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EXECUTIVE SUMMARY

OVERVIEW

This plan presents the rationale, boundaries, fiscal data and proposed projects which could result
from the formation of City of Dalton, Tax Allocation District #1— Downtown and Tax Allocation
District #2— East Walnut Avenue. This redevelopment plan was prepared by Bleakly Advisory
Group, Inc. {BAG) in conformance with the provisions of Georgia Redevelopment Powers Law
(0.C.G.A. Title 36 Chapter 44) which governs the creation of the Tax Allocation Districts (TADs) in
the state. This plan was prepared in cooperation with the City of Dalton, on behalf of the Dalton-
Whitfield County Joint Development Authority.

The redevelopment area described in this Plan includes 2,659 properties covering roughly 2,384
acres {within individual tax parcels). The significant characteristics of this area are: (a) it contains a
large percentage of the City’s commercial and industrial tax base, including its central business
district; (b) the area as a whole includes roughly 20% of the City's total tax digest; (¢) despite the
fact that the redevelopment area is the most densely developed part of the City, property values
are relatively low, with full market values averaging roughly $296,000 per acre; (d} residentially
zoned properties in particular have very low average market values, averaging below $95,000 per
parcel; and (e) general fund property tax collections from the real estate within this area average
roughly $4,000 per taxable acre for all taxing jurisdictions, combined. Substantial portions of the
redevelopment area clearly exhibit several characteristics of disinvestment and under-utilization,
which are prerequisite to the establishment of Tax Allocation Districts.

The purpose of the proposed TADs is to support development in two locations within the proposed
redevelopment area.

e The proposed TAD #1 consists of 521 parcels totaling 228 acres. TAD #1 is intended to
support individual “catalyst” adaptive re-use and infill projects within Dalton’s Central
Business District. The first of what is hoped to be several such projects has been proposed
for a 1.13 acre, City-owned parcel located at the intersection of East Crawford and South
Hamilton Streets.

e TAD #2 consists of 93 parcels totaling 210.65 acres, and is sized to incentivize potential
future retail infill development located along East Walnut Avenue, including the Walnut
Square Mall. TAD #2 includes the Mall property, which currently suffers from high vacancy
and declining retail sales. The Mall's ownership is considering a redevelopment proposal
to stabilize and reposition the property, which could be significantly enhanced by the
availability of TAD financing. Future plans for the Walnut Square Mall have not been
submitted as of writing of this redevelopment plan. However, creating a Tax Allocation
District which includes the mall property is expected to increase the probability that the
City will receive a proposal in 2016.

The boundaries of the Redevelopment area and TADs are shown on the following map.

Executive Summary 2
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PROPOSED DALTON REDEVELOPMENT AREA AND TAX ALLOCATION DISTRICTS
(Proposed TAD boundaries are shown in shaded areas)
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WHY THE REDEVELOPMENT AREA QUALIFIES As A TAD

The City of Dalton has the authority to exercise all redevelopment and other powers authorized or
granted municipalities pursuant to the Redevelopment Powers Law {Chapter 44 of Title 36 of the
0.C.G.A.), as approved by Dalton voters by referendum in 2014.

The redevelopment area qualifies as a TAD under the following specific sections of the
Redevelopment Powers Law:

= A (iii) — This portion of Dalton has demonstrated pervasive poverty and significant
unemployment.

= A {v) — The existence of conditions...that substantially impair the sound growth of the
community.

= B (i) — The presence of structures or buildings that are 40 years old or older with no historic
significance.

® B {iii) = The predominance of structures or buildings of relatively low value.

= C {ii} — Deteriorating and/or inadequate infrastructure either at present or following
redevelopment.

More detailed justification under each of these provisions appears in the full report.

PROPOSED REDEVELOPMENT PROJECTS

Proposed first development projects within each of the two TAD’s are illustrated in the following
exhibits. The primary method of financing development of these TAD projects will be private equity
and debt. TAD proceeds would be used to supplement private financing and reduce overall
development costs in order to make the projects financially feasible. TAD proceeds would be
applied to address off-site development costs and/or reduce the cost of constructing access roads
and internal infrastructure. Conceptual site plans for each project are shown in the next three
exhibits.

The first proposed Project for TAD #1 is illustrated in the following rendering. The City is currently
considering a conceptual development plan for a 1.13 acre, City owned parking lot located on South
Hamilton Street, across from the Chamber of Commerce building. A conceptual development plan
for this property shows a 4-story, 40,000 SF building on this site. The project has an estimated
construction cost of $5.1 million and would include a mix of retail, office, lodging, and loft
apartments.

Executive Summary 4
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The purpose of TAD #2 is to encourage new retail infill development along East Walnut Avenue,
including investment to re-occupy vacant space and/or “reposition” the Walnut Square Mall. This mall
is approximately 35 years old and contains roughly 450,000 SF and 75 tenant spaces, including 5 anchor
store pads. The property currently suffers from high vacancy due in part to the closure of a JC Penney
Department Store in early 2015. An eventual effort to stabilize and reposition the mall property could
involve more than 65 acres and possibly include a mixed-use component. It can be reasenably assumed
that if the mall's redevelopment is successful, other properties located within the 210 acre TAD #2
could also attract new users and increase in value over time. Expanding and improving East Walnut
Avenue as a retail node will help to both attract shoppers from other nearby counties and reduce the
amount of sales “leakage” and resulting sales taxes lost when local residents travel out of the county
to make retail purchases. Investing TAD proceeds to expand and improve retail offerings within this
node should preduce far mare revenues than costs.

Absent of receiving an actual redevelopment proposal from the property’s ownership, it is difficult to
estimate the amount of TAD increment which could be generated from redevelopment along East
Walnut Avenue. However, based on comparable observed examples in Georgia and elsewhere,
including a very recent development proposal for the comparable LaGrange Mall in LaGrange, Georgia,
BAG estimates that roughly 40 acres in total could be redeveloped over time, adding roughly 325,000
SF and $27.5 million in additional real property tax increment to the East Walnut Avenue corridor.

Executive Summary 5
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PoTENTIAL TAD REVENUES AND BONDING CAPACITY

This plan estimates potential bond revenues from future development projects within the three
TAD's, assuming that the City of Dalton, the City's independent School District and Whitfield County
pledge their respective M&0 millage to the redevelopment effort. These tax allocation increments
exclude additional general fund real estate taxes associated with the TADs base digest value at the
time it is certified, as well as any business personal property digest associated with future
commercial development. In addition to nominal dollars, BAG provide estimates of the net present
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value of these proceeds if discounted at rates of 3% and 6%, respectively. The 3% discounted rate
is illustrative of the truer impact of “foregone” tax revenue to the respective taxing jurisdictions’
general funds, recognizing the time value of money and the fact that most of these projected
revenues would not materialize until two and three decades into the future. Discounting future
TAD proceeds by 6% is more illustrative to the range of revenues which might be realized “up front”
if financed. BAG has also provided shorter-term projections to illustrate possible scenarios in which
redevelopment costs are repaid early and the TAD is dissolved at the City’s discretion, prior to the
end of 30 years. Resulting calculations appear for the initial projects in each proposed TAD are
summarized in the following series of exhibits.

The first proposed redevelopment project in TAD #1 could generate slightly more than $2.0 million
in total tax allocation increments over the full 30-year life of the TAD, accruing to the TAD Special
fund. In nominal dollars these values range from $914,000 {15 years) to $2.03 million over 30 years.
When discounted by 3% these values range from $725,000 (15 years} to $1.29 miillion (30 years). If
discounted by 6%, values range from $588,000 (15 years) to $884,000 (30 years). This forecast
applies to only one parcel that makes up less than 1% of the TAD acreage. It is expected that several
similarly scaled projects could be supported in TAD #1 over time.

NPV of Increment @

NPV 0% 3% 6%

15 Years $914,022 $724,791 $587,739
20 Years $1,257,460 $926,516 $708,252
25 Years $1,628,708 $1,114,614 5805,596
30 Years $2,030,254 $1,290,111 $884,273

A similar calculation was made for retail infill projects on East Walnut Avenue in TAD #2. These
would consist of the mall project plus substantially smaller infill development of existing
commercial parcels. These would be more illustrative of the nature of “greyfield redevelopment”
that is encouraged in the Comprehensive Plan. A proposal to expand or reposition the mall site is
likely to be much larger by comparison. As shown in the following exhibit, TAD proceeds from these
potential projects total nearly $15.3 million (in nominal §) over 30 years. When discounted at 3%,
these values range from $5.1 million (15 years) to $9.5 million (30 years). If discounted by 6%,
values range from $4.0 million (15 years) to $6.4 million (30 years).

NPV of Increment @

NPV 0% 3% 6%

15 Years $6,584,174 $5,103,511 54,036,648
20 Years 59,284,832 56,689,995 $4,984,546
25 Years $12,172,774 58,153,406 45,741,983
30 Years $15,262,204 $9,503,824 56,347,469

The combined potential of these projects to leverage TAD financing through one or more bond
issues is estimated at $630,000 for the first proposed project in TAD #1 and $5.12 million within
TAD #2. After deducting issuance costs and reserves, the amount of funding which may be
contributed to offset construction costs is lowered to $500,000 and $4.05 million, respectively.

Total debt service payments {including capitalized interest and reserves) over the combined term
of the bonds total roughly $10.4 million. If real estate values were to appreciate modestly over the
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last half of the forecast and millage rates remain unchanged, BAG estimates that the TADs could
generate a cumulative total of $17.3 million in (combined) net incremental real estate taxes over
the estimated 30-year life of the TADs. After deducting debt service payments which are funded
from bond proceeds, the TADs show a potential “surplus” of $6.9 million over the period. These
“excess” property tax increments could be used to either {a) fund additional redevelopment costs,
{b) rebate a portion of special fund revenues back to the respective taxing jurisdictions after
sufficient reserves have been accumulated, or (c) pay off the TAD financing commitments early.

REDEVELOPMENT C0STS - PROPOSED USES OF TAD PROCEEDS

A representative funding allocation for the potential TAD Funds is itemized below. Existing public
infrastructure in parts of Dalton and prevailing market rents for commercial property are generally
inadequate to support the City's vision of creating a high quality commercial, residential and
mixed-use development nodes. In essence, prevailing rents tenants are willing to pay make it very
difficult to finance the cost of new construction. The use of TAD proceeds would be applied to
eligible activities in order to lower development costs to an amount that can be supported by
market rents. The estimated TAD Bond proceeds could be used in numerous combinations as
specific needs arise. The table contains a representative distribution of fund uses among eligible
categories of redevelopment costs. In reality, TAD proceeds will be allocated to specific purposes
as agreements are negotiated between developers and the City and with prospective end users.

TAD #1 TAD #2 TOTAL

Est. % Total Est. % Total Est. % Total

Potential TAD Expenditures (Redevelopment Costs)| Allocation Funds Allocation Funds Allocation Funds
1 Access Roads and Off Site Traffic Improvements 0.0% 50 10.0% 5405,000 8.9%  $405,000
2 Site Development Costs 20.0% $100,000 15.0% $607,500 15.5% $707,500
3 Demolition 0.0% 50 25.0% $1,012,500 22.3% 51,012,500
4 Building Construction 80.0% $400,000 50.0% $2,025,000 53.3% 52,425,000
TOTAL Estimated TAD Funding. 100.0% $500,000 100.09% $4,050,000 100.0%  $4,550,000

TAX ALLOCATION INCREMENT BASE

On or before December 31, 2015, the City of Dalton, acting as the redevelopment agent, will apply
to the State Revenue Commissioner for a determination of the tax allocation increment base of the
proposed tax allocation districts. The estimated base digest of the two TADs (combined) totals
$161.53 million, as summarized in the following table.

City of Dalton Redevelopment Plan

TAD Characteristics TAD #1 TAD #2 TOTALS
Number of Parcels 521 93 614
Total Acres 228.0 210.7 438.6
2015 Appraised {Full Market) Value - Estimated $154,467,310 $70,186,216 $224,653,526
2015 TAD Tax Digest {City and School District) @ 100% $92,277,174 $69,253,233 $161,530,407
2015 Taxable Digest (Whitfield County} @40% $36,910,870 $27,701,293 $64,612,163
City of Dalton Taxable Digest $3,434,849,981 $3,434,819,981  $3,434,849,981
TAD % of Dalton Digest 2.69% 2.02% 4.70%

Executive Summary 8
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As shown, the two TADs are estimated to consume 4.7% of the City's estimated M&O tax digest of
more than 53.4 billion. Real Property taxes collected within each Tax Allocation District to serve as
base are calculates as follows:!

Property Taxes to Serve as Base: Taxable Digest x Mitlage [1] = Total Taxes Tax/Acre

TAD #1 $92,277,174 13.535 51,249,008 $5,478
TAD #2 $69,253,233 13.535 $937,370 $4,450
Total taxes collected within the TAD 1 $161,530,407 $2,186,379 $4,984

[1] whitfield County Millage rate converted to 100% of Value.
Source : BAG, Whitfield County Tax Assessment Records and the Georgia Department of Revenue.

SCHOOL DISTRICT IMPACTS

Georgia’s Redevelopment Powers Law was amended during the 2009 legislative session to include
a new provision under section 36-44-3(9)(R} for preparation of a “School System Impact Analysis.”
The proposed Tax Allocation Districts will support the development of sites that are either currently
undeveloped or occupied by vacant buildings. The fiscal and economic impacts to the Dalton Public
Schools from participating in the three proposed TADs are estimated as follows:

1. The two TADs will affect future appreciation on 4.7 percent of the School District’s tax digest. The
current amount of property taxes generated from real estate within the TADs, roughly $1.32 million
per year, wilt continue to go to the school system—only taxes associated with incremental real estate
digest growth above the current hase amount are pledged to the TAD.

