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IMPLEMENTATION PLAN 
 
The Concept Plan is built around several basic strategies for achieving 
successful implementation, as follows: 
 

 Build to proven market strengths, particularly those strengths 
reflected in (1) the retail success of the Market Village and (2) the 
residential success along Atlanta Road south of Spring Road. 

 
 Base a financing structure on multiple funding sources and, where 

possible, the leveraging of those various capital sources through 
public/private partnerships that shift risk to the Private Sector 
partner. 

 
 Identify and secure a major economic incentive – a source of 

financing controlled by the City – that can be used to attract private 
investors and developers; 

 
 Provide an organizational framework for implementing the 

Concept Plan, emphasizing the fostering of an effective partnership 
between the public and private sectors to correct economic 
limitations that have impeded the redevelopment of sites identified 
as Activity Centers in this study;  

 
Market strengths have been addressed in the “Existing Conditions and 
Assessment” section of this report. The major economic incentive that should be 
put in place to attract and leverage private development and investment – Tax 
Allocation District bond financing – is described below as part of the 
recommended overall financing structure for Concept Plan implementation, as is 
the Organizational Framework for making that implementation successful. 
 
 
 

 
Financing Structure 
 
The redevelopment costs will be funded from a variety of public and private 
sources, including the following: 
 

 Conventional private debt 
 Private equity, including land contributions 
 Proceeds of Tax Allocation District (tax increment financing) 

bonds 
 Federal and State transportation funds, including Transportation 

Enhancement Funds (TEA) 
 Governors Open Space Acquisition Program 
 Non-profit/Foundation Funds: Trust for Public Land, PATH 

Foundation, Nature Conservancy 
 City of Smyrna Impact Fees 
 Other federal, state and local grant and funding sources as 

appropriate and available 
 ARC LCI Implementation funds 
 ARC Surface Transportation Improvement funds 
 Congestion Mitigation and Air Quality funds (CMAQ) 
 County Greenspace funds 
 Community Development Block Grant funds 
 Section 108 Guaranteed Loans funds 

 
Tax Allocation District Financing 
 
It is essential that all available incentives, including the TAD, be offered 
throughout the northern sector of Smyrna – including the Atlanta Road Corridor 
north of Spring Road – in order to balance the development potential of this 
entire area, making all of Smyrna competitive in attracting business and 
investment.  At this point, the Study Area of Smyrna other than the Market 
Village has shown predominantly flat property values; older, obsolete and 
deteriorating structures; and a higher percentage of low-income demographics 
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that graphically point to this sub-area’s eligibility for the exercise of these 
redevelopment powers. 
 
Financial estimates indicate that these projects would not be able to go beyond 
the planning stages without the additional support available through TAD-
generated tax increment financing. If the requisite TAD were approved and 
established, funding for Concept Plan private and public improvements could be 
at least partially funded as follows: 
 

 Use revenues anticipated from increased property taxes generated 
by these anchor projects to support a bond issue. 

 
 Use proceeds from the TAD bond issue to provide long-term 

financing for transportation infrastructure, streetscapes and other 
public improvements that will tie together the Atlanta Road 
Corridor portion of Atlanta Road with Smyrna’s City 
Center/Market Village complex and the commercial intersection of 
Atlanta Road and Spring Road. 

 
 Use proceeds from the TAD bond issue to provide partial 

financing, if needed, for qualified on-site redevelopment needs of 
selected private property owners and developers. 

 
The ultimate goal for the recommended TAD is to encourage and entice private 
investment in Smyrna’s Study Area by offering financing incentives that will 
help ameliorate the current conditions contributing to disinvestments and 
marginal use of the property.   
 
Project development cost calculations contained later in this report indicate the 
extent to which additional taxes may be generated by new development and 
rehabilitations on the sites proposed.  The potential increase in long-term tax 
dollars indicates that a tax redevelopment strategy in Smyrna’s Study Area and 
northern sectors, as provided for by the Redevelopment Powers Law in a tax 
allocation district, could generate substantial assistance in relieving the 

deteriorating effects of the generally stagnant pockets of this area.  The linkages 
it would generate would improve an economic impact felt not only within the 
Redevelopment Area, but in adjacent areas as well.   
Overview of Tax Allocation Districts 
 
Tax allocation districts are authorized in Georgia under the Redevelopment 
Powers Law, Title 36, Chapter 44. A Tax Allocation District (“TAD”), which 
uses a financing method typically referred to as “tax increment financing,” is a 
tool used to publicly finance certain redevelopment activities in underdeveloped 
or blighted areas. A TAD derives its funding from the increase in the area's ad 
valorem taxes levied by the city, county and the school system. These revenues 
are placed in a special redevelopment fund for the area and are used to directly 
pay for the redevelopment costs or to issue bonds to pay for redevelopment 
costs. 

 
Tax allocation districts are recognized as effective financing vehicles and rank 
among the top incentives that local municipalities can use to spur new 
investment in Georgia’s blighted and underdeveloped urban areas. TADs have 
been identified as THE component critical to smart growth in areas that would 
otherwise remain uncompetitive and unproductive. A TAD is necessary to spur 
redevelopment in Smyrna's northern sector. 
 
TADs are relatively low-risk for governments in that they are non-recourse and 
are not considered public debt. They rely on an increase in the tax base and not 
on general funds to pay for infrastructure and other improvements necessary to 
revitalize central cities. This incentive supports developments that add jobs and 
lessen commuter congestion and bring specific areas back to life. TADs can 
make affordable and market-rate housing, transit-oriented offices and homes, 
efficient and functional retail centers, and a desirable quality of life available to 
areas like the downtown's eastern area that have sought for years to turn the 
corner on disinvestment and decline. 
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It is recommended that an “Atlanta Road Corridor Tax Allocation District” be 
created at the earliest possible date, preferably the end of this year. A TAD 
established by December 31, 2003 would allow possible bond financing in 2004.  
 
Georgia’s Redevelopment Powers Law provides that the district must remain in 
existence until all redevelopment costs, including debt service, are paid in full. It 
is therefore proposed that the Redevelopment Area and accompanying Tax 
Allocation District remain in existence for a period equal to the anticipated term 
of the outstanding bond issues, but no longer than 30 years from the date of the 
initial bond issue.  
 
As provided in the Redevelopment Powers Law, the taxes that could be included 
in the Tax Increment Base for the Tax Allocation District are based on the 
following 2003 millage rate: 
 

City of Smyrna 9.70 mills 
Cobb County    6.85 mills 
Cobb County School District 19.00 mills 
Total 35.55 mills 

 
Geographic Boundaries of the Proposed TAD 
 
The proposed study area is located in land lots 418, 419, 446, 447, 489, 490, 
491, 520, 521, 522, and 559 of the 17th District of Cobb County. The boundaries 
are generally described as Atlanta Road on the east, Spring Road on the south, 
City Center and the western property line of the Carriage House Apartments on 
the west, and Windy Hill Road on the north.  
 
