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New Project • Developer seeks a $15 million tax incentive to offset cost 
of affordable units and infrastructure improvements

• 382 Class A, multi-family, housing units; 140 key hotel; and 
office building

• Targeted at employees of new healthcare developments 
(Children’s Hospital and Emory at Executive Park)

• 270 new jobs projected

• Average salary of workers in housing units, hotel and 
office building equals $133,558
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Project Proposed 
Housing Set Aside

Proposed  Unit Types

Unit Type Total Number of 
Units

Number of Affordable 
Units

Studio 30 8

I-Bedroom 200 28

2-Bedroom 122 34

3-Bedroom 30 8

Total 382 78



OVER- ARCHING GOALS

ASSESS  AFFORDABLE  HOUSING IN THE PROPOSED NEW  CONSTRUCTION AREA    
2601 BRIARCLIFF  ROAD,  BROOKHAVEN, GA.

DETERMINE  THE  CORRECT  AMI  AFFORDABILITY LEVELS FOR THE PROJECT.

DETERMINE WHETHER THE   10%  INCREMENTAL   AFFORDABLE  HOUSING   
ALLOCATION  WARRANTS A  $15 MILLION  TAX ABATEMENT. 
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39
39

Druid Manor Number of Units 
with Tax Abatement

Market Rate Units -
80%

Inclusionary Zoning
Units - 10%

Decide DeKalb
Incremental Units -
10% 382

39

Druid Manor Normal 
Course Number of Units

Market Rate Units -
90%

Inclusionary Zoning
Units - 10%

Tax Abatement = $15 Million Tax Abatement = $ 0.00
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DeKalb County  Overview 





47%
Cost Burdened

48%

5%

Cost Burdened Indication for Percentage of Households in 
1 mile Radius of 2601 Briarcliff

Rent <30% of Income

Cost Burdened Rent >30% of
Income

Not Calculated

47%
Cost Burdened

49%

4%

Cost Burdened Indication for Percentage of 
Households in 2 mile Radius

Rent <30% of Income

Cost Burdened Rent >30% of
Income

Not Calculated

COST BURDENED  FACTOR 1 TO 2 MILE RADIUS 

Paying more than 30% of Income  for Rent  



Various  Markets YEAR ONE AMI  REQUIRED YEAR TWO AMI  REQUIRED 

Market Rate  Rents   Developers Pro-forma  Avg. $2,245 $88,896 $2,301 $92,056 

One Mile  Rents : % of  Total Renters AMI -One Mile  - $66,229

$1,000 - $1,249 29%

$1,250 - $1,499 26%

$1,500 - $1,999 24%

3 MILES  Rents: % of  Total Renters AMI -Three Mile  - $85,880

$1,000 - $1,249 23%

$1,250 - $1,499 20%

$1,500 - $1,999 20%

$2,000 - $2,499 5%

HUD   Affordability   Data  for Metro  Atlanta :

Family  of One  80% AMI $46,350/ Rent $1,159 Family  of One  60% AMI $34,740/ Rent $869

Family of  Two  80% AMI $52,950/ Rent $1,324 Family of  Two  60% AMI $39,720/ Rent $993

Druid Manor  Project – Rent Analysis  



AFFORDABLE RENTS

Family of 1 INCOME 30%  AMI  on 
RENT

80% AMI $46,350 $1,159

60% AMI $34,740 $869

Family of 2 INCOME 30%  AMI  on 
RENT

80% AMI $52,950 $1,324

60% AMI $39,720 $993

Family of 3 INCOME 30%  AMI  on 
RENT

80% AMI $59,550 $1,489

60% AMI $44,700 $1,118

RENTS  1 MILE
2018

AMI $66,229  -
$1,656 (30%)

$1,000 - $1,249 29%

$1,250 - $1,499 26%

$1,500 - $1,999 24%

RENTS  3 MILES

$1,000 - $1,249 23%

$1,250 - $1,499 20%

$1,500 - $1,999 20%

$2,000 - $2,499 5%

RENTS  5 MILES

$1,000 - $1,249 20%

$1,250 - $1,499 18%

$1,500 - $1,999 17%

$2,000 - $2,499 5%

CONTEXT FOR  AFFORDABILITY 

Average 
Rent 
$1,342

Average 
Rent 
$1,322

Average
Rent
$1,309



Community Development Preliminary Review of Impact of Providing Affordable Units 

UNITS # of units Market Rate 80% AMI Reduction Annual Total Reduction Total Reduction    10 Year 