2. No residential development is currently proposed for TAD #1 and #2 that would be expected to
generate school enrollment. Dalton School District enrollment has been growing at a 2.4% annual
rate over the past decade.

3. Commercial and office development within the two TADs could house nearly 500 jobs when built
out. On-site employment may indirectly attract the relocation of new employees, households and
school-aged population to the School District. However this added population would be likely to
reside in fully taxable housing located outside of the TADs.

4. There are no Dalton Public School facilities located inside the boundaries of any of the TADs.

5. Upon completion of these projects and while the TADs are still in effect, the School District should
receive roughly $1.56 million per year from the two TADs, including $1,324,550 from the certified
base real estate taxes, $84,570 from increased personal property digest and $152,000 per year from
increased sales tax revenues during years in which ESPLOST is in effect.

6. The School District would receive an additional $249,200 per year from real estate taxes from the
two TADs after all redevelopment costs are paid and they are dissolved.

1 At this time the City of Dalton has no plans to include commercial personal property within the base value of
the respective TADs or to use tax allocation increments from personal property for redevelopment purposes.

Executive Summary 9



City of Dalton Redevelopment Plan: Downtown and %}‘_D‘;"\fr e Q.P;E? AN
East Walnut Avenue Corridor //

Thus the analysis concludes that the potential gains to the Dalton Public Schools from participating
in the proposed TADs will be substantially positive due to the future growth in its tax digest and
sales tax revenues, with limited resulting impacts on the demand for school services.

SUMMARY — BENEFITS OF IMPLEMENTING THE PROPOSED REDEVELOPMENT PLAN

In conclusion, the creation of the Redevelopment Area and TAD’s 1 and 2 could leverage more than
$45.3 million in new investment over a multi-year development period. Future development would
increase the current taxable digest value of the TADs by an additional $30.4 million. This would
result in approximately $546,200 in new annual property tax receipts to all taxing jurisdictions from
real estate and $139,300 in additional personal property tax receipts if/when projects described in
the Plan are completed. The proposed retail, commercial and office components could also
support the addition of nearly 500 new jobs to Dalton.

Summary of Redevelopment area TAD #1 and TAD #2 Benefits — at Build Qut

Value private capital investment to develop the TADs: 545.3 million
Estimated additional ad valorem tax digest (100%) at full build-out {real estate) $30.4 million
Estimated additional commercial personal property digest at full build-out 510.3 million
Estimated RE tax increments to TAD Special Fund in 2030 {City + County + Schools) 5546,200
Estimated personal property tax revenues in 2030 (City + County + Schools) 5139,600
Estimated new jobs created {across all land uses}) 500

The following report explains the plan’s findings in more detail.

Executive Summary 10
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INTRODUCTION Definition and Contents of
a Redevelopment Plan
This plan presents the rationale, boundaries, fiscal
data and proposed projects which could result from

the formation of the City of Dalton, Tax Allocation

Sec. 36-44-3{9) of the Aedevelbpment Fowers
Law defines a redavelopment plan as "a wrltten
plah of development for a redevelopmentansa

District #1: Downtown and Tax Allocation District
#2: East Walnut Avenue. These Tax Allocation
Districts (TADs) are located within the same, larger
redevelopment area and are complementary
components of a more comprehensive revitalization
effort that may eventually include the designation
of additional TADs serving other areas of the City.
This redevelopment plan was prepared in
conformance with the provisions of the Georgia
Redevelopment Powers Law (0.C.G.A. Title 36
Chapter 44) which governs the creation of the Tax
Allocation Districts {TADs) in the state. This plan was
prepared by Bleakly Advisory Group, Inc. {BAG) in
cooperation with the City of Dalton and the Dalton-
Whitfield Joint Development Authority.

The purpose of the proposed TADs is to support
development in two locations within the planned
redevelopment area. TAD #1is intended to support
the future redevelopment and expansion of
Downtown Dalton, starting with the construction of
a new mixed use building on a vacant 1.13 acre
parcel owned by the Downtown Development
Authority. TAD #2 is proposed to support
revitalization of the East Walnut Avenue Corridor in
the southern part of the City. TAD #2 will support
future retail infill development along the corridor,
as well as the re-tenanting and possible expansion
of the Walnut Square Mall. The two TADs will
enable the projects’ respective developers to
overcome deficient infrastructure, demolition, off
site costs and other impediments which have made
development of these properties economically
unfeasible to date.

The purpose of this redevelopment plan is to outline
a strategy to leverage tax increments from the
respective projects to both offset high site
development costs and make needed public
improvements to support new construction. By
using the City's redevelopment powers, the intent
of this plan is to achieve better quality, higher

pra designated portion thereofwhich:

[&) Specifies the boundares of the
proposed rodovelapme Y
(B8] Esplalng the grounds for a finding
by the local legistative body that the
redevelopment area on the whole has
not  been subject te growth and
through private
i and 'would pot reasonably

anticipated to he developed
without the approval  of  the
regeveloprment plan

[C] Explalns proposad  uses  after
redeveiopment of real property;

|2 Describes
redevelopment
the prop financing,

(E] Describes ary contracts,
agresments; or  other  instruments
which are proposed to be entered into

proposed
s and explaing

for the purpose of implemeanting the
plan,

[FI Describés the type of relocation
paymaents propoied to be authored,
iFany,

IG) Includes a statemment that the
proposed
conforms to the local comprehentlye
pian, mastar plan, wonRing: ordinance,
and bullding codes af the political
sLbivisIon;

{H] Estimates redevelopment costs to
be Incurred of made durlng the course
al implementing the redeveigpment
plan;

11" Recites the last kpown assessed
vitluation af the redevolopmeant srea

reteveloprmant pliin

and estimates the assossed valpation
aiter radevelopment;
{1} States that if acy property to be
redevelopedis definen o &iginleto ba
defined at 3 historic property, such
histone  propady will ot be
substantizlly aherad in any wily that |4
Irconsistent, with technical standards
for mehabilitation: or demolished
untess feasibility for reuse has been
fully evaluated;

(Continied o mekt poge)
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density development and resulting increased job
creation in a much shorter timeline, than would be
feasible absent of the proposed TADs.

Although the immediate objective is to develop the
specific projects listed in this report, Dalton faces
major redevelopment challenges that extend well
beyond the limited boundaries of the proposed
TADs. The redevelopment area for this Plan extends
to a much larger geography, encompassing
Downtown Dalton, sections of the North Bypass and
East Walnut Avenue, nearby low-valued industrial
and warehousing uses, scattered free-standing
commercial properties, vacant land, publicly owned,
tax exempt property and distressed residential
neighborhoods. The intent of proposing this larger
redevelopment area is to outline a more
comprehensive, coordinated revitalization strategy
that will enable the City to support complementary
“catalyst projects” which, collectively, would have a
large positive economic impact. By approving this
Plan, the City will be in a better position to consider
the establishment of additional TAD's in the future,
as opportunities arise.

Required information to support the creation of Tax
Allocation Districts in Georgia is outlined in the text
hox at right. This redevelopment plan follows the
general outline. Section headings followed by a letter
in parenthesis [e.g. (A}] refer to the relevant section
in Georgia Code Chapter 36, Title 44, § 3(9) which
defines the required contents of redevelopment
plans.

OvervIEW OF TAX ALLOCATION DISTRICTS

Sec. 35-24-3(0] eontipued.!

(K] Specifies the proposed effective
dates for the creatlian and termination
af the TAD,

L) Contains a map speciiylng the
baundaries of the propased TAD and
showing existing uses and condibons of
ol property;

iM} Caliulates the estimated tax
Allocation  increment base of the
proposed TAD,

(M) Speccifies ad valorem propirty taxes
to-beused for computing tax allocation
increments, supported by-a reguired
resolution;

{0} Specifies the ampunt of the
propased tan allocation bond kssue o
other fimancing and the term and
przprned  (nteresy rate for  such

fmancing;

(P} Estimates positive tax allocation
incremants for the pariod covered by
theterm of the groposed tax sllocation

honds ar gthar ficancing:

(Q) Specifies the propenty proposed
to be pledged for payment or secunty
far payment of tax allpcation bonds;
(R Includas & schoal system: impact
analyais if the plan proposes to include
in the tax eliocation increment, ad
valorem taxes levied by a boarg of
education; and

(5) | Incluttes such other Infarmation as
may be reuirad by resolution of the
political subdivision whase area of
operation, includes the propozed
1'E'E|'E"|'E-=[-|l:ll'rlrlrlf EEFLF

Tax allocation districts are Georgia’s version of tax increment financing. Tax increment financing is
a redevelopment funding mechanism that reinvests the future taxes from real estate development
back into a project as an incentive to attract new private investment into an area. As described by
the Council of Development Finance Agencies. (www.cdfa.net), TIF was created and first used in
California in 1952. Hundreds of TIF districts have helped spur urban redevelopment in cities across
the country. Today, all 50 states and the District of Columbia use tax increment financing.

In 1985, the Georgia General Assembly authorized formation of Georgia’s form of tax increment
financing called Tax Allocation Districts (TADs). The purpose of a Georgia tax allocation district is
similar to tax increment financing in any other state. It uses the increased property taxes generated
by new development in a designated redevelopment area to finance costs related to the
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development such as building construction, demolition, public infrastructure, land acquisition,
relocation, utilities, debt service and planning costs. Other costs it might cover include but are not

limited to:

% Sewer expansion and repair = PBridge constructicn and repair

®  Storm drainage = Curbs, sidewalks and streetscapes
= Street construction and expansion ®  Grading and earthwork

= Water supply = Traffic control

®  Park improvements ®  Parking structures, etc.

Cities and counties throughout Georgia have created TADs to stimulate major new construction and
renovation or rehabilitation in underdeveloped or blighted areas. Nearly 80 Georgia cities and
counties have either created or are considering establishing TADs in their communities. A TAD
offers local governments the opportunity to promote worthwhile redevelopment projects that
would otherwise not be financially viable, or are located in areas which would otherwise be
unattractive to private investment.

Prior to the last Recession in 2008 and 2009, other Georgia tax allocation districts such as Atlantic
Station (Midtown Atlanta) and Camp Creek Marketplace (East Point), demonstrated the economic
benefits which TADs can generate. These benefits include:

= A stronger economic base— TAD incentives can attract private development that would
not otherwise have occurred absent of the District designation.

= The halo effect—Several Georgia TADs have generated significant new investment in areas
surrounding the TAD as well as within the tax allocation districts, further expanding
positive economic impacts to the host taxing jurisdictions.

& No impact on current tax revenues—Redevelopment is effectively promoted without
tapping into existing general governmental revenues or levying special assessments on
property owners.

= Expands the local tax base—By stimulating economic activity, TAD’s expand the local tax
digest, create additional demand for retail sales and as a result, local sales taxes.

= |5 self-financing—TADs are self-financing, since they are funded by the increased tax
revenues from new development within the district.

= High leverage—Typically TAD funds represent between 5-15% of project costs, leveraging
7-20 times their value in private investment.

In summary, a tax allocation district is a financing mechanism that can be used to pay for public
infrastructure or reduce private development costs, to make an underutilized area attractive to
private investment and development, at no additional cost to local taxpayers. Establishing a TAD
does not create atax increase for either the community or property owners within the District. Nor
does a TAD reduce tax revenues to the community, below levels which existed at the time the
District was certified. In many cases, TADs can increase general fund revenues from new business
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personal property taxes, added county sales taxes, hotel/motel taxes, business license fees and
other revenues which are not pledged for redevelopment purposes and would not otherwise occur.

PURPOSE AND VISION FOR THE PROPOSED TAX ALLOCATION DISTRICTS

This Plan proposes the designation of three initial Tax Allocation Districts situated within a larger
redevelopment area that is located on the easterly side of Interstate 75, extending along the City’s
major industrial and commercial corridors and including nearby residential areas. The
redevelopment area extends from State Route 41 (the North Bypass) southward through the City’s
historic Downtown area and rail corridor and then eastward along East Wainut and Murray
Avenues. The redevelopment area includes 2,659 individual tax parcels covering nearly 2,385 acres
and shares the common characteristic of containing most of the City’s “historic” industrial and
commercial development nodes. Roughly a quarter of the City’s population resides within the
boundaries of this area.

The purpose and vision for the redevelopment area and this redevelopment plan are to:

® Strengthen the City’s older commercial corridors, including Downtown Dalton, by
strategically encouraging commercial infill, creating new commercial nodes and
expanding/upgrading existing nodes. The purpose of these efforts is to better serve local
consumers, retain resident retail sales and attract new retail spending and resulting sales
tax revenues to Whitfield County;

®  Reduce the presence of conflicting commercial and industrial land uses by transitioning
under-utilized properties in prime commercial locations to higher-valued uses;

® Encourage job creation while improving physical conditions in under-performing sections
of the City;

® In so doing, encourage reinvestment in established older residential neighborhoods that
are surrounded by commercial and industrial land uses; and

®  Use the tool of tax increment financing to achieve higher quality, higher valued and higher
density development in the few remaining green-field sites which exist within the
redevelopment area.

