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DO YOU HAVE WHAT IT TAKES TO LEAD YOUR
COMMUNITY TO SUCCESS WITH THE NEXT BILLION?

Find out in Atlanta, Georgia at the IEDC 2008 Annual Conference, October 19-22.

This year’s Annual Conference focuses on the
growing world population. Preparing for such
accelerated growth requires a new approach

to economic development, the provision of
infrastructure, environmental sustainability, and
workforce development.

Don’t miss out on four power-packed days of
sessions, educational tours, exhibits, special events
and networking with peers from across the country
and around the world. An impressive line-up of
practitioners, consultants, and government and
business leaders at the forefront of economic
development will address emerging trends and best

KEYNOTE SPEAKERS

ANNA CABLIK
President
ANATEK, INC.

Entrepreneurial in spirit,

Ms. Cablik has started

one firm that has become
one of the largest Hispanic owned firms in
Georgia and another firm that is the only
Hispanic/female owned reinforcing steel
fabricator in the Southeast, and possibly

the United States.

Named by Esquire Magazine as one of the Best
and Brightest in America, he is author of the
international bestselling book, The Rise of the

practices, and discuss replicable models, arming
you with the tools needed for success.

In recent years Atlanta has undergone a transition
from a city of regional commerce to a city of
international influence. Since 2000 the city has
grown dramatically, making it one of the fastest
growing metropolitan areas in the nation. Atlanta
has recently been commended by bodies such as
the Environmental Protection Agency for its ability
to balance its ambitious growth, with smart, eco-
friendly policies. It truly is the ideal location for the
IEDC Annual Conference — stimulating new ideas
and discovery in a unique and burgeoning city.

DR. RICHARD FLORIDA
International Best-Selling
Author, Who's Your City?
Director, Martin

Prosperity Institute
University of Toronto’s
Rotman School of
Management

Creative Class.

ROEL SPEE

Associate Partner, IBM
Global Business Services
Global Leader, PLI-Global
Location Strategies

With over 20 years of
experience as a location strategy and
economic development consultant, external
clients include Bayer, Citibank, Procter &
Gamble, Shell, Sony, Toyota, and Unilever.

largest developer of multi-family housing and
a national residential real estate company, he
is the founder for the ULI Terwilliger Center for
Workforce Housing.

J. RONALD TERWILLIGER
Chairman and Chief
Executive Officer

Trammell Crow Residential

Chairman and Chief
Executive Officer of the

ARTHUR C.

NELSON, FAICP

Director of the Center for the
New Metropolis

Presidential Professor of City
& Metropolitan Planning
College of Architecture +
Planning, University of Utah

Author of 18 books and more than 200 other
scholarly and professional publications,
including The Next 100 Million (PDF).
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IT PAYS
TO BE A
MEMBER

The savings that
membership brings on
conference attendance,
publications and
member services more
than covers the cost of
membership. Member
dues are prorated
according to the
organization or
company type. Don’t
miss out on the value
and savings of becoming
an IEDC member. Join
the premier economic
development association

today.

Call TEDC TODAY to
sign yourself up as a
member or to receive
further membership
information:

(202) 223-7800. Or visit
our homepage at

www.iedconline.org.

INTERNATIONAL
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INTERNATIONAL ECONOMIC DEVELOPMENT COUNCIL
ABOUT IEDC

The International Economic Development Council (IEDC) is the premier international association

dedicated to leadership and excellence in economic development. IEDC can equip you with the tools

and resources that are helping to shape economic development throughout the country and around

the world. Our services include:

* ED Now, a twice-monthly newsletter
* Economic Development Journal, a quarterly publication
* Improved access to resources and information

* Enhanced educational choices
 Stronger advocacy and access at the Federal level
* Expanded networks and alliances

¢ Industry-leader publications

* Expanded research and technical assistance

* An international presence
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INTERNATIONAL ECONOMIC
DEVELOPMENT COUNCIL'S

ANNUAL

CONFERENCE
THE NEXT BILLION:
MOBILITY,
FLEXIBILITY,
AGILITY,
LIVABILITY

ATLANTA, GA
OCTOBER 19-22, 2008

Join the International Economic Development Council (IEDC)
in Atlanta for the world's largest annual gathering of economic
developers, October 19-22.

In their article "The Next 100 Million,” Arthur C. Nelson and
Robert Lang note that “the U.S. is alone among industrialized
nations in experiencing substantial growth... Only India will add
100 million people more quickly than the U.S." Preparing for
such accelerated growth requires a new approach to economic
development, the provision of infrastructure, environmental
sustainability, and workforce development. Economic devel-
opers will have to embody mobility, flexibility, agility, and
livability.

The three full days of discussions on the latest trends in
economic development include concurrent sessions covering
topics ranging from regional partnerships, urban housing, best
practices in entrepreneurship, and sustainability.

NETWORK with your peers.
LEARN from industry experts.
GAIN new ideas to implement into your community.

EXPERIENCE Atlanta.

CONFIRMED KEYNOTE SPEAKERS:

Dr. Richard Florida
International Best-Selling Author,
Who's Your City?

Director, Martin Prosperity Institute,
University of Toronto

Arthur C. Nelson, FAICP
Professor of Urban Affairs and
Planning, Virginia Tech

Author of 18 books and over

200 other publications, including
“The Next 100 Million”

Roel Spee

Associate Partner, IBM Global
Business Services Global Leader,
PLI-Global Location Strategies

COME EARLY AND STAY LATE!
Visit www.atlanta.net

HOTEL INFO:

Hyatt Regency Atlanta
IEDC room rate: $189 single/double
265 Peachtree Street NE

Atlanta, GA 30303

(404) 577-1234

‘ INTERNATIONAL
ECONOMIC DEVELOPMENT
L\‘

COUNCIL

The Power of Knowledge and Leadership

For more information and to register, please visit www.iedconline.org
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LETTER FROM THE GOVERNOR

welcome to
georgia

Greetings:
It is my pleasure to welcome you to Georgia for the 2008 International Economic
Sonny Perdue Development Councils Annual Conference. This year’s theme, “The Next Billion: Mobility,
Governor of Georgia Flexibility, Agility, Livability,” is particularly fitting as Georgia was a leader in real population

growth in 2007, trailing only the two largest states in the nation. With this significant popu-
lation influx — more than 2.2 million people in the last 12 years — our state has taken on large
infrastructure challenges while transforming Georgia into a prime destination for both multi-
national corporations as well as smaller businesses.

Indeed, over the past decade, Georgia has become a leader in economic development
because we possess a rare combination of assets, resources and people that come together to
create a fertile environment where business thrives. With a metropolitan population of near-
ly 5 million residents, the city of Atlanta has become an international economic center
featuring the world’s busiest airport as well as the corporate headquarters of the Coca-Cola
Company, CNN, the Home Depot, and UPS.

While Atlanta is deservedly seen as the center of economic development in our state, it is
by no means the exclusive destination for investment in Georgia. Over the past five years,
more than 300,000 new jobs have been created in Georgia, and more than half of these jobs
are in rural areas of the state.

Savannah is a perfect example of how Georgia is combining its rich heritage with modern
growth initiatives. Savannah features the fastest growing container port in the country while
maintaining its status as a premier tourist destination.

At the heart of Georgia’s economic strength is its commitment to farming. Agribusiness is
the leading industry in the state thanks to state-of-the-art technology, a professional work-
force and dedication to progressive investments, and Georgia boasts 11.1 million acres of
land dedicated to agriculture.

These are but a few examples of the exciting developments we have going on here in
Georgia. I hope you take the time to enjoy all of the various amenities Atlanta has to offer
while you are here. The IEDC Annual Conference is a wonderful opportunity to share with
colleagues from around the country and around the world. I hope you have a great confer-
ence and we look forward to welcoming you back to Georgia soon!

Sincerely,

Tidoce

Sonny Perdue
Governor

4 Economic Development Journal / Spring 2008



LETTER FROM THE MAYOR

welcome to
atlanta

Greetings:

As Mayor of Atlanta, I am pleased to welcome the International Economic
Development Council (IEDC) as you host this years conference, The Next Billion:
Mobility, Flexibility, Agility, Livability.

Shirley Franklin
Mayor of Atlanta

IEDC is dedicated and committed to improving the overall quality of life by devel-
oping vibrant communities and creating high-quality jobs. The Next Billion: Mobility,
Flexibility, Agility, Livability will allow you to experience and understand the important
role that development professionals and community leaders play in our society.
The City of Atlanta is excited that you have chosen to host your conference in our city
and thanks you for your invaluable contributions.

While in our city, we encourage first time visitors to explore the many attractions
Atlanta has to offer including: the Martin L. King Jr. Center, the Apex Museum,
Underground Atlanta, the Georgia Aquarium, the World of Coca-Cola, CNN Center,
Centennial Olympic Park, Woodruff Arts Center, Atlanta Botanical Garden, Children’s
Museum of Atlanta and many more! We invite you to share in our southern hospital-
ity, sample cuisine at our many fine restaurants and enjoy the rich and diverse heritage
of our city.

On behalf of the people of Atlanta, I extend best wishes to an exciting and
informative event!
Sincerely,

Shirley Franklin
Mayor

Economic Development Journal / Spring 2008 5
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work ready

By Debra Lyons, George M. Israel, I1I, Kerry Campbell, and Fred McConnel

INTRODUCTION
eorgia Governor Perdue has
developed a successful formula
to link workforce development
and education together in an
economic development strategy
that will quickly enable a “Ready for
Business” to be put across all of
Georgia.

Work Ready Formula: (P)*(W + D)*A = CWRC
Where: P is the public-private partnerships

W is the number of adults attaining a
Work Ready Certificate

D is the number of additional students
earning high school diplomas

A s the accessibility

CWRC is the number of counties
becoming Certified Work Ready
Communities

Through his Office of Workforce Development,
the governor is implementing this transformational
state policy, which Georgia counties are quickly
adopting. To date, 73 out of Georgias 159 counties
have signed up to complete the requirements to
become Certified Work Ready Communities
(Figure 1). While many states are utilizing a state
work or career readiness credential to help validate
their workforce, only Georgia has developed a for-
mula for success that links workforce development
and education together through a partnership
where every stakeholder has a well defined role.
The policy is simple, transparent, uniform, consis-
tent, and easy to communicate and implement.
The policy’s success is defined by the number of
counties that become Certified Work Ready
Communities.

Debra Lyons, Gov. Perdue, Jonathan Collard (Director of
Communications — Covidien, Washington, D.C.), Howard Jones
(Production Superintendent), and William Joachim (Plant Manager)
tour the Covidien plant in Bibb County prior to the governor presenting
a plaque honoring the facility as Georgia’s first Work Ready plant.

This effort is amplified through public-private
partnerships led at the state level by the governor,
the Georgia Chamber of Commerce, and Georgia
Power. On a county level, a public-private partner-
ship exists among local chambers, the local educa-
tion community, graduation and community coach-
es, workforce and community agencies, and busi-
ness and industry. The community chooses a team
leader to guide the local effort. A county attains the
status of Certified Work Ready when 25 percent of
the available workforce and 3 percent of the exist-
ing adult workforce become Certified Work Ready
and an increase in the number of students graduat-
ing is attained. The easy accessibility of statewide
services is uniform and consistent and provided by
the technical college system of Georgia with overall
statewide direction by the governors workforce
development director.

A FORMULA TO DEVELOP GEORGIA'S 21T CENTURY WORKFORCE

Georgia’s Governor Perdue has developed a successful formula that links workforce development and education
together through a county Work Ready Community team. This local partnership focuses on the available and
existing workforce earning a set number of Work Ready Certificates and the county increasing its public high school
graduation rate by a specified bench mark. The policy is simple, transparent, consistent and easy to communicate

and implement.

This effort is amplified through state and local public-private partnerships. The technical college

system of Georgia provides easy delivery of Work Ready assessments with overall statewide direction provided by
the Governor’s Office of Workforce Development. The outcome is a community that knows how to work together to

deliver irrefutable results.

Economic Development Journal / Spring 2008
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FIGURE 1:
Georgia map that shows counties that are participating
in Work Ready communities.

Work Ready Working in Georgia
[0 Accelerated Certified Work Ready
Communities In-Progress

Certified Work Ready Communities
In-Progress

Counties Indicating participation in
2008 CWRC launch

- t\_'

Certified Work Ready Community data are being
collected and reported in the aggregate for each
county. Monthly reports are posted and accessible
to county team members to encourage friendly

competition. The outcome is a community that
knows how to work together to deliver the results
to ensure economic growth in a globally competi-
tive market.

This article presents the holistic approach of how
the strategy was developed and initiated from the
Governor's Commission for a New Georgia’s
Workforce Development Task Force to the develop-
ment and successful implementation of Work Ready
to the results obtained to the overall transformation
of workforce development policy in the state of

Georgia. The article provides a roadmap for readers
to successfully implement Work Ready in their com-
munities within and outside of the United States.

BACKGROUND

In 2002, Sonny Perdue was elected with a pro-
business agenda for a New Georgia. Early in his
administration, he created the Commission for a
New Georgia (CNG), a think tank consisting of top-
level executives who would provide business
driven recommendations to transform Georgia
state government.

One of the Commission’s first issues was how to
improve Georgias workforce. While the state is
well-known for its excellent customized training
programs through Quickstart, business and industry
had expressed problems with hiring workers with
the skill levels needed to help Georgias industries
remain competitive in the 21st century economy.
The CNG Workforce Development Task Force,
headed by Ann Cramer, director of corporate com-

munity relations, IBM, found Georgia has excellent
workforce development resources. However,
the failure to connect these resources end to
end was limiting the state’s ability to trans-

form and sustain a competitive workforce
at a skill level needed for the jobs being
created today and tomorrow. Below
are some of the task force’s
recommendations (Commission

for New Georgia, Workforce

Development Task Force

Recommendations, www.new-
georgia.org).

* Establish an entity accountable for
the success of Georgias workforce
development efforts.

e Create a solution that identifies and
eliminates Georgia’s skills gap.

* Move Georgia’s high school graduation
rate above the national average.

* Create a linkage among economic development,
education, and employer communities.

o Implement an effective workforce development
communication strategy.

Governor Perdue acted on these recommenda-
tions by reconstituting the State Workforce
Investment Board (SWIB), creating the Governor’s
Office of Workforce Development (GOWD), tap-
ping the Workforce Investment Act governor’s
statewide discretionary account to provide seed
funding, and hiring a workforce development direc-
tor to guide the process of implementing the task
force’s recommendations. The governor set forth a
Workforce Development Vision for Georgia: to link
education and workforce development together and
align with the economic development of the state,
its regions, and communities.

Economic Development Journal / Spring 2008



He swore in the new SWIB in February 2006
and asked it to develop a strategic plan that would
implement his vision. At the same time, he asked
his workforce development director to develop a
plan to implement the recommendations.

Eliminating the skills gap was determined to be
the key driver in transforming Georgia’s workforce.
Working as a team, the governor’s workforce devel-
opment director and his policy advisors met repeat-
edly to develop a plan that would drive change in
Georgia, using a skills assessment system for work-
ers and employers to determine skills possessed by
Georgia’s workforce, skills needed by Georgia’s
businesses, and a process to evaluate and eliminate
the skills gap. To ensure a good connection with
industry, the governor asked the Georgia Chamber
of Commerce to be a partner with the state on the
initiative. And, he decided on the name that simply
communicated the strategy: Work Ready.

DRIVING CHANGE:
DEVELOPING WORK READY

Through a competitive process, the GOWD
selected ACT WorkKeys® as the skills assessment
and job profiling vendor for Work Ready. With the
tool selected to determine the skills gap, the next
logical step was to develop a business plan that
would motivate Georgians and employers to utilize
this tool. The policy team wanted to keep it simple

TABLE 1:

and to utilize this tool as a fundamental building
block, enabling the governors vision to become a
reality. The key was to find the change agent.

The governor’s vision statement made it clear
that he wanted to link education and workforce
development together and align at a state and local
level. In Georgia, the county is the fundamental
building block and so it became the key variable in
developing the formula that would incentivize local
economic development.

County economic developers are responsible for
helping their existing industries remain competitive
while working to attract new industry. Economic
developers would have a marketing tool with the
ability to document the skill level of their work-
force. Thus, the concept of Certified Work Ready
Communities was developed.

The plan features a Work Ready Certificate for
every adult Georgian at no cost and Work Ready
profiles for all jobs that meet minimum hiring cri-
teria. It incentivizes counties to become certified
through a competitive process where a certain
number of county residents earn Work Ready
Certificates.

But that was only a part of the governor’s vision.
The next logical step was how to link education to
workforce development. Thus, a second criterion
was established — requiring all counties to demon-
strate their commitment to increasing the high

Certified Work Ready Communities high school graduation rate increase policy

Certified Work Ready Community (CWRC)
Public High School Graduation Rate Increase Guidelines

Baseline Public HS
Graduation Rate*
At or Below 68%

County Public
High School Graduation
Class Size

Below 200 Students 9% total increase
over a 3 year period

(average 3%/yr)

6% total increase
over a 3 year period
(average 2%/yr)

Between 200 and
700 Students

Above 700 Students 3% total increase
over a 3 year period

(average 1%/yr)

Baseline Public HS
Graduation Rate*

Between 68% and 79%

4% total increase
over a 3 year period
(average 1.33%/yr)

3% total increase
over a 3 year period
(average 1%/yr)

2% total increase
over a 3 year period

Baseline Public HS
Graduation Rate*
Above 79%

2% total increase
over a 3 year period
(average .67 %/yr)

1.5% total increase
over a 3 year period
(average .5%/yr)

1% total increase
over a 3 year period

(average .67 %/yr) (average .33%/yr)

* Baseline Graduation Rate Year for CWRC Requirements is the 2005-2006 School Year

Notes:

« For those counties that meet the improvement requirements but continue to have a county High School Graduation Rate (HSGR)
below 70%, the county will attain CWRC — In Progress. County attains full status of CWRC when county HSGR reaches minimum
threshold of 70%. The county must continue to demonstrate they are improving their public HSGR to keep CWRC status.

« For those counties (Baker County, Chattahoochee County, Clay County, Quitman County, and Webster County) that do not have a
2006 graduation rate, the county must describe how they will align with partner counties to achieve CWRC requirements.

» Governor’s Office of Student Achievement will determine when county has demonstrated it has met its commitment to increasing

their public HSGR.
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school graduation rate (Table 1). After reviewing
the plan, Governor Perdue especially wanted to be
sure that the levels established were substantive and
yet attainable. And so, the criteria for Certified
Work Ready Communities were established at a
threshold of three percent of the existing workforce,
both public and private, and 25 percent of the
available workforce (high school graduates, techni-
cal college students, GED students, and the unem-
ployed) earn Work Ready Certificates.

The additional policy of step increases in county
high school graduation rates was established based
on population and current high school graduation
rates. More importantly, even though high school
graduation steps were based on percentages, those

Celebration of Georgia’s first Certified Work Ready Plant on February 15, 2008.

percentages were turned
into reality by providing
what that percentage rate
meant in terms of ‘how
many more students need
to graduate per year.’

There was a discussion
about establishing a mini-
mum threshold of a 70
percent graduation rate to
attain the designation;
however, it was determined that establishing that
benchmark could be a disincentive for some rural
counties. And, rural counties were the ones that
most needed to increase their graduation rates.
Therefore, it was felt that counties could attain the
CWRC status by reaching the step increase, but
would need to continue to increase their HSGR to
keep the designation. In addition, the 70 percent
threshold became the dividing point for a county to
become a CWRC of Excellence.

The last piece of the policy was establishing the
timeframe. The Work Ready policy team deter-
mined that counties would have 36 months to com-
plete the process of attaining their Work Ready
Certificates and high school graduation goals.

IMPLEMENTING CERTIFIED
WORK READY COMMUNITIES

The next step was how to provide a consistent
framework across each county to enable a support
system to be established. The GOWD looked at
which partners needed to be at the table for each
county. By assessing what results were to be
attained and how the work load could be distrib-
uted, the GOWD determined that the following
partners were needed: county commission chair,
mayor, technical college, local workforce invest-
ment board, GDOL career centers, local board of
education, regional economic development, region-
al department of community affairs, local cham-
bers, and business and industry. Each county,
though, selected its own team
leader. That seemed to be a novel
concept as most counties want the
GOWD to determine who should
be the Work Ready team leader.
However, it was felt that natural
leaders emerge and it is best left to
local communities to select
that leader.

