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BOARD OF MAYOR AND COMMISSIONERS
WORK SESSION
August 22, 2018
5:30 p.m.
AGENDA
Item No. 1

Meeting Called to Order

Item No. 2

Adoption of Agenda

Item No. 3

Trammell Crow Development Fiscal Impact Report
A representative from the Economic Impact Group, hired by the
developer, will present their findings about how this proposed
development could financially impact the City government.

Item No. 4

Trammell Crow Road Plan
Members of the Board of Mayor and Commissioners (BOMC) have met
with City staff and members of the Greenspace Ad Hoc Committee to
discuss design elements for the road planned behind the proposed
Trammell Crow development. This will be an update and opportunity for
members of the community to provide input.

Item No. 5

Proposed Ethics Board Membership Changes
The BOMC has expressed interest in increasing the number of members
on the Ethics Board from three to five. Currently, each member is
appointed either by the BOMC, the Mayor, or the other Ethics Board
members. It needs to be decided how the two additional members will
be appointed.

Item No. 6

Process for All Board Appointments
At the BOMC’s request, City staff has amended the application by which
residents apply to the City’s various boards, commissions and
committees. A draft process map for filling these positions is also up for
discussion.

Item No. 7

State Road and Tollway Authority Grant
The State Road and Tollway Authority (SRTA) awarded the City funds in
the amount of $1,500,000 though the Georgia Transportation
Infrastructure Bank Grant to assist with needed funds for the US 278
project. The City Attorney has reviewed the agreement and the BOMC
must vote to execute the contract at the next regular meeting.

Item No. 8

New City Manager Goals and Evaluations
As mentioned in the new City Manager Patrick Bryant’s contract, the
BOMC will work together with him to discuss an approach to
performance evaluations and goal setting within the first two weeks of
his start date on September 17th.

Item No. 9

Public Comment

Item No. 10

Adjournment

FISCAL IMPACT ANALYSES OF A
MIXED-USE DEVELOPMENT IN
AVONDALE ESTATES

FINAL REPORT
Prepared for:
Trammell Crow Residential
3715 Northside Pkwy
Atlanta, GA 30327

July 16, 2018
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Key Results
Trammell Crow Residential is planning a multi-family mixed-use development in the City of
Avondale Estates in DeKalb County, Georgia. The residential component consists of 286 oneand two-bedroom apartments. The commercial portion consists of 5,000 square feet of
restaurant space. This study examines the fiscal impact of this development on the City of
Avondale Estates government.

Fiscal Impact
Scenarios were run with and without inducements, for 10- and 20-year time horizons as shown
in Table A1. Both the undiscounted (Gross) total net revenue and the discounted total net
revenue (NPV) are included in the table.
Net revenues take into account changes in all revenues accruing to the city and all increases in
expenditures (service costs) for the city. The inducement is entered as a cost to the city because
it represents foregone property taxes over a 10-year period, beginning with 65 percent the first
year and ending at 6.5 percent in year 10. In years 11 through 20, all property taxes from the
project accrue to the city.
Table A1: Results - all Scenarios - Totals for Avondale Estates
Gross Net Revenues without Inducement
Gross Net Revenues with Inducement

10-Year

20-Year

$1,136,559
$235,262

$2,273,390
$1,372,092

Table A2 below displays the sum of property taxes accruing to the city and taxes saved by TCR,
over 20 years. All inducement values (Property Tax Benefit to the Company) in Table A2 are
based on property values provided. The “Property Tax Benefit to the Community” values
include property taxes from the project as well as property taxes paid by households forecast to
be added to the city due to the new jobs.
Current property taxes accruing to the city from this property amounted to $5,325 in 2017,
from four parcels. Without this development, and by holding property taxes at their current
millage, the city would only realize $106,498 in property taxes over 20 years. This is far less
than the $4.4 million the city collects with the development going forward and with the
inducement in place.
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Table A2: Property Tax Totals over 20 Years
City
Property Tax Benefit to the Company
Property Tax Benefit to the Community