Supportable Bonds from New Development of study area 
 
The Tax Financing District within the proposed Atlanta Road Corridor 
Redevelopment Plan boundaries had an assessed tax base value of $29,279,178 
in 2003 according to the tax records of Cobb County.  Verification will be 
sought from the State of Georgia Revenue Commissioner’s Office.   

It is anticipated that the fixed rate of the Tax Allocation Bond issue will be tax 
exempt.  The actual rate will be determined at the time of bond issuance based 
on general conditions within the bond market, development anticipated within 
the Atlanta Road Corridor Redevelopment Area, and the assessed taxable 
property value.  For purposes of estimating bond proceeds, a seven and one-
quarter percent (7.25%) rate has been utilized in this Redevelopment Plan. 
 
Preliminary projections indicate that the anticipated new 
development/redevelopment within the Study Area can generate incremental tax 
revenues at full build-out of approximately $2.5 million. At assumed terms of 25 
years, 7.25% rate and 1.25 debt service coverage (DSC), this amount of annual 
incremental tax revenue could support a bond issue of approximately $22.9 
million prior to construction start – assuming, of course, that acceptable 
developer and construction-completion agreements were in place. 
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Projected TAD Area Redevelopment Program: Supportable 
Bonds 

      Projected 
      Total Cost 
        
TOTAL PROJECTED DEVELOPMENT VALUE     $           295,385,000 
 Gross Taxable Value @ 75% Dev Value    $           221,538,750  
 Less Tax-exempt Development      $                           -    
TOTAL TAXABLE DEVELOPMENT VALUE     $           221,538,750  
 Assessed Value @ 40%      $             88,615,500  

 Existing Tax Base to be 
Replaced     ($             17,929,972)

 Net Incremental Assessment      $             70,685,528  
        
INCREMENTAL TAXES FROM NEW 
DEVELOPMENT      

 City of Smyrna @                  9.700 mills    $                  685,650  
 Cobb County @                  6.850 mills    $                  484,196  
 Cobb County Schools @                19.000 mills    $               1,343,025  
    Combined Total                35.550     $               2,512,871  
        
SUPPORTABLE BONDS @                       25 Years     
  7.25% Rate     
               0.08775 Constant     
                     1.25 DSC     
 City of Smyrna      $               6,250,801  
 Cobb County      $               4,414,226  
 Cobb County Schools      $             12,243,837  
    Combined Total      $             22,908,864 

 

These projections include only those projects within the proposed TAD 
boundaries and are subject to change. 
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Organizational Framework 
 
Using its TAD capabilities as its primary incentive, the City of Smyrna plans to 
attract a private developer or group of developers to the site to develop a 
planned mixed-use community in accordance with principals and 
recommendations of the current Livable Centers Initiative Study.  
 
The State Redevelopment Powers Law authorizes the City of Smyrna to 
designate a Redevelopment Agency for the purpose of carrying out the 
Redevelopment Plan.  It is anticipated that the City will designate the City of 
Smyrna Downtown Development Authority (DDA) to serve as the City's 
Redevelopment Agent responsible to the City for implementing the proposed 
Redevelopment Plan.  As the City's Redevelopment Agent, the DDA will carry 
out tasks in the following areas: 
 

 Coordinating implementation activities with other major 
participants in the Redevelopment Plan and their respective 
development and planning entities, including Cobb County, the 
Cobb County Board of Education, the communities impacted and 
other stakeholders, as well as with various City of Smyrna 
departments involved in implementing the Redevelopment Plan.   

 
 Conducting (either directly or by subcontracting for services) 

standard predevelopment activities, including - but not limited to - 
site analysis, environmental analysis, development planning, 
market analysis, financial feasibility studies, preliminary design, 
zoning compliance, facilities inspections, and overall analysis of 
compatibility of proposed development projects with the City’s 
Comprehensive Development Plan, Livable Centers Initiative 
Study and the Redevelopment Plan.   

 
 Seeking appropriate development projects, financing and other 

forms of private investment in the Redevelopment Area from 
qualified sources. 

 
 Developing public-private ventures, loans to private enterprise and 

intergovernmental agreements as needed. 
 

 Marketing the Redevelopment Area among developers, capital 
sources and the general public. 

 
 Coordinating public improvement planning and construction with 

the City’s Department of Public Works, Department of 
Community Development, and other relevant City and County 
departments and offices. 

 
 Entering into negotiations, either directly or through designated 

brokers, with property owners and real estate developers within the 
Redevelopment Area for the purpose of acquiring land and 
property for redevelopment in accordance with the Redevelopment 
Plan. 

 
 Preparing economic and financial analyses, project-specific 

feasibility studies and assessments of tax base increments in 
support of the issuance of Tax Allocation Bonds by the City. 

 
 The DDA will perform other duties as necessary to implement the 

Redevelopment Plan. 
 
For the foreseeable future, the City’s Department of Community Development, 
working directly with the City Manager’s Office, could function as staff for the 
DDA. If it so chooses at some future date, the City could allow the DDA to 
build its own internal staffing capabilities and function as a truly separate 
development entity, although continuing to administer the TAD through a 
management contract with the City. 
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The Redevelopment Agent has the right to pursue condemnation authority with 
the City of Smyrna under the Georgia Redevelopment Powers Law. 
 
To manage the redevelopment process, the DDA will seek to enter into 
contractual arrangements with qualified vendors to provide the professional and 
other services required in qualifying and issuing the bonds, as well as in services 
including design, feasibility, project management, legal, engineering, and other 
services required for implementation of the proposed Redevelopment Plan. 
 
 
NOTE REGARDING IMPLEMENTATION: Tax Allocation 
District Approval 
 
Encouraged by the LCI Study preliminary findings over the past four months, as 
well as by the responses and reactions of Smyrna residents through the Public 
Participation Process, City officials decided to seek creation of a Tax Allocation 
District, an early recommendation of the Study Team. A Redevelopment Plan 
for the proposed TAD was prepared and submitted to the three “taxing entities” 
that could choose to participate in or not participate in the TAD: City of Smyrna, 
Cobb County and the Cobb County School District. Upon assessing the 
Redevelopment Plan and holding public hearings on the matter, all three elected 
bodies approved the creation of the TAD, effective December 31, 2003, the last 
approval coming from the School Board on December 11. With this major 
incentive now available, the City is well on its way to implementing this 
recommended LCI Study. 
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Transportation Projects

Ref. No. Description Type of 
Improvement

Engineering 
Year

Engineering 
Costs

Construction 
Year

Construction 
Costs

Total Project 
Costs

Responsible 
Party

Funding 
Source

Local 
Source &

Match 
Amount

T1.1

Install streetscape improvements and a landscaped median along Atlanta
Road (5700') from Windy Hill Road to Spring Road (streetscape 
improvements include 10’ sidewalks, benches, street lights, and 
landscaped buffer).  Install improvements at Atlanta Road and West 
Spring Street intersection including:  new signals and mast arms, high 
visibility pedestrian crossings, ADA accessible raised islands, and 
restriping.