The requirements for each county
for Work Ready Certificates to be
earned per demographic group and

The additional policy
of step increases in
county high school

graduation rates was

established based on population and current high school
graduation rates. More importantly, even though high
school graduation steps were based on percentages,
those percentages were turned into reality by providing
what that percentage rate meant in terms of ‘how many
more students need to graduate per year.’

the step increase in high school graduation rate were
calculated and posted on the Work Ready website.
The initiative included a competitive grant process
for smaller counties that would be willing to com-
plete the process in 18 months. The open enroll-
ment period for counties was 90 days.

The GOWD then presented CWRC at a series of
12 Workforce Development Community forums
jointly held with the State Workforce Investment
Board, the 12 local Workforce Investment Boards,
the Georgia Department of Labor, Fanning Institute
of the University of Georgia, and the Economic
Innovation Institute of Georgia Institute of
Technology as a possible solution to local workforce
development problems.
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The Governor’s Office of Workforce Development presents the first
Road to Readiness award to the Upson County Team. (-r) Kathy
Love, President, Flint River Technical College; Gail Daniels, Upson-
Lee High School Graduation Coach; Kris Thomas, Upson County
Team Leader, Quad Graphics Education Manager; Robin Folsom,
Work Ready Coordinator; and Fred McConnel, Work Ready
Community Leader:

At the same time that the policy and implementa-
tion plans were being developed, a communications
and public outreach plan was being assembled. All
key stakeholders were identified with a special focus
on connecting to the team leaders, local technical
colleges, and local chambers of commerce. Tools
were developed to specifically address the needs of
each group. The first tool launched was the Work
Ready website (www.gaworkready.org) which pro-
vided easy to find information on where Work Ready
assessments are offered. Processes were established
to ensure timely delivery of Work Ready Certificates
and posting of monthly county results.

A statewide Certified Work Ready Community
leader was hired to help build support among the
counties to participate. An initial goal was estab-
lished to have 15 counties participate by the end of
the first 90-day sign up period. And, a process was
put in place to begin to mentor the participating
counties to be successful. That process included
accountability, a support plan, and developing
strong bonds with the team leaders and high school
graduation and community coaches. The High
School Graduation Coaches program provides a
resource person at every high school trained to iden-
tify at-risk youth and develop plans to keep them on
track to graduate on time. The Community Coaches
program encourages local business leaders to volun-
teer to assist high school graduation coaches.

SERVICE DELIVERY OF WORK READY

Georgia is fortunate to have a well connected sys-
tem of excellent technical colleges that is centrally
organized and whose collective mission is only
workforce development. When called upon by the
governor to be the service delivery providers, the
colleges quickly responded and implemented a
plan to deliver Work Ready assessments on each of
their campuses.

The GOWD streamlined the process so every
Georgian can take a Work Ready assessment at any
technical college throughout the state at no cost. If
they reach a minimum level, a certificate is directly
mailed to them. If participants desire to improve
their score, several options of gap training are avail-
able to them through the technical colleges.

Georgians may either remediate via self-guided
on-line tutorials or they may access personalized
assistance at any one of Georgias adult education
centers at no cost. If participants desire an instruc-
tor led course, it is available at a minimum cost.
Georgians may access information on location
of Work Ready assessments by county at
www.gaworkready.org.

PARTNERSHIP WITH GEORGIA
CHAMBER OF COMMERCE

The partnership between Georgia and the
Georgia Chamber of Commerce is one of the key
variables in Georgias Work Ready success formula.
It is cemented through the signature of both the
governor and the president of the Georgia Chamber
on the certificate. The Chamber has helped pro-
mote Work Ready through its network of local
chamber and industry members. It has also worked
with the GOWD and its public outreach vendor in
ensuring the tools being developed contained the
right message and tone to move both businesses
and chambers to action.

PARTNERSHIP WITH GEORGIA POWER

Change through Work Ready requires the busi-
ness community utilizing the certificate and job
profile tools to make better hiring decisions.
During the 12 forums where Work Ready was intro-
duced, a common recommendation received from
attendees was to find a key business to endorse
the program.

Georgia is fortunate to have a well
connected system of excellent technical
colleges that is centrally organized and
whose collective mission is only
workforce development. When called
upon by the governor to be the service
delivery providers, the colleges

quickly responded and implemented

a plan to deliver Work Ready
assessments on each of

their campuses.
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Georgia Power has been working closely with the
governor’s office in providing support to help
increase the state’s high school graduation rate. It
worked with the governor to help build a network
of more than 350 volunteers to serve as communi-
ty coaches. These individuals provide a business
link to education by providing support to the high
school graduation coaches.

Georgia Power is facing a baby boomer retire-
ment situation that will require the company to
replace 70 percent of its entry-level lineman jobs
over the next 10 years. And, it is having significant
problems finding entry-level candidates that could
meet their entry level qualifications. Georgia Power
is not alone. Many of the other energy companies
in the Southeast are facing the same hiring crisis.
The company began working with the GOWD ear-
lier this year to build an Energy Council to explore
how best to solve this problem.

Job seckers taking Work Ready assessments at one of Georgia’s 35 technical colleges’

Work Ready Centers.

Because of the companys work in helping to
increase high school graduation rates, its desire to
find a better pool of candidates to fill vacancies and
its name recognition, it seemed like the perfect com-
pany to bring on board to endorse Work Ready.
Mike Garrett, CEO of Georgia Power and a member
of the State Workforce Investment Board, quickly
answered the governors call to serve as the ‘business
champion’ for Work Ready. In this role, Garrett
states, “Workforce readiness is critical not just to the
electric utility industry, but to the economic well-
being of Georgia and of the entire United States.
Georgia's Work Ready is a great tool to help local
communities validate they have the workers ready
to fill the hiring needs for both existing and new
industries. To keep Georgia moving ahead, the busi-
ness sector must get involved in education and
workforce issues. Improvement can come through
focused initiatives and strong, effective partnerships
between business and government.”

WORK READY IS WORKING!

The plan worked. Within 90 days, 73 of
Georgias 159 counties signed up to begin the
process of becoming Certified Work Ready
Communities. And 23 had applied to become an
Accelerated Certified Work Ready Community.
What led to such a tremendous response?

* Transparency — By putting the CWRC criteria
on the internet, each county knew exactly what
its goals are and also every other county’s goals.

e Simplicity — Work Ready Certificates can be uti-
lized by every Georgian to demonstrate founda-
tion work readiness skills for any job.

e Economic Development — On one sheet of
paper, each county can demonstrate the work
readiness level of its available workforce.

e Communication — Strong public outreach plan
that consists of delivery of information via the
website, tool kits for all partners, and direct mar-
keting to all Georgians and Georgia businesses.

* Competition — Making results available month-
ly via the internet for each county.

e Support — GOWD provides forums for monthly
meetings of all county team leaders and holds
each accountable for results.

e Delivery system — Providing a uniform delivery
of Work Ready Certificates and job profiling
through Georgia’s technical college system
enables all Georgians and Georgia businesses to
easily access Work Ready.

The policy and implementation of Governor
Perdue’s Certified Work Ready Communities is a
formula for success. Results attained in the first 10
months (February through November 2007) are:

e 73 CWRC in-progress participating counties;
another 25 have indicated their desire to partici-
pate in the next sign up period that began
January 2008.

* Over 4100 Work Ready Certificates earned in
that timeframe (Figure 2); over 5500 in the last
three months; over 3100 in the last month.

e 45 of the 73 counties are on track to reach their
high school graduation increase rate goals; 13
have already attained their high school gradua-
tion rate increase goals.

e 35 Work Ready job profiles conducted over the
last six months and many more in the pipeline;
over 270 active Georgia Work Ready job profiles
on file.

e Over 70 people from 52 businesses and agencies
attended the first Making Work Ready Work for
your community forum; 70 percent indicated a
strong desire to utilize Work Ready.
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Some Georgia businesses utilizing Work Ready
to make better hiring decisions are Covidien, Power
Partners, Temple-Inland, Tara Foods, Callaway
Gardens, and Propex Fabrics.

SUCCESS STORIES

Bartow County

The county is one of the Accelerated Certified
Work Ready Communities in-progress and has suc-
cessfully promoted the Work Ready Initiative using
local radio, newspaper, and the participation of
county leaders. On top of having its local high
schools commit to having all of its seniors assessed,
Bartow County has had an amazing boost from
local community leaders. 1In the fall, Bartow
County elected a new mayor. One of the first things
Mayor-elect Matt Santini did for his community was
issue a challenge. Now, Mayor Santini took the
Work Ready assessment and scored in the top tier
of the gold level.

He then issued a challenge to the rest of the com-
munity and local community leaders to try to beat
his score. The prize for one-upping him was free
massages donated by a local business. The chal-
lenge was publicized in the local paper and radio.
On a cold December morning, 20 local community
leaders sat for the assessment in the Bartow—
Cartersville Chamber of Commerce. Of the 20,
only two were able to beat the entire mayor-elect’s
scores. This was good news for the mayor, proving
that maybe he was the right man for the job and
also the local businesses didn’t have to go into debt
fulfilling the challenge!

This effort really demonstrates the commitment
of the Bartow County leaders to Work Ready. They
believe the certificate is a viable and useful tool to
help residents identify and improve their job skills,
making them a better potential or current employee.

Covidien Plant HR Team with Work Ready plaque from the governor.

Figure 2:

Work Ready certificates earned June through November 2007
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Bibb County

In Bibb County, Covidien, a manufacturing facil-
ity whose product line includes diapers and other
similar healthcare products, has been using ACT
WorkKeys® to make hiring decisions for its produc-
tion and warehouse workforce. When the governor
rolled out Work Ready, which utilizes ACT
WorkKeys® as the skills assessment tool, the com-
pany immediately came on board to endorse the
program. The company’s return-on-investment
data shows how Work Ready is reducing its hiring
and training budget (67 percent reduction in cost to
hire and over 200 percent improvement in train-
ing), increasing its productivity (by 30 percent),
and reducing waste (by 6 percent).

When the company saw that the counties where
they draw their workforce from were participating

in the Certified Work Ready
» Community initiative, it decided to
help these counties achieve their goal
by requiring all of their hourly employ-
ees to take a Work Ready assessment.
Within a two-month period, they had
completed this goal and 379 of their
employees have earned Work Ready
Certificates.  This effort has led to
improved morale and greater produc-
tivity,. And, Covidien has become
Georgias first Work Ready plant pro-
claimed by the governor during a plant
visit to commend their support of
Work Ready.
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Work Ready is a successful

transformational strategy for Georgia.
Through its assessments,

certificates, job profiles, communities and
newest element, regions, Georgia is
positioning its workforce as the state’s number
one competitive advantage. The key Work
Ready driver is its Certified Work Ready
Communities element.

Hart County

Hart has made the Work Ready effort a seamless
transition period all the way from kindergarten to
college and then the work place. Hart is looking
beyond the remainder of its Work Ready period on
to the future of the county with Work Ready at the
center of its progress initiative.

All the school systems are informed on Work
Ready and their students know that to get a job they
will need to take the assessment. Current seniors
who are assessed are then taken on tours of local

companies that have come to recognize the Work
Ready Certificate. This has created a direct link
between the high schools and the local businesses,
driving them all towards the same goals using
the same tool. Hart is also using local football
players as motivational speakers and using the
large retirement community to tutor and mentor
at-risk students.

CLOSING COMMENTS

Work Ready is a successful transformational
strategy for Georgia. Through its assessments, cer-
tificates, job profiles, communities and newest ele-
ment, regions, Georgia is positioning its workforce
as the state’s number one competitive advantage.
The key Work Ready driver is its Certified Work
Ready Communities element. In a ten-month time-
frame from the initial announcement of a new
statewide workforce development initiative, results
are already taking hold. The synergy being created
by the friendly competition and county common
cause has led to results and to better leveraging of
workforce development resources. The state and
companies are seeing significant returns on invest-
ment. Work Ready — it Works and it can Work for
your communities, regions, and state too! €

August 7_8' 2008 s economic developers work to improve
the communities in which they work, real
Monterey, CA estate development and reuse often comes for-

ward as a popular economic development tool.

While most real estate development projects

rl‘ ‘ occur entirely within the realm of the private

f ][] sector, the public sector becomes involved in
. real estate projects as it works to create jobs,

improve the tax base or encourage develop-

INTERNATIONAL ment in a particular area.
ECONOMIC DEVELOPMENT

COUNCIL It is important then that economic developers
- have a solid understanding of the real estate
development process. Participants will learn
about the various tools that are available at the
local level, including tax increment
financing, bonds, land assembly and eminent
domain, in addition to the many federal
programs available.

REAL ESTATE DEVELOPMENT AND

COURSE HIGHLIGHTS:

e QOverview of the land development process

e Market, site and financial analysis

e The roles of private, public and non-profit sectors
e Considerations when providing gap financing

e Local and Federal tools and resources

e An overview of brownfields redevelopment

e Issuing a request for proposal (RFP) or request for
qualifications (RFQ)

TRAINING LOCATION/ACCOMMODATIONS
Portola Plaza Hotel

2 Portola Plaza

Monterey, CA 93940

Phone: (831) 649-4511

Website: www.portolaplazahotel.com

Hotel rate: $215 single/double

Visit the IEDC website and register today! www.iedconline.org
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buildings for the

NEXT BILLION

By Dennis Creech and Nancy Musselwhite, CEcD

conomic developers love new

buildings — especially build-to-

suit or preleased with the

promise of job creation and a
rise in property values. Atlanta has seen
innumerable new buildings, job creation that
places our city consistently in the top ten, and
stable or rising property values in a time of
national property value dilution. We have a
built environment to be envied. We are also
living with the effects of a significant drought
and air quality that places us in the ranks of
marginal non-attainment under the new ozone
standard.

Traditional environmental foci of economic
developers (soil erosion, endangered plant/animal
life, burial grounds, protection of waterways,
brown-field remediation) by themselves are not suf-
ficient to create a prosperous economy with high
quality of life factors for the next billion people.
Economic developers concerned with livable and
sustainable solutions for their communities must
consider green buildings, facilities designed to lessen
the deleterious impact of the built environment, as
we explore ways to increase capacity to prepare for
the next billion. Now is the time for a 360-degree
view of enlightened stewardship: a marriage of sus-
tainable and innovative design, materials, and
methods spanning public, private, and nonprofit
facilities. The development and architecture com-
munity pushed boldly into the sustainable design
arena but the public sector has been slower to
move. One city in California stepped into the gap
in late 2007 with a bold proposal.

Management Building, Technology Square, Georgia Institute of Technology, Atlanta, LEED-NC,

v.2/v.2.1 — Level: Silver

AN AGGRESSIVE WEST COAST PROPOSAL

In December 2007, San Francisco Mayor Gavin
Newsom delivered the broadest green building pro-
posal in the US. In comments made on the steps of
Tishman Speyers planned LEED™ (Leadership in
Energy and Environmental Design) Silver office
building, Newsom laid out a proposed ordinance
that would require newly constructed commercial
buildings over 5,000 sft, residential buildings over
75 feet in height, and renovations on buildings over
25,000 sft be subject to an unprecedented level of
LEED and green building certifications.

“We've got to stop playing within the margins
and get serious about addressing our reliance on
fossil fuels,” said Newsom. “A lot of people don't
realize that their homes and businesses also create a

EXAMINING HIGH PERFORMANCE GREEN BUILDINGS TO SUPPORT
SUSTAINABLE GROWTH AND HIGH QUALITY OF LIFE MEASURES

The bottom line for economic developers has always been economic prosperity and social well-being. However; as
we approach a billion people and recognize the impact of built structures on our limited resources, it becomes
imperative for economic development practitioners to embrace sustainable solutions that strengthen a healthy and
dynamic balance between environmental, social and economic prosperity. Economic developers must consider
green buildings, facilities designed to lessen the deleterious impact of the built environment, as we explore ways to
increase capacity to prepare for the next billion. Green building techniques will have a dramatic economic, health,
and environmental impact on our region, our state, and our country.
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The impact of the USGBC'’s work
is being felt in communities across

The key to the development of the US and in a number of foreign

Atlanta’s green cluster lies in a policy commitment countries. Their 13,000 member

, L . ) companies and organizations and

of the state’s largest municipality combined with an 72 local chapters and affiliates
enlightened development community, a strong unite around a common cause: a

network of exceptional nonprofit and institutional
players, and a development community and

sustainable built environment
within one generation.

As the market accepts the value

network of corporate owners and tenants that proposition of sustainable develop-

have embraced enlightened stewardship through sus-

ment, the role of the USGBC and
local nonprofit partners like

tainable initiatives. Atlanta-based Southface Energy

major carbon footprint, so today, by proposing
these strict green building standards for our city,
we're saying enough is enough. It’s time to tackle
global warming and climate change on all fronts.” !

According to the U.S. Green Building Council,
buildings have significant impact on the economy,
productivity, and urban air quality. In the U.S,,
buildings account for:

e 65 percent of electricity consumption,

e 36 percent of energy use,

30 percent of greenhouse gas emissions,
* 30 percent of raw materials use,

e 30 percent of waste output (136 million tons
annually), and

e 12 percent of potable water consumption.>

According to the US Energy Information
Administration, the impact of buildings on US
greenhouse emissions actually approaches 48 per-
cent when the energy to extract, process, and trans-
port building materials is considered. Of particular
importance to the parched Southeast is the strong
connection between energy and water. The produc-
tion of electricity is the largest industrial user of
water. According to the National Renewable Energy
Laboratory and others, each kilowatt-hour of elec-
tricity produced by central power plants takes
roughly two gallons of water. Saving energy pre-
serves water.

The sustainable building effort is spearheaded by
the U.S. Green Building Council (USGBC), a non-
profit organization created to transform the way
buildings and communities are designed, built, and
operated. The DC-based entity created the rating
standard called LEED that has become the defining
standard across all building types when it comes to
sustainable site development, water savings, energy
efficiency, materials and resources selection, and
indoor environmental quality. Since 2000, 1100
projects have been certified for LEED ratings by the
USGBC using a menu of 69 points toward certifica-
tion in five progressive levels: Certified, Bronze,
Silver, Gold, and Platinum.

Institute will be to strengthen

bridges among developers, build-
ing owners and managers, architects and engineers,
contractors and subcontractors, product and build-
ing system manufacturers, nonprofits, and public
sector players.

The role of the economic development (ED)
community will mirror educational and bridge-
building efforts of such entities. ED practitioners
can prepare for the next billion by:

* educating elected officials, local developers, and
end users on the advantages of green buildings
from an operating cost, asset value, and life cycle
optimization perspective;

* suggesting targeted incentives to encourage
development of sustainable structures and
neighborhoods; and

* uniting analyses with policy and practice at the
local and state level.

Why are economic developers discussing sustain-
able building practices? The simple answer is that
green buildings deliver benefits on a number of
levels. Green development reduces the operating
costs of facilities (economic benefits), improves live-
work-play environments (social benefits), uses exist-
ing resources effectively (environmental benefits), and
supports the positioning of a community as an
enlightened fiscally-conservative destination focused
on developing a built environment for tomorrow’s
inhabitants and visitors (branding benefits).

Atlanta is one of the fastest-growing cities in the
US. Atlanta also contains a concentration of LEED-
certified buildings, as well as 4000 single-family
and 1500 multi-family residences certified to local
EarthCraft House guidelines. EarthCraft is a local
program that reduces utility bills for the homeown-
er and protects the environment by building green.
The key to the development of Atlanta’s green clus-
ter lies in a policy commitment of the state’s largest
municipality combined with an enlightened devel-
opment community, a strong network of exception-
al nonprofit and institutional players, and a devel-
opment community and network of corporate own-
ers and tenants that have embraced enlightened
stewardship through sustainable initiatives.
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AN EARLY PROPONENT:
SOUTHFACE ENERGY INSTITUTE

Founded in 1978, nonprofit Southface Energy
Institute provides environmental education and
outreach programs to the nonprofit, foundation,
corporate, and government sectors. Recognized for
excellence by the U.S. Department of Energy; U.S.
Environmental Protection Agency; American
Institute of Architects; American Society of Heating,
Refrigeration and Air Conditioning Engineers;
National Association of Home Builders; Earth Share
of Georgia and numerous others, Southface began
as a grassroots organization and today sponsors
programs and services across the South which reach
40,000 people annually.

Perhaps what sets Southface apart from tradi-
tional environmental organizations is its under-
standing that the marketplace is the greatest force
for advancing environmental change. Southface
has forged partnerships to advance green buildings
and sustainable development
with diverse business inter-
ests including the Greater
Atlanta  Home  Builders
Association, Georgia Power,
the Metro Atlanta Chamber
of Commerce, and The Home
Depot.