$901,298
$4,406,722

Qualitative Benefits
During construction of the development, approximately 400 construction workers will spend
some of their wages on local businesses including restaurants, retail, and entertainment. From
a fiscal standpoint, only sales taxes would be generated directly to the city government and
because of the small share the city receives, it would not be significant. However, the additional
sales for local establishments would be a substantial benefit to the city’s economy.
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Introduction and Background
Trammell Crow Residential is proposing a mixed-use development in Avondale Estates, a city in
DeKalb County Georgia. The development will add an estimated 286 one- and two-bedroom
apartments and 5,000 square feet of restaurant space. The commercial space will add an
estimated 24 jobs with six more jobs needed for running and maintaining the residential
portion.
The fiscal impact of the development on the city’s local government derives from a regressionbased model that forecasts a change in local government revenues and expenditures as a result
of additional improvements; residential, commercial, and/or industrial.
The next section of the report will discuss the data requirements of the model, sources for all
data, and how various calculations were made to develop estimates required by the model. The
last section presents the fiscal impact results over 10-year and 20-year periods. Construction
impacts are not included because they are transitory and from a fiscal impact standpoint, only
result in sales tax revenue when items are purchased in DeKalb County and subject to sales tax
or when construction workers spend part of their income on taxable items in the county. These
amounts are typically small in comparison to other revenue streams generated by the project.
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Data Requirements
Avondale Estates Financial Data
The fiscal impact model needs a variety of data to run an analysis including a starting point for
each local government revenue and expenditure category. These data were obtained from the
Georgia Department of Community Affairs (DCA), which collects annual financial information
from every city and county government in Georgia1. The data is provided to DCA in a format
called the Uniform Chart of Accounts (UCA). The major categories used in the model are shown
in Table 1 along with three-year averages for the city, the most recent years available from
DCA.
Table 1: Revenues and Expenditures - Three-Year Average 2014, 2015, 2016
Avondale Estates
Revenues
Property Taxes
Sales Taxes
Franchise fees
Liquor licenses
Alcohol taxes
Fines
Permits
Services
Occupational tax
Insurance Premiums
Miscellaneous
Total/Average
Expenditures
General government
Health
Social welfare
Public safety
Courts
Public works
Recreation and Library
Miscellaneous
Total /Average
Source: Georgia Department of Community Affairs website

1

Per Household

$1,814,798
$168,044
$200,605
$27,289
$27,239
$558,295
$59,977
$52,052
$116,065
$162,565
$355,355
$3,542,283

$1,368
$127
$0
$21
$21
$421
$45
$39
$87
$123
$268
$2,669

$879,153
$0
$0
$1,074,005
$88,401
$217,707
$321,274
$167,098
$2,747,638

$663
$0
$0
$809
$67
$164
$242
$126
$2,071

Local government financial data can be found at http://www.dca.ga.gov/RLGF/default.aspx.
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Because of the volatility in several revenue and expenditure categories, the figures in Table 1
are three-year averages. This tends to smooth out the volatility in the data.

Demographics
Commuting patterns are used to allocate new households expected from the project to
Avondale Estates and to areas of the county, as well as outside the county. The source for these
estimates is a U.S. Bureau of the Census website called OnTheMap
(http://onthemap.ces.census.gov/).
Two percentages are calculated from these data, (1) the percent of jobs in the city filled by
people who live in the city, and (2), the percent of jobs in the city held by people who live in
other areas of the county. Typically, the sum of these two percentages is less than 100 percent
because people in-commuting from outside the county hold a portion of the jobs. The two
values are below.



Percentage of new jobs in the city filled by people who live in the city = 2.8%
Percentage of new jobs in the city held by people who commute from the county = 33.7%

Based on these percentages county residents hold about 36 percent of jobs in Avondale Estates
and people commuting from outside DeKalb County hold nearly 64 percent of the jobs.
Population and housing estimates also are needed for the analysis as well as employment and
wages, and millage rates. Table 2 displays the population and housing data, and Table 3
contains the employment and wages data. Average wages in the county in 2016 came to
$39,760.
Table 2: Population and Households 2016
Item
Total population in Avondale Estates
Total housing units in Avondale Estates
Persons per household
Households per employee

Value
3,139
1,327
2.4
0.802

Source: United States Census Bureau
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Table 3: Jobs and Wages 2016
Item

Value

Total jobs in the city
Total wages and salaries for these jobs
Average wages
Population per job:

1,655
$64,451,207
$39,760
1.64

Unemployment rate in DeKalb County (March 2018):

6.10%

Source: U.S. Bureau of Labor Statistics

Property Values
The Georgia Department of Revenue provides data on property values from its consolidated tax
digest1 database. The model’s regression equations use incorporated, unincorporated, and total
digest values, as well as population and employment. To use the equations to forecast future
values for each revenue and expenditure category, the model needs to calculate the
percentage change in the value of residential, commercial, and industrial property. That
calculation requires a starting point for each category. Table 4 shows the 2017 digest values
required by the model as starting points for the percentage change calculation.
Table 4: 2017 Property Values in Avondale Estates
Market Value
Residential improvements
Commercial improvements
Industrial improvements

$362,725,395
$11,081,203
$3,987,138

40% Value
$145,090,158
$4,432,481
$1,594,855

Source: Georgia Department of Revenue

Project Specific Data
Project data requirements include investments by type of property (residential, commercial),
the number of units by size for multi-family property, the number of new jobs and average pay,
and estimates of taxable sales for retail, hotel/motels, or other sales-tax generating businesses,
by year. Six jobs are expected for the multi-family development paying an average annual salary
1