The opportunity for the City of Dalton is to selectively use the funding mechanism of TADs to
leverage private reinvestment through targeted incentives that will help to make the
redevelopment of key sites and catalyst projects financially feasible. In a redevelopment area that
encompasses a large geography with many individual tax parcels, not every property is blighted, not
every parcel will be redeveloped over time and not every parcel will be included within a Tax
Allocation District. Over time, however, the redevelopment area as a whole can be positively
impacted by the cumulative effects of multiple individual investments. This plan is intended to help
the City implement a fong-term strategy to create multiple smaller TADs over time, as market
opportunities arise.  The intent of using the umbrella of a single redevelopment area and
coordinated strategy is to make the creation of future TADs easier and less time consuming.
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GEOGRAPHIC BOUNDARIES OF THE PROPOSED REDEVELOPMENT AREA (A}

As part of an initial analysis of the area, BAG collected tax parcel data for a large geography that
was generally described above. This general area is populated with industrial and warehousing
uses, shopping centers and free-standing commercial buildings, Dalton’s Central Business District,
residential neighborhoods which are surrounded by these uses and the few remaining large-scale,
developable greenfield sites in the area.

The proposed boundaries for the Redevelopment Area and TADs are shown on Map 1 on the next
page. The Redevelopment Area includes 2,659 properties covering roughly 2,385 acres (within
individual tax parcels). This acreage estimate does not include streets, rights of way and a
significant number of parcels for which no assessment records are available. The significant factors
regarding this area are: (a) it contains a large percentage of the City’'s commercial and industrial tax
base, including its central business district; (b) the area as a whole includes roughly 20% of the City’s
total tax digest; (c) despite the fact that the redevelopment area is the most densely developed part
of the City, property values are relatively low, with full market values averaging $296,000 per acre;
{d) residentially zoned properties in particular have very low average market values, averaging
below $95,000 per parcel; and (e} general fund property tax collections from real estate within this
area averages 54,012 per taxable acre.?

As will be presented later in this report, substantial portions of the redevelopment area clearly
exhibit several characteristics of disinvestment and under-utilization, which are prerequisite to the
establishment of Tax Allocation Districts. However, there are also a significant number of densely
developed and/or high valued properties within the boundaries of the proposed redevelopment
area that would not make sense to include within a TAD and are not proposed for inclusion. A
distribution of redevelopment area properties shown in Map 1, by land use, appears in Table 1.

Table 1: Summary of Redevelopment Area Parcels by Land Use

Zoning Number Total Total Appraised | Residential Commercial Accessory Total Value Land

Land Use/Zoning Code of Parcels  Acreage Value Imp. Value Imp. Value Imp. Value | iImprovements Value
Neighborhood Commercial c-1 Pl 16.3 54,138,718 | § 329,220 $ 3,154,804 § 27,339 $3,514,363 | $§ 627,355
Limited Commercial C1-A 64 5771 454711861 | § 4113268 $ 42,450,186 § 4,260 $46,567,714 | & 8,144,147
General Commercial C-2 495 587.9] 5202,285,780 [ § 2,425,622 S5 139,846,187 S 1,653,600 [ 3143,925400 [ § 58,360,371
Central Business District -3 216 43.5| 580,552,930 | & 1,410,675 $ 68,859,638 S5 741,082 571,011,395 | $ 9,541,535
Transitional Commercial c-4 242 128.5 $44,335,215 $2,783,648 $31,408,158 $110,789| 534,302,595 $10,032,620
Light Manufacturing M-1 54 349 49,182,700 $234,002 $7,137,124 436,764 $7,407,980 $1,774,720
Heavy Manufacturing M-2 360 0581  5163,953,269| 54,833,245  $135,642,393 $270,245| $140,745,883 $23,207,386
Mixed Use MU 17 §7.4 $34,718,068 $0 $29,675,715 $1,785| 329,677,500 5,040,568
Low Density SFR R-1 109 43.8 $20,659,507 49,447,292 58,305,807 5218,437 517,971,536 52,687,971
Medium Density SFR R-2 532 233.0 540,651,125  $24,416,897 57,073,092  $2,053,155|  $33,543,144 $7,107,981
Rural Residential R-5 264 71.2 514,108,838 $10,735,856 $430,344 $138,599| 511,304,799 $2,804,040
Transitional Residential R-6 84 24.8 $6,606,8100  $2,913,888 $2,554,977 $25,488 $5,494,353 $1,112,457
High Density Residential R-7 201 97.2 $30,914,930]  $11,942,503 $14,157,490 $71,204]  $26,171,197 44,743,733
TOTALS 2,659 2,383.4 $706,819,752) 575,586,206  $490,695,915  85,352,747| $571,634,868| $135,184,884
Value/ AC $296,440 $31,701 $205,798 52,245 $239,744 $56,697
Value/Parcel 0.9 $265,822 $28,427 $184,542 52,013 $214,981 $50,840

Source: Whitfleld County Tax Assessment/GIS data and Bleakly Advisory Group, Inc.
? Includes real estate taxes collected by the City of Dalton, the Dalton School District and Whitfield County.
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MAP 1: PROPOSED DALTON REDEVELOPMENT AREA
{Proposed TAD boundaries are shown in shaded areas.)
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The proposed TAD #1 includes 9.6 percent of the entire redevelopment area acreage and consists
of 521 parcels totaling 228 acres. The TAD Is sized to include the City's recognized central business
district and adjacent transitional commercial areas surrounding Downtown. The boundaries and
land uses within TAD #1 are addressed in later in Section L of this report. The purpose of TAD #1 is
to create a mechanism to incentivize adaptive re-use and infill projects as opportunities arise. The
nature of existing development suggests that the City’'s goals for Downtown Dalton would only be
achieved by implementing multiple, comparatively small-scale redevelopment projects involving
individual parcels and buildings. The TAD would be used on a selective basis to support early
catalyst projects that would not be economically feasible otherwise.

The proposed TAD #2 includes 8.8 percent of the entire redevelopment area acreage and consists
of 93 parcels totaling 210.6 acres. The TAD is sized to capture and make financially feasible retail
infill projects located along Walnut Avenue as well as the Walnut Square Mall, which currently
suffers from high vacancy and declining retail sales. The Mall's ownership is considering a
redevelopment proposal to stabilize and reposition the property, which could be significantly
enhanced by the availability of TAD financing. The boundaries and land uses within TAD #2 are also
addressed in Section L of this report.

Through the creation of the redevelopment area and the respective TADs, the City would dedicate
a portion of future increases in ad-valorem real estate taxes to be invested in the projects
themselves, in order to make those projects financially feasible. The projects would in turn
generate increased tax revenues from business personal property and sales taxes, and will help to
increase the value of nearby real estate. The development and expansion these sites could
therefore generate significant fiscal benefits for the City, County and School District, as well as
provide more employment opportunities for Dalton area residents.

GROUNDS FOR EXERCISE OF REDEVELOPMENT POWERS {B)

Tax Allocation Districts (TAD) are authorized in Georgia under the Redevelopment Powers Law,
O.C.G.A. Title 36, Chapter 44. In 2009, the Redevelopment Powers Law was amended, with the
following definition of a “redevelopment area”.

‘Redevelopment area’ means an urbanized area as determined by current data from the US Bureau of
the Census or an area presently served by sewer that qualifies as a ‘blighted or distressed ared’, o
‘deteriorating area,’” or an ‘area with inadequate infrastructure’ as follows:

{A) A ‘blighted or distressed area’ is an area that is experiencing one of more conditions of blight as
evidenced by:

{i} The presence of structures, buildings, or improvements that by reason of dilapidation;
deterioration; age; obsolescence; inadequate provision for ventilation, light, air, sanitation, or
open space; overcrowding, conditions which endanger life or property by fire or other causes;
or any combination of such factors, are conducive to ill health, transmission of disease, infant
mortality, high unemployment, juvenile delinquency, or crime and are detrimental to the public
health, safety, morals, or welfare;

(i) The presence of o predominant number of substandard, vacant, deteriorated, or deteriorating
structures, the predominance of a defective or inadequate street layout, or transportation
facilities; or faulty lot layout in relation to size, accessibility, or usefulness;
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{iii) Evidence of pervasive poverty, defined as being greater than 10 percent of the population in
the areo as determined by current data from the U.S. Bureau of the Census, and an
unemployment rate that is 10 percent higher than the state average;

fiv} Adverse effects of airport or transportation related noise or environmental contamination or
degradation or other adverse environmental factors that the political subdivision has
determined to be impuairing the redevelopment of the area; or

fv} The existence of conditions through any combination of the foregoing that substantially impair
the sound growth of the community and retard the provision of housing accommodations or
employment opportunities;

(B) A ‘deteriorating areda’ is an area that is experiencing physicol or economic decline or stagnation
as evidenced by two or more of the following:

{i} The presence of a substantial number of structures or buildings that are 40 years old or older
and have no historic significance;

{ii} High commercial or residential vacancies compared to the political subdivision as a whole;

{ifi} The predominance of structures or buildings of refatively low value compared to the value of
structures or buildings in the surrounding vicinity or significantly slower growth in the property
tax digest than is occurring in the political subdivision as a whole;

{iv} Declining or stagriant rents or sales prices compared to the political subdivision as a whole;

(v} In areas where housing exists at present or is determined by the political subdivision to be
appropriate after redevelopment, there exists a shortage of safe, decent housing that is not
substandard and that is affordable for persons of low and moderate income;

{vi] Deteriorating or inadequate utility, transportation, or transit infrastructure; and

{C) An ‘area with inadequate infrastructure’ means an area characterized by:

(i) Deteriorating or inadequate parking, roadways, bridges, pedestrian access, or public
transportation or transit facilities incapable of handling the volume of traffic into or through
the area, either at present or following redevelopment; or

{ii} Deteriorating or inadequate utility infrastructure either at present or following redevelopment.

WHY THE PROPOSED REDEVELOPMENT AREA QUALIFIES UNDER THE REDEVELOPMENT POWERS LAw

The City of Dalton has the authority to exercise all redevelopment and other powers authorized or
granted municipalities pursuant to the Redevelopment Powers Law (Chapter 44 of Title 36 of the
0.C.G.A.), as approved by Dalton voters by referendum in November of 2014.

The proposed area shown on the next page meets the statutory definition of a Redevelopment
Area under five specific provisions of the Redevelopment Powers Law. These provisions are not

equally applicable or prevalent throughout the entire area but clearly meet the intent of the
Statute. These relevant sections are as follows:

Aliii) — This area exhibits “evidence of pervasive poverty,” and an unemployment rate that is
10 percent higher than the state average;

A{v) — The area exhibits the existence of conditions “that substantially impair the sound
growth of the community;”
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Additional information justifying designation of the redevelopment area is presented in the
following section. To analyze demographic conditions necessary to qualify the redevelopment area
under Section A, BAG obtained demographic data for a customized geography that includes
residents living within its boundaries. This data was obtained from the Nielsen Companies and is
summarized in the following series of tables. To provide context, the redevelopment area’s
demographic conditions are compared to the City of Dalton, Whitfield County and the State of
Georgia. Additional data on the nature, condition and value of properties within the redevelopment
area was assembled from Whitfield County tax assessment records. The intent of this presentation
is to demonstrate that the proposed redevelopment area meets the above statutory definition
based on residential poverty, unemployment, stagnant property values, above average vacancy and

related factors.
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A1) PERVASIVE POVERTY AND SIGNIFICANT UNEMPLOYMENT

The following tables address population and household change, income distribution, poverty status
and employment characteristics for the redevelopment area (RA), the City, Whitfield County (the
County) and the State (GA). Significant Findings include the following:

The RA has an estimated current population of 8,443 in roughly 2,550 households,
containing 25% of the City’s estimated population of 34,300.

The RA’s population has increased at a 1.1% annual rate since 2000. This historical annual
growth rate has been marginally slower than the City (1.3%) and GA (1.4%), respectively.

Nielsen forecasts population and household growth will slow in all of these geographies
over the next five years. RA population is forecast to grow consistent with the GA average
(0.9% annually) to 2020, while the City and County are forecast to experience virtually no
growth. Absent of a concerted redevelopment effort, RA growth projections for 2015-20
appear to be unrealistically high.

The RA’s current (2015) population is made up of a higher percentage of families (51% are
households with children) than the City {41%} and a corresponding smaller presence of
non-family households (28%).

Compared to the City the RA population contains a significantly slightly higher percentage
of children under 18 (33% versus 29%), substantially fewer elderly (aged 65 and older)
residents (7% versus 12%) and virtually the same percentage of people of working age {18
to 64). The 33% percent of the RA population that is under age the age of 18 is substantially
higher than the GA population {25%). Consequently, the median age of the RA population
{29.2 years) is much younger than the City {32.9 years), the County (34.6 years) and the
State of GA (36.2 years).

The estimated 2015 racial composition of the RA is more non-white (46%) than the City as
a whole (34%). Roughly 70% of the RA population is Hispanic or Latino, compared to 47%
in the City and only 10% statewide.
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Table 2: Comparative Population and Household Change

o Redevelopment Area City of Dalion B Redevelopment Avea

B Whitfield Courry M Siate of Georgia £ Caty ef Sattan
15% o
m Whitfeld County
W 5tate of Goorga
10%
- I I I J
Do% ;
CAGR 2000-210 CAGR 2@0]5 CAGR 2015-2G20

BER FO10 I03 AR J0 15 TN -B.5%

Pasthow Aot Wkt Households JUGD-  Redevelopmiphe Whithizid

Birprtation 100 2020 Aras Citry ol Bt Comyrrty Lratm oof Dpipis 2020 Arpa | Cirg ol [ralion
2000 Census 2,186,451 2000 Census 5875

BE g as
asLkis

2010 Census 102,588 2010 Census 2,454 1,212

2015 Estimates 102,858 2015 Estimates 2,557 11,737

2020 Projaction 104,488 2020 Projection 2,669 15,024

CAGR 2000-2010 218 17%  CAGR2000-2010 135 1B

LAGR 2010-2015 0.1% 0G.5% CAGH 2010-2015 6.3% 0.5%

CAGR 2015-2020 0.3% G5k CAGR20152020 0.9% 0.5%

CAGR 2000-2015 14% 1if CAGRICO0-22E 1% .28 1.2% 1.5%

e Compared to the City, RA households are significantly larger (3.26 compared to 2.85
persons per household), due primarily to the presence of more families with children. The
percentage of single-person households in the RA (22%)} is correspondingly lower than the
City (27%).