Southface is active in the
policy arena and was a force
behind Georgia and Virginia
adopting some of the nation’s
most aggressive tax incentive

programs for greening afford- Winship Cancer Institute, Emory University, LEED-

able housing. The result has NCv2.0 Certification

been the commitment of pri-

vate developers to construct over 1,000 green
affordable housing units in just the first year of the
programs. Southface is also active with local gov-
ernments in their efforts to craft sustainable devel-
opment policies that are market-based.

A LANDMARK DECISION BY AN
EDUCATIONAL INSTITUTION

Emory University, a world-class private universi-
ty nestled just outside Atlanta’s city boundaries, has
spent 20 years thinking about green buildings.
Facilities management, faculty, and staff which met
regularly with the universitys Committee on the
Environment to evaluate new building projects,
sent a small group to a Second Nature workshop in
1999 in which LEED was outlined. The partici-
pants shared their passion for the idea with col-
leagues on campus and secured buy-in from
trustees to try a LEED building. About the same
time, the campus developed an environmental mis-
sion statement and LEED certification of campus
facilities supported the initiative.

The concept of doing the right thing from an envi-
ronmental perspective blended well with the finan-

cial case of lowering energy consumption of cam-
pus facilities. “We've been tracking the energy con-
sumption of our buildings and the LEED buildings
have been performing much better than others,”
states Laura Case, project manager/facilities at
Emory and a LEED accredited professional.
“Looking at the energy calculations you’re required
to do for LEED... some of the newer buildings are

v2.0, Level: Silver

tracking close to 30 percent
lower.”

With five LEED-certified
buildings and three more
with documentation in and
awaiting certification, Emory
hopes to have over 2 million
sft of LEED-certified space on
campus within the next couple of years.

The Department of Defense, Ames Laboratory,
Department of Agriculture Laboratories, and
numerous colleges and universities have visited
Emory to see its green build policies in practice.
Guests on Emory’s green buildings tour are exposed
to ideas they can adopt immediately. “We capture
condensate water off air conditioning coils. We
send it to a cooling tower in one project and to a
cistern for irrigation in another project,” states
Case. “Its free water.” In one of the driest years in
Georgia’s memory, who can argue with free water?

A TIMELY STAND BY THE CITY OF ATLANTA

The city of Atlanta passed Ordinance #03-0-
1693 in December 2003 stating “the City of Atlanta
shall integrate green and/or sustainable building
principles and practices into the design, construc-
tion, and operations of all city facilities, and city-
funded projects to the fullest extent possible and at
minimum to the extent described in section 75-19.”

The Atlanta Development Authority, the city’s
lead economic development entity, is a key propo-
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nent in providing leadership and guidance on sus-
tainable building principles and practices. As a
result, ADA has partnered with municipal agencies
across service areas to promote the benefits of green
buildings to the city’s triple bottom line — fiscal,
social, and environmental.

Throughout Mayor Shirley Franklin’s two terms
as mayor of Atlanta, the issues of sound fiscal man-
agement, efficient service delivery, water resource
management, economic development, community
revitalization, and environmental sustainability
have remained top priorities. Encouraging green
buildings within the city is a natural policy progres-
sion for an administration focused on fiscal respon-
sibility, positive social outcomes, and sustainability.

Mayor Franklins New Century Economic
Development Plan, the city’s first comprehensive
economic development plan, set ambitious five-
year goals for job creation, commercial and residen-
tial development, affordable workforce housing,
crime, high school graduation rates, and sustain-
ability by targeting increased greenspace and parks.
The plan called for coordinating ten broad initia-
tives with over 50 economic development partners
and executing on a range of action items linked to
each initiative. These initiatives are intended to help
the city reach its goals of increasing greenspace by
1,900 acres, producing 10,000 workforce afford-
able housing units, beginning the Atlanta BeltLine
project (a ring of greenspace, trails, transit, and new
development over 22 miles of historic rail segments
that encircle the urban core), and the revitalization
of six underdeveloped areas.

While the city of Atlanta’s green ordinance sets
the example, Charles Whatley, director of com-
merce and entrepreneurship for the Atlanta
Development Authority (ADA), points out that,
“private investment drives real estate development
and value creation. We are making the business
case for green buildings and providing incentives
where possible. Our next step is to develop green
building policies and an incentive toolkit that will
allow us to increase the production of green build-

The Atlanta Development Authority,

the city’s lead economic development entity, is a key
proponent in providing leadership and guidance on

sustainable building principles and practices.

ings, both commercial and residential, throughout
the city.”

Green and Affordable. The Bureaus of Housing,
Planning, Buildings, and ADA have teamed with
Southface to develop green building policies and to
ensure that plan reviewers and inspectors under-
stand green building principles. The Bureau of
Housing is working with the Enterprise Community
and Southface to train the staff of Community
Development Corporations that receive funding
from the city of Atlanta in the ways of Enterprise’s
Green Community program. Terri Lee, director,
Bureau of Housing for the city of Atlanta, is working
toward having all affordable and market housing
produced by Atlantas Community Development
Corporations use green building standards.

The ABCs of LEED

Site-plan for sustainability

1 Control erosion/sedimentation

I Evaluate solar access

1 Mitigate storm water on-site

I Preserve/restore vegetation

1 Evaluate pedestrian/transit/vehicle accessibility

1 Design for longevity

Improve energy efficiency

I Design, install, and calibrate building systems
for maximally efficient operations at minimal
levels of energy consumption

1 Design to exploit natural light

Conserve materials
I Use recycled building materials
I Reduce construction/demolition waste

I Reduce occupant waste through
comprehensive recycling plans/waste
management

Improve air quality
I Reduce CFCs in HVAC-R equipment

I Improve air quality inside the built environment
by establishing standards for indoor air quality

I Improve air quality outside the built
environment by venting cleaner air and
controlling environmental tobacco smoke

As a result, ADA has partnered with municipal

agencies across service areas to promote the benefits

of green buildings to the city’s triple bottom line — I e andl condensate
fiscal, social, and environmental. I Reuse gray water

Safeguard water

1 Control/prevent run-off

I Reduce use (low-flow toilets, etc.)
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Incentives for Green. ADA, Planning, Housing and
Law are exploring ways to use incentives to stimulate
the production of green buildings. ADA manages 10
tax increment financing districts and over 100 urban
enterprise zones.  The most successful project to
date is Atlantic Station, a 128-acre brownfield recla-
mation project that integrates a number of green/sus-
tainable practices into the project. The BeltLine tax
increment financing legislation includes language to
provide financial incentives to projects that incorpo-
rate green building principles.

Finding Green Solutions. ADA and Sustainable
Atlanta, led by Lynnette Young, former COO for the
city, have begun work to create an Environmental
Economic Development Roundtable with the
Consulates and Bi-lateral Chambers of Commerce
in Atlanta. One purpose is to identify sustainable
technologies, including green building products
and techniques. The Roundtable plans to hold a
Sustainability Expo to showcase firms and their
green technologies. Another aim of the group is to
identify policy best practices for Atlanta to consider
as it develops green policies and target metrics.

Putting the ECO in Industrial. Under the leadership
of Luz Borrero, deputy chief operating officer and
David Scott, commissioner, Department of Public
Works, ADA and Planning are working with the

New World of Coca-Cola building, Atlanta, LEED-Level: Gold

Operational Sub Cabinet to create an industrial poli-
cy that promotes and protects land use for industrial
job centers, encourages green industrial buildings,
and identifies locations for eco-industrial parks
where city operating departments and private indus-
try can co-locate. The operating departments recog-
nize the link between green building practices and
reduced construction waste, greater energy efficiency,
and lower water consumption.

As with many of Atlanta’s successes, public-private
partnerships were leveraged to achieve the stated

goal. Similarly, ADA and the city are using the same
strategy to develop a practical and effective green
building program. “The City and ADA recognize,”
says Charles Whatley, “that getting green right is
essential to the sustainability of our growth. Just as
Mayor Franklin tackled the city’s aging sewer infra-
structure challenge by bringing stakeholders togeth-
er to study the problem and develop a workable plan,
we are engaging the domestic and international pri-
vate sector, communities, policy-makers, and acade-
mia to make green building an integral part of
Atlanta’s built environment.”

LEADERSHIP BY THE PRIVATE SECTOR

Atlanta is a headquarters city: home to the third-
largest concentration of Fortune 500 company head-
quarters. Corporations like Interface Inc., The Coca-
Cola Company, Toto USA, Kimberly-Clark, and Acuity
Specialty Brands stand out in metro Atlanta as sustain-
able market leaders. Interfaces “Mission Zero” prom-
ises elimination of any
negative impact the
company could have
on the environment
by 2020. Founder
Ray Anderson’ vision
for the company
whose core business
is modular soft-sur-
faced floor coverings
is to champion a
worldwide effort to
pioneer the processes
of sustainable devel-
opment. The world
may be finally catch-
ing up to Anderson.

| a5

Atlantas development com-
munity plays a singular role in
supporting sustainable initia-
tives embraced by corporations
like Interface. Architectural
firms like Lord, Aeck & Sargent,
TVS, Perkins+Will, and Gerding
Collaborative develop timeless
designs that balance the needs
of tenants/owners and the
environment.

Holder Construction, an Atlanta-based company,
incorporates sustainable design and construction
practices into projects by evaluating every project
for its green potential. “Making changes to the built
environment is a significant factor for reducing
greenhouse gas emissions and preserving natural
resources. As a contractor, it is our responsibility to
educate building owners with responsible decisions
that improve the quality of their facilities while
reducing the negative impacts to the environment.
The LEED program is a great tool to implement sus-
tainable strategies and measure results,” states Beth
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Studley, vice president at Holder
Construction and chair of the
U.S. Green Building Council
Atlanta Regional Chapter.

Holder has completed eight
LEED certified buildings and has
16 more registered with the
USGBC for certification, includ-
ing the renovation of their
corporate  headquarters in
Atlanta.  Over 20 percent of
Holder’s associates are LEED
accredited professionals.

“Our industry is changing its
behavior, becoming more sus-
tainable with our designs and
construction means and meth-
ods. In 2007 we experienced
over 250 percent growth from
2006 in the number of our proj-
ects pursuing a LEED certifica-
tion,” states Studley. “Every
effort makes a difference, the key is doing something.
At a minimum, contractors should maximize the
amount of waste recycled on jobsites and evaluate
feasible strategies for conserving water and energy.
Most well-designed buildings easily qualify for the
basic LEED certification with minimal impact to the
bottom line.”

BALANCING ENVIRONMENTAL
AND FINANCIAL NEEDS

Case studies done by the National Resources
Defense Council highlight buildings completed
between 2003 and 2006 showing electricity, water,
and natural gas savings of 25-60 percent, and
reduction in emissions of CO., NOx, and SOx of
12-38 percent.* One of the core challenges to
achieving widespread adoption of high-perform-
ance buildings is disagreement over which per-
formance metrics are most important and best ways
to measure and report those metrics.’

In December 2007, the Environmental
Protection Agency announced that its list of “Energy
Star Leaders” has grown to 50 organizations: educa-
tional, healthcare, retail, commercial, and hospital-
ity entities that perform in the top 25 percent of
energy efficiency nationwide based on the average
of buildings in the portfolio. This group has
reduced its greenhouse gas emissions by an amount
equivalent to 30,000 American homes.°

Atlanta’s challenges in air quality are well-
known, especially during ozone season from May 1
to October 31. When Atlanta’ air pollution chal-
lenges rose to national prominence in the mid-
19905, state and regional government agencies and
the Atlanta business community cemented a public-

Southface Eco Office is a 10,000-square-foot commercial demonstration center that will help
architects, builders, and developers learn easy ways to save energy, conserve water; and pre-
serve the environment. Currently it’s under construction, and tracking for LEED-Platinum
certification. Architect: Lord, Aeck & Sargent.

private partnership in the creation of the Clean Air
Campaign. A nonprofit organization with a staff of
28, the Clean Air Campaign works with employers,
property managers, commuters, and schools to take
voluntary action to improve air quality.

While the Clean Air Campaign focuses much of
its work on the transportation side of air pollution,
Executive Director Kevin Green recognizes that, “a
clean commute is even more valuable when consid-
ered in concert with building practices and land use
decisions that support clean air.” This range of
green decision-making represents a new business
model that suggests that economic and environ-
mental decisions are not mutually exclusive. “In
fact,” states Green, “between rising energy costs and
more stringent federal clean air standards, going
green has never been as financially viable as it is
right now.”

Is there a tradeoff in cost to building green?
According to construction cost management firm
Davis Langdon, “there is no significant difference in
average costs for green buildings as compared to
non-green buildings. Many project teams are build-
ing green buildings with little or no added cost and
with budgets well within the cost range of non-
green buildings with similar programs.”” While the
NRDC places the green build premium at 0-5 per-
cent, everyone emphasizes that cost per square foot
is not the critical measure. Life cycle cost analysis
is a better way to measure the cost of a sustainable
building. In other words, think beyond delivered
cost per square foot and learn to evaluate design
options using a system that measures environmen-
tal and cost performance over the life of a facility --
from design to decommissioning/demolition.
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GEORGIA: EARLY MOVES
IN THE RIGHT DIRECTION

The state moved its primary economic develop-
ment agency, the Georgia Department of Economic
Development, into Centergy/Technology Square,
which is a campus that includes one LEED Silver
building, the Georgia Institute of Technology’s
Dupree College of Management. Numerous
statewide economic development agencies co-locat-
ed in the same building: Georgia Quick Start,
Georgia Power Economic Development, the
Advanced Technology Development Center,
Georgia Electric Membership Corporation, Georgia
Tech’s Enterprise Innovation Institute, etc. The
state’s Department of Community Affairs has been a
leader in providing incentives for green affordable
housing, and the Georgia Department of Natural
Resources is focused on green buildings for state
parks with a half dozen LEED certified Silver, Gold,
and Platinum commercial facilities as well as a com-
mitment that future cabins meet the EarthCraft
House standard.

The federal government, 15 states, and 46 cities
require new public buildings to meet the U.S.
Green Building Councils LEED standards. Four
states and 17 cities offer incentives for LEED-rated
private buildings. What can the state of Georgia do
at this point to gain a leadership position in the
Southeast in green built environment?

Photo by Brian Gassel/TVS

Interface Showroom, LEED-CI Pilot-Level: Platinum;
Holder Construction.

* Exempt sales tax on building materials used in
the construction of LEED-certified structures, an
incentive which would:

— lead to substantial improvements in life-cycle
performance and reduced life-cycle costs of
building stock in Georgia;

— encourage companies that stake their reputa-
tion on sustainability to take a second look at
Georgia when building new structures; and

— increase dramatically the number of LEED-
certified structures in Georgia: a state that has
fallen behind Florida and North Carolina in
the number of green buildings proposed,
planned, delivered, and certified.

* Require state-funded buildings to integrate sus-
tainable building principles and practices in the
design, construction, and ongoing operations
with the aim of a minimum LEED Silver certifi-
cation. States that have adopted mandatory sus-
tainable building principles and practices today
lead the way in construction and renovation of
public buildings to LEED standards.

 Follow the lead of over 25 other states in provid-
ing financial incentives for energy efficient, green
homes.

Georgia could lead the Southeast in preserving
water, reducing greenhouse gases, and decreasing
the amount of construction waste in state landfills
by adopting these standards. The proposed ordi-
nance in San Francisco through 2012 expects to
achieve a reduction of CO2 emissions by 60,000
tons, waste and storm water by 90 million gallons,
and construction and demolition waste by 700 mil-
lion pounds. San Francisco also expects to save
100 million gallons of drinking water and increase
green power generation by 37,000 megawatt hours,
if approved. Savings on that scale would have a sig-
nificant impact on any metro region and state.

The bottom line for economic developers has
always been economic prosperity and social well-
being. As we add the next billion people and rec-
ognize (a) the impact of built structures on our lim-
ited resources and (b) the expectations of ever-high-
er quality of life opportunities for our citizens, it

The bottom line for economic developers has

always been economic prosperity and social well-being. As we add the next billion people
and recognize (a) the impact of built structures on our limited resources and

(b) the expectations of ever-higher quality of life opportunities for our citizens, it becomes
increasingly imperative for ED practitioners to embrace sustainable solutions that strengthen
a healthy and dynamic balance between environmental, social,

and economic prosperity.
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maconNOW!

By Donna K. Fisher, Ph.D. and Brian Trapnell

INTRODUCTION
ince 1990, the Macon, Georgia
Metropolitan Statistical Area
(MSA) has seen a 32.9 percent
increase in total employment.
During the same time period, national employ-
ment rose only 23.2 percent. Moreover, the
MSA population increased by about 10.9 per-
cent in the 1990s (to over 320,000).
Unfortunately, per-capita income still lags
behind national and state averages ($29,466
compared to the national metropolitan level of
$36,043 and the state level of $30,914). This
is due in part to a decrease of nearly 3,000 jobs
in the manufacturing sector. That decrease is
largely attributable to the loss of two manufac-
turing companies which had been staples of
the Macon and middle Georgia economy for
several decades: Brown & Williamson (approxi-
mately 2,100 employees in 2004) and Keebler
Foods Company (approximately 480 employees
that same year). Both of these companies had
completely relocated away from the area by
mid 2006. This article details the economic
struggles Macon has faced over the last
decade. Specifically, it highlights the flexibility
and agility the community exhibited in the face
of adversity.

Although faced with adversity, local leaders in
the public, private, and non-profit sectors have
remained optimistic. Macon has utilized numerous
approaches to spur growth in the area. Jobs in edu-

Photo credit: Ken Krakow

A view into historic downtown Macon at the intersection of Second and Mulberry Streets.

cation, health services, as well as professional and
business services continue to increase. The remain-
der of the article highlights Macon’s successful eco-
nomic growth strategies. Macon and Bibb County’s
overarching strategy for enhancing growth in the
area is outlined in the MaconNOW! program,
which has as its goal to grow 4,000 new direct jobs
over a five-year period through business retention
and expansion, new business development, and an
awareness campaign. The program’s total budget is
over $2.5 million, contributed by the private sector
and non-profit organizations; program partners
provided cash and in-kind contributions. To effec-
tively carry out the program’ three initiatives over
five years, the public, private, and non-profit
sectors in Macon and Bibb County had to come
together.

MIDDLE GEORGIA'S ANSWER TO ADVERSITY

The loss of over 2,500 manufacturing jobs since 2004 posed certain challenges to Macon, Georgia. However, lead-
ers in all sectors remained optimistic. Jobs in education, health services, as well as professional and business servic-
es continue to increase. Macon has utilized numerous approaches to spur growth in the area. The community
launched an intensive strategic planning process, followed by a capital campaign to implement its economic devel-
opment strategy and established a more aggressive business retention/expansion and recruitment effort, combined
with a community image campaign. One of the key results of the strategic planning process was the MaconNOW!
program, which offered an aggressive approach to keep middle Georgia economically vibrant. This article offers a
case study of the Macon MSA and describes how MaconNOW! is positioning the local economy to allow Macon to
continue to be one of the “best places to live” (Sperling, 2005).
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In spite of these vibrant elements, the Macon MSA faced
some significant challenges associated with the loss of major
employers like Brown & Williamson (tobacco product
manufacturing), Keebler (food manufacturing), and First

Data (business-to-business financial transaction service
provider). Together, these companies employed nearly

3,000 workers. All three closed their doors in 2006.

ADDRESSING THE CHALLENGE

This section describes how the community
stakeholders came together to move forward
through a series of economic development initia-
tives. More specifically we discuss the role of the
community regionally and the 2001 executive com-
munity assessment. We then describe how the com-
munity employed the findings of that assessment
and translated the implementation of that initial
assessment into a comprehensive economic devel-
opment and community growth program called
MaconNOW!. This is leading to a more dynamic
local economy to match the community’s active way
of life.

In fact, Macon and Bibb County are home to a
vibrant arts and music culture. Moreover, the com-
munity serves as the commercial center of middle
Georgia. Daytime population experiences a net
increase of about 20,000 workers coming into the
area (Georgia Department of Labor, 2007). Musical
legends such as the Allman Brothers, Otis Redding,
and Little Richard all called Macon home at some
point. Local museums highlight statewide as well
as local achievements in music, sports, and the arts
and sciences. In addition, a wide variety of indus-
trial, retail, and service operations draw employees,
shoppers, and customers from across the region.

ly ranked among the elite manufacturing facilities in the state and

In spite of these vibrant elements,
the Macon MSA faced some significant
challenges associated with the loss of
major employers like Brown &
Williamson (tobacco product manu-
facturing), Keebler (food manufactur-
ing), and First Data (business-to-busi-
ness financial transaction service
provider). Together, these companies
employed nearly 3,000 workers. All
three closed their doors in 2006.