Roadway 
/Pedestrian 2004 $567,350 2006 $5,655,750 $6,223,100 City TIP City $1,244,620 

T1.2
Define pedestrian walking areas at railroad grade crossings and enhance 
connections to sidewalk system (Spring Street and Hawthorne Street 
crossings).

Intersection 
/Pedestrian 2004 $5,800 2006 $29,000 $34,800 City TIP City $6,960 

T1.3

Modify Atlanta Road at Spring Road intersection to remove right turn 
channelization islands for northbound and southbound directions to provide
a direct path for pedestrian crossing and landscape reclaimed 
channelization island areas.

Intersection 
/Pedestrian 2004 $13,800 2006 $69,000 $82,800 City TIP City $16,560 

T1.4 Replace Atlanta Road crosswalks with GDOT standard crosswalk 
markings to enhance visibility (four intersections)

Intersection 
/Pedestrian 2004 Part of T1.1 

Cost 2006 Part of T1.1 
Cost

Part of T1.1 
Cost City N/A N/A N/A

T2.1 Provide sidewalks and greenspace within Jonquil redevelopment area. Pedestrian 2005 With Site 
Development 2007 With Site 

Development 
With Site 

Development City City N/A N/A

T2.2 Provide greenway with trail section through Belmont Hills redevelopment 
area (4200').

Pedestrian 
/Bicycle 2005 $41,200 2007 $206,000 $247,200 City TIP City $49,440 

T3.1 Install multi-use trail section (10’ off-road multi-use trail) from Village 
Parkway to Hawthorne Street at Davenport Street (2640')

Pedestrian 
/Bicycle 2005 $22,500 2007 $225,000 $247,500 City TIP City $49,500 

T3.2 Install multi-use trail section (10’ off-road multi-use trail) from Ward Street 
to Glendale Circle and Glendale Place through Park/School (1900')

Pedestrian 
/Bicycle 2007 $18,000 2009 $180,000 $198,000 City TIP City $39,600 

T3.3
Replace existing sidewalk with multi-use section (10’ multi-use trail on 
north side of road with 6’ sidewalk on south side of road) along Bank 
Street (50’ ROW) from South Cobb Drive to Hamby Street (5438').

Pedestrian 
/Bicycle 2004 $120,600 2006 $1,206,000 $1,326,600 City TIP City $265,320 

T3.4
Replace existing sidewalk with multi-use section (10’ multi-use trail on 
north side of road with 6’ sidewalk on south side of road) along Roswell 
Street (50’ ROW) from Spring Street to Hawthorne Street 2870')

Pedestrian 
/Bicycle 2004 $70,600 2006 $706,000 $776,600 City TIP City $155,320 

T3.5
Replace existing sidewalk with multi-use section (10’ multi-use trail on 
north side of road with 6’ sidewalk on south side of road) along Hawthorne 
Street (40’ ROW) from Roswell Street to Davenport Street (3400)

Pedestrian 
/Bicycle 2006 $96,300 2008 $963,000 $1,059,300 City TIP City $211,860 

SMYRNA LCI - FIVE YEAR IMPLEMENTATION PLAN

Program T-1 – Provide Pedestrian Improvements to Create a “Main Street” on Atlanta Road

Program T-2 – Enhance Pedestrian and Bicycle Access in and Around Activity Centers

 Program T-3 - Provide Pedestrian and Bicycle Travel to Link Activity Centers and Neighborhoods

Day Wilburn Associates, Inc.
December 8, 2003



T3.6
Replace existing sidewalk with multi-use section (10’ multi-use trail on
north side of road with 6’ sidewalk on south side of road) along Powder 
Springs Street (50’ ROW) from Grady Street to Hamby Street (700).

Pedestrian 
/Bicycle 2005 $19,000 2007 $190,000 $209,000 City TIP City $41,800 

T4.1

Replace sidewalk along Spring Street (40’ ROW) from Roswell Street to 
Mathews Street with new 5’ sidewalks on both sides of street and install 
new 5’ sidewalk on both sides along Spring Street from Mathews Street to 
Spring Road (2534').

Pedestrian 2005 $65,000 2007 $650,000 $715,000 City City N/A N/A

T4.2

 Install new 6’ sidewalks along both sides of the following streets from 
Bank Street to Church Street:                                                                        
- Pine Hill Drive (50’ ROW) from Bank Street to Lavista Drive.                     
- Lavista Drive (50’ ROW) from Pine Hill Drive to Stephens Street.              
- Stephens Street (30’ ROW) from Flagler Circle to Church Street (1263')

Pedestrian 2005 $40,500 2007 $405,000 $445,500 City City N/A N/A

T4.3 Replace sidewalk along Mathews Street (30’ ROW) from Spring Street to 
Hawthorne Street with new 5’ sidewalks on both sides of street (2480'). Pedestrian 2005 $58,100 2007 $581,000 $639,100 City City N/A N/A

T4.4

Replace sidewalk with new 5’ sidewalk on both sides of the following 
streets from Hawthorne Street to Village Parkway (3168'):                           
- Davenport Street (50’ ROW) from Hawthorne Street to Argo Drive.           
- Argo Drive (40’ ROW) from Davenport Street to Teasley Drive.                 
- Teasley Drive (60’ ROW) from Argo Drive to Knoll Road.                           
- Knoll Road (60’ ROW) from Teasley Drive to Turpin Road.                        
- Turpin Road (50’ ROW) from Knoll Road to Village Parkway. 

Pedestrian 2005 $66,400 2007 $664,000 $730,400 City City N/A N/A

T4.5
Upgrade ADA deficiencies along other sidewalks as defined in the 
program for upgrading and expanding sidewalk system with new 5’ 
sidewalks on both sides of street (20,000')

Pedestrian 2006 $5,000 2007 $50,000 $55,000 City City N/A N/A

T5.1 Inventory existing sidewalks for ADA compliance and develop program to 
upgrade sidewalks not planned for replacement in future projects.

Intersection 
/Pedestrian 2004 $15,000 2005 N/A $15,000 City City N/A N/A

T5.2 Define local streets compatible with sidewalk installation and prepare plans
for implementation Pedestrian 2004 $30,000 2005 N/A $30,000 City City N/A N/A

T6.1
Provide signalized pedestrian crossings at all intersections (requires 
additional pedestrian crossings at four intersections along Village Parkway 
and at Cobb Parkway and Windy Hill intersection).

Intersection 
/Pedestrian 2004 $8,000 2005 $40,000 $48,000 City City N/A N/A

T6.2 Replace all crosswalks with GDOT standard crosswalk markings to 
enhance visibility (30 intersections with four legs per intersection).

Intersection 
/Pedestrian 2004 $12,000 2005 $120,000 $132,000 City City N/A N/A

T6.3 Install pedestrian traffic signal at Village Parkway and Post Apartments 
access/trail access (if warranted based on MUTCD criteria).