» Consistent with the household size distribution, married couple families with children make
up a much higher percentage of the redevelopment area’s 2,557 households (30%) than
the City (24%) or statewide (21%).

Table 3: Population Distribution by Race and Hispanic Origin

Whitfeld

2015 Est. Pop. By Single Race Class City'of Dalton Caunty State of Georgia
White Alone 54% 66% 75% 58%
Black or African American Alone 6% 6% 4% 31%
Amer. Indian and Alaska Native Along 1% 1% 1% 0%
Asian Alone 1% 2% 1% 4%
Native Hawaiian and Other Pac. Isl. Alone 0% 0% 0% 0%
Some Qther Race Alone 34% 22% 16% 4%
Two or More Races 4% 3% 2%
2015 Estimated Population, Hispanic or Latina by Drigin

Not Hispanic or Lating 30% 53% bb% 0%
Hispanic or Latino: 70% 47% 34% 10%
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* The RA has a much higher percentage of low-income households and children living in
poverty than the City, County or GA as a whole. The estimated 2015 median household
income in the RA (525,996} is 20% lower than the city-wide median of $32,620 and nearly
47% lower than the GA median household income of $48,700. Nearly a quarter of RA
households earn incomes below 515,000, representing 27% of all Dalton households in this
income bracket.

Table 4: Household Distribution by Income, Type, Size and Poverty Status

Redevelopment

Household Income Bred r_'_it_'g of D.;IHEH 'ul.'hltligtd_l.'_a_url'[lll 5!._4_11_# of G urg_la

2015 Est, Median Household Income ] 25,996 | S 32,620 | 5 36,203 | % 48,701
% of GA Median Income 53% 67% 74% 100%

Households by Income
HH withincome >$15K 620 24%| 2,269 19% 5,320 15%| 556,138 15%
HH with income $15K - $35K 1,096 43%] 4,040 34%| 11,755 34%| 840,744  22%
HH with income $35K - $50K 366 "14%| 1,857 7 16%| 53297 15%| 526,557  14%
HH with income $50K - $100K 359 14%[ 2,370 20%[ §812 25%[ 1,094,514  29%
HH with income >5100K 116 5%[ 1,201 10% 3,789 11%]| 737,709 20%

Families by Poverty Status

2015 Families 1,829 8,044 25,541 2,569,952

2015 Families Below Poverty 656 36% 1,886 23% 4,278 16% 377,977 15%

2015 Families Below Poverty with Children 583 32% 1,670 21% 3,633 14% 292,190 11%

s More than 650 RA families (36% of total families) are estimated to earn incomes below the
poverty level in 2015, including 580 families with children. The poverty rate for Dalton is
significantly lower at 23%. These percentages are both higher that the State of Georgia, which
has a poverty rate of 15,0%. Boththe RA and the City of Dalton meet the definition of “pervasive
poverty” to be defined as a “blighted or distressed area” which, under the Redevelopment
Powers Law, reguires the percentage of households living below the poverty level to be “greater
than 10 percent of the population in the area as determined by current data from the U.S. Bureau
of the Census.” Poverty rates in the RA are in fact more than 3 times higher than needed to

meet that threshold.

Table 5: Workers Occupation, Class of Worker and Employment Status

Emplovment StatEn Redevelopment Ares Cityof Daltan Whitfie ld County State af GE_H’_TEHI
2015 Estimate Population Age 16+ 5928 _ 25,494 77,708 | 7.909,985

In Armed Forces o S o7 0% 40 0% 80 % 51,723 1%
Civilian-Emptoyed 3,180  54% 13,996 55% 42,965  55%| 4,387.453 55%
Chvilian -Unemployed 520 8.8% 2,165  8.5% 5,801  8.8% 568,571 7.2%
Not in Labor Force 2,221 37% 9,203  36% 27,862 36%| 2,002,238 37%
Classification of Occupations )

Blue Collar 1914  58% 6,563.0  45%| 18,4030  41% 984,790 22%
White Collar 776 23% 5,887  40% 20590  45%| 2.750.263 61%
Service and Farm Warkers 611 19% 2,215 15% 6,280  14% 800,696 18%
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¢ The data in Table 5 profile RA resident workers by occupation and class of worker. Given
the RA’s demographic characteristics and income levels, it is not surprising that employed
RA workers are also more concentrated in “blue collar” occupations (58%) than either the
City (41%) or state (22%). The RA has a correspondingly lower percentage of workers in
“white collar” occupations (23%) and a similar percentage of workers in service occupations
(19% compared to 18%) as the State of Georgia.

2014 - 2015 Local Unemployment Rate {Not Seasonally Adjusted}

9.0%

7.2% = e X
5.49 —
3.6%

1.8%

G.0%b
Suep Oct Nowv Dec Jan Fab Mar Apr May Jun Jul Aug Sep

Sty Georgia us

Figure 1: Change in unemployment rates, City of Dalton, Georgia and U.5.

¢« Unemployment in the Dalton MSA has trended steadily downward since the trough of the
recession in 2010 and reached a low point of 6.1 percent in September of 2015.2 According
to (preliminary) September 2015 labor force and unemployment estimates from the
Georgia Department of Labor, the unemployment rate in the Dalton, MSA remains higher
than the State of Georgia (5.8%) and is still a full point above the national average of 5.1%.*
Unemployment in the 2-county Dalton, MSA is still 19.6% above the national average.
However, the most recent published unemployment rate is only 5.2% higher than the State
of Georgia, below the threshold of “10 percent higher than the state average” to be defined
as a "blighted or distressed area.” As shown in Figure 1, unemployment in the City of Dalton
has trended well above the GA and national averages over the past 13 months and has only
recently (since August) converged with the State average.

¢ Using a different methodology, Nielsen data estimate the 2015 unemployment rate for the
RA, the City of Dalton (as opposed to the MSA) and GA at 8.8%, 8.5% and 7.2%, respectively.
This source indicates that unemployment in the RA is only 3.5% higher than the City as a
whole but was more than 22% above the State average. By this measure, which focuses
on a longer time period than the most recent reporting month, unemployment within RA
meets the definition of a blighted or distressed area.

3 The Dalton, MSA consists of Murray and Whitfield Counties.
4 These reported unemployment rates are Not Seasonally Adjusted estimates reported by the Georgia
Department of Labor. Seasonal adjustments were not available for Georgia Cities and Counties.
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A (v} DISINVESTMENT AND ECONOMIC UNDERUTILIZATION WHICH IMPAIRS THE SOUND GROWTH OF THE COMMUNITY

The indicators reported above suggest “the existence of conditions that substantially impair the
sound growth of the community.” These conditions are evidenced by a local resident population
that suffers from proporticnally greater poverty and higher unemployment than either the City of

Dalton or the State of Georgia. Local residents would benefit from the prospect of increased
employment.

Table 6: Distribution of Housing by Tenure, Units in Structure and Value

Housing Characteristics

E Redevelopment Area

City of Dalton

Whitfield Couaty | State of Georgia

Tenure
% Owners 38% 51% 65% 66%

 %Renters . B1% _ ao% 35w - 34%

Total Housing Unlts 3,118 13,855 40,278 4,280,804
Renter-Oceupied Units 2,147 7,903 17,387 1,820,565
Owner-Occupied Units 971 1 5,992 | 22,891 2,460,239

Owner Units Valued < $100K 579 60%3 2,103 35%j 9,044 40% 688,929 28%
Owner Units Val $100K-$200K 333 34%§ 2,607 44%:\' 9,851 43%2 894,269 36%
Owner Units Val $200K-5500K 54 6%§ 1,124 19%:k 3,629 16%? 723,791 29%
OwnerUnits Val =$500K 5 0% 158 3% 367 2% 153,250 6%
2015 Est, Median Al wner-Occupied Housing Value - $ 91,881 $ . 126801 ($ 120006 s 158321

Age of Housing i .

Units Built since 2000 575 18% 2,360 17%; 6,629 16%; 1,179,436 28%

Units Built 1980-2000 612 20% 3,515 28%: 15,075 37%§ 1,581,764 37%

Units built pre-1980 2,202 1% 9,232 66%; 25,275 63%5 2,233,471 52%
_. Median age of housing unit [Years) . %o 1 380 4% ..o 0 F - 26.0

Type of Housing o .}

1 Unit Detatched (SF) 1,488 48% 7,255 52%. 25,612 64% 2,228,477 66%
1 Unit Attached {TH) 72 2%] 728 5% 1,256 % 159,979 4%
Small Multi-Family (2-4 Units/Bldg.) 728 23% 2,100 15%.- 3,074 8%§ 224,167 5%
Lg Multi-Family {5+ Units/Bldg.) 625  20%] 3,316 24% 4,409 11%i 668,795  16%

B (11, m) THE PRESENCE OF OLDER BUILDINGS WITH NO HISTORIC SIGNIFICANCE AND RELATIVELY Low VALUES

To meet the definition of a “deteriorating area” that is “experiencing physical or economic decline
or stagnation,” there must be evidence of two or more of the following conditions: (i) a substantial
presence of older structures with no historic significance; {ii) comparatively high commercial or
housing vacancy; (iii} the predominance of low-valued structures or buildings, or significantly slower
growth in the property tax digest than the political subdivision as a whole; {iv) declining or stagnant
rents or sales prices; {v) a shortage of safe, decent housing that is affordable to low and moderate
income persons; and (vi) deteriorating or inadequate utility, transportation, or transit
infrastructure. Although the RA exhibits most/all of these conditions to varying degrees, the
following section focuses mainly on qualifying criteria (i) and (iii).

= As profiled in Table 6, the RA has far more renters (62%) and significantly smaller percentage
of owner-occupied units (38%) than the City (49%) and the State as a whole (34%}. The median
age of all housing units in the RA {42 years) which indicates that more than half of the RA’s
housing stock is “40 years old or older.” The median age of RA housing is 4 years older than
the City {38 years) and 16 years older than the State of GA (26 years). The finding that more
than 1,400 RA housing units were built prior to 1970 qualifies the RA as having a “substantial
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presence” of older structures. [n addition, the RA housing stock is made up of a smaller
percentage of single- family dwellings {48%) than the City (52%) and State {66%), a larger
percentage of units in small multi-family buildings containing 2-4+ units {23% vs. 15%) and a
similar presence of housing in 5+ unit buildings.

¢ Table 6 shows that the
RA’s housing stock
exhibits a
“predominance of low-
valued structures” with
respect to owner-
occupied housing. The
estimated 2015 median
value of  owner-
occupied housing in the
RA is estimated at only
$91,881, 38% below
the City-wide median
home value of
$126,800 and 42%
{566,400) less than the
statewide median
home value of
$158,321. So not only
does the RA’s housing
stock meet  the
definition of a “deteriorating area” based on the presence of significantly older housing, the
portion of that housing which is owner-occupied is also much lower valued “compared to the
political subdivision as a whole.”

The above value
distribution applies only to
for-sale housing[cLmi].
Most of the existing
structures and square
footage in the RA are
commercial or industrial in —
nature and a major portion Example of mixed industrial and commercial buildings on the North Bypass.
of these parcels and land

uses also have comparatively low values. Unfortunately we are unable to readily obtain building
square footage or year-built data from tax assessment records, but visual inspection easily confirms
the presence of a substantial inventory of industrial and commercial buildings which are more than
40 years old. Qutside of the Central Business District, this inventory has little/no historical value.

As evidence for this observation, it is interesting to note that 216 properties and 43.5 acres located
within the City’s Central Business District (Zoned C-3) create an average of more than $1.85 miillion
per acre in total appraised value. In sharp contrast, 360 properties and 958 acres which are
classified as “heavy manufacturing” (Zoned M-2) create an average of only $171,100 per acre in
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total appraised value — generating only 9% of the real estate tax base that exists downtown on a
per-acre basis. Another 35 acres of “Light Manufacturing” property (Zoned M-1) similarly averages
less than $263,000 in total appraised real estate value per acre, while 762.5 acres of “General
Commercial” {C2) property are valued at an average of $276,500/acre. This suggests that existing
commercial and industrial buildings located throughout much of the RA meet the definition of a
“declining or deteriorating area,” by exhibiting a “predominance of structures or buildings of
relatively low value” or “significantly slower growth in the property tax digest” compared to the
political subdivision as a whole.”

€ (1) — DETERIORATING AND/OR INADEQUATE INFRASTRUCTURE

Evidence that portions of the RA suffers from “deteriorating or inadequate infrastructure” is
provided by the fact that the City and County have specifically dedicated SPLOST revenues to extend
the Cross Plains Trail and infrastructure across the North Bypass to connect to Brooker Road. In
addition to alleviating traffic congestion in the area, a major benefit of this improvement is to access
164 acres of developable land on the north side of the Bypass. The proposed TAD #1 would be a
significant inducement to assist in attracting qualified developers for these properties. The
availability of TAD financing can be leveraged to enable a higher density, quality and value of new
construction than would otherwise be possible absent of the TAD.

In summary, the proposed area of Dalton which has been identified in this report meets the
definitional requirements to be classified as a “redevelopment area” under the Redevelopment
Powers Law. The preceding discussion documents that this area has been characterized by (a)
substantially lower incomes and higher poverty than the City and State averages; {c) a local
unemployment rate that has, until very recently, averaged well above the City, region, state and
national averages; minimal recent new investment as evidenced by home values which are well
below the City average and a predominance of clder, low-valued industrial and commercial
buildings; and (d) Inadequate infrastructure, particularly transportation access.