The post 9/11 economic down-
turn spurred Georgia into reevaluating
the strategic plan for sustainable
growth. Partnering with Georgia
Power to revitalize its economic devel-
opment strategy, the community
began crafting a new vision for eco-
nomic development five years earlier
in anticipation of such challenges. Other chal-
lenges the Macon area wanted to address included
increased unemployment, a reduced and less
diversified tax base, and reduced revenue from
fee-based services such as water and sewer and the
impact those losses could have on the community
at large.

In 2001, Georgia Power commissioned a site
selection firm to develop an executive community
assessment for Georgia communities perceived to
have significant growth potential. Macon and Bibb
County were part of the study. The site selection
firm’s assessment included a site selection overview,

site selection factors for target industries based on
community feedback, an overview of strengths and
weaknesses for the community, and target industries.

The assessment identified the following target
industries for the Macon MSA: warehousing/logis-
tics/distribution, aerospace (listed in the report as
high-tech industries), back office/call centers, and
manufacturing. The site selection firm determined
these target industries by asking three questions:

1. Do the infrastructure and labor market resources
in Macon provide a unique opportunity to sup-
port the industries?;

2. How does the community leverage those assets
into a growth model for the community? (e.g., is
the strategy realistic?); and

3. What is the “hook” in terms of positioning those
industries for success within the community?

This series of questions helped refine the list of
proposed target industries — initially the community
desired information technology component manu-
facturing and assembly; during the site selection
firms community visit, they also explored ware-
housing/distribution, IT/software development,
high-end back office/shared services and high-tech
industries with a significant Atlanta presence as
being a good fit for the community.
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The assessment also noted that existing industry
had expanded or maintained plants in the region
while downsizing elsewhere. However, there
appeared to be a lack of a unified strategy for eco-
nomic development and community growth. The
community marketing effort was not well commu-
nicated or executed. Moreover, there was a “pro-
union” labor-management relations perception in
the region.

Based on the report, the Greater Macon Chamber
of Commerce (Chamber) and the Macon Economic
Development Commission (MEDC) emerged as the
leading organizations to address these issues. These
two organizations were (and continue to be), by
design, closely tied together: two-thirds of MEDC'’s
funding comes from the Chamber and the president
of the Chamber also serves as president of MEDC.

MEDC, as the lead marketing agency for the
community, renewed its focus on marketing the
community to its target industries. Activities
included partnering with the Macon-Bibb County
Industrial Authority to launch an effective existing
business and industry program, initiating an inten-
sive strategic planning process (which resulted in
the MaconNOW! initiatives to be discussed in
detail later), and developing marketing plans for
three of the target industries.

These practical efforts initiated by MEDC helped
carry the community forward. In 2003, they land-
ed one of the largest build-to-suit construction
projects to announce or locate in Georgia for that
year. The community took an aggressive approach
to incentivize the project. State and local incentives
were offered, including tax credits, site preparation
and land purchase assistance, as well as the prepa-
ration of a special tax schedule for real and person-
al property taxes. This new distribution center cre-
ated over 100 jobs and more than $30 million in
investment. By 2007, the facility had doubled its
number of employees. It was the rallying point and
catalyst the community needed; this particular proj-
ect, coupled with the executive assessment, was the
foundation for creating a cohesive economic devel-
opment team.

Landing the distribution center showed the
effectiveness of local leaders in cooperating with
one another to strengthen the attractiveness of the
community to outside companies. From incentiviz-
ing the company to identifying available land, from
clearly defining planning/zoning requirements to
meeting workforce needs, the community was able
to work across artificial political and departmental
barriers to make the project work. Between January
2001 and May 2004, a total of 13 existing business-
es/industries located to or expanded in the commu-
nity. This translated into 3,579 new jobs and over
$86 million in new and retained investment.

The ability to move beyond political and admin-
istrative barriers and a clear, effective community

vision, however, could only help the community
meet success to a point. It became clear that more
resources were needed for the community’s eco-
nomic development efforts to continue moving for-
ward. Community leaders realized through the
2003 location that Macon and Bibb County had
what it took to be successful in the very competitive
arena of economic development, in spite of having
limited resources dedicated to its economic devel-
opment efforts. This recognition begged the ques-
tion: how much more successful could Macon and
Bibb County be if there were enhanced resources
available to fund those efforts? The answer to this
question was the MaconNOW! program.

MaconNOW! is a program to create a more
dynamic local economy between 2005 and 2009 in
Macon and Bibb County. Research and experience
showed the community several things. First, face-
to-face contact with existing companies leads to
retention and expansion. Moreover, by listening to
existing businesses, the community can identify
barriers to success while there is time to address
them. Second, marketing materials designed for
specific industry segments generate results. Third,
the attitudes and perceptions of community citizens
have a direct impact on business expansion and
new business locations. Finally, with new resources
properly deployed, the community can generate
more jobs and investment.

TABLE 1. MaconNOW! Initiatives and Goals

Initiative Goal

Existing Business Retention

and Bibb County

New Business Recruitment

Awareness Campaign

To strengthen a comprehensive business
& Expansion retention and expansion program for Macon

Bring quality companies, jobs, and capital
investment to the region

Develop a comprehensive awareness campaign

that positions Macon as a dynamic and vibrant

community in the minds of the citizens of
Macon, Bibb County and Middle Georgia

The program developed three clearly articulated
initiatives: existing business retention and expan-
sion, new business development, and an awareness
campaign. Table 1 details the goals associated with
each initiative. From the funds supporting these
efforts, approximately $360,000 of the total budget
is dedicated to investor relations, administration,
and building maintenance.

The existing business and industry initiative,
with a resource allocation of almost $800,000,
strives to significantly increase community under-
standing of the needs of existing business and
industry partners. In addition, the initiative will
enhance the level of support provided to these part-
ners. Within the existing business and industry ini-
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tiative, there are a total of 13 components
intended to address various issues related
to workforce development, permitting
process improvement, and assessment of
industry needs. (See Table 2.)

The new business recruitment initia-
tive, which has a combined resource allo-
cation of more than $850,000, attempts to
increase the level of community visibility
within target industries and use that
knowledge to develop a more competitive
product. The new business recruitment
initiative includes a total of six compo-
nents intended to address various issues
related to conducting a competitive analy-
sis, enhancing the local tax base, and
establishing a project assistance fund.
(See Table 3.)

The community image enhancement initiative,
with its resource allocation of almost $500,000, will
develop a comprehensive image campaign that
positions Macon as a dynamic and vibrant commu-
nity. The awareness campaign initiative has two
components: 1) developing a branding campaign to
focus community attention and energy on its posi-
tive aspects and 2) implementing that campaign
with program partners. (See Table 4.)

TABLE 2

Goals and Programs for Initiative 1

The combined Bass Pro Shops and Distribution Center is the first such facility outside
of Missouri, where Bass Pro Shops is headquartered.

PERFORMANCE METRICS AND SUCCESSES

Between 2005 and 2009, the MaconNOW! pro-
gram plans to invest $2.5 million in its three pro-
gram initiatives. =~ The economic impact of
MaconNOW!, by the end of the program, is expect-
ed to be 8,400 total jobs (4,000 direct and 4,400
indirect), with an estimated total payroll of $242.6
million (from both direct and indirect jobs).

Progress can also be measured by the number of
projects opened during the MaconNOW! program

1 Conduct 200 existing busi-
ness/industry visits. Annually
conduct an existing business
industry needs assessment;
use the information generated
from the survey to develop a
support program.

I Work in concert with other
interested organizations to
conduct an assessment of how
to improve flow and efficiency
of the permitting, inspection,
and engineering approval
processes in Macon and Bibb
County.

1 Work in concert with other
interested organizations to
lobby for the restructuring of
the permitting, inspection, and
engineering programs as indi-
cated by the findings of the
assessment.

Create a public awareness
campaign for the business
community, which shares the
successes and positive impacts
that business has on the region.

Identify and resolve issues that
inhibit growth and expansion of
existing industry.

Upgrade the labor market survey
to include business, industry, and
professional organizations in the
Macon trade area.

Integrate the findings of the labor
market survey with information
from the target market analysis
to develop a skill set matrix for
emerging jobs.

Share information on emerging
employment opportunities and
the skill sets required for these
jobs with secondary and post
secondary educational institutions
in Bibb County and Middle
Georgia.

Work with business, industry,
and professional organizations
to identify intern and
apprentice opportunities.

Use information from existing
business/industry visits to match
internship and apprenticeship
opportunities with students.

Develop information/education
programs for occupations

for which internships and
apprenticeships are not
practical.

Work with existing service
providers to identify those
services that are available
to small businesses and
entrepreneurs.

Establish an outreach program
to proactively work with

the small business and entre-
preneurial communities to
address their needs.
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performance period and the amount of investment
made. As previously noted, between January 2001
and September 2004, 13 existing businesses/indus-
tries located to or expanded in the community,
3,579 jobs were created or retained, and there was
$86 million in new and retained investment.
Between January 2005 (year one of the
MaconNOW! program) and September 2007,
25 businesses and industries located to or expand-
ed in Macon and Bibb County, creating 1,559 jobs
with a total investment of $254.8 million. Early in
2008, an automotive supplier announced it would
construct a plant in the community, investing
more than $200 million and bringing with it over
400 jobs.

Another measure for gauging the community’s
economic development efforts is the number of
projects opened by MEDC each year. The average
number of projects per year opened by MEDC
between 2001 and 2004 was 53. By comparison,
the average number of projects opened by MEDC
between 2005 and mid-August 2007 was 57. The
corresponding increase in projects opened between
2005 and mid-August 2007 suggests that enhanced
marketing efforts, combined with attention given to
the community through press coverage of recent
economic development successes, are paying off.

TABLE 3

Goals and Programs for Initiative 2

Investment made has become another key meas-
ure in the community for determining the success
of its economic development efforts. The average
investment per location/expansion between 2001
and 2004 was $6.6 million. The average invest-
ment per location/expansion in the community
between 2005 and 2007 was $10.1 million. The
increase in per project investment of more than
$3.5 million between 2005 and 2007 indicates that
not only is the number of projects increasing but so
is the dollar value.

While an increased number of projects are bring-
ing with them more investment, they are also bring-
ing fewer average employees. The average number

TABLE 4

Goals and Programs for Initiative 3

1 Develop a branding campaign that focuses
the community’s attention and energy on the
positive aspects of our community, including
economic activity, cultural offerings, healthcare
services, shopping opportunities, and education.

1 Implement the campaign in partnership with
print, broadcast, and electronic media outlets
in Bibb County.

1 Identify and resolve issues that
inhibit growth and expansion
of existing industry.

1 Upgrade the labor market sur-
vey to include business, indus-
try, and professional organiza-
tions in the Macon trade area.

1 Integrate the findings of the
labor market survey with infor-
mation from the target market
analysis to develop a skill set
matrix for emerging jobs.

1 Share information on emerging
employment opportunities and
the skill sets required for these
jobs with secondary and post
secondary educational institu-
tions in Bibb County and
Middle Georgia.

Work with business, industry,
and professional organizations
to identify intern and apprentice
opportunities.

Use information from existing
business/industry visits to match
internship and apprenticeship
opportunities with students.

Develop information/education
programs for occupations

for which internships and
apprenticeships are not
practical.

Work with existing service
providers to identify those
services that are available to
small businesses and
entrepreneurs.

Establish an outreach program

to proactively work with the small

business and entrepreneurial
communities to address their
needs.

1 Implement the competitive

enhancement and marketing
strategies.

Conduct a competitive analysis of
each of the three target

markets: high end back office
operations, aerospace parts, and
sub assembly manufacturing — to
include maintenance, repair, and
overhaul operations; and ware-
house, distribution, and logistics.

Establish an “Economic
Development Fund” to be used
by the Economic Development
Team to close deals.
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of employees per project between 2001 and
2004 was 275, but between 2005 and mid-
August 2007 that number was 62. These
employment numbers reflect the employees
related to projects with which MEDC is
involved. These numbers do not include
organic, market-related job growth within
the community, such as with the retail and
service sectors.

Increased prospect activity and average
investment show the MaconNOW! program
initiatives have succeeded in diversifying the
local economy to reduce its exposure to the
potentially negative impact of any one major
industry closing its doors. As the commu-
nity moves forward, it may consider search-
ing out projects with larger numbers of employees;
however, this may prove to be difficult. A recent
high technology manufacturer made a $100 million
investment in its Macon plant but hired 100 work-
ers. This could be indicative of a trend in econom-
ic development: more projects will bring more
investment with fewer employees.

One component of the new
business recruitment initiative
within MaconNOW! was to carry
out a competitive analysis

to research the community’s
competitive position in each target
industry, then to modify the
community marketing strategy for
each as appropriate. The analysis,
completed in early 2006, confirmed
that the community was still
competitive for its original

target industries.

Photo credit: Ken Krakow

|-

With aggressive incentivizing by the community, the location in 2004 of the Kohl’s
Distribution Center provided the forward motion for the community's economic
development successes.

Photo credit: Ken Krakow

The Sara Lee Distribution Center is located in the I-75 Business Park,
considered a site of regional significance--there are 241 remaining acres
in the park.

WHERE IS THE COMMUNITY HEADED?

One component of the new business recruitment
initiative within MaconNOW! was to carry out a
competitive analysis to research the community’s
competitive position in each target industry, then to
modify the community marketing strategy for each
as appropriate. The analysis, completed in early
2006, confirmed that the community was still com-
petitive for its original target industries. In particu-
lar, the warehousing/logistics/distribution market
remained strong because of the Macon MSA geo-
graphic location and road system. The analysis rec-
ommended two new target industries: automotive
suppliers due to the Kia automotive plant location
in west central Georgia and food processing manu-
facturers because of excess water and sewer capaci-
ty (a considerable need within the sector).

But the competitive analysis alluded to one
potential challenge in the near future: dwindling
industrial site inventory within Bibb County.
The community has had considerable success in
marketing available industrial sites but with that
success there has been a corresponding reduction in
the inventory. As follow up to that analysis, the
Chamber/MEDC initiated a second phase of the
competitive analysis to consider a regional approach
to addressing the Macon and Bibb County industri-
al site inventory challenges. Partnerships are being
developed among regional economic
development professionals, organi-
zations, and elected leadership to
expand the industrial site inventory.
Those partnerships are also explor-
ing the viability of a regional eco-
nomic development program.

The loss of over 2,500 manufac-
turing jobs in the last three years
posed certain challenges to the com-
munity. However, leaders in all sec-
tors were driven to move the com-
munity forward. The MaconNOW!
program offered an aggressive
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approach to keep middle Georgia economically
vibrant. Community leaders are confident that this
approach will position the local economy to allow
Macon to continue to be one of the “best places to
live” (Sperling).

The program has helped Macon and Bibb
County diversify its economy by bringing in new
industry and expanding existing business and
industry. An enhanced tax and job base will reduce
the impact of any potential future loss of any one of
those successes, which was not the case in 2006
with the closure of three major industries.
However, it also provided an opportunity for the

community to develop a new community econom-
ic development strategy. Due to those significant
losses in 2006, many thought the community was
effectively “dead in the water” when it came to
bringing in new business and expanding existing
industry. Nonetheless, since 2005 there has been
more than $254 million (excluding the 2008 auto-
motive supplier announcement) in new investment
and more than 1,500 new jobs brought to or grown
in the community. This shows that because of the
MaconNOW! program the community is indeed
alive and well.
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URBAN DESIGN LINK IN BROWNFIELD REDEVELOPMENT
By Kevin L. Bacon, Jr, Richard Dagenhart, Nancey Green Leigh, and John Skach
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Aerial view of the former Atlantic Steel Company foundry and rolling mills in central
Atlanta, now the site of Atlantic Station.
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INTRODUCTION

he wave of deindustrialization

over the past several decades

has contributed substantially to

the 450,000 brownfields that are
estimated to exist nationwide.
Brownfield sites manifest themselves in a wide
range of sizes, locations, contexts, and environ-
mental states. Although they can have com-
mercial as well as industrial former uses, the
largest have industrial pasts.

In one sense, the U.S. created the brownfield
redevelopment problem when it passed the 1980
Comprehensive Environmental Response, Com-
pensation, and Liability Act (CERCLA). Its initial

intent was to promote clean up of contaminated
land, and to provide opportunities for the U.S.
Environmental Protection Agency to recover clean
up costs from all potentially responsible parties
(PRPs), but fear of being assigned liability as a PRP
had the unintended consequence of significantly
reducing interest in redeveloping brownfields.

The few who chose to accept the risks focused
the majority of their resources and energy on envi-
ronmental remediation. New development began
only after extensive cleanup processes were com-
plete. From start to finish, brownfield redevelop-
ment was a complex, time-consuming process,
involving numerous stakeholders and very large
capital investments from a variety of sources. These
facts combined to constrain redevelopment solu-
tions to principles of cost effective site engineering
along with the standard private development
process that is driven by market demand and con-
ventional financing packages. The ultimate impact
is that brownfield redevelopment has cemented
itself as a real estate — rather than an economic
development — concept, particularly for large sites.
Consequently, the physical design and planning for
these brownfield projects are tied closely to short
term market projections, and the opportunity to
create a platform for sustainable economic develop-
ment has been missed.

States and localities, particularly those in the
“Rustbelt”, were leaders in seeking means to over-
come CERCLAs unintended consequences.
Regaining lost jobs, stimulating new businesses,
and increasing tax revenues became top priorities
and guided public sector support in the brownfield
redevelopment process. In the case of smaller cities
that depended on a single major manufacturer for
sustenance of the local economy and whose identi-
ties were defined by its presence, the wounds creat-

LEARNING FROM ATLANTIC STATION

Today, large brownfield sites are valued real estate development opportunities for high density, commercial, and
housing mixed-use projects. In the past, they were typically stand-alone industrial sites. Recent redevelopment
efforts suggest they continue to be perceived as stand-alone sites even though they may be occupied by a variety

of business, residential, and public uses. However, redesigning and redeveloping large brownfield sites so that they
become part of the surrounding city and neighborhoods is key to gaining approvals from a myriad of local, regional
and national stakeholders, and making lasting and maximum contributions to the local economy. This article
discusses the critical role of urban design for maximizing the economic development benefits of brownfield
redevelopment, illustrated through a case study of Atlanta’s Atlantic Station.
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ed by deindustrialization ran particularly deep.
Larger cities with more resilient and diversified
economies, often faced the problem of large aban-
doned sites threatening negative impacts on the
surroundings and on city or even regional econom-
ic development marketing. The result was an
inevitable urge to move quickly, identifying imme-
diate or short-term uses. Capturing perceived mar-
kets quickly led the public sector to get involved in
the redevelopment process. Brownfield redevelop-
ment became synonymous with local economic
development but little attention, if any, was given to
the physical design, planning, and reintegration of
these sites with the surrounding locality.

The U.S. EPAs 1995 Brownfield Action Agenda
was a specific response to help promote economic
development that fostered a sophisticated brown-
field industry which includes specializations in
environmental consulting, finance and investment,
law, insurance, research and development of new
remediation technologies, real estate, engineering,
and remediation. Consequently, developer atti-
tudes toward brownfield redevelopment have shift-
ed, reinforced by the emerging trend in the reoccu-
pation of central cities throughout the nation and
increasing availability of financial incentives from
various government agencies.

In some cases, financial incentives have even
succeeded in making redevelopment of urban
brownfield sites even more lucrative than pursuing
new development on suburban, greenfield land.
For example, Atlantic Station utilized a variety of
sources including its tax allocation (also known as
tax increment finance) district status to fund envi-

In this article, we argue for a re-examination of
the brownfield redevelopment process to focus on
sustainable development that integrates economic
development and urban design. We first consider
the conventional brownfield redevelopment
process, suggesting five guiding principles. Then
we relate the story of Atlantic Station, suggesting
lessons that can be learned from a project that was
expected to integrate itself into the larger process of
city design and economic development.

THE BROWNFIELD
REDEVELOPMENT PROCESS

Four major steps are commonly associated with
the brownfield redevelopment process — pre-devel-
opment, securing the deal, cleanup and develop-
ment, and property management. FEach is a
response to perceived redevelopment challenges of
environmental liability, financial barriers, cleanup
considerations, and reuse planning (Anatomy of
Brownfields Redevelopment, US EPA 2006).