Intersection 
/Pedestrian 2004 $7,000 2007 $70,000 $77,000 City City N/A N/A

T7.1

Examine/implement Village Parkway (100’ ROW) lane reduction to two
lane divided section and use additional width to install multi-use section 
(10’ multi-use trail on west side of road and 6’ sidewalk on east side of 
road).  If lane reduction is not feasible, install four-lane divided roadway 
with similar multi-use trail and sidewalk section. (cost indicated is for four-
lane divided road)

Roadway 
/Pedestrian 2004 $286,000 2007 $2,860,000 $3,146,000 City TIP City $629,200 

Program T-5 - Prepare Sidewalk Development Program for Upgrading and Expanding Sidewalk System

Program T-6 - Upgrade Signalized Pedestrian Crossings

Program T-4 – Provide ADA Compliant Sidewalk on Sections Not Scheduled for Multi-use Trail Implementation

Program T-7 - Determine Feasibility and Concept Design for Reducing Travel Lanes and Implement Where Feasible

Day Wilburn Associates, Inc.
December 8, 2003



T7.2

Examine/implement Ward Street (60’ ROW) lane reduction to three-lane 
section and use additional width to install multi-use section (10’ multi-use 
trail on east side of road and 6’ sidewalk on west side of road). If lane 
reduction is not feasible, maintain four-lane undivided roadway section and 
install similar multi-use trial and sidewalk section on new ROW.

Roadway 
/Pedestrian 2004 $65,300 2007 $653,000 $718,300 City TIP City $143,660 

T8.1

Connect Fleming Street to Grady Street (30’ ROW) and install multi-use 
section (10’ multi-use trail on one side of road with 6’ sidewalk on other 
side of road) along Grady Street from Powder Springs Street to Fleming 
Street. (900')

Roadway 
/Pedestrian 2005 $23,600 2007 $236,000 $259,600 City TIP City $51,920 

T8.2

 Install new roadway (2100') through Belmont Hills redevelopment area to 
connect existing signalized intersection of Windy Hill Road at Belmont 
Circle to proposed street connection from Fleming Street to Grady Street. 
(two-lane 24’ road section with 8’ parallel parking lanes on both sides).

Roadway  2004 $69,600 2006 $696,000 $765,600 City TIP City $153,120 

T8.3

Install new roadway section (1000') through Jonquil site between planned
park adjacent to Atlanta Road and development to serve one-way 
northbound traffic between Spring Road and Atlanta Road (one-lane 15’ 
road section with 8’ parallel parking lane)

Roadway  2005 $41,500 2007 $415,000 $456,500 City TIP City $91,300 

T8.4

 Implement roadway connection from Concord Road to Church Street in
conjunction with redevelopment of South Cobb Drive at Concord Road site
and install multi-use section (10’ multi-use trail on east side of road with 6’ 
sidewalk on west side of road).

Roadway  2007 $70,800 2009 $708,000 $778,800 City TIP City $155,760 

T8.5
Future Transportation Study for a link between Concord Road, adjacent
residential, and Belmont Hills / Market Village area.

Roadway   / 
Pedestrian 2007 $30,000 n/a n/a $30,000 City City N/A N/A

T8.6
Future study of traffic changes/impacts of Spring Street / Roswell Street 
areas of the City 

Roadway   / 
Pedestrian 2007 $25,000 n/a n/a $25,000 City City N/A N/A

T9.1
Modify CCT bus route 15 to serve Belmont Hills redevelopment area and 
the Six Points intersection area with service to downtown Smyrna during 
off-peak hours (9:00 AM to 3:30 PM).

Transit 2005 $2,000 2006 $5,000 $7,000 County County N/A N/A

T9.2 Modify CCT bus route 20 to serve downtown Smyrna Community Center 
during off-peak hours (9:00 AM to 3:30 PM). Transit 2004 $2,000 2004 $5,000 $7,000 County County N/A N/A

T10.1
Replace existing speed humps along Davenport Street with new speed 
humps per Cobb County DOT design standards. (four speed humps 
assumed)

Roadway 2004 $2,000 2004 $12,000 $14,000 City City N/A N/A

T10.2
Replace speed bumps along Sanford Road with speed tables to facilitate 
pedestrian access to adjacent park (two speed tables with raised 
pedestrian crossings assumed).

Roadway 2004 $1,500 2004 $8,000 $9,500 City City N/A N/A

T11.1
Conduct feasibility and concept study to meet Federal Railroad 
Administration (FRA) requirements for at-grade crossings without use of 
train whistle.

Roadway 2004 $30,000 N/A N/A $30,000 City City N/A N/A

T11.2  Implement grade crossing modifications at Hawthorne Street and Spring 
Street and prohibit train whistle. Roadway 2006 $25,000 2008 $250,000 $275,000 City TIP City $55,000 

Totals $1,956,450 $17,857,750 $19,814,200 City Cost

 Program T-8 - Enhance Connectivity of Activity Centers to Existing Street System and Neighborhoods 

Program T-9 – Modify Existing Transit Routes to Serve Local Needs 

Program T-10 - Upgrade Existing Speed Humps

$6,370,440 

Program T-11 - Determine Feasibility and Concept Design for Prohibiting Train Whistle in LCI Study Area and Implement if Feasible

Day Wilburn Associates, Inc.
December 8, 2003



SMYRNA LCI - FIVE YEAR IMPLEMENTATION PLAN
(Including projects estimated to begin, but not necessarily be completed, within 5 years)

Land Use/Housing Initiatives
Type of Engineering Engineering Construction Construction Total Project Responsible Primary

Description Improvement Year(s) Costs (1) Year(s) Costs (2) Costs (3) Parties Funding Source Source Est. Amount

Belmont Hills Residential Residential 2005-2009 3,791,938$         2005-2009 128,886,085$     189,596,910$     City & Developer Private Debt/Equity City: TAD 15,167,753$      

Belmont Hills Retail Retail 2005 1,971,585$         2005 60,824,025$       98,579,233$       City & Developer Private Debt/Equity City: TAD 7,886,339$        

Atlanta Road Residential/MXD Residential/MXD TBD TBD TBD TBD TBD City & Developer Private Debt/Equity City: TAD TBD

Atlanta Road MXD Mixed Use 2007-2008 307,763$            2007-2008 10,298,582$       15,388,156$       City & Developer Private Debt/Equity City: TAD 1,231,053$        

Jonquil Plaza Mixed Use 2005 1,267,492$         2005 44,299,702$       63,374,613$       City & Developer Private Debt/Equity City: TAD 5,069,969$        

Cobb/Concord Center MXD Mixed Use 2009-2011 1,551,170$         2009-2011 51,968,095$       77,558,523$       City & Developer Private Debt/Equity City: TAD 6,204,682$        

Hawthorne Community Residential 2009-2011 3,523,165$         2009-2011 110,043,833$     176,158,232$     City & Developer Private Debt/Equity City: TAD 14,092,659$      

TOTALS 12,413,113$       406,320,321$     620,655,667$     49,652,453$      

Other Local Initiatives: TAD Approval

Responsible Funding

Description Cost Year Party Source

Prepare Redevelopment Plan 10,000$              2003 City City

City Council Approval -$                    2003 City City

County Approval -$                    2003 City City

School District Approval -$                    2003 City City

Redevelopment Agent Designation -$                    2003 City City

NOTES:
(1)               Engineering Costs as percentage of Total Project Costs estimated @ 2.0%
(2)               Construction Costs as percentage of Total Project Costs estimated @ 65.47%  (Acquisition Costs not included in Construction Costs)
(3)               Total Project Costs estimated in Program Details Worksheet
(4)               Average Local Match as percentage of Total Project Costs estimated @ 8.0%

               based on maximum TAD bonds that project's own generated tax revenues 
               can support. Other funds not yet identified may be used as local march, also.

