domestiCITY for
an Affordable Atlanta
Everyone Wants a
Home of Their Own.
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Typical two-story units open out on to “front yards”
which double up as private parking spaces or semipublic open space overlooking the internal street.
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Project Statement
A single occupancy community for a
21st century population.
Our intent is to replace the existing
SRO units on site with more permanent
housing, and to exploit the inherent
economies of small dwelling units by
creating a community that integrates a
more diverse and growing cross section
of the population that for a variety of
reasons—including age, health, income,
or job-related mobility—live alone; a
community that is equally attractive to
those with few options to leave and those
who can choose to live elsewhere.
Since WWII, most American
cities and suburban communities
have discriminated against single
occupancy dwelling arrangements.
Long associated with transience
and illegal behavior, SROs have
been systematically marginalized
by zoning codes that have favored
the presumed stability of the nuclear
family over other forms of habitation.
This mid-twentieth century vision for
stable communities is increasingly
overshadowed by a more complex
and diverse twenty-first century
population that is not only living
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longer and getting married later
(if at all), but also struggling with
housing affordability. These include
elderly singles, college students or
young college grads, the temporarily
employed, disabled adults without
families, and formerly homeless
veterans, to name a few examples.
These diverse populations are generally
not well served by the housing stock
in Atlanta and beyond, which almost
exclusively is designed for families.
Those who choose or need to live
alone for convenience or affordability,
generally must look for roommates, the
odd basement apartment or other ad
hoc arrangements which are not well
represented in the real estate market.
Small dwelling units have been
recently rediscovered as a viable
housing type, sometimes called “micro
units,” but mostly in dense high-rise
and high-cost urban environments.
We propose to adopt some of this
trend, and to reestablish the link
between modestly sized dwellings
and affordability in a less rarified
low-rise environment. Our goal is to
destigmatize the type and create a
community and unit design that not
only meets the quality threshold for
deeply subsidized housing – safe, clean,
dignified – but is good enough to be
marketable to other populations who
are able to pay moderate market rate
prices.
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The project area is located along the Metropolitan Growth Corridor,
which flows out of Downtown past three colleges, the Atlanta
BeltLine, and lands at the airport. It is the site of the West Places/
Airport BRT, the strategic new high-capacity transit line.
Image source: Atlanta City Design, City of Atlanta, 2017
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Project Goals
A strategic approach to build on the
vision for a growing, changing Atlanta.
Our project addresses the challenges of the site
while also responding to the core values set
forth by Atlanta City Design—Equity, Progress,
Ambition, Access, and Nature. These big ideas
guide the development of our project goals.

Create Community
• Create a variety of outdoor experiences
for different scales of social interaction—
porches, yards, parks, and forest.
• Offer a variety of indoor community spaces for
social services and gathering.
• Use a central, dedicated community building
for supportive and social services.
• Foster community through housing clusters
and a variety of housing types.
• De-stigmatize SRO units by introducing a mix
of units and types.

Be Efficient
• Maintain all existing residents on site through
a phased plan.
• Minimize roads and infrastructure: build less,
lay out streets efficiently, incorporate parking
into building designs.
• Build sustainably using passive, low-tech
strategies: cross-ventilation, solar orientation
and shading, and density.
• Conserve energy and water.
• Encourage connections to MARTA.
• Use larger-scale buildings for ground-floor
retail at Metropolitan Parkway, and to buffer
the site from traffic noise.
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Design for Ecology
• Maximize open space.
• Foster new natural systems and habitats.
• Develop green infrastructure to control
stormwater runoff to the South River and
existing CSOs: blue roofs, permeable paving,
bioswales, wet meadow/bio-retention areas.
• Connect people to outdoors; design “escape
routes into nature”.
• Preserve existing woodlands and enhance
connections to the South River Park, the
“lungs” of the city.