The first step, pre-development, involves a range
of activities including: determining a new use or idea
for the site, studying financial feasibility, analyzing
environmental contamination, obtaining property
access, and identifying sources of funding. Inception
of a governing redevelopment idea typically begins
here with a highest and best use analysis of the
property. Consultation with all stakeholders, includ-
ing the local community should occur (but often
does not) during this first step.

While there have been a number of private and public sector
innovations created to overcome market failures and enable
brownfield redevelopment, there has been little accompanying
innovation in the typical brownfield redevelopment process.

ronmental remediation and general improvements
of the site. This substantially reduced the overall
cost of the property compared with similar
“uncontaminated” property in the area (Berger,
2006, p. 207). The redevelopment of the former

Atlantic Steel mill site in Midtown Atlanta is her-
alded for its leadership in refocusing growth and
development back towards the inner city and away
from the regions sprawling suburbs (Dunham-
Jones, 2005, p.61). But Atlantic Station is not with-
out fault. Though the project is often touted as a
brownfield model for Smart Growth, its conven-
tional approach may limit its contribution to
brownfield redevelopment lessons. (Dagenhart,
Leigh and Skach 2006, Miller, 2000).

While there have been a number of private and
public sector innovations created to overcome mar-
ket failures and enable brownfield redevelopment,
there has been little accompanying innovation in
the typical brownfield redevelopment process. This
has the potential to short-change the economic
development benefits to both the private and pub-
lic sectors from the extraordinary levels of effort
that have been undertaken to create a functioning
brownfield redevelopment market.

Once redevelopment use for the site has been
established, it usually ends up driving the remain-
der of the process. A pro forma and environmental
analysis are developed to study the financial feasi-
bility of the project, based on the projected use, and
to determine the extent of cleanup, again associated
with the pre-determined use. After these basic first
project parameters have been established, the
remaining steps in the process are relatively
straightforward:  secure funding sources, obtain
property rights, prepare architectural design, and
acquire necessary approvals and permits. These
steps follow the traditional real estate development
process, with the exception of the development of a
site remediation plan which coordinates cleanup
activities with new construction so that both may
be completed as quickly as possible. In concept, the
process is simple and effective in creating new uses
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for the site. However, the process can easily become
internally focused, losing sight of the brownfield’s
surrounding urban context and future changing
conditions, as we illustrate in our Atlantic Station
case study. As a result, significant economic devel-
opment benefits may be lost.

Unforeseen issues surrounding environmental
cleanup, funding commitments, project marketing,
and even public resistance may result in several
adjustments during the remaining course of the
process, but, they rarely change the original rede-
velopment. In some cases, such a rigid develop-
ment concept and process can create irreconcilable
problems that will ultimately cause the entire proj-
ect to collapse. For example, in the case of the
brownfields site of the Sleepy Hollow automotive
plant in Westchester, NY, General Motors with
developer Roseland Properties, attempted to trans-
form a 97-acre site located along the banks of the
Hudson River into a mixed-use village dubbed
“Lighthouse Landing” in compliance with local laws
and plans. However, differing views and values sur-
rounding the projects proposed building density,
village connectivity, public spaces, and environ-
mental remediation ultimately kept Lighthouse
Landing from ever proceeding past the drawing
board. Though Roseland Properties spent over six
years battling these issues at both local and region-
al levels, the developer ultimately withdrew from
the project when it became apparent that scaling
back the plan any further would make the project
unfeasible (Bacon 2008).

The deindustrialization that brownfield redevel-
opment responds to must be understood as an ongo-
ing, indeterminate process rather than a specific peri-
od with a discernable end point. In almost all cases,
reconstruction of underutilized land eventually
occurs. Consequently, acknowledging and preserv-
ing the original urban design patterns of the setting
in which the cycle of economic change takes place is
critical for mitigating future economic losses, and
maximizing the public and private benefits of rein-
vestment. In the economic development field, this
process is well known as “creative destruction,” a
phrase coined by Joseph Schumpeter in the 1930s.
As an illustration, Atlanta recently witnessed simulta-
neous auto plant closings in nearby Hapeville and
Doraville; yet new plants within the state promise to
take their place. South Korean-based Kia Motors
Corporation has constructed a new facility in West
Point, Georgia, while German-based Volkswagen AG
is contemplating construction of a new plant on a
1,500-acre site near Savannah (Chapman, 2008).

In an unpredictable manner, the arrival of these
plants will transform all aspects of the cities they
inhabit, but one day these plants too will close.
Someday these cities will also be forced to respond
to the very same set of circumstances being experi-
enced by the numerous cities affected by the recent

Urban economic development is a
complex series of ongoing processes
of growth and change whose impli-

cations are impossible to predict
beyond the immediate future.
Despite efforts to the contrary, mar-
ket demand and land use are no
exception to this fact, and a brown-
field redevelopment process that
does not acknowledge these funda-
mentals is inherently flawed.

Ford and GM plant closings today.

Urban economic development is a complex
series of ongoing processes of growth and change
whose implications are impossible to predict
beyond the immediate future. Despite efforts to the
contrary, market demand and land use are no
exception to this fact, and a brownfield redevelop-
ment process that does not acknowledge these fun-
damentals is inherently flawed.

URBAN DESIGN AND
ECONOMIC DEVELOPMENT

Urban design gives three dimensional form to
area and project plans, focusing on building design
guidelines and the public realm — open space, side-
walks, streets, and spaces between buildings.

The key to rethinking brownfield redevelopment
is not eliminating uncertainty over development
trends — an impossible task — but rather accepting
that it exists and devising potential strategies that
both guide and adapt development to whatever the
future holds. Urban design must focus its energies on
constructing frameworks that strategically accommo-
date development in this manner. In parallel, eco-
nomic development strategies must expand their
scope from short term to long, from market-driven
strategies to integrated and self-renewing processes
of investment, job, and business creation. Both
urban design and economic development must
reflect the idea that use is temporary and change is
inevitable. Brownfield sites are not to simply be
redeveloped for a new use, but rather reintegrated
into a larger set of ongoing processes.

Urban design is inclusive in practice, and rightly
so, because it must weave together physical design
ideas, real estate development strategies, confor-
mance to local development regulations along with
multi-layered clients and approval processes. Long
an important discipline in historic urban cores,
urban design has emerged in a primary role in sub-
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urban growth management and suburban retrofits.
Land subdivision patterns should be understood as
the most permanent aspect of the city. Buildings
and especially land uses are temporary when com-
pared to the durability of land subdivision. That is
the reason that suburban growth management and
urban design strategies focus more and more on a
structure of small blocks and streets, instead of
superblocks, cul de sacs, and gated enclaves of
housing, offices, or industry. The same focus is
especially relevant for suburban retrofits where land
subdivided for one purpose is now obsolete. This is
similar to most brownfield sites, which were origi-
nally organized for industry. Now their uses are
changing again. The question for urban design,
therefore, is how to re-organize brownfield sites to
both guide and adapt to whatever the future holds.

Urban design is concerned with urban process-
es, instead of fixed end states, just like economic
development. We have identified five key princi-
ples for weaving urban design and eco-
nomic development for brownfield rede-
velopment: incremental development,
organization of territory, layering of infra-
structure, definition of boundaries, and
creation of public space are described
briefly below.

Incremental Development —
Not Master Plans

The first principle, incremental devel-
opment, maintains that design should
reflect the uncertainty of the future. More
fundamentally, urban development is
understood as an ongoing process that has
no determinant end form, and requires a
strategic framework that allows the city
and its neighborhoods to continually rein-
vent and reconstruct themselves while
providing an organizing structure for
growth. Instead of attempting to control a
master planned outcome, urban design
should remain flexible, adaptable, and indetermi-
nate such that a wide range of future development
scenarios, foreseen or unforeseen, can be accom-
modated. This is the opposite of the conventional
brownfield redevelopment processes.

Organization of Territory — Not Land Use

While incremental development establishes a
critical strategy for urban design, the second princi-
ple — organization of territory — directly informs the
staging of incremental development. How a site is
organized internally influences how and where
development occurs. Thus territory should be
organized in a way that specific uses and programs
are allowed to change without altering the underly-
ing ordering strategy. The traditional lot, street, and
block arrangements found in cities across the world
are organizations of territory that have proven to

accommodate change over centuries. Large single
use parcels, whether brownfield or suburban
superblocks, do not have that capacity to easily
change. Instead of letting market analysis, which
by definition is always short term, determine how
territory is organized, the territory should be
thought of as a part of a city and organized into
patterns of lot, street, and block structures that are
empirically proven to work. In great cities, land
and economic use adapts to urban form and struc-
ture, not vice-versa, enabling the continuing
changes and processes of economic development.

Layering of Infrastructure — Not Isolated Systems

How a territory is internally organized brings
into discussion the third principle: layering of infra-
structure. The traditional street grid has provided
efficient organization of territory, accessibility, and
mobility. However, widespread acceptance and use
of a hierarchal street system — arterials, collectors,
and distributors — has shifted the focus more

The permanent nature of infrastructure
necessitates that it reclaim its traditional
ability to function as a critical organizing
element, serving as the skeleton for a given
site or larger territory. This is particularly

important since one of the main forms

of economic development incentives is to

fund infrastructure improvements.

Infrastructure outlasts land uses and should

be designed as such.

towards mobility almost to the point where any
other design element has disappeared. Historically,
streets have not only provided for vehicular move-
ment, but they have shaped public space, encour-
aged economic development, incorporated the
needs of transit and pedestrians, and connected to
other urban infrastructure systems like water man-
agement and power distribution (Jacobs 2003,
Mossop 2000).

The permanent nature of infrastructure necessi-
tates that it reclaim its traditional ability to function
as a critical organizing element, serving as the skele-
ton for a given site or larger territory. This is par-
ticularly important since one of the main forms of
economic development incentives is to fund infra-
structure improvements. Infrastructure outlasts
land uses and should be designed as such.
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Definition of Boundaries —
Not Construction of Barriers and Buffers
Definition of boundaries, the fourth principle,
underlies both the principles of organization and
infrastructure and focuses on how brownfield sites
are physically connected or bound to their sur-
rounding context. One aspect of binding a site to its
context is physical connections — extending streets to
connect in as many places as possible with the sur-
roundings. But it is also about economic connec-
tions — the economic processes on one site are bound
to others. Some of these may be digital where dis-
tance does not matter, but many are physical.

Just as walking distance makes a difference
between housing and retail, proximity is also
important for business, manufacturing, and other
uses. In fact, proximity makes many ‘green’
processes possible, which is fundamental to brown-
field redevelopments. This is the opposite of con-
ventional, especially suburban, real estate develop-
ment practices, which are based on separating resi-
dential from office and retail uses with buffers and
barriers that destroy community connectivity.

Creation of Public Space — Not Privatizing Space

The last principle, creation of public space, deals
with physical design and the redevelopment
process itself. As design, the principle of creating
public space serves as an extension of the boundary,
infrastructure, and organization conditions by des-

TABLE 1. Atlantic Station Development as of Spring 2008

Retail

1 Total retail in project: 1.5 million square feet with 75 retailers

I Largest retailers — 226,953 sf Dillard’s department store; 366,000
sf IKEA; 150,000 sf Target; 86,989 sf 16-screen Regal Cinema;
30,301 sf Publix grocery

Residential

1 Apartments: Park District, 231 units ($28 million); Icon, 242 units
($31 million); ATL Lofts, 303 units (above the mall buildings,
$71 million); 17th Street Lofts, 156 units (estimated $25 million);
Metro, 200 units (estimated $25 million)

1 Student Apartments: The Flats, 86 units / 281 students

($17 million)

1 Condos: Art Foundry, 347 units ($48 million); Element, 322 units
($55 million); Twelve, 404 units; The Atlantic, 303 units

I Townhouses: Beezer, 56 units

1 Single-Family: Beezer, 34 attached, 12 detatched

Hotel

I Twelve, 101 rooms

Office

1 171 17th Street (Wachovia) - 22 stories, 510,000 sf (leased up)
I 201 17th Street — 17 stories, 350,000 sf (recently completed)

ignating locations for key public parks and pro-
grams. However, as process, creation of public
space implicates public involvement in making spa-
tial choices beyond the standard practice of review-
ing and approving completed plans for redevelop-
ment. True creation of public space validates sur-
rounding communities, attracts users, and catalyzes
development (Frenchman, 2004). Of course, it also
strengthens economic development processes. In
other words, public space “fertilizes” the economy.

In the next section, we examine how our case
study satisfies the five key principles for weaving
urban design and economic development for
brownfield redevelopment.

ATLANTIC STATION, ATLANTA, GEORGIA

Atlantic Station is the name used to brand the
redevelopment of the 138-acre site of the former
Atlantic Steel Company foundry and rolling mills in
central Atlanta. As the domestic steel industry col-
lapsed in the 19805, the plant became obsolete and
its proximity to Atlanta’s central core guaranteed its
redevelopment eventually. With the maturing of
the Atlanta Midtown district in the 1990, the time
was right for redevelopment to proceed. In 1996,
the complex was sold to a joint venture partnership
of Jacoby Development and AIG Global Real Estate.

The development team had ambitious plans for
the site, which at buildout was projected to contain
12 million square feet of residential, retail, and
office space with a major cultural facility (Table 1).
However, formidable financial and environmental
challenges mandated public subsidies, and both the
city of Atlanta and the US EPA became involved.
The promise of 20,000 new jobs and $30 million in
annual tax revenue prompted the city to create a
TAD (equivalent to a TIF district elsewhere in the
country) to issue bonds to cover infrastructure and
remediation. At the same time, EPA recognized the
potential for improving regional air and water quali-
ty with a transit-supportive Smart Growth project,
and granted the development Project XL status,
allowing the team to override Atlantas air quality
non-compliance Consent Decree to obtain funding
for a major interstate bridge. However, both the TAD
and Project XL processes were contingent on com-
munity involvement and premised on public benefits
of Smart Growth design principles such as pedestri-
an connectivity and mixed-use development.

Since Atlantic Station’s substantial completion in
2006, it has been praised as an economic and design
success and a case study for large-scale brownfield
reclamation. With an investment of more than $2
billion, it is cited as the largest brownfield redevelop-
ment project in the U.S. It has received an EPA
Phoenix Award, accolades from unlikely combina-
tions of sources like the Urban Land Institute and the
Sierra Club, and national media coverage. It has
become the de facto model for industrial redevelop-
ment in Atlanta. Although laudable for its moving a
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Figure 1: JDI-AIG First Plan

Figure 3: DPZ Plan

complex project forward, the design and develop-
ment process and final master plan of Atlantic Station
offers important and cautionary urban design lessons
that apply to other large-scale brownfield redevelop-
ments. The process involved the Jacoby
Development and AIG (JDI-AIG) original plan, two
subsequent revisions, and a final one that was
approved for construction with minor changes.

The first JDI-AIG plan (Figure 1) was based on a
suburban model of land use compartmentalization
that the developer was familiar with from prior
projects. The master plan proposed three distinct
development areas — a retail mall, a multifamily res-
idential complex, and an office park — separated by
landscaped buffers and linked together by a new
arterial street crossing the Interstate 75/85 on the
east to connect with Midtown Atlanta. Facing crit-
icism from the city of Atlanta and the Midtown
Alliance, the team went back to the drawing board
attempting to change the project from a typical sub-
urban format to an urban one.

The second JDI-AIG plan (Figure 2) reflected the
influence of the city of Atlanta and Midtown
Alliance’s urban design objectives, and stakeholder
voices that became involved in the process through
the citys Neighborhood Planning Unit develop-
ment review framework. Adoption of Smart
Growth principles led to the use of higher densi-
ties, mixed uses, and increased pedestrian and tran-
sit accessibility. Still, although the appearance of the

Figure 2: JDI-AIG Second Plan

Figure 4: JDI-AIG Final Plan

Jacoby plan changed, the initial compartmentalized
land uses remained, though diversified by the inclu-
sion of a mixed-use district on the east. Likewise,
although the expanded street network attempts to
improve connectivity, it is still subservient to devel-
opment in its hierarchical pattern of main arterial,
peripheral access roads, and centralized themed
streets. An 8,000-space parking deck was added to
cap the eastern portion of the site and support the
mixed-use, retail, and office activity.

EPA recognized the need for an independent
benchmark against which the Jacoby plan could be
measured, and so retained the Smart Growth plan-
ning firm of Duany Plater-Zyberk (DPZ) to conduct
a public involvement process to develop an alter-
nate master plan. The DPZ plan (Figure 3) aban-
doned the idea of land use compartmentalization
and instead created a street network based on the
traditional urban subdivision, continuing the adja-
cent Home Park neighborhood block format into
the Atlantic Steel site. Although DPZ preserved
some of the design concepts of the Jacoby plan, its
solution is largely non-hierarchical and assumes
incremental flexibility in locating land uses. Where
the Jacoby plan favors development projects over
the public framework of streets, the DPZ plan
inverted this arrangement.

The final JDI-AIG plan (Figure 4) shows some
incorporation of DPZ ideas but is largely the same
diagram as its previous plan. Minor streets have

Economic Development Journal / Spring 2008

35



36

Figure 5: Monolithic buildings and sites constrain
future incremental development

been added to increase internal and external con-
nectivity, but the fundamental concept of function-
al street hierarchies supporting discrete land use
districts remains. Connections to Home Park are
marginally improved, though in practice a combi-
nation of medians and one-way restrictions make
this very difficult.

In the years since its opening, Atlantic Station
has been praised for its real estate development
prowess, but criticized for its design shortcomings.
Many first-time visitors to the retail district com-
ment on its strong similarity to a traditional mall
even though they expected to find a more urban
experience. Though they may perceive the problem
as a failure of aesthetics, they are in fact responding
to the difference between the Jacoby and DPZ

teams. The principles dis-
cussed here are clear in the
DPZ approach and mixed in
their use in the Jacoby plan.
The Jacoby plan, reflecting its
origins and the multiple revi-
sions in the design process, is

caught between suburban,  Figure 6: Parking deck below retail area

short term, land use driven

development and a more

urban approach organized for changes over time
and the weaving of site, community, design, and
economic development processes.

INCREMENTAL DEVELOPMENT

Atlantic Station developed quickly, aided by the
extraordinary growth of the region and the central
city, and the easy access to investment and mort-
gage funds for the developers, purchasers, and ten-
ants. Additonally, the very large public subsidies
for remediation and infrastructure effectively made
the land cheap when compared to inner city Atlanta

real estate prices. Further, the subsidies enabled the
construction of the 8,000-car parking garage in
advance of any space for sale or lease, resulting in a
fully prepared and “parked” site at a cost below
other developable properties in the area. This is an
extraordinary bonus for any real estate project,
much less a brownfield. Incremental growth and
development was not needed in a project that sat
outside the normal constraints of real estate and
brownfield practice. However, the ability to accom-
modate incremental growth may be of consequence
in the future as the economy slides into a recession,
the mortgage and investment problem continues,
and Atlanta’s growth slows. Atlantic Station has few
places that provide a framework for incremental
growth, and future redevelopment will by necessity
rely on large and heavily-capitalized players to be
successful (Figure 5).

ORGANIZATION OF TERRITORY

This principle of design illustrates a major short-
coming in Atlantic Station. Although the project
attempts to create a street grid, land uses, and typi-
cal buildings footprints, it organizes the site into
three parts: a shopping mall on top of a 30-acre
parking garage (Figure 6), an apartment develop-
ment surrounding a 2-acre lake, and an IKEA store.

Essentially, one-third of Atlantic Station depends
on the IKEA for its vitality. While the store is the first
IKEA in the Southeast and draws customers from far
outside the Atlanta region, what happens when the
retailer decides to relocate to a
new site to expand its business
or change its format, as big-
box retailers typically do? The
present site has been highly
customized for IKEA and will
require substantial if not
wholesale change and reinvest-
ment to redevelop. Had the
plan been organized with typi-
cal urban blocks, IKEA would
have simply conformed to the
framework, enabling easy
transitions to other buildings
and uses in the future. Even if
the IKEA building exceeded the dimensions of a sin-
gle block, it would have been easy to combine blocks
knowing that they could be re-subdivided at a later
date. Other large-format retailers in the project like
Target and Dillards present similar design arrange-
ments; and even some of the housing blocks are so
idiosyncratic in shape that efforts to subdivide would
result in significant physical constraints.

