the State of Geor-
gia; and $1.61 million per year accruing to

the Muscogee County School District.
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V.E Funding Sources

Section V.C listed several incentives direct-
ed at the commercial retail implementation
strategy. This section describes more options
for funding the various recommendations
identified in this master plan.

The primary funding source for many of the
projects is typically a municipality’s operat-
ing budget. In the case of the Columbus Con-
solidated government, this option is severely
limited due to the stipulations of its local
property tax system. While the Georgia Su-
preme Court recently upheld the City’s prop-
erty tax assessment freeze, the Consultant
Team strongly recommends pursuit of modi-
fications to this structure, which is crippling
local government’s ability to not only provide
catalyst funds for revitalization programs,
but also to meet the basic service needs of its
citizenry. Columbus’ slow growth rate par-
ticularly aggravates the effect of a residential
property tax freeze and escalating homestead
exemption, as turnover is low and revalua-

tions occur infrequently.

Greenspace/Open Space/Parks and Green-

ways

1. Land Acquisition and Greenspace Con-

struction Funding Sources

¢ Issuance of bonds by City/County or
Authority

» Sales Tax: Typically a Special Purpose
Local Option Sales Tax for specific ten-
ure with dedicated percentage going to
open space acquisition (or other identi-
fied specific capital project).

* Real Estate Taxes: Must be placed on
all real estate transactions to generate

enough funding to be effective.
Partnerships with private, nonprofit
land trusts: This generally involves
situations where the land trust handles
the administration and initial acquisi-
tion of property under pressure for de-
velopment, with the understanding that
the municipality will later acquire the
property from the trust.

Foundation and afﬁnity group fund-
ing: Private foundations have awarded
grants for open space and greenways in
a variety of communities. Some of these
foundations include the American Gre-
enways Eastman Kodak Awards and the
REI Environmental Grants. The PATH
Foundation in Georgia funds multi-use
greenway trails and the Trust for Public
Land and the Blank Foundation some-
times fund urban park projects. Many
foundations will only award grants to
private nonprofit organizations.
Piggybacking on Indirectly Related Fed-
eral/State Funds: Greenspace projects
can often be funded by extracting por-
tions of grant money already allocated
to other programs. This is particularly
true regarding water quality restora-
tion, flood control and environmental
related projects. For example, 319 grants
are available from the Georgia Environ-
mental Protection Department and can
be used for nonpoint source water qual-
ity restoration or demonstration proj-
ects. This could be a prime opportunity
for the funding of the Lindsey Creek
restoration.
Individualcontributionstoconstruction:
Individuals in the community contrib-
ute to the construction of the project, as
residents in High Point, North Carolina
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helped to fund a greenway project with Community Redevelopment and Revitaliza-

$5000 from its “Buy-a-Foot” campaign, tion
in which linear greenway feet were sold
for $25/ft.

¢ Private/corporate donations for devel-

» U.S. Department of Housing and Urban
Development’s Community Develop-

opment and construction of site: An ment Block Grant Program: Funds aimed

example here is the Swift Creek Re-
cycled Greenway in Cary, North Caro-
lina, whereby a total of $40,000 in do-
nated construction materials and labor
made this trail an award-winning dem-

onstration project.

2. Maintenance of Greenspace Amenities

* “Friends” nonprofit organization part-
nerships: Ranges from voluntary addi-
tional upkeep to contractual “takeover”
of management of specific parks.

* Corporate Sponsorships: Ongoing rev-
enues can be generated for maintenance
by a judicious use of corporate fund-
ing in exchange for specific marketing
rights. These are most successful in
high traffic spaces.

* Fee-for-Use and income generating ac-
tivities: Specialized facilities and pro-
grams generate revenue to maintain and
provide full range of services. While
common methods include charging
for reservation of facilities for private
functions and out-of-district charges,
some municipalities have created or en-
tered partnerships for new programs for
profit making purposes. Consideration
may be given to constructing an event
facility at the Lindsey Creek Recreation
Center available for rental.

at community revitalization and econom-
ic redevelopment. Unfortunately, these
funds are limited and have already been
allocated for prior projects within Colum-
bus.