PROPOSED LAND USES AFTER REDEVELOPMENT (C)

The proposed Tax Allocation District #1 — Downtown, is intended to support individual “catalyst”
adaptive re-use and infill projects within Dalton’s Central Business District. The first of what is
hoped to be several such projects has been proposed for a 1.13 acre, City-owned parcel that is
located at the intersection of East Crawford and South Hamilton Streets and currently used as a
surface parking lot. A 40,000 SF mixed-use building has been proposed for this site.

The proposed Tax Allocation District #2 — East Walnut Avenue, is intended to support commercial
infill development along East Walnut Avenue, including the re-tenanting and/or expansion of the
Walnut Square Mall. Development concepts for that property have not yet been prepared, but the
mall's ownership has expressed interest in submitting a proposal to the City at some point during
2016. The certification of TAD #2 at the end of 2015 would enable the owners to consider options
to request TAD proceeds to enhance the project and provide increased sales tax revenues to the
City, County and School District.
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PROPOSED REDEVELOPMENT PROJECTS AND MIETHOD OF FINANCING {D)

The first proposed development project for TAD #1 is illustrated in a rendering which appears later
in this section. The City is currently considering a conceptual development plan for a 1.13 acre, City
owned parking lot located on South Hamilton Street, across from the Chamber of Commerce
building. A conceptual development plan prepared by Barrett Properties, proposes to develop a 4-
story, 40,000 SF building proposed on this property. The project has an estimated construction cost
of 55.1 million and would include a mix of retail, office, lodging, and loft apartments. BAG prepared
a representative estimate of the taxable value of the proposed development program by land use.

Assessed values are conservatively estimated to be below construction costs.

Table 7: Proposed Development — Downtown

lllustrative Development Value at Build Out: Proposed Downtown Mixed-Use Building

Values/Square Foot

Total Investment

Land Square Development Assessed Development Assessed

Proposed Uses Area (Acres) Footage Cost Value Cost Value

Ground Leve| Retail 0.2825 10,000 $120.00 $95.00 $1,200,000 $950,000
First Floor Hotel 0.2825 10,000 $150.00 $125.00 $1,500,000 $1,250,000
Second Floor Lofts 0.2825 10,000 $120.00 $105.00 $1,200,000 $1,050,000
Third Floor Office 0.2825 10,000 $120.00 $100.00 $1,200,000 $1,000,000
Subtotal: 1.13 40,000 $127.50 $106.25 $5,100,000 $4,250,000
Land Value 1.13 $125,000 $141,250
Build Out TOTALS: 1.13 40,000 $5,100,000 54,391,250

Containing more than 500 parcels, including numerous parcels which are either vacant or
developed with comparatively low-valued buildings, TAD #1 is being proposed in order to enable
the City to offer incentives to attract investments in individual properties or small assemblies of
parcels. The typical scale of project in TAD #1 is likely to be similar to or smaller than the above
example, involving total investments of $5.0 million or less and creating $1.0 to 54.0 million in
incremental taxable value depending upon whether the project involves the rehabilitation of
existing buildings or new construction. Given the predominance of comparatively small-scale
development opportunities in Downtown Dalton, unless several projects can be identified and
bundled in a single bond issue, the use of conventional “TAD Bonds” is not likely to be financially
feasible. City will need to explore and apply alternative financing tools to accommodate small-scale
investments, such as conventional bank loans or “pay as you go” agreements.

The purpose of TAD #2 is to encourage new retail infill development along East Walnut Avenue,
including investment to re-occupy vacant space and/or “reposition” the Walnut Square Mall. This
mall is approximately 35 years old and contains roughly 450,000 SF and 75 tenant spaces, including
5 anchor store pads. The property currently suffers from high vacancy due in part to the closure of
a IC Penney Department Store in early 2015. An eventual effort to stabilize and reposition the mall
property could involve more than 65 acres and possibly include a mixed-use component. It can be
reasonably assumed that if the mall's redevelopment is successful, other properties located within
the 210 acre TAD #2 could also attract new users and increase in value over time.
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As the City and County's largest
destination shopping center, the
Walnut Square Mall and the
surrounding retailers which are
supported by the mall are likely to
be, collectively, the Ilargest
generators of sales tax revenues
for the City, County and School
District. Local sales taxes
generated by these properties are
of far greater importance fiscally
than the relatively modest real
estate taxes they pay. Typically,
healthy destination retail centers
generate $14 to 515 in local sales
taxes for every $1 of property tax
levied on the real estate.
Expanding and improving East
Walnut Avenue as a retail node will
help to both attract shoppers from
other nearby counties and reduce
the amount of sales “leakage” and
resulting sales taxes lost when local
residents travel out of the county
to make retail purchases. Investing
TAD proceeds to expand and
improve retail offerings within this
node should produce far more
revenues than costs.

Existing retailers located along the East Walnut Avenue Corridor.

Table 8: Proposed Development — East Walnut Avenue

{llustrative Development Value at Build Out: Walnut Avenue Retail

Values/Square Foot Total Incremental Values
Land Square Development Assessed Development Assessed

Proposed Uses Area {Acres) Footage Cost Value Cost Value
Mall Retail 10.0 120,000 $60.00 $35.00 $7,200,000 $4,200,000
Restaurant Outparcels 3.5 30,492 $225.00 $175.00 $6,860,700 $5,336,100
Commercial Outparcels 5.0 43,560 $150.00 $95.00 $6,534,000 $4,138 200
Mixed Use 15.0 130,680 $150.00 $105.00 $19,802,000 $13,721,400
Subtotal: 33.50 324,732 $123.78 $84.36 440,196,700 427,395,700
Residual Land 6.50 $20,000 $130,000
Build Out TOTALS: 40,00 324,732 $40,156,700 $27,525,700

Absent of receiving an actual redevelopment proposal from the property’s ownership, it is difficult
to estimate the amount of TAD increment which could be generated from redevelopment along
East Walnut Avenue. However, a comparable 233,000 SF enclosed mall located in LaGrange
Georgia (and including a vacant IC Penney anchor store) provides some perspective as to Walnut
Square’s redevelopment potential. Like Dalton, LaGrange and Troup County retailers face
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substantial competition and sales leakage, in =
their case to Columbus and Newnan-based .
shopping centers. The 85.9 acre LaGrange Mall
TAD was recently approved to support the
mall’s total expansion to 461,000 to 481,000 SF,
including outparcel development. That
expansion was forecast to generate between
$88 and 5101 million in additional annual retail
sales at completion, and house 770 jobs. These
build-out totals were projected to represent a
net addition of $21.7 million in market value,
$1.08 million in annual sales taxes collections —

by all local taxing jurisdictions and 425 new jobs [

over current levels in the more conservative case.

There are numerous other examples nationally, such as the following exhibit for a mall site in
Bethesda, Maryland, where enclosed regional shopping malls have been either converted to other
types of retail or redeveloped as mixed-use nodes, often adding multi-family housing, office or
institutional uses to existing retail anchors. The Walnut Square mall and surrounding outparcels
occupy approximately 79 acres of the 210 acre TAD #2. As shown in Table 8 BAG estimates that
roughly 40 acres in total could be redeveloped over time, adding roughly 325,000 SF and $27.5
million in additional real property tax increment to the East Walnut Avenue corridor.

) \ b Hiyj
L ¥ a2y
lﬂLE Ll - \ —_— T H—-_

A

Example of a conversion of an enclosed mall to @ mixed-use development in Bethesda Maryland.
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Absent of making similar needed investments to expand and improve the Walnut Square property,
existing occupancy levels and retail sales are likely to continue to decline, resulting in increased
leakage of resident retail spending to Chattanooga-based competitors and less resuiting sales tax
revenues available for Whitfield County and its municipalities. The use of TAD funds to prevent
such a scenaric would require a relatively modest investment of incremental property taxes in
order to avert what are likely to be much larger losses in sales tax revenues if no incentives are
provided.

It is anticipated that the primary method of financing redevelopment within the two TADs will be
through private equity and debt. TAD proceeds would be used to supplement private financing and
reduce overall development costs in order to make proposed projects financially feasible. TAD
proceeds would be applied to address on- and off-site development costs, including demolition
costs or other internal infrastructure, as well as to help reduce building construction costs to levels
that can be supported by prevailing market rents. Forecasts of potential TAD proceeds and
proposed uses of those proceeds are addressed in detail, later in this report.

CONTRACTUAL RELATIONSHIPS {E)

Pursuant to O.C.G.A. §34-44-3(a), the Dalton City Council will act as the redevelopment agent and
will exercise redevelopment powers as needed to implement this plan. In doing so, the Council has
chosen thus far to designate the Dalton-Whitfield Joint Development Authority to function in an
administrative, marketing and management capacity to assist the City Council in implementing
these functions. It is assumed that this arrangement would contihue into the future. As
redevelopment agent the City Council, either directly or through its designee, may conduct or
delegate the following activities and enter into the following contracts:

1. Coordinate implementation activities with other major participants in the redevelopment
plan and their respective development and planning entities involved in implementing this
redevelopment plan.

2. Enter into development agreements with private developers to construct infrastructure and
buildings to implement the redevelopment plan.

3. Negotiate and enter into commercial financing agreements and intergovernmental
agreements as needed.

4. Coordinate public improvement planning, design and construction among City, County and
State agencies and departments.

5. Prepare (either directly or through subcontract to other appropriate entities) economic and
financial analyses, project-specific feasibility studies and assessments of tax base increments
in support of the issuance of tax allocation bonds or other forms of financing by the City.

6. The City will enter into contractual relationships with qualified vendors for the provision of
professional and other services required in qualifying and issuing the bonds or other forms
of financing, including, but not limited to, legal, underwriting, financial analysis and other
related services.

7. The City will perform other duties as necessary to implement the redevelopment plan.
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RELOCATION PLANS (F})
The sites of proposed projects within the TADs are either undeveloped or vacant. As currently
foreseen, no existing residences or businesses will need to be relocated. {f relocation of any
residences or businesses is required as a result of implementing future projects not currently
foreseen in this Plan, relocation expenses may be provided for under all applicable federal, state
and local guidelines.
CONFORMANCE WITH LOCAL COMPREHENSIVE PLANS, ZONING & LAND Use CoDES {G)
The Redevelopment Powers Law requires that a redevelopment plan demonstrate that it “conforms
to the local comprehensive plan, master plan, zoning ordinance, and building codes of the political
subdivision.” Appropriate zoning, development regulations and design standards either already
exist or will be prepared to support the implementation of future projects within the two proposed
TADs as well as the redevelopment area as a whole. The following two sets of maps show existing
zoning and future land use for respective areas of the City which include each proposed TAD. The
City's unified zoning map was adopted earlier this year and the future land use map appears in the
Joint Whitfield County Comprehensive Plan Update 2008-2018. The City’s Unified Zoning Map
obviously does not address proposed TAD parcels which are presently located outside the City limits
but would be annexed at the request of the respective developers if the TAD projects move
forward. The Future Land Use Map includes parcels both within and Outside the City Limits.
Relevant observations from these maps include the following:
1. Existing Zoning - TAD #1: Existing zoning in Downtown Dalton is a mix of Central
Business District (C-3); General Commercial (C-2), Transitional Commercial (C-4),
Limited Commercial {C-1A) and Light and Heavy Manufacturing {(M-1 and M-2). The
City’s C-3 zoning for the Central Business District is designed to encourage multi-story
construction and mixed-use development. The development cost of this type of
construction, particularly when involving the re-use of existing historic buildings,
typically exceeds what can be financed from achievable rental income. Establishing
a TAD for this area would help to eliminate financing gaps and encourage Downtown
investment until rents rise sufficiently to cover construction costs.
2. Existing Zoning - TAD #2: Existing zoning along the East Walnut Avenue Corridor as it
applies to TAD 2 is predominantly Commercial (C-2), while the Walnut Square Mall
site is zoned to allow for mixed use {MU). The retail infill development proposed
within TAD 2 is consistent with existing commercial zoning along both sides of the
corridor. The mall site is by far the largest mixed-use zone within the City Limits,
which suggests that the City has for some time been open to the concept of
transitioning the existing mall to more intensive development. Establishing a TAD for
this area would support the mall owner’s capacity to accomplish that objective.
Redevelopment Plan 33
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3. Future Land Use- TAD 1: The Future Land Use Map for TAD 1 foresees most of the

area as an expanding “Downtown Town Center” for the community. This designation
calls for traditional pedestrian-scaled development patterns, emphasis on preserving
historic buildings, encouraging mixed-use, revitalizing nearby neighborhoods and
commercial corridors emanating from downtown, accommodating housing in upper
floors of downtown commercial blocks and ensuring that new construction is
compatible the area’s historic character. Future land use objectives call for expanding
the commercial, civic and leisure functions of downtown while simultaneously
transitioning existing manufacturing buildings to other uses.