Be Resilient
• Provide spaces for community shelter and
emergency services during acute climate
shocks such as power outages.
• Use renewable energy sources for community
facilities to operate in “island mode” to meet
critical power demands.
• Design housing to be PV-ready.

Make it Replicable
• Design for modular construction techniques:
full-unit and/or panelization.
• Demonstrate best practices that can be
translated to other sites.
• SROs as a typology are underexplored and are
ideal for replicating on any number of scales.

Everyone Wants a Home of Their Own

5

100’
0’

25’

50’

domestiCITY Competition

Wet Meadow

Woodland
Preserve

Dog Park

Trail Street - 39 Parking Spaces

Fireplace

Community
Garden

Pegg Road

Stewart Mews - 27 Parking Spaces

Santa Mews - 55 Parking Spaces

Community
Pavilion

Outdoor Gym

Entry Plaza
BRT stop
Metropolitan Parkway
0’

6

Registration ID: 0ADB77

Everyone Wants a Home of Their Own

25’

50’

100’

domestiCITY Competition

Site Design
A full spectrum of public and private
spaces to serve a diverse group of
residents.
The arrangement of units on the site is intended
to offer residents many of the amenities and
sense of ownership associated with single
family dwellings. Typical two-story units all
have a “front” yard condition, supporting a wide
bandwidth of uses from occupant-tended gardens
to dedicated resident parking. Like a front porch,
these spaces mediate between the privacy of the
unit and the “public” quality of the street and offer
residents a degree of control over how they engage
(or not) with their neighbors and the community.
An elderly resident without a car, for instance,
may create a social space with lawn furniture
and plants, while another resident who travels
for work may simply want a dedicated parking
space. In addition to a more public front yard,
most residents have a more private rear exposure,
which, like a “back yard”, offers greener views and
generally more privacy.
Three-story buildings carry through some of
these ideas, with an open circulation armature
that functions more like a “street” than a corridor.
These denser buildings offer closer proximity to
some supportive services, laundry on each floor,
covered parking, and higher levels of accessibility
for those who prefer or need these conveniences.
All residents share a community center, which
houses common recreational spaces, spaces for
supportive services and leasing, and laundry.
The building sits in the center of a large central
open space designed to support active and passive
outdoor activities for residents of all ages. A
restored wetland environment buffers the eastern
edge of the site and provides a quieter, more
natural setting for strolling.
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Site Program
Land Area
FAR		

316,598 SF
0.28

Total GSF

87,354 SF

Community
Public		
Residential

5,000 SF
2,000 SF
80,354 SF

Unit Types
Average area 351 SF/unit
Total		

229 units

The Porch
The Stoop
The Santa Fe

88 units		
36 units		
105 units

409 SF/unit
333 SF/unit
308 SF/unit

Income Mix
Total				229

(100%)

Market Rate Units		
Project Based Voucher Units
Shelter and Care Units		
Unsubsidized Affordable Units

(38%)
(44%)
(10%)
(9%)

87
100
22
20

Everyone Wants a Home of Their Own
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Unit Design
A small and efficient home.
The Porch Unit: 409 SF

The Santa Fe Unit: 308 SF

At 350 SF average, the units we propose
are efficient, but they contain many
attributes of a larger dwelling. This
includes multiple exposures for cross
ventilation, “ownership” of or access to
outdoor space, and in many cases back
“yard” views and spaces. Every unit
has a kitchenette, a work/activity area,
and a full bath. The unit dimensions
are designed to minimize construction
waste, and to accommodate modular,
panelized, or stick construction for
different market conditions and
location.