Section 108 Loan Guarantees: The loan
guarantee provision of the CDBG pro-
gram, this is one of the most potent pub-
lic investment tools HUD offers to local
governments. It provides communities
with a source of financing for economic
development, housing rehabilitation,
public facilities and large-scale capital
projects. Local governments borrowing
funds guaranteed by Section 108 must
pledge their current and future CDBG al-
locations to cover the loan amount as se-
curity for the loan.

Small Business Administration (SBA)
provides grants, loans and technical assis-
tance to small businesses.

Business Improvement District (BID),
Community  Improvement  District
(CID) - both terms are used interchangeably
in Georgia: A limited amount of addition-
al taxes are authorized for select portions
of an area that provides a funding pool for
infrastructure projects that will benefit
the area. The funds can also be used for
such functions as public safety and trash
pickup. While MidTown’s commercial
areas may not be strong enough today to
support a BID (as exists in UpTown), this

may be a tool for future consideration.
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Community Reinvestment Act (CRA)
Financing: Banks can improve their CRA
rating by making loans and investing in
community development and providing
financial services to low and moderate-
income neighborhoods and individuals.
The rating can be used by the Office of
the Comptroller of the Currency when
considering a bank’s application for new
branches, mergers, or other corporate ac-
tivities.

Opportunity Zone Tax Credit Program:
A Georgia program enacted in 2004, the
OZTC is intended to encourage develop-
ment and redevelopment in smaller geo-
graphic areas than are served by existing
economic development programs. This
act allows the maximum job tax credit
allowed under law and expands the defi-
nition of “business enterprise” to include
businesses of any nature. Some locations
within MidTown may meet the criteria
stipulated for use.

Governor’s Discretionary Fund: Admin-
istered by the Office of the Governor,
State of Georgia, this fund provides fund-
ing for special needs or situations that
are not necessarily covered by other state
programs. Incorporated municipalities,
counties and authorities are eligible to ap-
ply.

Quality Growth Grant Program: State
financial incentives are provided to as-
sist communities in implementing qual-
ity growth initiatives. Eligible activities
include projects that promote infill hous-
ing, and the preparation of local ordinanc-
es and regulations that support quality
growth strategies.

Streetscapes/Infrastructure

Safe, Accountable, Flexible and Efficient
Transportation Equity Act (SAFETEA),
formerly known as the Transportation
Equity Act for the 21st Century (TEA-
21): SAFETEA is a federally funded pro-
gram that promotes diverse modes of
For MidTown,

streetscape projects that enhance pedes-

surface transportation.

trian and bicycle use would be candidate
projects for this funding source.

U.S. Department of Commerce Econom-
ic Development Grants for Public Works
and Development of Facilities.
Municipal Bonds are the primary funding
source for new roadway and streetscape
projects.

Georgia Department of Transportation

Historic Preservation

Historic Rehabilitation Tax Credit: The
Federal Historic Preservation Tax Incen-
tives program is available for buildings
that are National Historic Landmarks,
that are listed in the National Register,
that are determined as being National
Register eligible and/or that are contrib-
uting to National Register Historic Dis-
tricts and certain local historic districts.
Properties must be income producing,
such as office, retail, hotel and apartment
projects, and must be rehabilitated ac-
cording to standards set by the Secretary
of the Interior. A federal tax credit worth
20 percent of the eligible rehabilitation
costs is available for qualified buildings
and projects. Eligible project costs gener-
ally must exceed the value of the building
itself (not including the land) at the be-
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ginning of the project. Most rehabilita-
tion costs are eligible for the credit, such
as structural work, building repairs, elec-
trical, plumbing, heating and air condi-
tioning, roof work and painting. Certain
types of project costs are not eligible for
the credit, such as acquisition, new ad-
ditions, furniture and landscaping. The
IRS also allows a separate 10 percent tax
credit for income-producing buildings
constructed prior to 1936, but not listed in
the National Register.