Future Land Use — TAD 2: The Future Land Use Map for TAD 2 foresees its eventual
development as a combination of industrial, commercial and “Regional Activity
Center.” East Walnut Avenue, particularly the mall site, is consistent with the County’s
“Desired Development Patterns” within such centers, which are described as follows:

a. “Include a relatively high-density mix of retail, office, services, and
employment to serve a regional market area;

b. Include a diverse mix of higher-density housing types, including multi-family
apartments, town homes, lofts, and condominiums, including affordable and
workforce housing;

¢. Enhance the pedestrian-friendly environment by adding sidewalks and
creating other pedestrian-friendly trail/bike routes linking to neighboring
residential areas and major destinations, such as neighborhood centers,
health facilities, commercial clusters, parks, schools, etc.

d. Designshould be very pedestrian oriented, with strong, walkable connections
between different uses Include direct connections to nearby networks of
greenspace or trails, available to pedestrians, bicyclists, and equestrians for
both tourism and recreation purposes;

e. Road edges should be clearly defined by locating buildings at roadside with
parking in the rear;

f. Provide bike lanes or wide curb lanes and conveniently located (preferably
sheltered) bicycle parking at retail/office destinations and in multi-family
dwellings to encourage bicycling and provide additional safety;

g. Encourage compatible architecture styles that maintain the region’s
character, and are not typical “franchise” or “corporate” architecture;

h. Provide parking lots that incorpcrate on-site stormwater detention or
retention features, such as pervious arrangements in addition to the use of
landscaped tree islands and medians to break up large expanses of paved
parking.

The City's Comprehensive Plan Update describes Datton’s “Downtown” as including the City’s
central business district and “made up of a mixture of uses such as commercial, government,
religious, residential and industrial.” A portion of the Downtown area includes a local historic
district, which is regulated by a design review process. The Plan notes that Dalton has made a long-
standing commitment to make its Downtown the focal point of the community by investing in

Redevelopment Plan
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streetscapes, building facade improvements, establishing an active Main Street Program and
creating a Downtown Development Authority

Desired development patterns for Downtown as articulated in that Plan include: {a) reinforcing
traditional pedestrian-scaled development patterns; (b) enhancing the existing building stock with
appropriate maintenance and rehabilitation; {c} encouraging a mix of uses that attract residents
and create vitality; (d) improving connections to and protecting the residential character of
surrounding neighborhoods; (e} encouraging mixed use development in buildings with
underutitized upper floors and with infill opportunities {e.g. residential above ground floor retail);
{f) accommodating higher-density residential housing opportunities; {g) encouraging a creative and
interesting, visual environment, including public art and outdoor dining, that encourages
exploration and attracts patrons; (h} ensuring that new development is compatible with and
enhances the area’s historic character; and finally (i) promoting commercial, civic and leisure
functions of downtown while discouraging the expansion of industrial uses.

Implementation Strategies

S Update the historic district design guideiines for downtown Dalton
area

2= Extend streetscope improvememis 1o reoch entire Downtown

character area

@~ Update the zoning ordinance in accordonce with desired uses,
induding mixed-use development

& Continue efforts of Dalton DDA 10 market downtown, recruit @ mix P T——
of businesses, and encourage redevelopment where appropriate scitiigs, a5 shown bes, are nesded in Downtows dafon

— e
Bewntown Dalten peovides ©or a mix of wses, mdvding Dewntown supports mult-story commerctl end mived ose
oficies an recusl shops, busidings. exiting histeric commercial eharacesr.

The Comprehensive Plan Update also describes Dalton’s existing Regional Activity Centers as
“extending in a linear fashion to include the areas surrounding Walnut Square Mall, West Walnut
Avenue and Shugert Road/North Bypass,” with each of the areas representing a significant gateway
to the City. (A portion of TAD #2 is within a Regional Activity Center.) The plan further described
established Regional Activity Centers as “typically single-story suburban shopping centers with

5 Joint Comprehensive Plan Update for Unincorporated Whitfield County and Cities of Dalton, Tunnel Hill and
Varnell, 2008-2018, Part Il — Community Agenda; MACTEC, December 2008, page 3-59 and 3-60.
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minimal office space and housing and limited parking lot landscaping. Over time, these areas should
evolve into mixed use, walkable centers of commerce that attract customers from a regional market
and include a variety of housing choices.”®

The following implementation strategies for achieving the City’s desired development patterns in
Regional Activity Centers, excerpted from the Comprehensive Plan Update (p. 3-62) appear below.
These strategies specifically include mention of encouraging “greyfield redevelopment” and the
“creation of Tax Allocation Districts” to help implement such projects. It is interesting to note that
the City’s consideration of the use of TAD’s began a minimum of seven years prior to completion of
this plan.

Implementation Strategies

S~ Exvend sewer infrostructure to Regional Activity Center character
area locations currently without service

"= Encourage “greyfield redeveloprent” of existng wnderutilized
shopbing centers with mixed use, walkable development

S~ Prepare and adopt a Mixed Use Development Ordinance to
facilitate greyfield redevelopment and implement Regional Aaivity
Center character area moster plans

" Encourage creation of Tox Allocation Districis (TAD), Community
improvement Ditrices (CID) or Business improvement Districis
(BID) as a means for finandng {including leveraging local Junds 0 Luample of appropriste scale and landseaping o the
feareive federal ) funds) planning and plan implementation Regional Activity Center shown from the Geber Vitage
ERprOEm CIHR TSt development i Ashevie, Horth (aroling

T Prepare and adopt o Big Box ordinonce to shecify design
barameters, maximum square footage requirements, o plan for re-
use, BIC.

= Adopt Master Plans for Regional Activity Center character ereas

ESTIMATED REDEVELOPMENT COSTS/METHOD OF FINANCING (H)

The law requires that Redevelopment Plans estimate “redevelopment costs to be incurred or made
during the course of implementing the plan.” Estimating potential costs first requires estimating
the amount of revenues which may be realistically generated from successful implementation of
the plan. Once estimated, available revenues can be assigned to eligible cost items. The vast
majority of the cost of developing projects identified in this Plan will be privately financed and paid
for through land sales, profits from building construction and tenant leases. However, existing
values for developed commercial sites in the Dalton Market are not sufficient to cover
“extraordinary” cost items. In the case of TAD #1 Downtown, the cost of developing or
rehabilitating multi-story downtown commercial buildings to a level of quality desired by the City,

Sibid, page 3-61.
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is likely to exceed costs which can be conventionally financed based on current market rents.
Commercial infill projects of the nature proposed in TAD #2 often involve added site assembly and
demolition costs which are not present on green field sites.

TAD POTENTIAL OF TAX ALLOCATION DISTRICT #1: DOWNTOWN

The following section estimates potential bond revenues from future development projects within
the two TAD’s, assuming that the City of Dalton, the City’s independent School District and Whitfield
County pledge their respective M&O millage to the redevelopment effort.” These forecasts assume
realistic phasing schedules and provide a reasonable allowance for “background growth” in the
TADs as a whole, as completion of the proposed redevelopment projects benefit nearby areas.
These tax allocation increments exclude additional general fund real estate taxes associated with
the TAD's base digest value at the time it is certified. It is also important to note that these forecasts
exclude any business personal property digest associated with future commercial development, as
well as incremental gains in local option sales taxes. These gains in other revenues could easily
exceed “foregone” general fund real estate taxes over the same period.

In addition to nominal dollars, we have provide estimates of the net present value of these proceeds
if discounted at rates of 3% and 6%, respectively. The 3% discounted rate is illustrative of the truer
impact of “foregone” tax revenue to the respective taxing jurisdictions’ general funds, recognizing
the time value of money and the fact that most of these projected revenues would not materialize
until two and three decades into the future. Discounting future TAD proceeds by 6% is more
illustrative to the range of revenues which might be realized “up front” if financed. BAG has also
estimated annual tax increments generated in five year increments over time periods ranging from
15 to 30 years. These shorter-term projections are provided to illustrate possible scenarios in which
redevelopment costs are repaid early and the TAD is dissolved at the City’s discretion, prior to the
end of 30 years. Resulting calculations appear for the initial projects in each proposed TAD are
summarized in the following series of exhibits.

BAG estimates that the first proposed redevelopment project in TAD #1 could generate slightly
more than $2.0 million in total tax allocation increments over the full 30-year life of the TAD,
accruing to the TAD Special fund. In nominal dollars these values range from $914,000 (15 years)
to $2.03 million over 30 years as previously noted. When discounted by 3% these values range
from $725,000 (15 years) to $1.29 million (30 years). If discounted by 6%, values range from
$588,000 (15 years) to $884,000 (30 years).

7 Some counties and school districts in other parts of Georgia have requested and cities have agreed to rebate
portions of their respective millage rates as a payment in lieu of taxes, reducing the effective millage rate
pledged to the TAD. In other cases school districts have declined to consent and TADs have proceeded with
city and county participation only. This section assumes that all jurisdictions will consent to participate and
Dalton will NOT be asked to rebate any tax increments as a payment in lieu of taxes, although BAG's financial
models possess the capability to incorporate such assumptions.
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NPV of Increment @

NPV 0% 3% 0%

15 Years $914,022 5724,791 $587,739
20Years $1,257,460 $926,516 5708,252
25 Years $1,628,708 51,114,614 5805,596
30 Years 52,030,254 $1,290,111 $884,273

To verify this range, BAG estimated the amount of proceeds this revenue stream could leverage
using the following financing assumptions. Given its small size and compact construction schedule,
only one financing issue would occur for this project. Using the assumptions described above, this
project could leverage an estimated $630,000 in total financing of which, $500,000 could be applied
to “bricks and mortar” construction costs. (These calculations appear in Table 10.) Given the size

of this project the, it is more likely that conventional financing or a “pay-as-you-go” arrangement
would be used to leverage TAD proceeds.

Table 9: Estimated Bonding Capacity: Proposed TAD #1

TAD Bonds i Term {Years) Coverage|
Bond #1 {Late 2016) 5.00% 25 125%
Tax Increment (Stabilized) 559,437 Net forBonds 547,550
TOTAL Financing $630,000
Capitalized Interest 2 Years 564,000
Debt Service Reserve 1 Year 547,000
Issuance Costs @ 3.5% 521,385
Net Proceeds to Construction $500,000{
Notes:
[1] Bond issues assume consent of all taxing jurisdictions.
[2] Capitalized interest is used to make the first two years of debt service
payments for each bond issue. Unspent reserves are used to make the last
payment or are returned to the taxingjurisdictions.

Total debt service payments (including capitalized interest and reserves) over the term of the
financing totals roughly $1.14 million. If real estate values were to appreciate modestly over the
last half of the forecast and millage rates remain unchanged, BAG estimates that this one project
could generate a cumulative total of $2.03 million in net incremental real estate taxes over the
estimated 30-year life of the TAD. After deducting debt service payments which are funded from
bond proceeds, the TAD shows a potential “surplus” of roughly $893,000 over the period.

TAD POTENTIAL OF TAX ALLOCATION DISTRICT #2: EAST WALNUT AVENUE

A similar calculation was made for retail infill projects on East wainut Avenue in TAD #2. These
would consist of the mall project plus substantially smaller infill development of existing
commercial parcels. These would be more illustrative of the nature of “greyfield redevelopment”
that is encouraged in the Comprehensive Plan. A proposal to expand or reposition the mall site is
likely to be much larger by comparison. As shown in the following exhibit, TAD proceeds from these
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potential projects total nearly $15.3 million (in nominal $) over 30 years. When discounted at 3%,
these values range from 55.1 million {15 years) to $9.5 million (30 years). If discounted by 6%,
values range from $4.0 millien (15 years} to $6.4 million {30 years).

NPV of Increment @

NPV 0% 3% 6%
15Years 56,584,174 $5,103,511 54,036,648
20Years 59,284,832 56,689,995 54,984,546
25 Years $12,172,774 58,153,406 55,741,983
30 Years $15,262,204 59,503,824 $6,347,469

For illustrative purposes it is also assumed that only one financing issue would occur for this project.
Using similar assumptions described above for TAD #1, this project could leverage an estimated
$5.1 million in total financing of which, 54.05 million could be applied to "bricks and mortar’
construction costs. These calculations appear in Table 10. Given the size of this project the
likelihood is that TAD bond financing would only be issued if the project is included as part of a
larger package. Like the firsi project described for TAD #1, it is more likely that conventional
financing or a “pay-as-you-go” arrangement would he used.

Table 10: Estimated Bonding Capacity: Proposed TAD #2

TAD Bonds i Term (Years) Coverage
Bond #1 (Late 2016} 5.00% 25 125%
Tax Increment {Stabilized) $478,212 NetforBonds 5382,570
TOTAL Financing 5,120,000
Capitalized Interest 2 Years $515,000
Debt Service Reserve 1 Year $380,000)
Issuance Costs @ 3.5% 5173,075
Net Proceeds to Construction $4,050,000
Notes:
[1] Bond issues assume consent of all taxing jurisdictions.
[2] Capitalized interest is used to make the first two years of debt service
payments for each bond issue. Unspent reserves are used to make the last
payment or are returned to the taxing jurisdictions.

PROPOSED REDEVELOPMENT COSTS (USES OF TAD PROCEEDS)

Existing public infrastructure and prevailing market rents for commercial property in Dalton are
generally inadequate to support the City’s vision of creating a high quality commercial, residential
and mixed-use development nodes. In essence, prevailing rents tenants are willing to pay make it
very difficult to finance the cost of new construction. The use of TAD proceeds would be applied

to eligible activities in order to lower development costs to an amount that can be supported by
prevailing commercial market rents.
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Once redevelopment is underway, having working TADs in place could be applied to such items as
lowering the construction cost of internal site development; paying for off-site traffic
improvements, demolishing existing buildings, removing existing asphalt parking, etc. Potential
long-term costs are likely to far exceed the estimated financing proceeds which could be financed
through TAD increments alone. TAD funds would therefore need to be used strategically to
leverage other funding sources where possible and to incentivize private investments which create
new taxable digest.