Consolidated tax digests can be found at https://etax.dor.ga.gov/DigestConsolidation/Default.aspx

Fiscal Impact Analysis – Mixed-Use in Avondale Estates

Page 6

of $65,000 and 24 jobs are estimated for the restaurant component paying an average annual
salary of $30,000.
Total investment in this project is expected to reach $63.3 million. The project should be
completed in 2021. No inflation is introduced into this analysis, so this investment value is held
constant throughout the forecast.
The 286 multi-family units are split between one-bedroom and two-bedroom units.
Approximately 185 of the units will be one-bedroom units and 101 two-bedroom units.
The inducement offered reduces the property taxes that would have been collected by the city.
Although county and school millage are also affected, those impacts are not included in this
analysis because only city revenues and expenditures are the subject of this analysis.
Table 5 below summarizes the investments, inducement amounts and net property tax accruing
to Avondale Estates. Full occupancy is assumed in 2021, which begins, the inducement period.
The forecast runs for 20 years from 2021 though 2041.
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Table 5: Facility Property Taxes - Developer Savings and Net to the City
Avondale Estates
Year
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031

Real Property
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000

40% Assessed
Value
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000

9.957 Mills
City
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111

Developer
Savings
$163,872
$147,485
$131,098
$114,711
$98,323
$81,936
$65,549
$49,162
$32,774
$16,387
$0

Net to the
City
$88,239
$104,626
$121,013
$137,401
$153,788
$170,175
$186,562
$202,950
$219,337
$235,724
$252,111

2032

$63,300,000

$25,320,000

$252,111

$0

$252,111

2033
2034
2035
2036
2037
2038
2039
2040
2041
Total

$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000
$63,300,000

$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000
$25,320,000

$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111

$0
$0
$0
$0
$0
$0
$0
$0
$0
$901,298

$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$252,111
$4,393,038
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Fiscal Impact Results
The fiscal impact analysis was run for the City of Avondale Estates, with and without the
inducement. A 10-year time horizon and a 20-year time horizon were used for each scenario.
Table 6 contains these results.
The statistic used to summarize the project’s fiscal impact is the NPV or present value of net
revenues (net revenues are total revenues minus total expenditures in each year of the
analysis). A three percent real (without inflation) discount rate is used to calculate the NPV.
Gross, undiscounted, net revenues over each time period are also shown.
Table 6: Results - all Scenarios - Totals for Avondale Estates
Gross Net Revenues without Inducement
Gross Net Revenues with Inducement

10-Year
$1,136,559
$235,262

20-Year
$2,273,390
$1,372,092

All results are in the positive range indicating that the project is fiscally sound for the city. The
values in Table 6 are net revenues, which are total revenues offset by the increase in service
expenditures forecast for the city due to the increase in population from residential
development.
Of total revenues, the largest portion comes from property taxes. Table 7 shows total property
taxes accruing to the city after accounting for the inducement and the tax benefit to the
company due to the inducement.
Table 7: Property Tax Totals over 20 Years
City
Property Tax Benefit to the Company
Property Tax Benefit to the Community

$901,298
$4,406,722

Current property taxes accruing to the city from this property amounted to $5,325 in 2017,
from four parcels. Without this development, and by holding property taxes at their current
millage, the city would only realize $106,498 in property taxes over 20 years. This is far less
than the $4.4 million the city collects with the development going forward and with the
inducement in place.
During construction of the development, approximately 400 construction workers will spend
some of their wages on local businesses including restaurants, retail, and entertainment. From
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a fiscal standpoint, only sales taxes would be generated directly to the city government and
because of the small share the city receives, it would not be significant. However, the additional
sales for local establishments would be a substantial benefit to the city’s economy.
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GUIDELINES FOR BOARD/COMMISSION
APPOINTMENTS/REAPPOINTMENTS/VACANCIES
1. Approximately one month before a board/commission member’s term is to
expire, the City Clerk notifies the Board of Mayor and Commissioners (BOMC)
and the Chair of that particular board/commission.
2. The Chair gives a 5-day deadline for the member to reply if they would like a
new term or not. If so, that member must submit a new application (resume
optional).
3. The Chair notifies the City Clerk of the member’s desire to be reappointed or
not reappointed.
4. Regardless of whether or not that member wants a new term, the City Clerk
places notice of openings in the City Electronic Newsletter (E-News) for one
(1) week to seek applications/resumes from the community.
5. If no applications/resumes are received for the opening:
 City Clerk notifies Chair that no applications were received and to send in
their recommendation to the City Clerk for the opening. The Chair may
request to continue to run the opening in E-News.
6. If applications/resumes are received for the opening:
 The City Clerk will email applications/resumes to the Board/Commission
that has the opening as well as to the BOMC.
7. It is up to the Board/Commission to coordinate mandatory public interviews
of the applicants and incumbents.
8. The Board/Commission can vote anonymously via paper ballots for their
recommendation as to who should fill the opening.
9. Chair of Board/Commission sends board opening recommendation to the City
Clerk who, in turn shares it with the BOMC. The BOMC will discuss the
recommendation at the following work session and then vote on the
appointment at the following regular meeting.
10. The City Clerk will notify all applicants of the BOMC’s decision via email and
mail.