The Stoop Unit: 333 SF
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Construction
Feasibility
A speedy process that minimizes
disruption.
Each unit type is designed with
modular construction techniques
and repeatability in mind. The layout
of each type is centered around the
bathroom, which stacks and connects
to the bathrooms above, below, and
adjacent. This reduces costly plumbing,
creates a solid core to construct
around, and allows for uninterrupted
space within the living area.
Once a bathroom cluster is in
place, flat-packed, pre-constructed
wall and floor panels can be tilted up
and connected to each other to create
the necessary number of dwellings.
Alternatively, units can be constructed
off-site in two halves, which would
maintain the dimensions necessary to
fit on a truck bed without the need for a

In the first phase, the dilapidated Town
and Country Hotel Courts buildings are
demolished, cleared away, and the first
third of units are constructed on the
site. During construction, all unit types
are represented, and all supportive
and common services are open to all
existing residents.
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costly escort. When both halves arrive
on site, they can be lifted into place and
secured to each other and a pre-built
structure.
The agility of these methods enable
quick and easy construction for
housing at-scale in any location type; a
large open site or small lot within the
urban core. Additionally, with reduced
construction logistics and ‘stack-up’
modularity, each project can be phased
in a number of ways while responding
to constraints of the site.
In the case of Santa Fe Villas, we
have split into four phases to minimize
disruption to the existing tenants, while
still allowing for a speedy construction
process as outlined below.

The second phase begins with
relocating most of the existing tenants
from the Santa Fe Villas into the newly
constructed SRO units on the former
Town and Country site. Following their
relocation, buildings on the Santa
Fe Villas parcel are demolished and
replaced with another third of the new
units, and additional space for laundry
and supportive services.

In the third phase, the last existing
tenants may move into the newly
constructed phase two buildings,
and the cycle of demolish and build is
repeated for the remainder of the Santa
Fe Villas parcel. Following completion
of all dwelling units, existing tenants
will be offered the choice to stay in
the unit to which they were relocated,
or to move into a unit of their choice
throughout the site. Once all existing
tenants have been moved in, the
remaining units will be listed for rentals.

Everyone Wants a Home of Their Own

In the final phase, the central pavilion,
landscape, and constructed wetlands
are established, and the site resumes
normal activities.
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Economic Feasibility
A safe and attractive investment to
house a range of incomes.
We have established a 10% cash-oncash ratio that grows each year they
maintain the project, eventually to
19% by the end of the loan term. This
eliminates one of the biggest hurdles
preventing developers from buying-in
to affordable housing projects, making
money. To solve this problem, people
often skimp on materials or cut corners
during construction. By driving down
the labor costs of construction through
modular and repeatable unit and site
design, we allow ourselves to maintain
a healthy $170 per square foot cost to
the project.
The revenue from the 87 market rate
units cross subsidizes the affordable
component. The project itself will
Reserves*
Total: $1,000,000
Per Unit: $4,367

Soft Costs + Fees
Total: $4,678,000
Per Unit: $20,428
Hard Cost
Contingency
Total: $742,500
Per Unit: $3,242

continue to provide all 100 projectbased Section 8 vouchers, 22 ‘Shelter
plus Care’ units, and 20 unsubsidized
affordable units. This rent mix allows
us to start with a typical debt service
coverage ratio of 1.25. However, as
the project ages, this ratio becomes
increasingly more conservative (1.3 by
year 5 and 1.4 by year 15). This allows
for a bigger cushion in the event of
a fluctuation of housing demand, or
ample opportunity to reinvest in the
site, its residents, and its programs.
We propose to hold $60,000 as
part of the annual operating costs to
create a full-time salaried Supportive
Services Coordinator position. This is
a necessary operational expense and

5%

Total Development Cost
Project		
$21,270,500
Per Unit		
$92,884
IRR
After 30 years		
After 30 years without
City/State funding

13%
9%

Primary Debt**
Total: $13,970,000
Per Unit: $61,004

66%

22%

Uses

Sources

20%

Federal LIHTC–4%
Total: $4,172,000
Per Unit: $18,218

3%

70%

*50% OpEx and 50% D/S
**30yr, 4.75%, 1.25 DSCR, $0.85/credit
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we project it will rise in keeping with
industry standards to keep the salary
competitive. Additionally, to avoid
the pitfalls of deferred and ignored
maintenance, we have allowed for
generous reserves and contingencies
into both the initial hard costs and the
yearly expense roll.
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Hard Costs
Total: $14,850,000
Per Unit: $64,847