Priorities for the use of TAD proceeds would evolve as project planning proceeds, more detailed
site development budgets are prepared and actual costs become better known. The intent is to
employ TAD proceeds as available and necessary to make site development financially feasible and
to attract the types of end-users that would positively impact the redevelopment area, the City and
the regional economy. Uses of TAD proceeds may include {a) supporting on- and of-site
development (including buildings, access, signage, site preparation, utility improvements and any
environmental remediation to support redevelopment), (b} paying for desired public amenities that
cannot otherwise be afforded based on prevailing rents; (c) reimbursing developers for the added
cost of building demolition and remediation of greyfield sites, and (d} funding potential incentives
to attract high quality end-users. A representative funding allocation for potential TAD Funds are
itemized in Table 11:

Table 11: Potential uses of TAD #1 Proceeds

TAD #1 TAD #2 TOTAL

Est. % Total Est. % Total Est. % Total

Potential TAD Expenditures {Redevelopment Costs)| Allocation Funds Allocation Funds Allocation Funds
1 Access Roads and Off Site Traffic Improvements 0.0% S0 10.0% $405,000 8.9% $405,000
2 Site Development Costs 20.0% $100,000 15.0% $607,500 15.5%  $707,500
3 Demolition 0.0% 50 25.0% $1,012,500 22.3%  $1,012,500
4 Building Construction 80.0% $400,000 50.0% $2,025,000 53.3%  $2,425,000
TOTAL Estimated TAD Funding: 100.0% $500,000 100.0% $4,050,000 100.0%  %4,550,000

Estimated TAD Bond proceeds could be used in numerous combinations as specific needs arise.
Table 11 contains a representative distribution of fund uses among the priorities described above.
In reality, TAD proceeds will be allocated to specific purposes as development opportunities arise
and specific agreements are negotiated between developers and the City, and with prospective
end users.

CONCLUSION

The calculations made above provide one reasonable forecast of achievable future redevelopment
within the three proposed TADs, resulting gains in the area’s real estate tax digest, corresponding
tax allocation increments, supportable TAD financing proceeds and potential uses for those
proceeds to reduce redevelopment costs. As noted above, numerous combinations of equally
reasonable inputs and assumptions could be applied to produce marginally different results. This
report sets a realistic expectation for the TAD’s future financial performance, which is intended to
help the City make decisions moving forward.
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AsSESSED VALUATION FOR TAD (I)

The Redevelopment Powers Law specifies that the Plan “recites the last known assessed valuation
of the redevelopment area and estimate the assessed valuation after redevelopment.” The City of
Dalton Tax Allocation District #1— Downtown, as defined in this Redevelopment Plan includes 521
tax parcels and 228 acres within those parcels. The proposed TAD #1 has an estimated 2015 fair
market (appraised) value of $154,467,310. BAG estimates that there are 60 tax exempt parcels
with total value of nearly $62.3 million within this TAD, leaving a taxable digest of $92.28 million.
The City and School District Tax Digest is taxed at 100% while the County taxes property at 40% of
Fair Market Value (FMV)}. The taxable assessed {40% digest} value for County taxing purposes totals
$36.91 million, according to Whitfield County tax assessment records.

Pursuant to the Redevelopment Powers Law, upon adoption of the Redevelopment Plan and the
creation of the tax allocation district, the City will request that the Commissioner of Revenue of the
State of Georgia certify the tax base for December 31, 2015, the base year for the proposed tax
allocation district. The tax base is expected to increase in the future through private investment
stimulated by implementation of the redevelopment plan and the reinvestment of TAD increments
back into the project{s). Because of the large number of parcels in this TAD (more than 500} and
the fact that nearly all are currently developed, redevelopment is expected to occur incrementally
through the rehabilitation and new construction of multiple small scale, individual projects over
time. While it is therefore difficult to estimate the TAD's future value at huild-out, data on the first
proposed project indicates that future digest growth could be very significant. The first project
impacts only 1.13 acres, but is projected to have a total market value and taxable (city/school)
digest of approximately $4.4 million at completion. This represents an incremental digest growth
of 4.8% over existing conditions, achieved by developing less than 0.5% of the TAD’s land area.

The City of Dalton Tax Allocation District #2— East Walnut Avenue, as defined in this Redevelopment
Plan includes 93 tax parcels (with data) and 225.8 acres within those parcels. The proposed TAD #2
has an estimated 2015 fair market {appraised) value of $70,186,216. There are two tax exempt
properties within this proposed TAD, which lowers the taxable City and School District Tax Digest
to 569,253,233. The taxable assessed (40% digest) value for County taxing purposes totals
$27,701,293 according to Whitfield County tax assessment records.

Upon build out of the one identified redevelopment project in this plan, TAD #2 is projected to have
a_total market value and taxable (city/school) digest of approximately $95.3 million at completion.
This represents an incremental digest growth of $26.0 million (a 38% increase) over existing
conditions. Should the TAD achieve the stabilization and expansion of the Walnut Square Mall, the
taxable values of other developed retail properties along this corridor could increase as well. More
importantly, the resulting increase in retail sales could result in substantially increased sales tax
revenues to be shared between the Dalton, Whitfield County and its other incorporated cities.
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HISTORIC PROPERTY WITHIN BOUNDARIES OF TAD (J)

The City of Dalton has made a long-standing ERVAIRNILCR e
commitment to historic preservation, as evidenced by [FYSTSETT S
the CitV'S establishment of a Historic Preservation [QEeeStiEREs LE i der Listing

Commission more than 30 years ago. Several Local [ 1973
Government and/or National Register Historic buildings | b e TR
and districts have been designated within the City limits [Basliia

since 1978. Much of the proposed TAD #1 is included in /e S tanc- i Soate Uaid
the Downtown Dalton Historic District, which was locally i-:v"- m:. R
certified in 1985 and listed on the National Register of Apm PN

Historic Places in 1988. The preservation and protection [Fhe e A B HoUAE = Nl Fildeter 1)
of Dalton’s downtown business district and historic |/u—. '8, 1984

neighborhoods is also referenced repeatedly among the | et R ST SRR

various goals of the City’s Comprehensive Plan. !.M.r.r_h 13, 045

Kcrtid | o6 4 Gevermmed thésipnanon
The Historic Preservation Commission is a seven- !i-'r'hmm? 1987
member panel designated by the Mayor and City [EEEEESSE
Council with the responsibility for oversight of | iSRS o
preservation efforts in the city and educating property S )
owners and the public at large regarding the protection,
maintenance, and preservation of Dalton’s architectural

romy Hill Sedsdivruon - Ramores Regpadim §asiing

:-Febru.lrv 22 1988

and historic resources. This group reviews and approves | ook No 7230 - Naon: ting
applications for Certificates of Appropriateness for

proposed rehabilitation, new construction and EEREEEEEE USRI SIS RS TRINE U
demolition within designated historic districts. The City [ERFEEL

| i = B b sy "
has also adopted Design Review Guidelines which {a) i""’ I SERNTRACN= EAERA HEOHHRE LIS
provide the Historic Preservation Commission with [icaiiitie s

|
Il CEni 1y Sedl syl - 0wl Haeglodng Thesbined Flr=aiiisiba

uniform standards on which to base design review I
decisions and (b) provide property ownersfapplicants with information about respectful
rehabilitation and new construction within the historic district.

With a 30-year commitment to historic preservation, Dalton is able to state that in the event that
any identified historic properties are proposed for redevelopment within TAD #1, they will not be
substantially altered in any way inconsistent with technical standards for rehabilitation; or
demolished unless feasibility for reuse has been evaluated based on technical standards for the
review of historic preservation projects, which technical standards for rehabilitation and review
shall be those used by the state historic preservation officer. TAD #2 is not known to contain any
local or National Register historic properties. However, this same commitment would be made in
the event that historic properties are identified in the future.
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CReATION & TERMINATION DATES FOR TAD (K)

The redevelopment area’s Tax Allocation Districts #1 and #2 will be created effective December 31,
2015. The Redevelopment Powers Law provides that the TAD will be in existence until all
redevelopment costs, including debt service, are paid in full. For analysis purposes this report has
based calculations on a 30-year term and assumes that the TAD will remain in existence for 30
vears. Future elected officials could decide to either dissolve or extend the TAD's existence based
on future circumstances within the Districts.

TAD BOUNDARIES EXISTING USES OF REAL PROPERTY (L)

The proposed TAD #1 and TAD # 2 boundaries are shown on the following maps. Existing land use
within the proposed TAD #1 — Downtown is predominantly central business district, with a presence
of existing industrial land uses and limited residential development. These uses are shown on the
Existing Land Use Map presented earlier in this report. Existing land use within the proposed TAD
#2 — East Walnut Avenue is predominantly commercial and retail, with a minor presence of existing
industrial land uses and limited vacant land. These uses are also shown on the Existing Land Use
Map presented earlier in this report.

The TAD boundaries includes the respective tax parcels located within the shaded areas plus
associated public rights of way. (A complete list of TAD parcels appears in Appendix A.) For any
section of roadway that abuts a TAD parcel and/or is used as a boundary in the TAD map, the entire
section of ROW is intended to be included inside the TAD boundary in order to maintain flexibility
to use TAD proceeds for public improvements to those rights of way, if desired by the
redevelopment agency.

Implementation of this redevelopment plan is entirely consistent with the City’s existing zoning,
future Land Use Map and previously identified strategies for the area as articulated in the
Comprehensive Plan. Redevelopment will create needed jobs and resulting housing and retail
demand that will help to achieve the transition of existing underdeveloped property to higher uses,
as envisioned in the Comprehensive Plan.
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MAP 3: ProrPOSED CITY OF DALTON TAD #2 — EAST WALNUT AVENUE
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* TAD boundaries include both sides of public rights of way which abut parcel TAD parcels.
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TAX ALLOCATION INCREMENT BASE (M)

On or before December 31, 2015, the City of Dalton, acting as the redevelopment agent, will apply
to the State Revenue Commissioner for a determination of the tax allocation increment base of the

proposed tax allocation district. The base for TAD #1 is estimated as follows:

City of Dalton Redevelopment Plan
TAD #1 Summary - Downtown Dalton

Number of Parcels 521
Total Acres 228.0
2015 Appraised (Full Market) Value - Estimated $154,467,310
2015 Taxable Digest {City and School District} @ 100% $92,277,174
2015 Taxable Digest (Whitfield County) @40% S 36,910,870
City of Dalton Taxable Digest $3,434,849,981
TAD #1% of Dalton Digest 2.69%

Source: BAG, Whitfield County Tax Assessment Records and the Georgia Department of Revenue.

Property taxes collected within Tax Allocation District #1 to serve as base are calculates as follows:

Jurisdiction Taxable Digest x Millage = Total Taxes Tax/Ac

City of Dalton $92,277,174 2.511 $231,708 $1,016
School District $92,277,174 8.200 $756,673 $3,319
Whitfield County $36,910,870 7.061 $260,628 $1,143
Total taxes collected within the TAD to Serve as Base: $1,249,008 45,478

Similar calculations are provided for TAD #2:

City of Dalton Redevelopment Plan
TAD #2 Summary - East Walnut Avenue

Number of Parcels 93
Total Acres 210.7
2015 Appraised {Full Market) Value - Estimated £70,186,216
2015 Taxable Digest [City and School District) @ 100% $69,253,233
2015 Taxable Digest (Whitfield County) @40% S 27,701,293
City of Dalton Taxable Digest $3,434,849,981
TAD #2 % of Dalton Digest 2.02%

Source: BAG, Whitfield County Tax Assessment Records and the Georgia Department of Revenue

Property taxes collected within Tax Allocation District #2 to serve as base are calculates as follows:

Jurisdiction Taxable Digestx  Millage =  Total Taxes Tax/Ac

City of Dalton $69,253,233 2.511 $173,895 $826
School District $69,253,233 8.200 $567,877 $2,696
Whitfield County $27,701,293 7.061 $195,599 5929
Total taxes collected within the TAD to Serve as Base: $937,370 $4,450

Redevelopment Plan
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The Redevelopment Powers Law caps the percentage of tax digest in any taxing jurisdiction which
can be located within one or more Tax Allocation Districts to 10%. As the first two proposed TADs
within the City of Dalton, it is important to maintain flexibility to address other priorities in other
areas. The combined taxable digest contained within the proposed TADs totals $161.5 million and
consumes only 4.7% of Dalton’s tax digest. Approval of these proposed TADs will therefore leave
flexibility to address other priorities in the future. Based on the City’s 2015 digest, Dalton City could
add another $182 million in real estate digest to other TADs before reaching the 10% cap.

AD VALOREM PROPERTY TAXES FOR COMPUTING TAX ALLOCATION INCREMENTS (N)

As provided in the Redevelopment Powers Law, the taxes that will be included in the tax increment
base for the tax allocation district are based on the following authorized millage rates:

2015 M&O Millage Rates*

City of Dalton 2,511
Dalton Independent School 8.200
Whitfield County (40%) 7.061
Total {County Millage Converted to 100%)** 13.535
*Levies for bonded indebtedness are not included in the calculation of the millage rates
for TAD purposes.

** County millage rate is converted to 100% to calculate total available millage.
Source: Georgia Department of Revenue.

Creation of the tax allocation district will not affect existing or planned business improvement
districts within the boundaries of the redevelopment area.

TAX ALLOCATION BOND Issues (O, P, Q)

AMOUNT OF BOND ISSUE

Upon adoption of this Redevelopment Plan, the City of Dalton proposes to issue tax allocation
bonds or other financing instruments, in one or more issues. Estimated supportable levels of future
financing could range from $5 to $20 million depending upon whether identified and/or additional
redevelopment projects emerge, all jurisdictions consent to participate in the TADs, terms available
at the time of issuance and the types of financing methods used.