Local Match (4)

Smyrna LCI Study





Employment Projections
Concept Plan - Private Development Program

Huntley and Associates, Inc.

Supporting Documentation and Analyses:

SMYRNA LCI STUDY

Smyrna LCI Study



SMYRNA LCI - COMPARISON OF DEVELOPMENT IMPACTS

Changes in Population, Housing Units and Employment: 2003 - 2028

2003 2008 2013 2018 2023 2028
Current Conditions
     Population 15,926         16,085           16,568         17,065         17,577         18,104         
     Housing Units 7,467           7,692             7,965           8,076           7,984           7,895           
     Employment 10,811         11,706           12,620         13,578         14,610         15,726         

LCI Plan Implementation
     Population 15,926         16,624           18,143         19,913         21,648         23,348         
     Housing Units 7,467           7,794             8,506           9,336           10,149         10,946         
     Employment 10,811         15,024           16,553         18,695         21,387         24,618         

Key Assumptions:
Current Conditions
1.  Under current conditions, population and housing growth is modest, consistent with observed patterns since 1990.
2.  Housing unit changes reflect a combination of loss of aging housing stock, accelerating after 2015, 
      and incremental additions of new stock.  Only 12% of housing in study area has been built since 1990.  
      About 43% was built between 1960 and 1980.  Clusters of housing in this age will be the most likely target 
       of aging and deterioriation, or for assemblage and redevelopment.
3.  Citywide, Smyrna has issued on average 595 single family dwelling permits (attached and detached). 
      Approximately 5% are located within the study area.
4.   No new multi-family rental is anticipated for at least a decade, until 2013.
5.  Retail employment is calculated at 1 job per $50,000 in retail sales. 

Under LCI Plan
1.  Population growth not a byproduct of new job growth (which is likely to be minimal and in retail and business services. 
2.  Most population growth will be derived from appeal of housing, location, and quality of life.
3.  Historically, Symrna has averaged 595 single family dwelling permits citywide and 825 new home sales in the 
      zip codes that include the study area.  The figures assume that this trend will not change significantly, but study area's 
      share of activity could grow.
4.  Retail employment is calculated at 1 job per $50,000 in retail sales. 
5.  Office employment is calculated at 1 job per 275 square feet of office space. 
6.  Lodging employment is calculated at 1 job per 2 rooms. 
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SMYRNA LCI - PRIVATE DEVELOPMENT PROGRAM SUMMARY

Projected Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10

Total Cost 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

TOTAL PROJECTED DEVELOPMENT COST 620,655,667$             -$                            228,155,595$             43,680,000$               22,465,156$               31,797,150$               106,719,910$             97,384,161$               90,453,694$            -$                         -$                         

Projected Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10
TOTAL DEVELOPMENT COST BY PROJECT Total Cost 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

BELMONT HILLS MIXED-USE REDEVELOPMENT: RESIDENTIAL* 189,596,910$             -$                            66,201,750$               43,680,000$               9,702,000$                 29,172,150$               40,841,010$               -$                            -$                         -$                         -$                         
BELMONT HILLS MIXED-USE REDEVELOPMENT: RETAIL+OFFICE* 98,579,233$               -                              98,579,233                 -                              -                              -                              -                              -                              -                           -                           -                           
ATLANTA ROAD RESIDENTIAL/MXD DEVELOPMENT -$                            -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
ATLANTA ROAD MXD DEVELOPMENT 15,388,156$               -                              -                              -                              12,763,156                 2,625,000                   -                              -                              -                           -                           -                           
JONQUIL PLAZA REDEVELOPMENT 63,374,613$               -                              63,374,613                 -                              -                              -                              -                              -                              -                           -                           -                           
COBB/CONCORD CENTER MXD 77,558,523$               -                              -                              -                              -                              -                              10,000,000                 38,711,316                 28,847,207              -                           -                           
HAWTHORNE COMMUNITY REDEVELOPMENT 176,158,232$             -                              -                              -                              -                              -                              55,878,900                 58,672,845                 61,606,487              -                           -                           
OTHER 3 -$                            -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
OTHER 4 -$                            -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           

TOTAL 620,655,667$             -$                            228,155,595$             43,680,000$               22,465,156$               31,797,150$               106,719,910$             97,384,161$               90,453,694$            -$                         -$                         

* The Belmont Hills Mixed-Use Redevelopment is divided, for purposes of this analysis, into a Residential component and a Retail+Office component.  120 condo units included in the Residential component will physically be included in the eastern half of the Concept Plan design in a 3-story
 facility fronting on Windy Hill Road and possibly above certain retail locations

Medium-term

Year of Development Cost

Year of Development Cost

Medium-termShort-term

Short-term
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SMYRNA LCI - PRIVATE DEVELOPMENT PROJECT DETAIL

Annual Cost Inflation Assumption: 5.0%
Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10

ANTICIPATED DEVELOPMENT Year Size Unit Unit Projected 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013
Type of Development Built Cost Total Cost

BELMONT HILLS MIXED-USE REDEVELOPMENT: RESIDENTIAL* 189,596,910$             -$                            66,201,750$               43,680,000$               9,702,000$                 29,172,150$               40,841,010$               -$                            -$                         -$                         -$                         

Acquisition 2005 44.1         acres 500,000         22,045,000                 -                              22,045,000                 -                              -                              -                              -                              -                              -                           -                           -                           
Demo, Site Prep 2005 44.1         acres 75,000           3,306,750                   -                              3,306,750                   -                              -                              -                              -                              -                              -                           -                           -                           
Sale Housing-Condos 2005 160            units 210,000           33,600,000                 -                              33,600,000                 -                              -                              -                              -                              -                              -                           -                           -                           
Sale Housing-Townhouses 2005 25              units 210,000           5,250,000                   -                              5,250,000                   -                              -                              -                              -                              -                              -                           -                           -                           
Sale Housing-Condos 2006 160            units 220,500           35,280,000                 -                              -                              35,280,000                 -                              -                              -                              -                              -                           -                           -                           
Sale Housing-Detached 2006 30              units 280,000           8,400,000                   -                              -                              8,400,000                   -                              -                              -                              -                              -                           -                           -                           
Sale Housing-Detached 2007 33              units 294,000           9,702,000                   -                              -                              -                              9,702,000                   -                              -                              -                              -                           -                           -                           
Sale Housing-Condos** 2008 120            units 243,101           29,172,150                 -                              -                              -                              -                              29,172,150                 -                              -                              -                           -                           -                           
Sale Housing-Condos 2009 160            units 255,256           40,841,010                 -                              -                              -                              -                              -                              40,841,010                 -                              -                           -                           -                           
Retail 
Parking (included)
Commons, Parks 2005 8.0             acres 250,000 2,000,000                   -                              2,000,000                   -                              -                              -                              -                              -                              -                           -                           -                           