Updated: 8/16/18

8/16/2018

Avondale Estates, GA

Form Center

By signing in or creating an account, some fields will auto-populate with your information and your
submitted forms will be saved and accessible to you.

Application for Board or Commission Appointment - Draft

APPLICATION FOR BOARD OR COMMISSION APPOINTMENT
Citizens provide a great insight and knowledge to City government. An avenue that the City of
Avondale Estates uses to get this insight is through the various Boards and Commissions of the
City of Avondale Estates. The members of the Boards and Commissions make decisions and help
recommend and review policies for the City of Avondale Estates and its Board of Mayor and
Commissioners (BOMC). This questionnaire will assist the BOMC in the review process and in
determining applicant eligibility requirements and qualifications for Board or Commission
membership. If you have a resume, please include with your application.

Questions to consider before applying for membership on a Board or Commission:
- Do I fully understand what this Board or Commission expects from me?
- Am I committed to the goals and mission of this Board or Commission?
- Can I afford the demands on my time, resources and energy?
- Will I attend meetings regularly, making them a priority for the duration of my appointment?
- Am I willing to perform a reasonable amount of work outside of regularly scheduled Board or
Commission meetings and prepare for each meeting?
- Can I work effectively with the other members of the Board or Commission?
- Am I willing to participate in necessary Board or Commission training, education and
development activities that will improve my effectiveness in my position?
Select the Board,
Commission, or
Committee applying
for*
-- Select One --

Personal Information
https://www.avondaleestates.org/FormCenter/Service-Request-Forms-3/Application-for-Board-or-Commission-Appo-50
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First Name*

Last Name*

Home Address*

Home Address Line 2

City*

Cell Phone Number*

State*

Home Phone Number*

Zip*

Business Phone Number*

Occupation*

Employer

Personal E-mail Address*

Business E-mail Address*

Preferred E-mail*
Home

How many years have
you lived in Avondale
Estates?*

Work

Are you current will all of
your nancial obligations to
the City?*
Yes
No

Are you currently serving on other Boards,
Commissions, or Committees for the City of
Avondale Estates?*

If yes, which:

Yes
No
Have you served on a Board, Commission, or
Committee for the City of Avondale Estates in the
past?*

If yes, which:

Yes
No
Do you know of any circumstances that would
result in you having to abstain from voting
on any action before the Board or
Commission?*

If yes, please explain:

Yes
No
https://www.avondaleestates.org/FormCenter/Service-Request-Forms-3/Application-for-Board-or-Commission-Appo-50
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Do you or your employer, or your spouse,
child, relative or their employers, do business
with the City of Avondale Estates? *

Avondale Estates, GA

If yes, please explain:

Yes
No
Do you have any employment or contractual
relationship with the City of Avondale Estates
that would create a continuing or frequently
recurring con ict with regard to your
participation on a Board or Commission? *

If yes, please explain:

Yes
No
Are you willing to be considered for a current
or future appointment to any of the other
Boards or Commissions of the City if a
position is not available on the Board or
Commission of your rst choice?*

If yes, please e list the Boards or
Commissions for which you would like to be
considered (in order of interest):

Yes
No

Please tell us why you would like to serve on the Board or Commission? What other information
would you like us to know to help us in this decision?

Please attach your resume or other supporting documentation in .doc, .docx, .txt, or .pdf
format.
Choose File No file chosen

Applicant Statement
I understand that I am applying for appointment to a Board or Commission office of the City of
Avondale Estates; that the appointing authority may require an interview prior to consideration
for appointment; that I will be required to take an oath of office to uphold the City’s charter and
ordinances; that I may be removed from office for any reason permitted by law or City charter;
and that my application will remain on file for consideration for a period of six (6) months, after
which time, I will need to file a new application. I agree to comply at all times with all
requirements of the office for which I am applying and to which I may be appointed. All
statements and information provided in this application are true to the best of my knowledge.
First Name*

Last Name*

https://www.avondaleestates.org/FormCenter/Service-Request-Forms-3/Application-for-Board-or-Commission-Appo-50
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Avondale Estates, GA

Date and Time:*
mm/dd/yyyy

hh:mm am/pm

Receive email copy
Email address
This field is not part of the form submission.

* indicates a required field

https://www.avondaleestates.org/FormCenter/Service-Request-Forms-3/Application-for-Board-or-Commission-Appo-50
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