TERM OF THE BOND ISSUE OR ISSUES

The City of Dalton proposes to issue tax allocation bonds or alternative forms of financing for a term
no longer than 30 years. Given current market conditions, the calculations made in this report
assume using a 25 year term.
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RATE OF BOND IsSUE

The City of Dalton intends to either (a} seek fixed-rate tax exempt bonds; (b) obtain comparable
forms of commercial financing as available, or (c} enter into a development agreement to remit
certain tax allocation increments to the developer, to enable the developer to secure commercial
financing or make improvements on a pay-as-you-go basis. Should financing be sought in the
future, the actual rate, terms and issuance costs would be determined at the time of issuance based
upon general market conditions, anticipated development within the TAD, assessed taxable
property values and federal tax law considerations. The City reserves the right to consider a range
of potential financing options, as appropriate.

PROPERTY PROPOSED TO BE PLEDGED FOR PAYMENT OF TAX ALLOCATION INCREMENTS FINANCING

Bonds or pay-as-you-go agreements will be secured by the positive tax allocation increments from
eligible ad valorem taxes levied for these purposes. Based on current millage rates and commercial
property values in Dalton, positive tax allocation increments calculated in this report are based on
real estate values and general fund taxes levied on that real estate. The actual amount of collected
tax increments will depend upon the pace at which the Redevelopment Plan is implemented and
the impact of redevelopment activities and other economic factors on the tax base in the TADs as
a whole. The City also reserves the flexibility to pledge ad valorem tax increments on business
personal property and/or local option sales taxes to the TAD if warranted by resulting public
benefits.
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SCHOOL SYSTEM IMPACT ANALYSIS (R)

Georgia’s Redevelopment Powers Law, which governs the operation of tax allocation districts in
the State, was amended during the 2009 legislative session to include a new provision under section
36-44-3(9)(R) for preparation of a “School System Impact Analysis”. This section presents the
school system impacts of the City of Dalton Tax Allocation Districts, as required by this section of
the statute. Dalton is served by an independent City school system, so this analysis focuses on
potential impacts to the Dalton Public Schools.

CURRENT VALUE OF THE TAD VERSES THE DALTON PuBLIC ScHOOL DHSTRICT TAX DIGEST

The current taxable digest for TAD #1 — Downtown is estimated to be $92,277,174 and TAD #2 -
East Walnut Avenue is estimated to be $69,253,233. According to the Georgia Department of
Revenue, the most recent published value for the Dalton School District’s net taxable digest {(M&Q)
is the same as the City at $3.43 billion.® Combined, the proposed TADs represent 4.7 percent of the
School District’s total tax digest. The amount of ad valorem school taxes collected from the
properties in the designated the TAD, as determined by the tax assessor on December 31, 2015,
will continue to flow to the Dalton Public Schools throughout the operation of the TAD. The TAD
Special Fund will receive any additional property taxes collected above the 2015 base amount for
use to attract redevelopment to these sections of Dalton.

Proposed City of Dalton TADs #land #2
Combined TAD Digest as a Percent of Taxing Jurisdictions*

Net Taxable
Taxing Jurisdiction M&O Digest
TAD #1 and #2 Combined .. ..$161,530,407

City of Dalton (100%)

Dalton Public Schools (100%) T B $3,434,849,981
Dalton Combined TADs Taxable Digest as a % of

City of Dalton 4.70%
S ] e —————— —— e
Dalton Public Scheols D 4.70%

* This Table reports published 2014 Digest values for comparison purposes.

SOURCE: Georgia Department of Revenue, Local Government Services Division

ESTIMATED SCHOOL ENROLLMENT IMPACTS FROM TAD #1 anD #2

TAD #1 (Downtown) and TAD #2 (East Walnut Avenue) are not primarily intended to support
residential development. No residential projects are currently proposed within either TAD that
would generate additional enroliment for the School District. In the longer term it is possible that

& Published tax digest information used for this report is for 2014 as reported by the Georgia Department of
Revenue. 2015 digest values may be different from what is reported herein. The taxable digest reported in
the table is for general fund (M&QO} expenditures. The Dalton School District’s tax digest is based on 100%
valuation as opposed to 40% applied to most taxing jurisdictions in Georgia.
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housing could become part of a mixed-use development on the Walnut Square Mall property, but
there is no basis to support a specific proposal or unit count at this time. Development of upper
floors of downtown commercial buildings is not of the type that would attract families with school-
aged children.

The Dalton City School District had a total FTE enrollment of 7,812 at the end of the 2014-15 school
year according to the Georgia Department of Education web site. Therefore, potential residential
development in the proposed TAD should not increase total School District enrollment. This is in
the context of a school district where enrollment has been increasing at a 2.4% annual rate since
2006. If it is assumed that neither TAD generates additional student enrollment or educational
service costs, then any resulting increase in commercial personal property or sales tax revenues
would be a net gain to the school district

THE LOCATION OF SCHOOL FACILITIES WITHIN THE REDEVELOPMENT AREA

There are no Dalton Public School facilities located within the proposed TADs.

PROPOSED REDEVELOPMENT IN TAD #1, #2 AND #3

As detailed earlier in this plan, the proposed Tax Allocation Districts will support the development
of sites that are either currently undeveloped or occupied by vacant buildings. The first potential
project identified within TAD #1 could involve 40,000 SF of retail, commercial, office, hospitality
and residential loft space. Potential redevelopment projects in TAD #2 would replace an existing
vacant retail space and commercial outparcels with 235,000 SF of new or rehabilitated retail and
restaurant space. The most significant of these redevelopment sites is the 67 acre Walnut Square
Mall. The mall’s ownership is in process of evaluated options to address existing vacancy and may
seek TAD funds in the future, That site is zoned for mixed use and has the physical potential to
support a significant project, including residential units. Because the School District relies in part
on sales tax revenues to fund facility construction, revitalizing this property would have a significant
positive fiscal impact on the School District. Similarly, should high vacancy in the mall continue and
resident shoppers chose to make retail purchases outside of the County, the loss of sales taxes to
the School District could greatly exceed any decline in real estate value. In summary, School District
has a strong fiscal interest in the mall’s future sales performance.

ESTIMATE OF SCHOOL DISTRICT REVENUE IMPACTS FROM TAD DEVELOPMENT

Currently, the combined TADs generate roughly $1.325 million per year in property taxes levied on
rea estate for the school system. Annual real estate taxes associated with the base value of the
TADs would continue to flow to the School District’s general fund, as would current and future gains
in personal property taxes levied on business furnishings, inventories and equipment. The following
table estimates total annual incremental School District revenues from identified redevelopment
projects within the two TADs, at build out, during the period while the TAD is in effect. These
estimates include increased tax digest from new commercial personal property, plus sales taxes
generated by the retail square footage.”

9 Sales tax calculations are adjusted to avoid double counting of new residential spending and retail sales.
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The value of commercial personal property throughout Dalton makes up 32.5% of the City’s total
commercial real estate digest, so a similar ratio is likely to apply to the value of additional
commercial real estate value created from projects within the respective TADs.'° At the completion
of the proposed TAD projects, the digest value of commercial personal property, which is not
pledged to the respective TAD Special Funds, could exceed $10.3 million and generate an additional
$84,600 per year in persanal property taxes for the School District. Gaining this increase in personal
property digest is equivalent to the current real estate value of the two TADs appreciating by 6%
over the same time period. Absent of creating the TADs and using proceeds to support the
proposed projects, it possible that real estate values in these areas of Dalton would not appreciate
by 6%.

New retail development and new residents living within the two TADs could also generate new
retail sales within Whitfield County and additional sales taxes for the School District. At completion,
this annual revenue represents a modest net sales tax increase of about 5443,000 per year, which
is shared between the City and Whitfield County School District. The School District’s share is
estimated at roughly $152,000 per year when all projects are completed and occupied.

Table 12: Estimated Sales and Property Taxes to the Dalton Public Schools at
Completion of Redevelopment Profects — TADs 1, 2 and 3

Estirnated ESPLOST & Personil Prope iy Taxes to Dalton City Schools

E-SPLOST: NEW RETAIL DEVELOPMENT SF Sales/SF Total Sales ESPLOST
Commercial /Retail Space 354,732 4250 $88,683,000 $886,830

Retail Sales $886,830 & Dbl. Counting @ 50% $443,415
Dalton School District Share @ 34.3% $152,028

Business Personal Property Increment

Estimated Incremental Commercial RE Digest S 31,775,700

Personal Property Value @ 32.5% 510,313,410

Annual Personal Property Taxes @ Millage Rate of 8.2 $84,570

*Estimated percentage of total resident retail spending and business sales that may be net new to the County.

Source: Bleakly Advisory Group, Inc.

Therefore, by agreeing to forego incremental gains in future real estate taxes within the TAD, the
School District would receive roughly $236,600 per year in combined personal property and sales
tax revenues, in addition to the $1.32 million in annual real estate taxes associated with the certified
base — while the TAD is still in effect. After the TAD is dissolved, the School District would receive
an additional $249,200 in annual property taxes on real estate that were pledged to the TAD.

CONCLUSION REGARDING SCHOOL DISTRICT IMPACTS

As demonstrated in the preceding analysis, the economic impacts to the Dalton Public Schools from
participating in the three proposed TADs are as follows:

10 Dalton provides a 20% Freeport exemption to manufacturing and commercial companies for raw materials
and goods in the process. The vast majority of personal property subject to this Freeport exemption is
industrial rather than commercial in nature. The methodology used to forecast business personal property is
considered reasonable and sufficient to account for Freeport exemptions.
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1. The two TADs will affect future appreciation on 4.7 percent of the School District’s tax digest.
The current amount of property taxes generated from real estate within the TADs, roughly $1.32
million per year, will continue to go to the school system—only taxes associated with
incremental real estate digest growth above the current base amount are pledged to the TAD.

2. No residential development is currently proposed for TAD #1 and #2 that would be expected to
generate school enrollment.

3. Commercial and office development within the two TADs could house nearly 500 jobs when
built out. On-site employment may indirectly attract the relocation of new employees,
households and school-aged population to the School District. However this added population
would be likely to reside in fully taxable housing located outside of the TADs.

4, There are no Dalton Public School facilities located inside the boundaries of any of the TADs.

5.  Upon completion of these projects and while the TADs are still in effect, the School District
should receive roughly $1.56 million per year from the two TADs, including 51,324,550 from the
certified base real estate taxes, 584,570 from increased personal property digest and $152,000
per year from increased sales tax revenues during years in which ESPLOST is in effect.

5. The School District would receive an additional $249,200 per year from real estate taxes from
the two TADs once all redevelopment costs are paid and the TADs are dissolved.

Thus we conclude that the potential gains to the Dalton Public Schools from participating in the
proposed TAD’s will be substantially positive due to the future growth in its tax digest and sales tax
revenues, with limited resulting impacts on the demand for school services.

OTHER RELEVANT INFORMATION: BENEFITS OF THE TADS (S)

In conclusion, the creation of the Redevelopment Area and TAD’s 1 and 2 could leverage more than
$45.3 million in new investment over a multi-year development period. Future development would
increase the current taxable digest value of the TADs by an additional $30.4 million. This would
resuit in approximately $546,200 in new annual property tax receipts to all taxing jurisdictions from
real estate and $139,300 in additional personal property tax receipts if/when projects described in
the Plan are completed. The proposed retail, commercial and office components could also
support the addition of nearly 500 new jobs to Dalton.

Summary of Redevelopment area TAD #1, #2 and TAD #3 Benefits — at Build Out

Value private capital investment to develop the TADs: 545.3 miilion
Estimated additional ad valorem tax digest (100%) at full build-out {real estate) $30.4 million
Estimated additional commercial personal property digest at full build-out $10.3 million
Estimated RE tax increments to TAD Special Fund in 2030 {City + County + Schools) $546,200
Estimated personal property tax revenues in 2030 {City + County + Schools) $139,600
Estimated new jobs created {across all land uses) 500
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City of Dalton City of Dalton Redevelopment Plan: Downtown and East Walnut Avenue Corridor

ApPeENDIX B. DaLTON CiTY COUNCIL

Dennis Mock, Mayor

Denise Wood, Ward 1

Tate O'Gwin, Ward 2

George Sadosuk, Ward 3

Gary Crews, Ward 4

Ty Ross, City Manager

Appendix C: Dalton City Council
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City of Dalton Tax Allocation District #1 ~ Redevelopment area/Southeast Dalton

CONSGLIPATED GOYEARMERT
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APPENDIX C. WHITFIELD COUNTY COMMISSION

Chalman District 2

Mike Babb
mbabb@whitfieldcountyga.com fibrooker@whitfieldcountyga.com

Harold Brooker

District 3 District 4

Barty W Robbins ityonn Louygiter
brobbins@whitfieldcountyga.com Naughter@whitficldcountyga. com

Districk 3 County Administrator

Roger Crossen Mark Gibson
rcrossen@whitfieldcountyga.com mgibson@whitfieldcountyga.com

Appendix D: Whitfield County Commission 79
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City of Dalton Tax Allocation District #1 — Redevelopment area/Southeast Dalton

APPENDIX D. DALTON PUBLIC SCHOOLS, BOARD OF EDUCATION

Dalton City School System, Board of Education, From Left, Danny Crutchfield, Rick Fromm,
Sherwood Jones, Steve Laird and Tulley Johnson and School Superintendent Jim Hawkins.

Rick Fromm, M.D., Chair
Sherwood Jones, Ili, Vice Chair
Tulley lohnson, Treasurer

Danny Crutchfield, Board Member
Steve Laird, Board Member

Jim Hawkins, Ph.D., Superintendent of Schools

Appendix E: Dalton Independent School District Board 80