10%
Owner Equity
Total: $2,128,500
Per Unit: $9,295

Everyone Wants a Home of Their Own

2%
State Soft
Sources
Total: $500,000
Per Unit: $2,183

2%
City Soft Sources
Total: $500,000
Per Unit: $2,183
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Rent Roll
Units
Market Units
PBV Units
Shelter and Care
Units
Unsubsidized
Affordable

Gross
Rent

%

Utility
Allowance*

Net
Rent

Annual
Income

87

38.0%

$950

$0

$950

$991,800

100

43.7%

$873

$0

$873

$1,047,600

22

9.6%

$873

$0

$873

$230,472

20

8.7%

$300

$0

$300

$72,000

229

100%

$2,341,872

*Note on Utilities: Owner pays all utilities.
Net Operating Income
Gross Potential
Rent
Gross Potential
Parking
Gross Potential
Other
Total Gross
Potential Income
Overall Vacancy

Yr 1

Yr 3

$2,388,709

Yr 4

$2,436,484

Yr 5

$2,485,213

Yr 6

$2,534,918

Yr 7

$2,585,616

Yr 8

$2,637,328

Yr 9

$2,690,075

Yr 10

$2,743,876

Yr 11

$2,798,754

Yr 12

$2,854,729

Yr 13

$2,911,823

Yr 14

$2,970,060

Yr 15

$3,029,461

$3,090,050

$0 pupm

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$5 pupm

$13,740

$14,015

$14,295

$14,581

$14,873

$15,170

$15,473

$15,783

$16,099

$16,421

$16,749

$17,084

$17,426

$17,774

$18,130

$2,355,612

$2,402,724

$2,450,779

$2,499,794

$2,549,790

$2,600,786

$2,652,802

$2,705,858

$2,759,975

$2,815,174

$2,871,478

$2,928,907

$2,987,486

$3,047,235

$3,108,180

-$117,781

-$120,136

-$122,539

-$124,990

-$127,490

-$130,039

-$132,640

-$135,293

-$137,999

-$140,759

-$143,574

-$146,445

-$149,374

-$152,362

-$155,409

$2,237,831

$2,282,588

$2,328,240

$2,374,805

$2,422,301

$2,470,747

$2,520,162

$2,570,565

$2,621,976

$2,674,416

$2,727,904

$2,782,462

$2,838,111

$2,894,874

$2,952,771

$1,145,000

$1,179,350

$1,214,731

$1,251,172

$1,288,708

$1,327,369

$1,367,190

$1,408,206

$1,450,452

$1,493,965

$1,538,784

$1,584,948

$1,632,496

$1,681,471

$1,731,915
$1,220,856

5.0%

Effective Gross
Income
Expenses Total*

Yr 2

$2,341,872

$5000 pupy

NOI

$1,092,831

$1,103,238

$1,113,509

$1,123,632

$1,133,593

$1,143,378

$1,152,972

$1,162,359

$1,171,524

$1,180,450

$1,189,120

$1,197,514

$1,205,615

$1,213,402

Debt Service

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

Cash Flow

$218,566

$228,973

$239,244

$249,367

$259,328

$269,113

$278,707

$288,094

$297,259

$306,185

$314,855

$323,249

$331,350

$339,137

$346,591

Cash on Cash

10.3%

10.8%

11.2%

11.7%

12.2%

12.6%

13.1%

13.5%

14.0%

14.4%

14.8%

15.2%

15.6%

15.9%

16.3%

Debt Service
Coverage

1.25

1.26

1.27

1.29

1.30

1.31

1.32

1.33

1.34

1.35

1.36

1.37

1.38

1.39

1.40

$3,151,851

$3,214,888

$3,279,186

$3,344,770

$3,411,665

$3,479,899

$3,549,497

$3,620,487

$3,692,896

$3,766,754

$3,842,089

$3,918,931

$3,997,310

$4,077,256

$4,158,801

Yr 16
Gross Potential
Rent
Gross Potential
Parking
Gross Potential
Other
Total Gross
Potential Income