Historic Preservation Fund Grant - Certi-
fied Local Government (CLG) Program:
The CLG program provides funding to
enable local communities to develop pro-
grams and participate in the state’s pres-
ervation process. CLG grants are funded
with money appropriated from Congress
for preservation efforts through the Na-
tional Park Service Historic Preservation
Fund (HPF). CLG grants require a cash
or in-kind service match from the com-
munity. Eligible grant projects include,
but are not limited to: training for local
preservation commissions; completing
or updating surveys of historic resources;
producing historical walking or driving
tour brochures, videos or other educa-
tional materials; preparing preservation
plans; and preparing National Register of
Historic Places nominations. Only cit-
ies and counties officially designated as
a CLG by the State can apply for these
grants. CLG communities must have a
legitimate historic preservation program,
such as historic zoning and a preservation
commission.

Save America’s Treasures Programs:
These funds are appropriated by Con-

gress and the program is administered

by the National Park Service in partner-
ship with the National Endowment for
the Arts, the National Endowment for
the Humanities, the Institute of Museum
and Library Services, and the President’s
Committee on the Arts and the Humani-
ties. Grants are limited to the preserva-
tion and conservation of nationally sig-
nificant historic and cultural resources.
These resources include historic districts,
sites, buildings, structures and objects.
Funding cannot be used for activities such
as property acquisition, historic sites sur-
veys, long-term maintenance, interpre-
tive programs and construction of new
buildings. Grants range between $250,000
and $1 million, and require a dollar-for-
dollar non-federal match.

Georgia Heritage Grants: Initiated in
1994, these state grants provide funding to
municipalities or nonprofit organizations
for the preservation of Georgia Register-
eligible historic properties.

Georgia State Income Tax Credit Pro-
gram for Rehabilitated Historic Property:
Administered by the Historic Preserva-
tion Division of the Georgia Department
of Natural Resources and the Georgia De-
partment of Revenue, this program pro-
vides property owners of historic homes
- who complete a DNR approved reha-
bilitation - the opportunity to take a 10%
of expenditure state income tax credit up
to $5000. Properties must by eligible or
listed in the Georgia Register of Historic
Places and rehabilitation work must be
in accordance with the DNR’s Standards
for Rehabilitation.

State Preferential Property Tax Assess-
ment Program for Rehabilitated Historic
Property: Also administered by the Geor-
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gia Department of Natural Resources,
this program allows freezing of property
tax assessments for 8.5 years at the pre-
rehabilitation assessment value.
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CONSULTANT TEAM

Tunnell—Spangler-Walsh & Associates (TSW), based in Atlanta, has developed a re-
gional reputation for creating and designing successful livable, walkable communities. In
addition to managing the project, TSW'’s focus was on land use, form, conceptual development
and overall design.

Economics Research Associates (ERA) - their Washington D.C. office - provided the
demographic, market and economic data, models and projections necessary to support an
achievable revitalization program for MidTown Columbus.

Anton Nelessen & Associates (ANA), based on Princeton, New Jersey, is nation-
ally known and respected for their surveying and workshop methodologies that translate
public needs and wants into community visions. ANA developed the Visual Preference Sur-
vey and conducted a workshop session.

qlatting Jackson Kercher Anglin Lopez Rinehart (G)), based in Orlando, Florida,

is a full service urban planning, design and transportation planning firm. GJ provided
expertise regarding vehicular circulation and was instrumental in the two auxiliary road proj-
ects affecting MidTown.

Caram & Associates, a planning firm led by Ralph Moore, was instrumental in generat-

ing broad based constituency involvement in the MidTown Project process.

he Walker Collaborative (Phil Walker), in Nashville, Tennessee, has extensive ex-

perience in “Main Street” revitalization and provided historic resource assessment and
recommendations.
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