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DomestiCITY Competition Jury             March 14, 2018
Atlanta City Studio
2311 Cascade Road SW
Atlanta, GA 30311

Project: domestiCITY International Design Competition, Phase II

Dear Competition Jury:

It is our pleasure to submit this proposal for Phase II of the DomestiCITY competition. Lord Aeck Sargent is thrilled to be a 
finalist in this international competition to address the challenging and multi-faceted issue of affordable housing in our home 
City of Atlanta.  We hope to be able to help tackle this critical issue - one that will likely continue to worsen as the City grows 
if more projects like these are not realized. Affordable housing is integral to our values and our work and we are passionate 
about community building, neighborhood revitalization, celebration of our diverse history and culture and sustainable, even 
regenerative design. We hope you can recognize this passion and commitment through our second phase proposal and 
see the practical application of our firm’s research and innovation toward creating a beautiful, replicable, sustainable and 
meaningful architectural solution for your project.  

OUR TEAM
In order to evaluate this challenge and unlock the Santa Fe Villas’ and Town & Country site’s full potential, we assembled a 
diverse team of experts and skill sets capable of tackling the complex set of issues this project represents. We believe this 
project can be viewed from five fundamentally distinct but interconnected perspectives and we have structured our team to 
be responsive to each:

1. Urban Design & Planning: Working from the outside in, this study must first fully understand the relationship of the site 
to the City context and the opportunities, responsibilities and challenges that it affords. Lord Aeck Sargent brings experts in 
Urban Design, Planning, Landscape and Architecture to the project in a fully-integrated fashion. Our firm was involved in ten 
successful HOPE VI programs and ten Choice Neighborhoods efforts including an instrumental role in the Atlanta Housing 
Authority’s recent successful $30 million Choice Neighborhoods implementation grant.   

2. Architectural Design: More than just an abstract planning effort, this study must ultimately unite practical programming and 
function with innovative, elegant design in a way that creates a beacon for equity in the City. Lord Aeck Sargent’s architects 
and designers are pleased to collaborate with Katerra on the integration of mass timber structure for the proposal. Katerra 
is a technology company focused on optimizing the fields of design and construction with systems approaches that remove 
unnecessary time and cost to projects.  Katerra’s engineers worked with LAS to optimize the design in our submittal and will 
help us more effectively employ the inherently sustainable Cross-Laminated Timber (CLT) technologies for the project as we 
move forward. This will reduce costs, optimize scalability/replicability and most importantly, improve quality and durability. 

3. Preservation & Adaptive Use: Understanding the importance of Santa Fe Villas’ and Town & Country’s historic resources 
and how they can be sensitively re-purposed will be critical in forging a link between the past and the future. Lord Aeck 
Sargent has deep expertise in Historic Preservation with an entire practice area devoted to this specialty. Our team seam-
lessly integrated these in-house preservation experts to work toward a solution that recognized and honored the past while 
re-imagining a new and better future. 

4. Real Estate: Analyzing real estate fundamentals from a developer’s perspective will provide critical insight into honing 
the potential strategies into solutions that meet the economic requirements for viability. For this aspect of the project, our 
partners are the Bleakly Advisory Group (BAG). They are one of the Southeast’s premier market research and real estate 
advisory firms with expertise in analyzing affordable, mixed-income and market-rate housing.

5. Development: A collaborative team of developers; the Tapestry Development Group and Bruce Gunter, formerly with Pro-
gressive Redevelopment, Inc. (PRI), and now with the Civitas Housing Group, has deep experience and expertise within the 
affordable and supportive housing realm and are adept at navigating complex development issues with innovative financing 
strategies. Notably, PRI developed and managed more than 4,000 units of affordable housing at its peak. Among those, a few 
signature supportive housing projects were the Imperial Hotel, Welcome House and Hope House.  
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GOALS
Parallel to our Team structure, this second phase proposal also is centered on the five very important goals we identified for 
the Santa Fe Villas and Town & Country: Live, Work, Thrive, Learn and Sustain. 