BELMONT HILLS MIXED-USE REDEVELOPMENT: RETAIL+OFFICE* 98,579,233$               -$                            98,579,233$               -$                            -$                            -$                            -$                            -$                            -$                         -$                         -$                         

Acquisition 2005 48.8         acres 400,000         19,508,000                 -                              19,508,000                 -                              -                              -                              -                              -                              -                           -                           -                           
Demo, Site Prep 2005 48.8         acres 75,000           3,657,750                   -                              3,657,750                   -                              -                              -                              -                              -                              -                           -                           -                           
Retail 2005 421,270     sf 135                  56,766,133                 -                              56,766,133                 -                              -                              -                              -                              -                              -                           -                           -                           
Office 2005 104,800     sf 135                  14,121,800                 -                              14,121,800                 -                              -                              -                              -                              -                              -                           -                           -                           
Parking-Surface 2005 2,526         spaces 1,000               2,525,550                   -                              2,525,550                   -                              -                              -                              -                              -                              -                           -                           -                           
Other: Greenspace, Landscape 2005 1 allow 2,000,000        2,000,000                   -                              2,000,000                   -                              -                              -                              -                              -                              -                           -                           -                           

ATLANTA ROAD RESIDENTIAL/MXD DEVELOPMENT -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                            -$                         -$                         -$                         

Acquisition 2004 4.0           acres -                   -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Sale Housing 2004 -             units 200,000           -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Retail 2004 -             sf 135                  -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Parking-Decks 2004 -             spaces 8,500               -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Other: Greenspace, Landscape 2004 1 allow -                   -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           

ATLANTA ROAD MXD DEVELOPMENT 15,388,156$               -$                            -$                            -$                            12,763,156$               2,625,000$                 -$                            -$                            -$                         -$                         -$                         

Acquisition 2007 4.0           acres 500,000         2,000,000                   -                              -                              -                              2,000,000                   -                              -                              -                              -                           -                           -                           
Retail 2007 35,000       sf 149                  5,199,666                   -                              -                              -                              5,199,666                   -                              -                              -                              -                           -                           -                           
Housing 2007 units 231,525           -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Office 2007 35,000       sf 149                  5,199,666                   -                              -                              -                              5,199,666                   -                              -                              -                              -                           -                           -                           
Lodging/Meeting 2008 35              rooms 75,000             2,625,000                   -                              -                              -                              -                              2,625,000                   -                              -                              -                           -                           -                           
Parking-Surface 2007 330            spaces 1,103               363,825                      -                              -                              -                              363,825                      -                              -                              -                              -                           -                           -                           
Other 2007 -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           

Year of Development Cost
Short-term Medium-term
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SMYRNA LCI - PRIVATE DEVELOPMENT PROJECT DETAIL

Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10
ANTICIPATED DEVELOPMENT Year Size Unit Unit Projected 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Type of Development Built Cost Total Cost

JONQUIL PLAZA REDEVELOPMENT 63,374,613$               -$                            63,374,613$               -$                            -$                            -$                            -$                            -$                            -$                         -$                         -$                         

Acquisition 2005 11.6         acres 500,000         5,785,000                   -                              5,785,000                   -                              -                              -                              -                              -                              -                           -                           -                           
Retail -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           

Phase 1 2005 99,727       sf 135                  13,438,213                 -                              13,438,213                 -                              -                              -                              -                              -                              -                           -                           -                           
Phase 2 2006 -             sf -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           

Housing -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Phase 1 2005 174            units 210,000           36,437,450                 -                              36,437,450                 -                              -                              -                              -                              -                              -                           -                           -                           
Phase 2 2006 -             units 220,500           -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           

Office 2005 41,560       sf 135                  5,600,210                   -                              5,600,210                   -                              -                              -                              -                              -                              -                           -                           -                           
Parking-Decks 2005 174            spaces 8,925               1,548,592                   -                              1,548,592                   -                              -                              -                              -                              -                              -                           -                           -                           
Parking-Surface 2005 565            spaces 1,000               565,148                      -                              565,148                      -                              -                              -                              -                              -                              -                           -                           -                           

COBB/CONCORD CENTER MXD 77,558,523$               -$                            -$                            -$                            -$                            -$                            10,000,000$               38,711,316$               28,847,207$            -$                         -$                         

Acquisition 2009 20.0         acres 500,000         10,000,000                 -                              -                              -                              -                              -                              10,000,000                 -                              -                           -                           -                           
Retail 2011 122,596     sf 181                  22,138,127                 -                              -                              -                              -                              -                              -                              -                              22,138,127              -                           -                           
Housing 2010 139            units 268,019           37,133,157                 -                              -                              -                              -                              -                              -                              37,133,157                 -                           -                           -                           
Office 2011 32,548       sf 181                  5,877,449                   -                              -                              -                              -                              -                              -                              -                              5,877,449                -                           -                           
Parking-Decks 2010 139            spaces 11,391             1,578,159                   -                              -                              -                              -                              -                              -                              1,578,159                   -                           -                           -                           
Parking-Surface 2011 621            spaces 1,340               831,631                      -                              -                              -                              -                              -                              -                              -                              831,631                   -                           -                           
Other 2010 -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           

HAWTHORNE COMMUNITY REDEVELOPMENT 176,158,232$             -$                            -$                            -$                            -$                            -$                            55,878,900$               58,672,845$               61,606,487$            -$                         -$                         

Acquisition-Phase 1 2009 35              acres 300,000           10,500,000                 -                              -                              -                              -                              -                              10,500,000                 -                              -                           -                           -                           
Acquisition-Phase 2 2010 35              acres 315,000           11,025,000                 -                              -                              -                              -                              -                              -                              11,025,000                 -                           -                           -                           
Acquisition-Phase 3 2011 35              acres 330,750           11,576,250                 -                              -                              -                              -                              -                              -                              -                              11,576,250              -                           -                           
Retail 2011 sf 181                  -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Sale Housing-Phase 1 2009 140            units 324,135           45,378,900                 -                              -                              -                              -                              -                              45,378,900                 -                              -                           -                           -                           
Sale Housing-Phase 2 2010 140            units 340,342           47,647,845                 -                              -                              -                              -                              -                              -                              47,647,845                 -                           -                           -                           
Sale Housing-Phase 3 2011 140            units 357,359           50,030,237                 -                              -                              -                              -                              -                              -                              -                              50,030,237              -                           -                           
Office 2011 sf 181                  -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Parking (included) -                              -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           
Landscape Features 2009 -                              -                              -                              -                              -                              -                              -                              -                           -                           -                           

