e ——— Planning Department

What progress has preserved.

COLUMBUS TAX ALLOCATION DISTRICT COMMITTEE

Funding Request for Riverfront Place Mixed-Use Development
River District Tax Allocation District: Uptown (#3)

PURPOSE: To approve a grant up to $38,000,000 from the Uptown TAD Fund
to support the construction of the 1,050 +/- public parking deck and
other public infrastructure improvements to support the Riverfront
Place development

PROJECT NAME: Riverfront Place
PROJECT OWNER: W(C Bradley Company Real Estate & Riverfront Place LLC
LOCATION: Front Avenue, between 13 Street & 14™ Street

Council District: 7 (Woodson) School District: 7 (Williams)

DESCRIPTION: W.C. Bradley Company Real Estate is requesting $38 million in
Uptown TAD funding over a 19 year period to construct a parking
garage to support its development known as Riverfront Place The
proposed Riverfront Place mixed-use development will complement
the existing Rapids and Eagle & Phenix developments by bringing a
mix of residential and commercial uses to a two-block site, oriented
around the new Mathew D. Swift Park. This proposed $133 million
plan includes 250 rental apartment units; 125,000 square feet of
new office space; 55,000 square feet of retail space (which includes
the city’s first urban grocery store): 14 townhome units; and a 107-
room hotel. The development will be located on “both the northern
half of the block west of Front Avenue between 13" and 14
streets, with the main portion of the development on the block east
of Front Avenue, between 13" and 14" streets” (see attached site
plan). To support this development, a parking garage consisting of
1,056 spaces will need to be constructed, with many of them to be
located underground. When completed, the total development will
contain over 900,000 square feet.

P.O. Box 1340
420 10th Street
Columbus, Georgia 31902

Phone: 706-653-4116

Fax: 706-653-4534

Email: CPCMPO®@columbusga.org
www.columbusga.com/mpo
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BACKGROUND: W.C. Bradley Company Real Estate has been a major force in developing
projects in the Uptown area. In recent years the company has invested in
the redevelopment of the Eagle & Phenix Mill property (2008, $27,000,000),
which consists of 90 rental apartments, 88 condominium units, plus ground-
floor retail; the development of 226 new rental housing units at the Rapids
at Riverfront Place (2018, $55,000,000); and the Synovus Center (2004,
$13,100,000). The further development and completion of the Riverfront
Place proposes to redevelop two largely vacant and underutilized blocks in
the Uptown District. The proposed development will be designed to
complement the revitalization efforts on adjacent blocks along with other
investments throughout Uptown.
According to the application, “the development is being designed in such a
manner that the substantial parking requirements will be met through the
development of underground structured parking, lessening its impacts on
the overall development. In addition, the plan includes the creation of
Mathews D. Swift Park, an important new urban park, which will be a focal
point and anchor for the development around it, serving as a gathering
place for residents, visitors and employees at Riverfront Place, as well as a
venue for local music events, festivals, arts activities and other events that
can enliven this portion of the Uptown District.”
PROGRAM:
Components Units SF Total SF % of Cost Per Total Cost
Total SF | Unit/Room/SF
Townhomes 14 1,800 25,200 3% $280,000 $3,920,000
Apartments 250 1,050 262,500 27% $228,900 | $57,225,000
Office 125,000 125,000 14% $290 | 536,250,000
Grocery 28,000 28,000 3% $210 |  $5,880,000
Other Retail 27,000 27,000 3% $210 | $5,670,000
Total SF/Cost 467,700 50% $108,945,000
Hotel 107 700 75,000 6% $233,645 $25,000,015
Total
Development 542,700 $133,945,015
Structured
Parking
Residential 311
Office 420
Retail 225
Hotel 100
Total Spaces 1,056 $31,250 | $33,000,000
Total SF 369,600 44%
Total Project 100%
Cost $166,945,015
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SOURCES S %

Construction Debt $144,960,000 88%
Equity $15,000,000 9%
Federal Tax Credit Equity 0 0
State Tax Credit Equity 0 0
Other Equity 0 0
Deferred Developer Fee 0 0
TAD Grant* $5,640,000 3%
Other Grants 0 0
Total Construction Sources $165,600,000 100%
Permanent Debt $95,597,500 55%
Equity $43,532,500 25%
Federal Tax Credit Equity 0 0%
State Tax Credit Equity 0 0%
Other Equity 0 0%
Deferred Developer Fee 0 0%
TAD Grant** $38,000,000 22%
Other Grants 0 0%
Total Permanent Sources $174,130,000 100%

*Assumes 3 years of PAYGO TAD at $1.88 million per year
**Assumes 19 years of PAYGO TAD funding

Uses S %

Acquisition $550,000 0
Hard Costs $118,962,000 72%
Contingency $4,749,000 3%
Soft Costs $29,808,000 18%
Developer Fee $3,166,000 2%
Financing Costs $6,000,000 4%
Operating Reserve $2,365,000 1%
Other 0 0
Total Uses $165,600,000 100%

Any consideration for projects receiving TAD funding must pass a “but for”
test. Applicants must show that the project would not happen “but for” the
requested TAD grant. Under this process, the applicant has stated that the
cost of developing underground parking “results in a very costly project to
construct”. The applicant cites that current rent levels in the Uptown area
would not support the “level of income needed to offset the development
cost.” Further, the application goes on to state:
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“Without TAD assistance, we are estimating an overall return
of 5% on the investment, which is insufficient to attract
investment interest in the project or its key components. The
use of TAD to defray a portion of the public infrastructure
costs including the cost of the underground parking allows the
development to generate a sufficient return that will ensure
the level of quality the city and developer ore envisioning for
this signature mixed-use development for the Uptown
District. Thus, 11but for11l the application of TAD funds to the
development, it would be infeasible to finance and ultimately
develop.”