LIVE is realized by creating an inclusive, resilient and equitable mixed-use village that supports and empowers the current and 
future residents through quality, mixed-income housing.  Our innovative designs provide for both autonomy within the units, 
giving everyone their own front door while also providing new greenspace and activated, shared amenities for community-
building. Our response embraces the beloved historic buildings ensuring their use for years to come.  Our proposed design and 
program mix attempt to address the needs of anticipated residents. Universal design, cultural inclusion, safety, community 
building, access to transportation, access to nature are all important drivers of what we have proposed. 

WORK is reached through building local partnerships and providing on-site job training as well as employment opportunities 
with the use of innovative, new construction methods. Katerra will help us develop an inclusive approach for access of their 
modular CLT Construction method, providing specialized training and economic opportunity for the future residents. 

THRIVE is about having planned community amenities and services helping to elevate the needs of this population. Healthy 
Communities = Healthy Atlanta; equity and wellness are paramount for the residents. Our team has gained deep expertise 
in working on an ILFI Living Building Challenge (LBC) Project right here in Atlanta at Georgia Tech; it is also a mass timber 
solution. Through that process, our Firm received our own JUST label and will apply that ethos directly to this project. 

LEARN emphasizes the skills and educational opportunities. We are creating safe, shared places for the residents to meet 
one another and work together. These spaces are not unlike those that we are designing for some of the top colleges and 
universities across the US such - as “maker spaces,” collaborative centers along with counseling/training and outreach 
areas. Beyond the building’s enclosure, these extend as well as gardens and other community-based event spaces. Our LBC 
project, currently under construction, is incorporating edible gardens and an apiary and the students are even making items 
such as lip balms and honey from the bees. 

SUSTAIN ultimately involves the integration of low energy/impact building systems and practices that can be replicated 
elsewhere while respecting and acknowledging the history of the site through the adaptive re-use of some of the historic 
structures as part of the site’s redevelopment. It means building with products that are not unhealthy. It means treating water 
as a precious resource in times of ever increasing shortages and extreme weather events. We will directly apply research 
from the LBC project to help make the Santa Fe Villas  and Town & Country the deepest shades of green they can be, within 
the parameters of the project.

  In summary, we believe our team is uniquely qualified to embark on this mission for the following reasons:

• We are experts in the planning, design, and construction of facilities in urban contexts;
• We have previous working experience with affordable housing and mixed-use design along with master planning in 

the City of Atlanta;
• Our planning, design, engineering, real estate and development partners are experts in their respective fields;
• We are collaborators by choice and by nature. We have conducted hundreds of engaging, interactive and fun planning 

forums. We enjoy working with people to craft consensus and an informed vision of the future;
• We are visually-oriented. Our highly varied and graphic products are designed to help convey design and planning 

concepts in an understandable and inspirational way; 
• Our track-record of implementation is unparalleled. We believe in combining aspirational planning with real world 

practicality in order to ensure that our plans lead to built work. For us, it is not enough simply to “dream”. We truly 
want to make this project a reality that changes peoples’ lives for the better.

Our hometown commitment to this project is genuine. We are designing places and spaces for ourselves, our neighbors 
and our families. We view this as one of our Core Values in that “Responsive Design is for everyone” including our families, 
friends and neighbors and those who today may be in the most need.

Sincerely,

Joe Greco, AIA, LEED AP, President
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katerra.com 
 

March 13, 2018 
 

Letter of Support 

   

Dear Domesticity Competition Jury: 
 

On behalf of Katerra, I am pleased to submit this letter in support of the Lord Aeck 
Sargent team’s Phase II proposal in the international “Domesticity” affordable housing design 
competition. 

 
Founded in 2015, Katerra is a vertically-integrated design and construction company 

that already ranks as one of the top 25 multifamily general contractors in the United States. In 
that short time Katerra has grown to have more than 1500 employees, offices in four countries 
(including an office in Atlanta), a growing number of factories, and dozens of active projects. 
We combine expertise from the most groundbreaking technology, design, manufacturing, and 
construction companies towards transforming how buildings and spaces come to life. One 
such transformative area is our expertise in cross-laminated timber (CLT), a construction 
technology aimed at achieving efficiency without the expense of quality or sustainability. During 
the Phase II process, we gladly served as the LAS team’s structural engineering consultant—
assisting with cost estimating and structural feasibility as it pertains to CLT construction. 