The evidence from Atlantic Station reinforces the
wisdom of traditional urban design practice where
a large scale development site is subdivided first —
not in isolation, but with knowledge of a number of
possible building programs. In this practice, the
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structure of lots, blocks, and streets is not deter-
mined wholly by land use but instead, governed by
an understanding of cities and districts that have
proven themselves resilient through endless eco-
nomic cycles.

LAYERED INFRASTRUCTURE

One of the main forms of economic development
incentives is to fund infrastructure improvements.
Atlantic Station received $50 million from state and
federal funds for the construction of an essential
bridge, while another $170 million is being provid-
ed in three phases (the last occurs in 2010) through
TAD financing. Atlantic Station would not have
occurred without these public funding mecha-
nisms, and these mechanisms can be important
leverage for achieving layered infrastructure goals.
Yet, given the functional hierarchies of the street
network and the technical demands of convention-
al transportation planning, most of the streets in the
project cannot fulfill these goals.

17 Street, presumably the most important pub-
lic thoroughfare in the project, is a suburban park-
way in disguise. It is a harsh environment for
pedestrians as it bridges the interstate, despite the
provision of sculptural sunscreens; it acts primarily
as an interchange to funnel vehicles into Midtown
(Figure 7). The condition at the west end is simi-
lar, with pedestrians subordinate to vehicles partic-
ularly in the intersection on the path to IKEA.

BOUNDARIES

Much of the disconnect between context, infra-
structure, and development occurs at the project’s
internal and external boundaries. For example, the
final plan fails to link the majority of its streets with
the adjacent Home Park neighborhood (Figure 8).
Additionally, the project’s main north-south street
rises to meet the mall and offices on top of the park-
ing garage, creating a serious barrier between the
development above and the remaining site at grade.
The boundary condition is particularly important
on a large brownfield site where its previous access
had been highly restricted. It can be a critical influ-

Figure 8: Partial connections to adjacent neighborhood

Figure 7: Streets designed primarily for vehicular movement

ence in shifting perception of the site from one of
restriction and isolation to one of access and invita-
tion, thereby extending to the residents in the pre-
existing neighborhood the benefits of the large pub-
lic subsidies which made the project possible.

PUBLIC SPACE

Figure 9: Public space bisected and difficult to inhabit

Public space in Atlantic Station does not play a
significant role in the development, contrary to the
projects marketing materials. The main public
square is located in the core of the retail district but
because there is no intervening public right of way,
it is a defacto front yard for the adjoining restau-
rants. It is also bisected by a sidewalk accessing an
adjacent food court, making its two halves too small
a place that is fully inhabited by the public (Figure
9). The other signature open space — Central Park
— is primarily a storm water management device.
The small lake it contains is fenced, making direct
access impossible. Further, the slope from the sur-
rounding streets to the lake is so steep the park is
almost entirely unused (Figure 10 on the next

page).
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Figure 10: Stormwater basin with barrier

INSIGHTS AND ISSUES

It is estimated that Atlantic Station will take 10
years to complete, and many more years to mature
and begin the processes of changing tenants, new
uses, new buildings, and new designs for streets
and open spaces. Thus, definitive conclusions on
its ultimate success are premature. Yet, clearly, the
conversion of the former Atlantic Steel brownfield
site into Atlantic Station is a significant achieve-
ment by its developers and greatly benefits the city
of Atlanta. However, the extraordinary level of effort
required on the part of both the private and public
sectors compels critical examination for lessons
that can be used in future large scale brownfield

process from the beginning, the extraordinary
public assistance for a private development project
may not be justified. Further, the potential to be a
model urban redevelopment project with positive
externalities for the broader community will not
be realized.

CONCLUSION: FROM BROWNFIELD SITES
TO GREAT CITIES

The re-inhabitation of central cities and public
funding of financial incentives have made brown-
field redevelopment a far more lucrative opportuni-
ty for developers over the past decade. However,
the redevelopment process remains virtually
unchanged, maintaining a narrow focus on environ-
mental remediation, site engineering, and short-
term market demand. Land use drives the entire
process. This approach does not recognize larger
redevelopment opportunities based on a site’s local
and regional context. It also fails to provide a foun-
dation for the subsequent rounds of economic
development that are inevitable in our long-term
process of creative destruction.

Further, despite an increasing amount of public
money being used to fund incentives, development
continues to overlook potential positive externalities
presumably to avert risk and increase feasibility.
The fundamental issue is that of uncertainty:

conventional brownfield redevelop-
ment attempts to eliminate it,

If brownfield redevelopment is instead seen as an urban design and economic ~ while urbanization thrives upon it.
development concept based on clear integrative principles, then these sites will

Deindustrialization, as only one
process of urban development and a

have the potential to be transformed from isolated, environmental liabilities into primary producer of brownfield sites,
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redevelopments of the scale and complexity of
Atlantic Station. Our examination yields two
important lessons.

The first is actually a warning, one especially
warranted for the complex undertaking of brown-
fields. The first diagram developed for a project will
resist change, because even if preliminary, it has
already had commitments built into it. Thus, from
the beginning, the design process must be collabo-
rative and completed without haste. It will change
only with colossal effort and, like Atlantic Station,
will likely reappear as a major feature at the end of
the planning process.

Second, in the maturing practice of large scale
brownfield redevelopment, developers have come
to expect significant public assistance such as that
received by Atlantic Station. But without a com-
mitment to the collaborative planning and design

integrated, vibrant amenities and economies that produce great places and, ~ Provides an invaluable lesson as to

the impermanent nature of use and

ultimately, great cities. Informed economic developers who use public  the inherent flaw in basing develop-
incentives to strengthen the links between urban design and economic ~ ment decisions on such a dynamic
development have a significant role to play in their creation.

variable. Urban design and economic
development, in response, must
accept change and forgo practices
that promote static urban forms.
Instead, the two must focus their efforts on con-
structing frameworks that are capable of strategical-
ly guiding the development of a site or even a city
over prolonged periods of time.

Whitman (2006) argues that brownfield redevel-
opment is ultimately a real estate concept that
succeeds or fails, in each case, based on real estate
principles (p. 27). If brownfield redevelopment is
instead seen as an urban design and economic devel-
opment concept based on clear integrative princi-
ples, then these sites will have the potential to be
transformed from isolated, environmental liabilities
into integrated, vibrant amenities and economies that
produce great places and, ultimately, great cities.
Informed economic developers who use public
incentives to strengthen the links between urban
design and economic development have a significant
role to play in their creation.
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CONTEXT
arrollton, Georgia, is a city of
approximately 23,000 located 49
miles southwest of Atlanta,
Georgia. In the late 90's, community
leaders faced major challenges. The communi-
ty’s historically strong manufacturing base was
starting to erode. Calculations showed that the
area suffered a net loss of almost 1,200 jobs in
the industrial sector from 1997 to 2001.
Although the community was losing key jobs, it
simultaneously faced serious residential growth
pressures as Atlanta’s growth turned an eye
towards the west. In fact, from 2001 to 2006,
Carroll County was listed by the U.S. Census

Bureau as one of the 100 fastest growing
counties in the nation.

Astute local leadership foresaw a potentially dev-
astating scenario. Two prominent business leaders,
concerned about local economic trends and their
impact upon both their businesses and their com-
munity, led efforts to revitalize Carroll County.
Specifically, Loy Howard, CEO of Tanner Health
System, and Roy Richards, Jr., chairman of
Southwire Corporation, discussed the very real pos-
sibility of a shrinking local job and tax base coupled
with increasing demands for community services
due to rapid residential growth. Since much of the
residential development was due to markets created
by Atlanta’s sprawl marching to the west, many of
the new homes were priced in a range insufficient
to generate enough tax revenues to compensate
local governments for the cost of services provided
to the new households.

This concern was verified by a 2002 study,
“Service Costs and Revenue Streams of Different
Land Uses in Carroll County, Georgia” by Dr. Jeffrey
Dorfman of the University of Georgia. In it, he
states,

..the break-even home value for Carroll County
[is] $122,000 (the average home value in 2001
was $120,000) ... While the county government
breaks-even on a $122,000 [home], they are just
one government entity in the county. From the
school system perspective, the results are quite
different. If a home contains just one child
attending the public schools, the break-even
home value jumps to $184,000 (from the point
of view of the schools’ budget). Thus, the coun-
ty government will be earning a fiscal surplus off
a house with a single child long before the
schools. With two kids in school, the break-even
home price increases to $331,000. For three and
four children in a household, the break-even

AN ECONOMIC DEVELOPMENT STRATEGY

An inclusive, broad-based planning process in Carrollton, Georgia, addressed community problems holistically,
recognizing the interplay among social, economic, and environmental issues. Although the plan wasn’t designed
around “creative class” strategies, the inclusive nature of the process engaged and empowered the community’s
existing creative class workers. As they worked to plan the type of community that they desired, by default they
helped create a community attractive to their peers, other members of the creative class. Involving the creative
class in the creative process of planning a better community is, in itself, an amenity that nurtures their attraction

and commitment to a place.
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prices rise to levels far above the home prices in
all but the most exclusive community:!

Howard and Richards organized a small group of
government and business leaders, who agreed to
fund a strategic planning process to address the
pending crisis. Market Street Services, a leading
economic and community development consulting
firm based in Atlanta, Georgia, was hired to analyze
and define community issues, followed by facilita-
tion of the community’s own strategic plan. The
community analysis consisted of an economic and
demographic profile, a business climate analysis,
focus groups and surveys to measure community
perceptions, and research on target business clus-
ters. The conclusion of the studys demographic
and economic analysis stated,

The findings of this research identify several
challenges facing Carroll County. Low levels of
wealth creation in Carroll County are foremost
among these. The per capita income — one of the
most direct indicators of wealth creation and
overall economic strength — in Carroll County is
below the benchmark communities, state and
national levels. This limited wealth creation is a
function of the occupational structure, the local
business mix, and the low educational attain-
ment levels of residents.?

Approximately 300 volunteers, representing a
broad cross-section of the community, participated
in the subsequent planning process over a one-year
period.  Representatives of various stakeholder
groups, interested in specific aspects of the plan,
were identified and asked to serve on committees
appropriate to their interests. The spectrum of
issues addressed in the plan was equally broad and
inclusive. Committees were organized into five key
areas of focus or goals: (1) A Stronger Economy,
(2) Quality Workforce & Education, (3) Enhancing
the Quality of Life, (4) Planning & Infrastructure
Development, and (5) Local Government &
Leadership.

The resulting strategic plan became known as
the Carroll Tomorrow Economic Development
Strategy and included 37 objectives with 239 action
items. After some deliberation, the community
decided to create a new 501(c)(3) public/private
partnership to oversee the plan, encourage others to
take direct action on the various items, and to track
their success or failure. This new entity assumed

The community analysis consisted of an
economic and demographic profile, a
business climate analysis, focus groups
and surveys to measure community
perceptions, and research on target
business clusters.

Carroll County Breakeven Home Values

$(1,000)

. B8 8B

County 1 2 3 4

Number of Children

the name of the strategic plan and became known
as Carroll Tomorrow. Staff for the new organization
was hired in 2001 and a prioritized version of the
overall strategic plan was unveiled in early 2002.

CREATIVE CLASS STRATEGIES

Later in 2002, economic development circles
were buzzing with the publication of Richard
Florida’s treatise on The Rise of the Creative Class.
Dr. Floridas research explored the importance of
the “creative class” — people who added value to
their products by the application of their intellect
and creativity. His definition crossed traditional
segmentation of occupations and included highly
creative occupations ranging from entrepreneurs
and business management to science and engineer-
ing, from arts and design to architecture and enter-
tainment fields.

Dr. Florida’s compelling arguments had many
economic developers declaring that the “era of
smokestack chasing is over; the creative class analy-
sis suggests that chasing talent is a viable alternative
for sparking local growth.”  According to US
Department of Agriculture researchers McGranahan
and Wojan,

The geographic mobility of the creative class is
central to Florida’s thesis. He argues that people
in these occupations tend to seek a high quality
of life as well as rewarding work, and they are
drawn to cities with cultural diversity, active
street scenes, and outdoor recreation opportuni-
ties. Good local universities alone will not lead
to local economic dynamism as graduates may
move to more attractive places upon obtaining
their degrees. In this context, the key to local
growth is to attract and retain talent, as talent
leads to further job creation.*

However, Dr. Floridas work concentrated on
urban areas with high concentrations of young,
“hip”, creative class workers. Only recently have
researchers started examining the potential for cre-
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ative class strategies in more rural communities.
Again, referencing McGranahan and Wojan,

The creative-class analysis suggests that rural
growth depends greatly on the attractiveness of
rural communities, their landscapes, and their
climates... Despite an urban affinity, the creative
class — perhaps more able and apt than others in
the workforce to choose where to live based on
quality-of-life considerations — can be drawn out
of cities to high-amenity rural locations. >

CREATIVE BY NATURE, IF NOT DESIGN

The inclusive nature of the public input into the
Carroll Tomorrow Economic Development Strategy
created a very broad, balanced approach to improv-
ing the entire community, rather than dealing with
individual issues in isolation. Although the plan
was developed slightly before the publication of The
Rise of the Creative Class, many of the objectives and
action items directly addressed the amenities
required to attract creative class workers.
Furthermore, the planning process engaged and
empowered the creative class workers already exist-
ing in the area to become directly involved in creat-
ing the type of community that they desired. In
short, although the plan was not directly designed
to attract creative class workers, the plan’s focus on
building a better community, not just a better econ-
omy, naturally included many elements common to
creative class strategies.

Carrollton Cultural Arts Center in downtown” and
“Expand the role of the Carroll County Cultural
Arts Alliance.” Similar action items throughout the
plan address zoning and design standards, green-
space preservation, and the development of a
greenbelt, among many others.

WORKING THE PLAN

From 2002 through 2007, Carroll Tomorrow
staff and volunteers focused on achieving each of
the action steps in the strategic plan. Significant
progress was made on most, but not all, of the items
in the plan. Other worthwhile initiatives, not
directly associated with the plan, gained momen-
tum due to the interrelationships among all of the
economic and social issues.

The city of Carrollton, through its Main Street
Program, aided efforts by local developers to revi-
talize Adamson Square, center of the historic busi-
ness district. With a $1.2 million streetscape, main-
ly funded through a TEA-21 grant from the U.S.
Department of Transportation, redevelopment of
this area accelerated. ~Adamson Square soon
became an exciting, vibrant mix of restaurants,

In short, although the plan was not
directly designed to attract creative

class workers, the plan’s focus

on building a better

- community, not just a
M better economy,

s naturally included many

Filming “Conjurer” took place in several locations in Carroll County

For example, under Goal 1: A Stronger Economy,
the strategy lists the objective of “Promote entrepre-
neurial development and the expansion of small
businesses,” with the action step “Secure funds and
partners to jointly operate a business incubator
focused on new businesses and technology start-
ups.” Goal 2: Enhancing the Quality of Life,
includes the objective of “Promote the development
of more local cultural activities and facilities, special
events, and diverse entertainment venues” with the
action steps “Support the development of the

elements common to
creative class strategies.

shops, and offices. Galleries and
studios have located just off the
Square.  The city’s continued
commitment to this area is fur-
ther evidenced by the construc-
tion currently underway of a new
parking garage to alleviate short-
ages of available parking.

Another city project was the
Carrollton Cultural Arts Center,
which includes an art gallery with rotating exhibits,
four arts classrooms, a 260-seat theatre, and
rehearsal spaces. Located adjacent to Adamson
Square, the Cultural Arts Center maintains a busy
schedule of performances, exhibits, and classes for
the community. Here, investment in a facility
directly led to the attraction of creative class talent.
Today, the Carrollton Artist Guild touts over 200
artists as members.

As already stated, the creative class embodies far
more than artists. Few endeavors require more cre-
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ativity than starting a new business. As
previously mentioned, one of the strate-
gic plan’s action steps required the cre-
ation of a small business incubator to
nurture those daring entrepreneurs.
That action step became a reality
through the generous donation by a
local physician and entrepreneur, Dr.
John Burson, of a 24,000 sq. ft. building.
Carroll Tomorrow solicited grants from a
variety of sources, including the U.S.
Department of Commerce Economic
Development  Administration, the
Appalachian Regional Commission,
OneGeorgia Authority, the city of

Carrollton, and the Development  The Burson Center incubator

Authority of Carroll County. In all, $1.6
million was raised to renovate and
furnish the new incubator.

The Burson Center mixed-use incubator opened
in July of 2006. Today the facility is fully occupied
and Carroll Tomorrow has started planning an
expansion. Calculations show that, after just one
year of operation, the incubator is servicing 23 ten-
ant clients, creating 51 jobs with an average salary
of $26,000, with direct capital investment of over
$2.5 million.

Often, attracting super-creative personalities,
particularly those with an entrepreneurial bent, leads
to new business creation and the attraction of other
creative occupations. Such was the case of entrepre-
neur Richard Mix and his selection of Carroll County
as his home in 2001. Mix says, “At the time, my wife
and I were constantly traveling. We were primarily
looking for a location that had quick access to
Hartsfield International Airport and Atlanta’s ameni-
ties, but we also wanted a great quality-of-life in a
more rural setting. The thing that impressed me
about Carrollton was that it wasn't a stale communi-
ty. It was obviously very progressive and was moving
forward with a plan and a purpose.”

In addition to being one of the world’s foremost
experts in Coca-Cola bottle collectibles, Mix had
served as executive producer of the independent
film “Terror Tract” back in 2000. He dreamed of
bringing the film industry to his new home and ini-
tiated several discussions about the potential of film
production in Carrollton. His encouragement led
Carroll Tomorrow to open the Carroll Tomorrow
Film Office to promote Carroll County as a location
for the film industry.

In 2007, his persistence paid off, as he partnered
with Red Five Entertainment from Los Angeles to
film the psychological thriller “Conjurer” in
Carrollton. The film headquartered in The Burson
Center and starred Andrew Bowen (MAD TV, ER,
The Work and the Glory), Maxine Bahns (Steam,
Driving Me Crazy), and John Schneider (Dukes of
Hazzard, Smallville). Carroll Tomorrow took an

equity position in the film in lieu of rent at The
Burson Center incubator. Filming took place in sev-
eral locations in Carroll County with the main story
set at an old farmhouse in Whitesburg, Georgia.

The movie generated a tremendous amount of
publicity for the incubator and for the viability of
film production as a new industry. One local busi-
nessman, Randy Simpkins, was so impressed with
the filmmakers’ business model, potential rate of
return on investment, and quality of product, that
he approached Red Five Entertainment about
becoming a business partner. After negotiations,
the deal was struck and Red Five Entertainment
relocated its offices to Carrollton. Now, Red Five is
working on its next film project, to begin shooting
in summer, 2008.

BUT IS IT WORKING?

These examples provide anecdotal evidence, at
best, to support our contention that consistent, sys-
tematic focus on a strategic plan generated by a
broad-based group of community leaders can
improve a rural community’s attractiveness to the
“Creative Class.” Conventional methods of measur-
ing economic development demonstrate success in
recruitment and expansion. Since 2001, Carroll
Tomorrow’s projects have resulted in over 2,000
direct jobs, almost $350 million in new capital
investment, over $6 million in grants, and a Net
Present Value calculation of over $12.5 million in
additional tax revenues. However, these figures
don't directly reflect any measurement of an
improved ability to attract creative class workers to
the community.

Census data does show that, over the period
2000 to 2006, Carroll County’s population grew
34.4 percent in the 25-34 age group compared to
5.9 percent for the Atlanta MSA, 3.0 percent for
Georgia, and 0.0 percent for the United States. For
the 35-44 age group, Carroll County’s population
increased by 17.9 percent compared to 19.9 per-
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Percent Change in Population by Age Group 2000-2006

Carroll County Atlanta MSA Georgia United States
Under 17 21.2% 25.0% 13.0% 2.0%
18-24 11.4% 17.2% 12.6% 9.4%
25-34 34.4% 5.9% 3.0% 0.0%
35-44 17.9% 19.9% 8.8% -2.8%
45-64 29.3% 46.3% 29.2% 21.0%
65 & older 20.2% 30.9% 15.5% 6.3%

Source: U.S. Census Bureau, compiled by Market Street Services

cent for the Atlanta MSA, 8.8 percent for Georgia,
and a negative 2.8 percent for the United States.

Finally, an examination of a few key creative class

job categories shows significant growth over the last

few years. According to the Bureau of Labor
Statistics, from 2004-2007, “Information” grew by
22 percent; “Finance and Insurance” by 22 percent;
“Professional and Technical Services” by 33 percent;
and “Arts, Entertainment and Recreation” by 54
percent. This compares to a total job growth over
the same period of 15 percent.