Short-term Medium-term
Year of Development Cost
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SMYRNA LCI - PRIVATE DEVELOPMENT UNITS

Projected Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10
TOTAL DEVELOPMENT UNITS BY PROJECT Total Cost 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Sale Housing-Condos Units = 912             -             334             160             -             120             160             139             -             -             -             
Sale Housing-Townhouses Units = 25               -             25               -             -             -             -             -             -             -             -             
Sale Housing-Detached Units = 483             -             -             30               33               -             140             140             140             -             -             
          Total Housing Units = 1,420          -             359             190             33               120             300             279             140             -             -             

          Total Retail Sq Ft = 678,593      -             520,997      -             35,000        -             -             -             122,596      -             -             

          Total Office Sq Ft = 172,348      -             104,800      -             35,000        -             -             -             32,548        -             -             

          Total Lodging Rooms = 35               -             -             -             -             35               -             -             -             -             -             

Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10
ANTICIPATED DEVELOPMENT Year Size Unit 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Type of Development Built

BELMONT HILLS RESIDENTIAL REDEVELOPMENT
Acquisition 2,005          acres -             -             -             -             -             -             -             -             -             -             
Sale Housing-Condos 2,005          160             units -             160             -             -             -             -             -             -             -             -             
Sale Housing-Townhouses 2,005          25               units -             25               -             -             -             -             -             -             -             -             
Sale Housing-Condos 2,006          160             units -             -             160             -             -             -             -             -             -             -             
Sale Housing-Detached 2,006          30               units -             -             30               -             -             -             -             -             -             -             
Sale Housing-Detached 2,007          33               units -             -             -             33               -             -             -             -             -             -             
Sale Housing-Condos 2,008          120             units -             -             -             -             120             -             -             -             -             -             
Sale Housing-Condos 2,009          160             units -             -             -             -             -             160             -             -             -             -             
Retail -             -             -             -             -             -             -             -             -             -             

BELMONT HILLS RETAIL REDEVELOPMENT
Acquisition 2,005          -             -             -             -             -             -             -             -             -             -             
Retail 2,005          421,270      sf -             421,270      -             -             -             -             -             -             -             -             
Office 2,005          104,800      sf -             104,800      -             -             -             -             -             -             -             -             

ATLANTA ROAD RESIDENTIAL/MXD DEVELOPMENT
Acquisition 2,004          -             -             -             -             -             -             -             -             -             -             
Sale Housing: The Terraces 2,004          -             units -             -             -             -             -             -             -             -             -             -             
Sale Housing: The Plaza 2,004          -             units -             -             -             -             -             -             -             -             -             -             

ATLANTA ROAD MXD DEVELOPMENT
Acquisition 2,007          
Retail 2,007          35,000        sf -             -             -             35,000        -             -             -             -             -             -             
Housing units -             -             -             -             -             -             -             -             -             -             
Office 2,007          35,000        sf -             -             -             35,000        -             -             -             -             -             -             
Lodging/Meeting 2,008          35               rooms -             -             -             -             35               -             -             -             -             -             

Year of Development Cost
Short-term Medium-term

Year of Development Cost
Short-term Medium-term
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Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6 Yr 7 Yr 8 Yr 9 Yr 10
ANTICIPATED DEVELOPMENT Year Size Unit 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Type of Development Built

JONQUIL PLAZA REDEVELOPMENT
Acquisition 2,005          
Retail -             -             -             -             -             -             -             -             -             -             

Phase 1 2,005          99,727        sf -             99,727        -             -             -             -             -             -             -             -             
Phase 2 2,006          -             sf -             -             -             -             -             -             -             -             -             -             

Housing -             -             -             -             -             -             -             -             -             -             
Phase 1 2,005          174             units -             174             -             -             -             -             -             -             -             -             
Phase 2 2,006          -             units -             -             -             -             -             -             -             -             -             -             

Office 2,005          41,560        sf -             41,560        -             -             -             -             -             -             -             -             
COBB/CONCORD CENTER MXD

Acquisition 2,009          
Retail 2,011          122,596      sf -             -             -             -             -             -             -             122,596      -             -             
Housing 2,010          139             units -             -             -             -             -             -             139             -             -             -             
Office 2,011          32,548        sf -             -             -             -             -             -             -             32,548        -             -             

HAWTHORNE COMMUNITY REDEVELOPMENT
Acquisition-Phase 1 2,009          
Acquisition-Phase 2 2,010          
Acquisition-Phase 3 2,011          
Retail 2,011          -             sf -             -             -             -             -             -             -             -             -             -             
Sale Housing-Phase 1 2,009          140             units -             -             -             -             -             140             -             -             -             -             
Sale Housing-Phase 2 2,010          140             units -             -             -             -             -             -             140             -             -             -             
Sale Housing-Phase 3 2,011          140             units -             -             -             -             -             -             -             140             -             -             
Office 2,011          -             sf -             -             -             -             -             -             -             -             -             -             

Short-term Medium-term
Year of Development Cost

Smyrna LCI Study



SMYRNA LCI: STUDY AREA RETAIL EMPLOYMENT - WITHOUT LCI CONCEPT PLAN (STATUS QUO)

Assumptions: Retail Jobs @
Market Balance Balance Balance Current 50,000$            

Retail Belmont Jonquil Village Windy Hill Atlanta Rd Study Area Total Sales Sales
Square Footage 486,896 55,000 40,000 55,000 20,000 450,417            1,107,313
Occupancy 79% 85% 95% 85% 100% 80% 81%
Effective SF 384,648            46,750              38,000              46,750              20,000              360,333            896,481            
Sales per SF 100.00$            100.00$            350.00$            125.00$            200.00$            150.00$            134.23$            
Total Sales 38,464,784$     4,675,000$       13,300,000$     5,843,750$       4,000,000$       54,050,000$     120,333,534$   2,407                

Retail Sales: Market Balance Balance Balance Total Sales +/(-) Over
Belmont Jonquil Village Windy Hill Atlanta Rd Study Area Projected Prior Yr