Rent Rent in Rent 80% Reduction Annual Basis Annual Basis Nominal Reduction

Per Unit 20% at 80% AMI 10% of 80% AMI 10% of  80%

Units AMI Units 

Studio 8 $1,230 $921 $309 $3,708 $29,664 $14,832 $148,320

One Bedroom 28 $1,260 $988 $272 $3,264 $91,392 $45,696 $456,960

Two Bedroom 34 $1,440 $1,167 $273 $3,276 $111,384 $55,692 $556,920

Three Bedroom 8 $1,810 $1,364 $446 $5,352 $42,816 $21,408 $214,080

Total 78 $275,256 $137,628 $1,376,280

Total Unit Rent  $108,560 $85,622

Average Rent $1,392 $1,098 $294 $3,529 $275,256 $137,628 $1,376,280

78 Units 

Developer Pro-Forma

Average Rents $2,245 $1,098 $1,147 $13,767 $1,073,856 $536,928 $5,369,280

Specifics  N/A 



Preliminary Review of Impact of Requirements 
# of 

Units 
Market Rate 

Rent
80% AMI 

Rent
Reduction in 

Rent 80% 
Annual Reduction

Per Unit

Unit Revenue 
Reduction

Annual Basis 

Unit Revenue 
Reduction

Annual Basis 

10 Year 
Nominal 

Reduction

UNITS 
20% at 80% 

AMI
10% at 80% 

AMI
10% at 80% 

AMI

Studio 8 $1,230 $921 $309 $3,708 $29,664 $14,832 $148,320

One Bedroom 28 $1,260 $988 $272 $3,264 $91,392 $45,696 $456,960

Two Bedroom 34 $1,440 $1,167 $273 $3,276 $111,384 $55,692 $556,920

Three 
Bedroom 8 $1,810 $1,364 $446 $5,352 $42,816 $21,408 $214,080

Total 78 $275,256 $137,628 $1,376,280
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Tenancy

4 Mile Buffer - No Fulton 2 Mile Buffer - No Fulton 1 Mile Buffer (1 mile)
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Observations      
and 

Conclusions 

Demographics & Statistics

• DeKalb has a significant need for Affordable 
housing ,42% are Cost Burdened .

• Within a 1 – 2 Miles of the proposed new site, 49% 
of its Citizens are Cost Burdened ,  ergo a need for 
Affordable Housing. 

• A family  earning 80% of AMI in the area cannot 
afford the current Market Rents .

• Within 1 to 3 Miles of the proposed site, 
approximately 50% of the Market Rents are 
between $1,250 - $2,500.

• Households within 1 Mile of the proposed site  
have a Median Income  of  $66,229.; within  3 
Miles  $85,880.  This is  far above  a Citizen earning  
80%  of AMI  @ $46,350)

• Average Household size from 1 to 5  Miles of the 
proposed site is  2.07 

• Renter account for  73%  within  1 Mile, and 61% 
within  3 Miles . 

• Employment  has  75% to 80% White Collar  jobs 
within 1 to 3 Miles .  Blue Collar jobs of  10%, and  
Services  averaging  12% .



WHAT IS THE 
Recommendation  
for the Project 
with respect to 
affordable  
Housing?

Recommendations :

❑ Require 10 % of the units (39) to be allocated 
to Citizens at 80% of AMI. 

❑ Require 10% of the units (39) to be  allocated 
to Citizens at 60% of  AMI.

❑ Cap the Set-Aside  120%  AMI units at 5%

❑ Opinion, the reduction in the Developer’s 
Rent Roll  for an incremental 10 %  of 
Affordable units  ( 39) does not support a $15 
Million Tax Abatement. 

❑ Substantiate quantitatively, the rationale for 
providing a $15 Million Tax Abatement, as the  
reduction in the Developers’ Rent Roll does 
not close the equation.