Yr 17

Yr 18

Yr 19

Yr 20

Yr 21

Yr 22

Yr 23

Yr 24

Yr 25

Yr 26

Yr 27

Yr 28

Yr 29

Yr 30

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$0

$18,492

$18,862

$19,239

$19,624

$20,017

$20,417

$20,825

$21,242

$21,667

$22,100

$22,542

$22,993

$23,453

$23,922

$24,400
$4,183,201

$3,170,344

$3,233,750

$3,298,425

$3,364,394

$3,431,682

$3,500,316

$3,570,322

$3,641,728

$3,714,563

$3,788,854

$3,864,631

$3,941,924

$4,020,762

$4,101,178

Overall Vacancy

-$158,517

-$161,688

-$164,921

-$168,220

-$171,584

-$175,016

-$178,516

-$182,086

-$185,728

-$189,443

-$193,232

-$197,096

-$201,038

-$205,059

-$209,160

Effective Gross
Income

$3,011,826

$3,072,063

$3,133,504

$3,196,174

$3,260,098

$3,325,300

$3,391,806

$3,459,642

$3,528,835

$3,599,411

$3,671,400

$3,744,828

$3,819,724

$3,896,119

$3,974,041

Expenses Total

$1,783,873

$1,837,389

$1,892,511

$1,949,286

$2,007,764

$2,067,997

$2,130,037

$2,193,938

$2,259,757

$2,327,549

$2,397,376

$2,469,297

$2,543,376

$2,619,677

$2,698,268

NOI

$1,227,954

$1,234,674

$1,240,994

$1,246,888

$1,252,333

$1,257,302

$1,261,768

$1,265,703

$1,269,078

$1,271,862

$1,274,024

$1,275,531

$1,276,348

$1,276,441

$1,275,774

Debt Service

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

$874,265

Cash Flow

$353,689

$360,409

$366,729

$372,623

$378,068

$383,037

$387,503

$391,438

$394,813

$397,597

$399,759

$401,265

$402,083

$402,176

$401,508

Cash on Cash

16.6%

16.9%

17.2%

17.5%

17.8%

18.0%

18.2%

18.4%

18.5%

18.7%

18.8%

18.9%

18.9%

18.9%

18.9%

Debt Service
Coverage

1.40

1.41

1.42

1.43

1.43

1.44

1.44

1.45

1.45

1.45

1.46

1.46

1.46

1.46

1.46

Revenue Trend

2%

Expense Trend

3%

*Note on Operating Expenses: Annual Operating Expenses
includes $60,000 for a Supportive Services Coordinator and a
capital reserves contribution of $350 per unit per year.
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Building Technology
Innovative housing for the 21st century.
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Save Energy

Configure for Sun and Wind

The proposed housing design carefully
incorporates energy efficiency measures to
improve the comfort of each home and to greatly
reduce operational energy expenditures covered
by the project developer. These measures go
beyond code compliance and include:
• Prefabricated 2x6” stud walls filled with densepack cellulose and 1” polyiso sheathing.
• Continuous air barrier for air tightness.
• Cross-ventilated units.
• Energy recovery ventilation for pre-cooling or
pre-heating fresh air.
• High-efficiency air-source heat pumps.
• Solar hot water.