+/(-) over prior year --->> 0.0% 0.5% 5.0% 2.5% 2.5% 2.5%

2004 38,464,784       4,698,375         13,965,000       5,989,844         4,100,000         55,401,250       122,619,253$   1.9% 2,452                
2005 38,464,784       4,721,867         14,663,250       6,139,590         4,202,500         56,786,281       124,978,272     1.9% 2,500                
2006 38,464,784       4,745,476         15,396,413       6,293,080         4,307,563         58,205,938       127,413,253     1.9% 2,548                
2007 38,464,784       4,769,204         16,166,233       6,450,407         4,415,252         59,661,087       129,926,966     2.0% 2,599                
2008 38,464,784       4,793,050         16,974,545       6,611,667         4,525,633         61,152,614       132,522,292     2.0% 2,650                
2009 38,464,784       4,817,015         17,823,272       6,776,958         4,638,774         62,681,429       135,202,232     2.0% 2,704                
2010 38,464,784       4,841,100         18,714,436       6,946,382         4,754,743         64,248,465       137,969,910     2.0% 2,759                
2011 38,464,784       4,865,305         19,650,157       7,120,042         4,873,612         65,854,677       140,828,577     2.1% 2,817                
2012 38,464,784       4,889,632         20,632,665       7,298,043         4,995,452         67,501,044       143,781,620     2.1% 2,876                
2013 38,464,784       4,914,080         21,664,299       7,480,494         5,120,338         69,188,570       146,832,564     2.1% 2,937                
2014 38,464,784       4,938,651         22,747,513       7,667,506         5,248,347         70,918,284       149,985,085     2.1% 3,000                
2015 38,464,784       4,963,344         23,884,889       7,859,194         5,379,555         72,691,241       153,243,007     2.2% 3,065                
2016 38,464,784       4,988,160         25,079,134       8,055,674         5,514,044         74,508,522       156,610,318     2.2% 3,132                
2017 38,464,784       5,013,101         26,333,090       8,257,066         5,651,895         76,371,235       160,091,172     2.2% 3,202                
2018 38,464,784       5,038,167         27,649,745       8,463,492         5,793,193         78,280,516       163,689,897     2.2% 3,274                
2019 38,464,784       5,063,358         29,032,232       8,675,080         5,938,022         80,237,529       167,411,005     2.3% 3,348                
2020 38,464,784       5,088,674         30,483,844       8,891,957         6,086,473         82,243,467       171,259,199     2.3% 3,425                
2021 38,464,784       5,114,118         32,008,036       9,114,256         6,238,635         84,299,554       175,239,382     2.3% 3,505                
2022 38,464,784       5,139,688         33,608,438       9,342,112         6,394,601         86,407,043       179,356,665     2.3% 3,587                
2023 38,464,784       5,165,387         35,288,859       9,575,665         6,554,466         88,567,219       183,616,379     2.4% 3,672                
2024 38,464,784       5,191,214         37,053,302       9,815,056         6,718,327         90,781,399       188,024,083     2.4% 3,760                
2025 38,464,784       5,217,170         38,905,968       10,060,433       6,886,286         93,050,934       192,585,574     2.4% 3,852                
2026 38,464,784       5,243,256         40,851,266       10,311,944       7,058,443         95,377,207       197,306,899     2.5% 3,946                
2027 38,464,784       5,269,472         42,893,829       10,569,742       7,234,904         97,761,638       202,194,369     2.5% 4,044                
2028 38,464,784       5,295,819         45,038,521       10,833,986       7,415,776         100,205,679     207,254,565     2.5% 4,145                
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SMYRNA LCI: STUDY AREA RETAIL EMPLOYMENT - WITH LCI CONCEPT PLAN

Retail Sales: Market Balance Balance Balance Total +/(-) Over Retail Jobs @
Belmont Jonquil Village Windy Hill Atlanta Rd Study Area* Sales Prior Yr 50,000$            

+/(-) over prior year ----->> 0.0% 0.5% 5.0% 2.5% 2.5% 2.5% Sales
SF @ 2004 486,896            55,000              40,000              55,000              20,000              450,417            

2004 38,464,784$     4,698,375$       13,965,000$     5,989,844$       4,100,000$       55,401,250$     122,619,253$   2,452                
2005 14,663,250       6,139,590         4,202,500         56,786,281       81,791,621$     1,636                

SF @ 2006 421,270            99,727              54,000              
Occupancy 95% 95% 95%
Sales per SF 300                   325                   350                   
Annual Sales Inc 2006+ 5.0% 5.0% 5.0% 3.0% 4.0% 2.75%

2006 120,061,950     30,790,711       20,296,413       6,323,778         4,370,600         58,347,904       240,191,355     4,804                
2007 126,065,048     32,330,247       21,311,233       6,513,491         4,545,424         59,952,471       250,717,914     4.4% 5,014                

SF @ 2008 53,000              
Occupancy 95%
Sales per SF 300                   
Annual Sales Inc 2008+ 4.0%

2008 132,368,300     33,946,759       22,376,795       6,708,896         15,105,000       61,601,164       272,106,914     8.5% 5,442                
2009 138,986,715     35,644,097       23,495,635       6,910,162         15,709,200       63,295,196       284,041,005     4.4% 5,681                
2010 145,936,051     37,426,302       24,670,416       7,117,467         16,337,568       65,035,814       296,523,618     4.4% 5,930                
2011 153,232,853     39,297,617       25,903,937       7,330,991         16,991,071       66,824,299       309,580,768     4.4% 6,192                
2012 160,894,496     41,262,498       27,199,134       7,550,921         17,670,714       68,661,967       323,239,730     4.4% 6,465                
2013 168,939,221     43,325,623       28,559,091       7,777,449         18,377,542       70,550,171       337,529,096     4.4% 6,751                
2014 177,386,182     45,491,904       29,987,045       8,010,772         19,112,644       72,490,301       352,478,848     4.4% 7,050                
2015 186,255,491     47,766,499       31,486,397       8,251,095         19,877,150       74,483,784       368,120,417     4.4% 7,362                
2016 195,568,265     50,154,824       33,060,717       8,498,628         20,672,236       76,532,089       384,486,759     4.4% 7,690                
2017 205,346,678     52,662,565       34,713,753       8,753,587         21,499,125       78,636,721       401,612,430     4.5% 8,032                
2018 215,614,012     55,295,694       36,449,441       9,016,195         22,359,090       80,799,231       419,533,662     4.5% 8,391                
2019 226,394,713     58,060,478       38,271,913       9,286,681         23,253,454       83,021,210       438,288,448     4.5% 8,766                
2020 237,714,449     60,963,502       40,185,508       9,565,281         24,183,592       85,304,293       457,916,625     4.5% 9,158                
2021 249,600,171     64,011,677       42,194,784       9,852,239         25,150,935       87,650,161       478,459,968     4.5% 9,569                
2022 262,080,180     67,212,261       44,304,523       10,147,807       26,156,973       90,060,540       499,962,284     4.5% 9,999                
2023 275,184,189     70,572,874       46,519,749       10,452,241       27,203,252       92,537,205       522,469,510     4.5% 10,449              
2024 288,943,398     74,101,518       48,845,737       10,765,808       28,291,382       95,081,978       546,029,821     4.5% 10,921              
2025 303,390,568     77,806,594       51,288,024       11,088,782       29,423,037       97,696,733       570,693,737     4.5% 11,414              
2026 318,560,096     81,696,923       53,852,425       11,421,446       30,599,958       100,383,393     596,514,242     4.5% 11,930              
2027 334,488,101     85,781,770       56,545,046       11,764,089       31,823,957       103,143,936     623,546,899     4.5% 12,471              
2028 351,212,506     90,070,858       59,372,298       12,117,012       33,096,915       105,980,394     651,849,984     4.5% 13,037              

*NOTE: Cobb/Concord retail added in 2012 (constructed in 2011) will not produce a net increase in retail square footage on that site. Also, for purposes of this analysis,
no increases in sales per square foot are projected for the new "replacement" retail square footage.

2005=Construction Year
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