 
We are excited by Lord Aeck Sargent's proposal to utilize CLT as an innovative, cost 

and time saving solution towards building affordable housing. The proposed affordable 
housing CLT prototype is the kind of project that could spur regional industry growth and 
leverage the southeastern U.S. timber industry in the future. This type of creative thinking and 
problem solving is a guiding philosophy in Lord Aeck Sargent’s work—as evidenced in their 
design’s responsiveness to the site, context, and users of the Santa Fe Villas and the Town & 
Country sites. Another aspect of their proposal that resonated with us was the emphasis on 
job training opportunities for local residents. Katerra is currently in the early stages of a new 
initiative, Katerra University, aimed at creating similar partnerships with local technical colleges 
to provide construction training to unskilled laborers in the communities where we operate and 
serve. 
 

In closing, Katerra supports LAS in the goals and objectives laid forth in their Phase II 
design proposal for the “Domesticity” competition. We welcome the opportunity to partner with 
Lord Aeck Sargent and the City of Atlanta in a continued conversation around finding 
innovative solutions to address our most pressing housing needs in Atlanta as well as many 
other cities across the country.  
 
 
Sincerest regards, 
 

                                    
Craig Curtis     Matt Kantner, P.E., S.E. 
President of Katerra Architecture                            Senior Designer, Structural Group 

Domesticity Competition Jury 
Atlanta City Studio 
2311 Cascade Road SW 
Atlanta, GA 30311 
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APPROACH AND OBJECTIVES
BIG IDEA “41 ECOLIVING”

As Atlanta is at a crossroads of rethinking “affordable” 
housing and designing the future growth of the city, the 
project goals are: 

• To create an inclusive, resilient, and equitable mixed-use 
“village” that supports and empowers both its current 
and future residents through quality, mixed-income 
housing using “missing middle” typologies (LIVE);

• To build local partnerships and on-site job training as 
well as employment opportunities through the use of 
innovative new construction methods (WORK);

• To provide community amenities and services (THRIVE);

• To emphasize on site learning skills and educational 
opportunities (LEARN);

• To integrate sustainable systems and innovative building 
practices that can be replicated elsewhere (SUSTAIN); 

• To respect and acknowledge the history of the site 
through the adaptive use of several historic structures 
as part of the site’s redevelopment.

 

PROJECT GOALS

TO CREATE AND MAINTAIN AN AFFORDABLE, EQUITABLE, 
AND INCLUSIVE COMMUNITY
• 100% of the existing SRO residents—both those with 

housing vouchers and those without—will have the 
opportunity, if they so choose, to move into one of the 
new units as well as remain on-site during the phased 
redevelopment process

• Along with the 147 replacement units and 10 additional 
efficiencies for voucher holders, the site will add 153 
workforce and market-rate one- and two-bedroom units

• Emphasis on marketing units to those who will be active 
members of the area’s micro-economy: local service 
providers and case workers, officers and staff of the 
future Zone 3 police precinct, students and faculty of 
the nearby technical college, film industry staff, airport 
employees, etc.
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TO ADDRESS THE LACK OF “MISSING MIDDLE” HOUSING 
TYPOLOGIES IN THE CITY OF ATLANTA
• Much of the multi-family housing constructed in recent 

years across the city has been either luxury apartments 
or single-family houses; everything in between has been 
disappearing from the housing market 

• Actively choose to pursue added density across the site 
through modular stacked duplex and townhouse-style 
typologies speaks to our desire to fill the gap in this type 
of housing

TO SHOWCASE SUSTAINABLE AND INNOVATIVE BUILDING 
PRACTICES THAT CAN BE REPLICATED ELSEWHERE
• Cross-Laminated Timber (CLT) training center as a 

beacon of what similar redevelopments with public 
and/or philanthropic dollars can do: job and training 
opportunities for current residents to benefit both in 
learned skills and better quality housing, in addition to 
supporting the local state lumber economy

• The choice to go modular through CLT panels provides 
the opportunity to reduce construction time, cost, and 
embodied energy for all new construction 

• Address existing site issues, such as poor site drainage, 
through reduced surface parking, stormwater park, 
permeable pavers, and an underground cistern system 

• Address “energy equity” by lowering resident utility costs 
through the use of photovoltaic panels (solar energy), 
tighter building envelopes (system efficiency), passive 
cooling strategies (fans, operable windows, shading), 
and graywater reuse