By responding to Atlanta’s climate and to the
natural forces at the site, the proposed housing
design optimizes comfort and saves energy. The
stepping facades of the “Stoop” and “Porch”
townhouses capture the prevailing breezes from
the west for enhanced natural cross ventilation
throughout the shoulder seasons and for part of
the summer. Likewise, the Santa Fe buildings
along Metropolitan optimize wind pressures
along the length of the facade, which also buffers
the interior of the site from traffic noise. The
townhouses are oriented toward the south to
take full advantage of passive solar heating and
daylight in the winter, while roof overhangs,
balcony extensions, and shading devices control
overheating in the summer.

Registration ID: 0ADB77
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Winter Sun
Dec 21 12pm

Summer Sun
Jun 21 12pm

Energy
Recovery
ventilation
Solar domestic
hot water
Vented attic
space

High performance
building envelope

Summer
Breezes

Operational Energy Costs Per Unit ($/yr)

First flush
diverter and
rainwater
storage

Irrigation

N-S Section through the Stoop.

Registration ID: 0ADB77

Extensive
green roof

Rainwater
for flushing
toilets

0
Proposed Design Measures

Rainwater
catchment

100

200

300

400

500

Baseline Building
18%

Building Envelope + Orientation
+ Efficient Lights and Equip.
+ Efficient HVAC
+ Solar Hot Water

30%

49%
54%

Energy Model Results from BEopt

Everyone Wants a Home of Their Own
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Designing for Ecology
A balance of quality housing with
generous access to open spaces,
natural habitats, and local ecologies.
In designing for ecology, we propose these site
planning and building design strategies:
• Paved surfaces are minimized to reduce
infrastructure costs and minimize runoff.
• Dense housing clusters all adjoin open spaces
of varying sizes for a diversity of activities and
natural systems.
• Retention ponds, bioswales, permeable paving,
and cistern storage contribute to a stormwater
management plan that is sensitive to the
South River ecostystem and Atlanta’s existing
systems.
• Paths and trails through a proposed “wet
meadow” offer calming retreats into nature.
The Wet Meadow
creates a connection
to the South River Park
trail, allowing for active
recreation and leisurely
strolls.
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Zoning
Design for people and nature.
The current zoning is RG-2. The current
land use designation will allow for
zone changes to multifamily residential
(MR-3 with FAR=0.696) and/or mixed
use (MR-C2 with FAR=0.696). Under
MR-3, the project complies with all
requirements for FAR, parking, height,
side yards, open space, lot size, and
street frontage. Requirements for the
supplemental zone are met, but some
porches and decks may be subject to
further review pending detailed design
and site surveys.

Image source: Atlanta City Design, City of Atlanta, 2017
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As the project is in a multifamily
district, it will require a special
administrative permit. The proposal
assumes that for the purposes of
zoning, the aggregated singleoccupancy units (which include private
baths and kitchens, and are leased in
one-year minimum increments) are
considered multifamily dwellings.

Image source: Atlanta City Design, City of Atlanta, 2017
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Supportive Services &
Community Outreach
A sense of community for all.

16

Registration ID: 0ADB77

Everyone Wants a Home of Their Own

domestiCITY Competition

Public engagement throughout the
design, construction, and postoccupancy process will ensure that
the community’s input is clearly
incorporated into the design and to
engender a sense of pride in place.
We will observe and engage the
community at large to learn about
their preferences and priorities for
the future of Santa Fe Villas. We will
work with the community to create an
involved design process to realize the
community’s vision.

Registration ID: 0ADB77

To achieve these objectives, the
engagement approach consists of
surveys public workshops, and inperson meetings. We will use the
following tools and techniques:
• Open office hours at local site office
(resident representative)
• Phone hotline (call-in number for
the community to leave messages,
active throughout the process)
• Surveys
• Reporting out what we heard
through print material
• Advisory group meetings
• Open town hall meetings
• Design charrettes
• Full-scale design pilots

We will continue to maintain a sense
of community through all-season, allage programing and events with local
partners. Some of these could include:
• Community newspaper
• Public art/sculpture in the Central
Park
• Neighborhood farmers’ market
• Outdoor film screenings

Everyone Wants a Home of Their Own
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