WHAT'S NEXT?

The community continues to work on the remain-
ing steps from the 2002 plan. Progress can be seen
across the entire breadth of issues addressed in the
plan. However, several issues have proven particu-
larly “sticky” and difficult to solve. Substantial
increases in per capita income remain elusive, teen
pregnancy rates are still high, and school drop-out
rates are unacceptable. Yet, progress is being made,
even in these more difficult areas, and the communi-
tys commitment to the plan and planning process
remains strong. Currently, several new initiatives are
under development that should prove particularly
attractive to creative class workers.

Carroll Tomorrow plans to expand The Burson
Center small business incubator with a particular
focus on the music, film and video industry. We
feel that the right combination of facilities and serv-
ices could be particularly attractive to independent
film producers. A 2006 Motion Picture Association
of America report shows that approximately 85 per-
cent of these firms employ fewer than 10 people,
meaning that the motion picture and television pro-
duction industry is largely entrepreneurial.®

Technological changes are improving the
prospects for independents with lower production
costs and access to far more distribution channels.
The “Hollywood model” of assembling teams of
independent employees/companies for a brief peri-
od to produce a product seems well-suited to the
incubator environment.

The University of West Georgia, with over
10,000 students, is a major economic engine in
Carrollton’s economy. Projections show extraordi-
nary growth fueled by metro Atlanta’s population
growth and demographic age projections. With
limited space on campus to accommodate this
growth and in recognition of the importance of the
university to the local economy, the city of
Carrollton has donated over 200 acres of land adja-
cent to campus to relocate intramural fields, sports
facilities, etc. to free up space on the main campus
for academic needs. In addition, athletic boosters
and the community are raising funds to construct a
new football stadium on the donated acreage.

Although the university features a very attractive
campus, much of the surrounding commercial area
has less attractive strip centers, auto repair shops,
and fast food restaurants. A Carroll Tomorrow
sponsored committee is hard at work examining the
possibility of creating an Arts & Entertainment
District linking the university with the excitement
of downtown’s Adamson Square.

According to committee chairman Woody Cole,
“I truly believe that our efforts will transform the
Maple Street corridor into an exciting, vibrant mix
of restaurants, coffee shops, art studios, galleries,
and boutiques. This committee has a unique
opportunity to assist with the growth of one of our
largest economic engines, the University of West
Georgia. Not only will our work create the appro-
priate environment surrounding a prestigious uni-
versity campus, the resulting higher quality-of-life
benefits us all. Whether it is the university attract-
ing students or faculty, Tanner recruiting new doc-
tors, or Southwire seeking to hire executive talent —
everyone gains as we improve the appearance and
function of our community.”

The city of Carrollton continues to be a major
ally in these efforts as it adds to the area with the
Carrollton greenbelt, creating a 12-foot-wide bicy-
cle trail surrounded by greenspace through this area
and, ultimately, around the entire city. Discussions
are also underway about the creation of a business
park near the university, oriented towards technol-
ogy-driven industries.
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Finally, with many of the action steps completed
from the original strategic plan, Carroll Tomorrow
has again engaged Market Street Services to assist
with developing a new, community-driven strategic
plan, building upon the success of the original. As
before, the organization will stress inclusiveness
and broad participation.

Finally, and perhaps most importantly, this
process must be nurtured and sustained, year after
year, until it becomes an integral part of your com-
munity’s culture. The article has already discussed
the geographic mobility of the creative class and the
importance of a high-amenity lifestyle. Perhaps the
greatest amenity that most cities can offer to their

creative class residents is simply to include them in
CONCLUDING THOUGHTS the process of “creating” their own community —

This story exemplifies the quote by noted physically, as well as socially. ©
anthropologist Margaret Mead, “Never doubt that a
small group of thoughtful, committed citizens can
change the world. Indeed, it is the only thing that ENDNOTES
ever has.” For Carroll County, two committed com- 1. Dorfman, Jeffrey H. and Black, Dawn, “Service Costs and

itv lead Lov H d and Rov Richard Revenue Streams of Different Land Uses in Carroll
munity leaders, Loy Howard an oy Richards, Jr., County, Georgia: The Economic Costs of Development
put into place a process that emphasized inclusion, for Local Governments”, August 2002
strategic planning based upon detailed analysis, 2. Market Street Services, Inc., “Carroll Tomorrow
and a deep belief that community issues must not ?gegngofgraphlc & Economic Analysis”, September 13,
be addressed in isolation. A holistic approach must 3 McGranahan, David A. and Wojan, Timothy R, “The

be pursued. Creative Class, A Key to Rural Growth”, Amber Waves
magazine, April 2007

4. ibid.

5. ibid.

6. MPAA Strategic Planning & Research, “The Economic

Impact of the Motion Picture and Television Industry on
the United States, 2006 Report”, January 2007

The process shows that, if you can bring togeth-
er a broad cross-section of a community’s existing
creative class and empower them to build the type
of community in which they wish to live, you will
by default create a place attractive to other creative
class workers.

WORKFORCE DEVELOPMENT FOR
ECONOMIC DEVELOPERS TRAINING COURSE

ommunities will soon face a shortage of skilled e Learn what economic developers need to know

workers as baby boomers retire and workforce most about the Workforce Investment Act and
demographics change. The Workforce Development the activities of Workforce Investment Boards.
for Economic Developers course will show you what

do't e Learn how to integrate workforce development
you can do to prepare.

into your existing economic development

WHO SHOULD ATTEND? programs.

e Explore new alliances and new organizational
models that are forming to support workforce
and economic development collaboration.

e Economic development practitioners

e Chamber of Commerce representatives

* Certified Economic Developers (CEcD] e Learn what communities are doing through

the Workforce Innovation in Regional Economic
Development (WIRED) program and what this
could mean for your community.

July 24-25, 2008
Baltimore, MD

e Local elected officials

e State economic development association
representatives

‘4‘ ‘ This course will help you...
‘= e Understand the how the changing workforce
N/

will affect economic development strategies.

¢ |dentify funding sources to support your work-
force and economic development initiatives.

ACCOMMODATIONS/TRAINING LOCATION

. . . Four Points Sheraton BWI Airport Hotel
INTERNATIONAL ¢ Make connections and remove barriers with 7032 Elm Road

ECONOMIC DEVELOPMENT Workforce developers_ Baltimore MD 21240

COUNCII
Phone: (410) 859-3300
Website: www.starwoodhotels.com/fourpoints/

Hotel Rate: $145 single/double

Visit the IEDC website and register today! www.iedconline.org
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moving into the future

By Russell K. Williams, Jr., Donna K. Fisher, Ph.D., and Cheryl Tatum

Gateway Regional Industrial Park in Bulloch County has quickly emerged as one of
Georgia’s fastest-growing industrial centers. Located three miles south of Statesboro,
Georgia, on U.S. Highway 301, Gateway encompasses 953 acres and is just six
miles from Interstate 16. The park is currently occupied by Wal-Mart’s 2 million
square foot distribution center which is located on a 164-acre site, Statesboro’s
Briggs & Stratton manufacturing facility and Viracon’s glass fabrication facility.
Growth in manufacturing and distribution has contributed to the increased demand
for housing in the county.
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INTRODUCTION
elson & Lang (2007) suggest
that the US will add the next
100 million people by the year
2037. This growth implies that 70
million additional housing units will be needed
over the same period. Moreover, Nelson (2006)
speculates that housing demand for detached
houses on large lots will continue to decline.
This article transforms these phenomenal
growth numbers to the local level by looking at
how a rural county in southeast Georgia might
achieve sustainable growth in housing and pop-
ulation. Rural areas, without sewer service, rely
on individual septic systems for wastewater dis-

posal. In 2006, more than 59 percent of Bulloch
County’s 63,207 residents lived outside the
incorporated areas, up from 51 percent in 2004
(Census, 2006). The county’s population growth
of 19.2 percent over the last decade (UGA,
2008) indicates a need to examine environmen-
tally friendly alternatives to traditional septic sys-
tems. This article details the options being con-
sidered by Bulloch County in its attempt to
adapt sustainable, smart growth policies.

Coastal Georgia, as one of the state’ fastest grow-
ing regions in terms of population and economic
growth, has experienced two major droughts over
the last decade. New York City’s Department of
Environmental Protection Commissioner Joel
Miele, Sr., PE. indicates, “[a]s a sanitary engineer, 1
would not want to install a septic system in an area
that may be dry in a drought, but have saturated
soils during years of normal rainfall. That can only
lead to improperly functioning septic systems,
causing contamination of the environment, streams
and reservoirs, as well as problems for the owner of
the defective system down the road,” (NYC DEP,
2001). Moreover, C. Ronald Carroll, professor of
ecology at the University of Georgia, affirms that to
promote sustainable growth means “saying no to
new developments that depend on septic tanks,”
(Hoslinger, 2007).

Nevertheless, throughout the state of Georgia,
rural areas rely on septic tanks to dispose of bodily
waste for small commercial, industrial, and residen-
tial construction. Septic tanks act as the most con-
ventional system when properties fall outside the
service areas of municipal and private wastewater
treatment facilities. However, anecdotal evidence
suggests that perhaps up to 30 percent of septic sys-
tems fail annually, causing, in the worst case, degra-
dation to groundwater (drinking water) supplies.

SOLUTIONS FOR WASTEWATER TREATMENT IN RAPID GROWTH AREAS

New rural construction, which falls outside the service areas of municipal wastewater treatment facilities, typically
relies on septic systems for wastewater treatment. However, anecdotal evidence shows these systems to be less than
reliable. In areas experiencing rapid growth, environmentally friendly alternatives need to be explored to ensure
continued smart growth. This article focuses on the factors driving economic growth in Bulloch County, a fast grow-
ing rural area in southeast Georgia. Next, we compare two waste disposal systems that could substitute for tradi-
tional septic systems. When taking into account extreme potential environmental costs associated with septic sys-
tems, these smart growth alternative systems become a more attractive option.
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Bulloch County is strategically located in rural
southeast Georgia about 60 miles west of Savannah
(see Figure 1). Employment has increased by 14.5
percent over the last decade, compared to the state’s
13 percent increase during the same time period.
Quality of life, proximity to major transportation
venues (the GA Port in Savannah and interstate I-
95), and southern charm enabled Bulloch County to
attract a Wal-Mart distribution center (serving the
entire east coast at the time of construction), Briggs
and Stratton (engine manufacturer), and Viracon
(tempered glass products manufacturer). Other
strong industry sectors include retail trade, trans-
portation and warehousing, health care, food serv-
ice, and government. The largest employer, Georgia
Southern University, is a public, regional university
serving 58 of the 159 counties in the state.

The county experienced steady growth over the
last several years. 1In fact, over the last decade,
Bulloch County’s population grew by 19.2 percent
(UGA, 2008). Therefore, with 59 percent of its pop-
ulation living outside incorporated areas (Census,
20006), examining alternatives to the traditional sep-
tic systems is warranted if the county wishes to
maintain continued sustainable, smart growth.

A variety of community wastewater sewage pack-
age units can serve as alternatives to the traditional
septic tank system. These units replace the use of
septic tanks, and in some cases provide water as well.
Furthermore, these units can handle wastewater for
larger communities or subdivisions. This article
focuses on the factors driving growth in Bulloch
county including: population, housing, commercial
and industrial development, subdivision develop-
ment, and future development projections. Next, we
compare two waste disposal systems that could
substitute for traditional septic systems. Only
through smart growth that sustains the environment
will the county continue to thrive and prosper.

FIGURE 1. Bulloch County

L

Source: Bulloch County

GROWTH IN BULLOCH COUNTY

As shown in Figure 2, the population of Bulloch
County more than doubled between 1960 and
2000 (Census Bureau, 2003). The population in
2006 topped 63,200, well on the way to the 2010
projected level of 64,275 (UGA, 2008). Population
growth will continue to drive demand for new
housing in the area.

FIGURE 2. Bulloch County Population Estimates
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Nelson & Lang (2007) point out that a growing
population precipitates an increase in the demand
for housing. Between 1990 and 2000 permits for
both single family dwellings and manufactured
homes increased significantly, 24.8 percent and 59
percent respectively (BCBID, 2004). The prolifera-
tion of manufactured homes may be attributed in
part to the enrollment growth of 16 percent at
Georgia Southern University (BCBID, 2004; GSU,
2002; GSU, 2006) and also to the relative cost of
manufactured homes compared to site-built homes.
The housing permits examined encompass the
unincorporated area of Bulloch County, which
excludes the municipalities of Brooklet, Portal,
Register, and Statesboro. Since 2000, manufactured
housing has been declining, while site-built homes
have steadily increased during this same period
(BCBID, 2004). In 2006, 205 manufactured home
permits were issued in the unincorporated areas of
the county. Industrial growth since zoning adop-
tion (1994) includes the Wal-Mart Distribution
Center, Briggs and Stratton, and Viracon to name a
few. These companies also contributed to the hous-
ing growth in the county.

When zoning commenced in 1994, 139 subdivi-
sions and 117 mobile home parks existed in Bulloch
County (BCBID, 2004). By 2006, these numbers
rose to 233 subdivisions and 118 manufactured
home parks. Manufactured home parks have not
increased substantially, due in part to more stringent
regulations for new parks. In addition, manufac-
tured homes are going into subdivisions rather than
in manufactured home parks, with over 50 subdivi-
sions now allowing manufactured homes.
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TABLE 1. Subdivision Lots and Acreage

Year Number of Lots Total Acres
1996 226 109
1997 36 14
1998 21 498
1999 185 944
2000 439 664
2001 340 886
2002 385 668
2003 200 2,587
2004 434 5,547
2005 975 2,768
2006 817 3,026
2007 990 2,279

Source: Bulloch County Tax Assessors

New subdivisions utilized over 2,000 acres in
2003, as shown in Table 1 (BCBID, 2004). This
growth has continued during the last several years
with over 5,500 acres utilized in 2004, 2,700 acres
in 2005, 3,000 acres in 2006, and 2,200 acres in
2007 (Bulloch County Tax Assessors, 2007).
Population growth projections indicate that subdi-
vision growth will continue in the near term, even
though it may not be as rapid as in the past three
years. Therefore, the Bulloch County Zoning
Department is studying alternatives which allow for
continued growth, yet limit the number of acres
being consumed by subdivisions. In some subdivi-
sion locations, lot sizes range between one to 10
acres. While smaller lot sizes would encourage
development with less land, smaller lot sizes are
restricted by current sewage disposal standards.

Zoning has not hindered growth in the county.
Even during times of economic downturn, Bulloch
County has continued to grow. Part of this growth
may be attributed to the increased student enroll-
ment. Part may be attributed to the commercial and
industrial growth in the area. Whatever the reason,
one thing is certain, with economic growth comes a
need for additional housing. Much of this housing
development falls outside of the incorporated areas
in Bulloch County. In other words, new residential
development must rely on waste disposal systems
other than those provided by cities in the county. As
Bulloch County continues its strong record of eco-
nomic development, the demand for housing will
also increase. Smart growth dictates that alterna-
tives to traditional septic systems be adopted.

WASTE DISPOSAL SYSTEMS

Bulloch County’s steady population growth
brought about an increase in wells, small commu-
nity water systems, and septic systems. Con-
sequently, there is rising concern regarding the

potential impacts of septic systems and contamina-
tion on the county water supply. Issues include sep-
tic system failure, inadequate septic system per-
formance, environmental impacts, public health,
and public safety.

Traditional Septic Tank Systems

A septic system is, simply put, a private sewage
treatment plant receiving all wastewater from a
household (De Cloet, 1995). Most are composed of
a tank, a network of perforated pipes called the
leaching bed or drainage field, and billions of
microscopic organisms (Figure 3). The septic sys-
tem itself has had very few technical improvements
since its inception. The average life expectancy of a
septic tank, under normal residential home use, is
20 years before the tank needs to be pumped out;
however, this takes into consideration that no natu-
ral disasters or disruptions to the process of the sys-
tem occur during the 20-year period.

The cost of a septic system for a single home dif-
fers due to numerous variables in a given region
such as cost of supplies and labor, as well as the
geology and topography of the specific location.
The cost of a septic system for a three bedroom-two
bathroom home in the Bulloch County area is
$5,150 (Adams, 2004). This does not include social
costs or externalities for environmental damage or
oversized lots (due to septic tank regulations). In
the worst case scenario considered here, environ-
mental costs include the soil damage repair and a
new septic system installation to correct the faulty
system. Resulting is the extreme of soil repair plus
installation of a new system for a total cost of
$11,800. Soil repair generally refers to the recon-
struction of drainage fields and elimination of con-
taminants from the soil. Ninety percent of septic
system failures are due to malfunction of the soil in
the drain field (www.septicseep.com).

In a subdivision with 200 homes, the installation
cost is calculated by multiplying the per-unit cost
by 200. While some economies of scale might be
observed when purchasing in bulk, these would be
offset by the storage costs of such a volume of mate-
rials. Soil conditions and technology determine the

FIGURE 3. Sample Septic Tank System

Source: www.septicseep.com
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necessary lot size for an adequate septic drainage
field and a safe distance from wells (DCA, 2008).

Over time, a septic tank accumulates solid materi-
al that must be removed. Moreover, raw sewage and
potentially toxic chemicals will drain into the soil,
contaminating wells, lakes, and streams. The envi-
ronmental hazard affects property values as well.
While septic systems do properly dispose of waste
for a given amount of time, it has been demonstrat-
ed in many areas that over time these systems fail. If
the tank is not properly maintained, ground and sur-
face water sources become contaminated. As more
septic systems are being placed into the ground, the
chance of contaminated water increases (De Cloet,
1995). Table 2 describes Georgia communities with
strict ordinances to ensure the proper maintenance of
septic systems, and to minimize the adverse effects
on the environment.

Bulloch County presently does not
provide community water or sewer
system services outside the
incorporated areas. To date, private
developers in the county take the
lead in providing their own water
and sewer systems to developments
outside of current service districts.

Environmental factors and worst case scenarios
affect the cost of replacing or repairing a septic sys-
tem. Depending on the factors that may be affected
such as well contamination, or dangerous impedi-
ments in the soil, the system may have to be moved
to a different location. In the extreme, a new well
will have to be drilled in another location. The
Environmental Protection Agency (EPA) notes that
between 10 and 30 percent of septic systems fail on
an annual basis (EPA, 2004). Moreover, 50 percent

of operational systems are over 30 years old. Sadly,
most systems do not satisfy the EPA Clean Water
Act requirements.

Bulloch County presently does not provide com-
munity water or sewer system services outside the
incorporated areas. To date, private developers in
the county take the lead in providing their own
water and sewer systems to developments outside
of current service districts. This has resulted in sev-
eral residential areas with multiple septic systems
within a small geographic area (Thomas & Hutton
Engineering Co., 2004). Because much of the pop-
ulation utilizes ground water in this area of the state
(Fisher, et al, 2003), it is imperative to minimize
contaminated discharges into the ground. In order
to support the population influx that resulted from
continued economic growth in Bulloch County,
smart growth alternatives to traditional septic sys-
tems must be considered. The following sections
discuss two alternatives which minimize the
adverse effects on the environment and thus foster
sustainable growth.

Small Diameter Gravity Sewer System

A variety of community wastewater sewage pack-
age units exist. These units minimize the use of sep-
tic tanks and in some cases provide potable water.’
More importantly, these units can maintain waste-
water for larger communities or subdivisions.
Figure 4 illustrates a Small Diameter Gravity Sewer
System (SDGS) (EPA, 2000). Approximately 250
SDGS have been partially financed through the
EPA, Construction Grants Programs. The cost of
this system ranges in price depending on the site
area, type of soil, number of consumers, and dis-
posable area. The EPA (2000) estimates the system
will cost $57.89 per foot.