PROJECT IMPACT: Each application is required to provide estimates of new
property tax generation, as well as the ability to positively
impact new sales and/or lodging tax collections in the
City. The estimates here are provided by the applicant for
the next 20 years.

Current Assessed Value $883,660

Estimated Market Value at Completion/Stabilization $118,304,800

Estimated Assessed Value at Completion/Stabilization $46,438,260
Potential net increase in Assessed Value 52550,

A further breakout estimates that by the fifth year:
o Annual Property Taxes - $2,152,880
o Sales Taxes - 891,981
o Hotel/Motel Taxes - 394,141
Local Revenues — Year 5 $3,409,003

The application goes on to propose that the total local revenues over 20
years will be $72,133,923.

JOB CREATION: The applicant has stated that during the construction of the entire project
will generate 458 full-time construction workers, with a payroll of $28
million over a two-year period. Upon completion of the project, it is
estimated that 797 full-time employees working in retail, restaurants, office
and hotel components will be employed generating an annual payroll of $48
million.

POTENTIAL
BENEFITS:
e The creation of Riverfront Place will redevelop two largely vacant and
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underutilized blocks in Uptown through the creation of a residential and
commercial mixed-use development that will complement revitalization on
adjacent blocks stemming from previous efforts by WC Bradley and other
Uptown investments.

The development is being designed in such a manner that the substantial
parking requirements will be met through the development of an
underground parking structure, lessening its impact on the overall
development.

The sidewalks and walkways along Front Avenue will be designed to
draw pedestrians along the streetscape and will provide ready access
to the park.

The parking structure will be largely underground on the block east
of Front Avenue, designed to accommodate the parking needs of
residents, office workers, hotel guests and retail patrons at Riverfront
Place, lessening the demand for on-street parking in the Uptown
District. The ground floor space will serve as the access point and
entryway into the various components of the development and
includes a proposed grocery store, restaurants, and other retail uses
which will enliven the streetscape in the area.

The design incorporates pedestrian and bicycle activity within the
development.

Start of construction - Mid-2020
Initial occupancy - End-2022

The application was reviewed by members of the Tax Allocation District
Committee, which consisted of (2) voting members from the Muscogee
County School District, one (1) voting member from the Finance
Department, one (1) voting member from the Planning Department, and
one (1)voting member from the Community Reinvestment Department.
Non-voting members consisted of a representative from the Tax Assessors
Office, a representative from the City Attorney’s Office, and a
representative from the Department of Engineering.

In scoring the application, the committee used the Criteria for Consideration
as established under the Columbus Consolidated Government Tax Allocation
District Policies and Guidelines. The following are criteria for consideration
of approving a TAD application:

e Creating New Jobs

e Substantially retaining existing jobs

e Bolster the employment and economic base of CCG

e Provide diverse economic opportunities
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e Redevelop underperforming and underutilized neighborhoods

e Increase sustainable development practices in commercial nodes

e Decrease blight and poverty

e Reduce crime

e Increase property values and tax revenues to the CCG

e Implement the CCG’s comprehensive and transportation plans and
economic development strategies.

Each of these items was given a weighted score based upon a rating scale,
with 1-2 being Poor; 3-4 Fair; 5-6 Good; 7-8 Excellent; and 9-10 Superior.
The Committee determined that in order for a project to be recommended
to the Council, it must receive an accumulated total weighed score of
Excellent. The Committee for this particular project rated the application to
be Excellent. The Committee cited the following factors in its evaluation
process:

e This development will remove an undeveloped property on the
north end of Broadway.

e The likely opportunity to support an adjacent project with new jobs.

e Reasonable / Realistic projections

e This project will increase the economic tax base for Columbus as
well as the property values in the Uptown area. This project
supports development which should benefit the residents and
patrons who frequent the Uptown area thus increasing Columbus'
sales tax revenue.

e Project will boost the local economy by providing amenities and
benefits not currently being provided in the area

e Project will help increase tax revenues and property values in the
Uptown area.

e Although there are no green building certifications related to this
project, this project lends support to the alternative transportation
efforts in Columbus by accessibility that will encourage pedestrian
and bicycle activity around the development.

e Project will infuse new job opportunities for the community.

e Additional information provided by petitioner

e This development will provide for public parking in the 1300 block
of Broadway and access to additional housing. The public spaces
will be provided and maintained by the developer.

e The opportunity to redevelop an underutilized area.

e Enhanced opportunities for job and economic stimulus.

e This development is requesting TAD funding using the Pay-as-You-
Go method which puts all risks on the developer for funding.

e The likely opportunity to support an adjacent project that would
increase property values and tax revenues.

e This project will create 797 FTE's once the project is completed.
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Upon approval of the resolution authorizing this funding request, City staff
will begin negotiations for the use of the funds and the method to be used
for the payout. Once these negotiations have been completed, they will be
brought back for the Council’s consideration and approval.

ick Jones, AICP
Director of Planning

Attachments: Project location map
Riverfront Place Powerpoint Presentation
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