In the SDGS, a pipeline connects each dwelling
to an interceptor tank, which catches all suspended
solids, pushing these to the bottom of the tank.
Fats, greases, and oils flow through the service lat-
eral to the collection main. Unlike a septic system,

TABLE 2. Septic System Ordinances in Georgia

County Requirement

Douglas County Pump septic tanks
every 5 years

Consequence

Disconnect water to houses along the
county drinking water source river

Gwinnett County provides information Not specified
on septic system maintenance;
has third party identify failing
systems; tracks and catalogs

septic systems

Gwinnett—Berkley Lake

Inspection and service tanks

$500 fine and 60 days in jail

every 5 years (lakefront homes)

Source: Georgia Department of Community Affairs
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can operate and maintain the system. The system’s
appeal increases due to minimal manholes, lower
2 ; - excavation cost of digging trenches for pipelines,
and reduced material cost because of the small
pipelines and one treatment center versus many
separate operating septic systems. The operation
and maintenance requirements for the SDGS sys-
tem are similar to the septic system. Disadvantages

FIGURE 4. Small Diameter Gravity System
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The SDGS allows for fast construction, making it
attractive to developers, and unskilled personnel can
operate and maintain the system.

in some cases water can be purified and redistrib-
uted to the homes if the treatment facilities are
properly equipped. Otherwise the waste flows to a
drip field. Minimal contamination transfers to the
ground because sand filters break down the waste
(EPA, 2000).

The SDGS allows for fast construction, making it
attractive to developers, and unskilled personnel

tic systems failed due to infiltration problems. The
cost per residence was roughly $3,500;
however, the long term investment has
paid off by alleviating the filtration
problem (EPA, 2000). Georgia has one
cluster type system located in Hall
County (Harbour Point). Homeowners
are responsible for installation and
maintenance of their units septic tank
and a wastewater filter. The communi-
ty contracts with a private management
company for monthly monitoring and maintenance
for the communal drainage field (DCA, 2008).

The estimated cost of an SDGS for a 200-home
community is $2,017,233 and the per-unit cost is
$10,786, not including any potential EPA subsidies
(McLendon Enterprises, 2004). The primary advan-
tage of the SDGS over traditional septic systems is
that only one drainage field is required per 80-200

FIGURE 5. Onsite Wastewater Treatment System
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homes. This allows for smaller lot sizes, which
appeals to developers. The size of the drainage field
depends on the soil conditions and terrain.

Onsite Wastewater Treatment System

Another alternative to septic systems in residen-
tial areas is the onsite wastewater treatment (OWT)
system. It is designed to handle commercial, resi-
dential, institutional, community, and light indus-
trial wastewater. While this system functions quite
differently than the SDGS, the distribution of waste
is similar.

Figure 5 illustrates the system operations.
Wastewater enters the septic tank from the
pipelines within the community and separates
floating sludge from solids. The waste is then trans-
ported to the central access channel of the OWT
system where it is broken down by the biofilter.
After the wastewater is purified, it can be pumped
into a drip field (Aquapoint Company, 2001b).

FIGURE 6. OWT Community System

Source: Aquapoint Co.

This system is easy and relatively inexpensive to
install and has a quiet treatment process. A poten-
tial disadvantage is the limited experience with long
term use of the system. Furthermore, the high
demand for these systems has resulted in a waiting
list for installation (Aquapoint Company, 2001b).

The cost of the OWT system for a 200-home
community is $2,107,233, with a per-unit cost of
$10,536. Figure 6 illustrates the OWT system for a
subdivision. The OWT system has been imple-
mented in Piperton, TN (a suburb of Memphis),
and at the US Naval Air Station, Guantanamo Bay,
Cuba.

The increased demand for homes in small com-
munities and lower density settings like rural
Bulloch County make it costly to provide public
sewer access. Available land suitable for conven-
tional septic systems has become increasingly rare.
Development in marginal soil forces the use of cost-
ly, land-intensive and often complex on-site systems

which require additional management. At the same
time, local governments and developers must pay
for the total sewer costs, previously subsidized by
the federal government (EPA, 2000). These decen-
tralized wastewater systems described here fill the
gap between central sewer systems and septic
tanks, providing a means to develop in more
restrictive environments and with more cost-effec-
tive systems that can be managed economically
(Dix, 1998).

MANAGING RAPID GROWTH

The SDGS and OWT systems provide a way for
Bulloch County to manage the rapid growth in
unincorporated areas. These systems are typically
located on land owned by the developer. If the
developer provides the system, the housing density
can be increased, thus allowing the costs to be
spread across more lots; costs often passed directly
on to the homeowners. Initially, costs of these sys-
tems seem very expensive to consumers; however,
the overall benefits to society of a more environ-
mentally friendly system must be taken into
account. The benefits far exceed the drawbacks of
developing one of these systems to eliminate the
proliferation of septic systems in the area.

The SDGS and OWT systems provide a way

for Bulloch County to manage the rapid growth in
unincorporated areas. These systems are typically
located on land owned by the developer.

Developers who install these systems can provide
potential residents with assurance of appropriate
water and wastewater capabilities. This replaces the
cost to residents of having to install septic systems
for each lot and potentially contaminating the area.
The developer benefits because residents will be
attracted to an area where they can quickly hook up
to the inexpensive, alternative system. Other bene-
fits of these alternatives include increasing develop-
ment density and the ability to overcome soil-based
limitations compared to issues associated with tra-
ditional septic systems (Dix, 1998). Overall, the
OWT system enables sustainable population
growth in areas like Bulloch County that have expe-
rienced strong economic development.

Table 3 compares the cost of each system. It is up
to the developer to decide which system is best suit-
ed for their area. The alternatives are clearly the
less expensive option. As stated previously, the life
expectancy of each system varies from region to
region. External factors include construction of the
systems, soil types, weather conditions, mainte-
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TABLE 3. Sewer Disposal System Comparative Analysis

Septic System
Cost Per Household $11,800
Total (200)homes $2,360,000

nance, skill of labor, technology, and research and
development affect the cost and life expectancy of
each system.

Where the evidence of maintenance and depreci-
ation of the septic system is clear, no data exist on
maintenance and depreciation of the SDGS or OWT
system over a 50-year period. However, with the
data available and what we currently know about
the systems, the major cost and life spans of these
systems directly relates to the specific type and
quantity of sewage being pumped through the sys-
tem. Septic systems, when including costs to recov-
er from severe environmental damage to drinking
water systems, are the more costly alternative.
Moreover, the advantage of the other systems is that
they allow for a more dense development because
of smaller lot size requirements.

Statesboro’s Wastewater Treatment Plant for incorporated areas, while 59 percent
of the population must rely on alternative systems.

Growth in Bulloch County will continue
for the foreseeable future. In order to
maintain environmentally viable eco-
nomic and population expansion, coun-
ty planners, economic developers, and
zoning officials must adopt smart
growth alternatives which enable the
most efficient, effective use of scarce
resources — in this case land and water.

SDGS OWT
$10,786 $10,536
$2,017,233 $2,107,233
CONCLUSION

Schultz (2004) identified Bulloch County
(Statesboro, the county seat specifically) as a rural
area of sustained economic development. Growth
in Bulloch County will continue for the foreseeable
future. In order to maintain environmentally viable
economic and population expansion, county plan-
ners, economic developers, and zoning officials
must adopt smart growth alternatives which enable
the most efficient, effective use of scarce resources —
in this case land and water.

Septic systems require significant space (land) to
ensure adequate drainage so as not to contaminate
ground and surface water supplies. Yet even when
the land constraint is satisfied, the potential envi-
ronmental degradation caused by faulty and failing
septic systems must be mitigated. One viable alter-
native is to transition into more ecological waste
management systems.

If Bulloch County decides to use one of these
alternate wastewater treatment systems, the growth
in the rural areas will be supported with minimal
environmental damage in the future. There is no
doubt that using alternative wastewater systems will
benefit the county, from a governmental, developer,
environmental, and residential standpoint. No mat-
ter which alternative is chosen, Bulloch County will
continue to grow.

This article is based on a study conducted in con-
junction with the Bulloch County Board of
Commissioners. The authors gratefully acknowledge
financial support for this work received from the
Georgia Soil and Water Conservation Commission,
Contract No. 480-05-GSUI—I; and the U.S.
Department of Agriculture, Award Document No.
2003-38869-02007-1; and the Georgia Southern
University Coastal Rivers Water Planning and Policy
Center.

ENDNOTE

1. Analysis of the cost of providing drinking quality water
is beyond the scope of this article.
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THE EcoNoMIC DEVELOPMENT RESEARCH PARTNERS PROGRAM (EDRP)

— Designated for Innovative Leaders in the Economic Development Community —

The Economic Development
Research Partners Program (EDRP)
is specifically designed to serve the
Economic Development professional
weather the challenges of globalization
that have been threatening our commu-
nities in recent years.

AIMS OF THE EDRP

Through the EDRP Program, IEDC

is taking its mission to a new level,
assisting practitioners to successfully
compete in the global economy and
increase prosperity for communities
at an accelerated pace, empowering
ED professionals to better define their
vision and voice.

Methods and Benefits of

the EDRP Program

The Partners will meet 2 to 4 times a
year, sometimes with experts in the
field, to coordinate activities and focus
agendas on pertinent and practical
issues.

The $5,000 annual membership fee

also includes:

e 1 year standard IEDC membership

¢ 8individuals on the EDRP roster

e acknowledgement on the IEDC
website, conference programs, etc.

e access to data

e VIP networking opportunities

This is an incredible opportunity to
strengthen the communities in which we
operate, and the profession as a whole.
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For further information on
membership details, please
contact: Mary Helen Cobb,
Director of Membership and
Development at 202-942-9460
or mcobb(diedconline.org
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NEWS FROM IEDC

What's Your Professional Development Plan?

2008 Annual Conference

Our 2008 course lineup meets the
needs of economic developers at all levels.
What can [EDCs professional develop-
ment training courses do for you?

* Become a Certified Economic Developer
(CEcD)

* Keep current and maintain your CEcD certification
* Boost your knowledge of specific topics

On July 24-25, IEDC offers its new Workforce
Development course, focusing on techniques to bridge
the gaps between workforce and economic development.
The organization has been working with experts from the
field on a new Workforce Development manual, which
will accompany the course. Leading economic develop-
ment and workforce professionals — Richard Seline - New
Economy Strategies and Dr. Parminder Jassal - Greater
Louisville Inc. — will teach this dynamic course in
Baltimore, MD.

State Organization Earns AEDO Recognition

IEDC announces the new
accreditation of the Delaware /4@
Economic Development Office i
(DEDO) and the reaccreditation
of the Tyler Economic Development Council (TEDC) of
Tyler, Texas, through the Accredited Economic
Development Organization (AEDO) program. DEDO is
the second state organization to earn the AEDO recog-
nition. Both organizations display the professionalism,

commitment to economic development, and technical
expertise deserving of the honor.

The organizations join 23 economic development
organizations recognized nationwide for excellence in
economic development. Maintenance of the AEDO sta-
tus is required every three years.

IEDC Works with New Orleans to Establish
Economic Development Organization

IEDC is working with economic development part-
ners in New Orleans to evaluate the creation of a pub-
lic-private economic development organization. The
project, which involved a team of IEDC member
experts, includes identifying activities and means for
sustainability, recommending a process to establish the
organization and leadership structure, and advice on
coordinating city and regional economic development
strategies.

The project is part of the IEDC Economic Recovery
Volunteer Project, funded by the Economic
Development Administration.

October 19-22 ¢ Atlanta, Georgia

In their article “The Next 100 Million,” Arthur C.
Nelson and Robert Lang note that "the U.S. is alone
among industrialized nations in experiencing substan-
tial growth...Only India will add 100 million people
more quickly than the U.S."

This year, IEDCs Annual Conference will focus on
how communities prepare for The Next Billion: Mobility,
Flexibility, Agility, Livability. Four tracks — Globility/
Mobility, Flexibility/Agility, Livability, and Sustainability
— set the path for better understanding the latest trends
and tools to get ready for the increase in population.

Atlanta, as conference host, provides five case study
tours with hands on learning opportunities. Check out
exciting new additions to the Annual Conference
including the International Cross Border Connection
Event, Sunday morning Town Hall Forums, and exhib-
it hall presentations.

IEDC Efforts in Native American Communities

IEDC is conducting economic development assess-
ments for three Native American tribes this summer as
part of the Indian Economic Development Initiative out
of the Community Capacity Development Office
(CCDO), Department of Justice. The goal is to
strengthen the legal infrastructure for business and eco-
nomic development in the tribes. The three tribes are
Leech Lake Band of Ojibwe (Minnesota), Keewanaw
Bay Indian Community (Michigan), and Santa Clara
Pueblo (New Mexico).

Economic Development Research Partners
Tackle Globalization

The Economic Development Research Partnership is
IEDC’s newest membership category — a think-tank
environment supporting practice-oriented research on
pressing issues in the profession.

The Partners are guiding IEDC researchers in devel-
oping a Roadmap to Globalization for economic develop-
ers. The first deliverable, A Primer on Globalization,
summarizes the major global phenomena shaping the
new competitive environment, emphasizing the chal-
lenges and opportunities for US communities. The
report was made available in May, along with a one-
page user’s guide. IEDC hopes members will distribute
the report among key community stakeholders to spark
dialogue and build support for a 21st century approach
to economic development.
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Make Certification
Organization.....

Show your clisnts and community leaders that your organization is professional in every way.
IEDC's certification and accreditation programs recognize both the competency of industry
professionals and the management strength of economic development organizations.
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Why is NCDS the
most trusted name in
| Community and Economic
2 B Development Fundraising?

P jional
Every NCDS campaign is managed by a team of experts. Our 25 seasoned project directors
are fluent in all the relevant “languages™ . . . job creation, business retention/expansion,

Buy In and Ownership of Top Community Leaders

Engagement and endorsement of key investors and influencers ensures
broad support for our clients’ projects and programs.

We Raise More Money

Regardless of community size, the NCDS MaxFund® methodology consistently secures
larger commitments from more investors within a larger, more diverse investor base.

Visit our website or call to put our MaxFund®™ methodology
to work for your community.

national community development services
America’s Leader in Community and Economic Development Fundraising

BO0-635-4071 wiww, Micdsine. miet infomncdsine. met




SPECIAL EVENTS & NETWORKING OPPORTUNITIES

GOLF OUTING AT STONE MOUNTAIN GOLF CLUB ($)
Sunday, October 19 [ 8:00 a.m. — 1:00 p.m.

Stone Mountain Golf Club is located in one of the most popular attractions in the *

southeast, Stone Mountain Park. Stone Mountain offers 36 holes of championship

golf that has challenged golfers for over 30 years. Stone Mountain Golf Club’s

courses serpentine through a forest of Georgia pines and hardwoods and around

famous Stone Mountain and Stone Mountain Lake. Courses offer breathtaking views

and wonderful, natural rock formations that will make your event truly a memorable

one. -

CHAIRMAN’S RECEPTION

Sunday, October 19 [ 5:30 p.m. — 7:00 p.m.

Don’t miss the opportunity to see old friends and make new acquaintances. Join
IEDC Chair Robin Roberts Krieger and your colleagues for an evening of networking
at the Atlanta Aquarium.

£
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RECOGNITION DINNER ($)

Monday, October 20 [ 6:30 p.m. — 9:00 p.m.

Join in honoring those who have contributed to making the profession what it is
today. Honors to be conferred include: =
Lifetime Achievement Award in honor of Edward Deluca
Fellow Members (FM) and Honorary Lifetime Members (HLM)
Leadership Award for Public Service

New Economic Developer of the Year Award

Citizen Leadership Award

Chairman’s Award for Excellence in Economic Development

EXCELLENCE IN ECONOMIC DEVELOPMENT AWARDS CEREMONY
Tuesday, October 21 [ 4:00 p.m. — 6:00 p.m.

INTERNATIONAL CROSS BORDER CONNECTION EVENT

Tuesday, October 21 | 6:00 p.m. — 10:00 p.m.

The conference’s signature international business networking reception. Take this
opportunity to connect with economic developers and business leaders from across
the globe. Whether you represent a US community seeking foreign investment, an
international community seeking connections to the US market, a trade promotion
agency or the private sector, this reception is focused on
facilitating connections. Networking booths at the event
will feature international consulates and bi-national
chambers of commerce from the Metro Atlanta area.

EDUCATIONAL TOURS

Chattahoochee Hill Country and
the Settlement of Serenbe ($)
Saturday, October 18

10:00 a.m. —2:00 p.m.

Technology
Square on the
Campus of Georgia Tech ($)
Monday, October 20

2:00 p.m. — 5:00 p.m.

Kingwasong: Chinese Insourcing
Jobs to Coweta County ($)
Sunday, October 19

8:00a.m. - 12 p.m.

World’s Busiest Airport
Behind the Scenes ($)
Monday, October 20
DeKalb & Fulton Counties 2:00 p.m. - 4:30 p.m.
Perimeter Community
Improvement Districts (PCIDs) &
Flyover Bridge ($)

Sunday, October 19

1:00 p.m. — 4:00 p.m.

The Villages of East Lake ($)
Monday, October, 20
2:00 p.m. — 5:00 p.m.

($) extra fee event

PROFESSIONAL DEVELOPMENT

PRE-CONFERENCE EDUCATION COURSE

REAL ESTATE DEVELOPMENT & REUSE ($)

Thursday, October 16 | 8:00 a.m. —4:30 p.m. &

Friday, October 17 [ 9:00 a.m. — 4:30 p.m.

As economic developers work to improve the communities
in which they work, real estate development and reuse

often comes forward as a popular economic development
tool. Participants will learn about the various tools that are
available at the local level, including tax increment financing,
bonds, land assembly and eminent domain, in addition to the
many federal programs available.

CERTIFIED ECONOMIC DEVELOPER (CECD) EXAM ($)
Saturday, October 18 [ All Day

Sunday, October 19 [ 8:00 a.m. — 3:00 p.m.

Are you ready to begin your path to earning an average

of $12,500* more by earning the CEcD designation? The
deadline for the October 2008 Certified Economic Developer
(CEcD) exam is Monday, August 18. Gather your course
certificates and documents and send in your application
today to sit for the October 18 - 19 exam.

The exam will be held in conjunction with the 2008 Annual
Conference. Visit the IEDC website at www.iedconline.org to
confirm your eligibility to apply for the exam or contact IEDC
staff at kenwemnwa@iedconline.org.

*Based on information from the 2006 Salary Survey

SPECIALIZED DEVELOPMENT SEMINAR: PREPARING
FOR THE CERTIFIED ECONOMIC DEVELOPER (CECD)
EXAM WORKSHOP

Monday, October 20 | 7:30 a.m. — 8:30 a.m.

IEDC will offer the popular CEcD exam workshop on Monday,
October 20, 2008. This event will give participants an
overview of the CEcD program and useful tips on preparing
for the exam. Participants will witness a mock CEcD oral
exam interview. This is a free event that is beneficial to
economic development practitioners interested in attaining
the CEcD designation.



2008 IEDC ANNUAL CONFERENCE

CONFERENCE TRACKS

Globility/Mobility

In today’s fast-paced global economy, communities can no longer
afford to remain self-contained. The effects of the globalization are
reaching even the smallest of towns. As knowledge and technology
increasingly transcend borders, communities must respond by
facilitating the global flow of information, goods and services to
meet 21st Century economic demands. This track will take an
in-depth look at ways in which a community can integrate into the
global economy including new business and transportation models,
technology development and international strategies.

Flexibility/Agility
In recent years, communities have learned the need to diversify
their economies, find solutions to meet workforce needs and drive
innovation and entrepreneurship. By incorporating flexible economic
development strategies, communities are able to build a local
competitive advantage unique to their economic
strengths. This track will highlight best
practices and innovative strategies
to create a talented workforce and
entrepreneurial environment in
communities of all sizes.
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REGISTRATION FEES

Jun14 - Aug 15  After Aug 15
IEDC Member $715 $815
Non-member $865 $915
Spouse/Guest $220 $245
REGISTER ONLINE AT:

www.iedconline.org

HOTEL INFORMATION
| |

HYAI
Hyatt Regency Atlanta ' 25
265 Peachtree Street, NE
Atlanta, GA 30303
Phone: (404) 577-1234
Reserve Online: www.iedconline.org
Room rates: $189/single and double
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Livability

Quality of life increasingly influences the location decisions

of businesses and people. By providing an environment that

is both people-friendly and forward-thinking, neighborhoods

and communities can build livable and attractive places. From
revitalizing downtowns, retail attraction and arts and sports facilities
to partnerships with higher education and branding the community
all have impacts on citizen and business location choices. Sessions
in this track will focus on how communities can invest in their
economic assets to attract and retain citizens and businesses.

Sustainability

As sustainability becomes the catchphrase of the new century,
communities are coming under increasing pressure to ensure their
physical and industrial environment is both environmentally and
business friendly. From greening of existing and new infrastructures
and use of renewable energies to strategic partnerships and
innovative design, communities worldwide are finding new ways to
create sustainable growth and patterns for the future. Sessions in
this track will examine how communities of various sizes can and
are building sustainable futures.
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