• Connect our green and blue infrastructure to the 
city’s ongoing energy and resiliency plans and 
stormwater network

• Market the site as “eco-living” to emphasize the role of 
sustainability in the redevelopment

TO EMPOWER RESIDENTS THROUGH EDUCATIONAL AND 
ENTREPRENEURIAL OPPORTUNITIES
• Current residents will have unique access to training in 

the assembly of cross-laminated timber (CLT) panels, 
the primary construction module that will be utilized in 
the redevelopment—providing immediate employment 
opportunities and the chance to actively take part in the 
reshaping and rebuilding of their existing community 
from the ground up

• Acknowledge the history of the site, its residents, and 
the character of the neighborhood

• Adaptively reuse the majority of the original Alamo 
Plaza motel structures along Metropolitan Parkway into 
community-serving amenities and services

• Acknowledge Metropolitan Parkway as the former Dixie 
Highway, a travel route through the South that served as 
an economic spur, through the incorporation of (route) 
“41” in the redevelopment’s name  

• Adapt informal ideas generated by current residents 
into formal design moves: opportunities for gardening, 
outdoor “living room” areas, personalization

TO FACILITATE COLLABORATIVE, DIVERSE EXPERIENCES
• Through the dispersal of affordable and market-rate 

units evenly throughout the site

• Emphasize pedestrian activation along streetscapes, 
public areas, and ground floor program

• Provide spaces that promote socializing, gathering, self-
improvement, and self-expression

• Integrate balconies, front porches, and shared circulation 
paths that promote knowing one’s neighbors

SITE STRATEGY & INTENT

As the need for preserving and creating affordable and 
workforce housing in Atlanta grows, our redevelopment 
proposal is committed to not only providing 100% 
replacement housing for all existing residents—both those 
with housing subsidies and those without—but to 
incorporate new affordable (80% AMI or lower) and market 
rate units towards a strong, mixed-income community. 

Our proposal further recognizes that more than just housing 
is needed to build a community. In addition to more than 
doubling the number of housing units on site, our proposal 
will also include: job training and employment opportunities, 
on-site health and supportive services, incubator office and 
commercial space and services in partnership with the local 
technical college, a computer lab, a community meeting 
space, a community coffee shop/café, a fitness center, an 
upgraded laundry facility, resident gardens, a gallery, a 
community plaza, bike and car share locations, and small to 
large green spaces throughout the site, including a 
comprehensive stormwater park.
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HISTORY CONNECTIONS

• Metropolitan Parkway as the former Dixie Highway, an early 
cross-country travel route  that brought economic growth 

• Era of vacation travel and auto dominance post WWII, areas 
of tourism not yet known to Northern travelers 

• Creation of mass-produced motel courts for travelers along 
the Dixie Highway, including the Alamo Plaza Hotel Courts 
(current Santa Fe Villas), as part of a larger motel chain 
throughout the South

• While the vacation motel typology still exists across the US, 
examples of it are disappearing

• Decline in significance of Metropolitan Parkway as a 
commercial and economic artery following the construction 
of Interstate 85/75

• Opportunity to return investment and growth back to the 
formerly celebrated corridor as well as acknowledge some 
of the history in the redevelopment’s design moves
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REGIONAL CONNECTIONS

• Signs indicate that the site will be diagonal from the future 
District 3 Police Precinct (180 employees)

• Sidewalk and other street improvements through the 
Metropolitan TAD

• Early proposals for future Bus Rapid Transit (BRT) on 
Metropolitan Parkway

• Relative proximity to the Fort MacPherson redevelopment, 
MARTA stations (Fort Macpherson, East Point), Beltline, 
Atlanta Technical College and the airport

• Site is surrounded by large amounts of impervious surface 
parking and likely needs a robust stormwater response

CITY EFFORT CONNECTIONS

• Our proposal will tie into several key initiatives currently 
underway or in future plans for the surrounding area (Bus 
Rapid Transit, Fort Mac), including interest in connecting 
several key, large parcels along Metropolitan Parkway for 
housing and commercial use as part of the “Crossroads” 
plan envisioned by the Atlanta City Design.



SITE PLAN
LAND USE CONTEXT
The future housing site is located in the Perkerson Park 
neighborhood along Metropolitan Parkway. Once 
concentrated with auto-oriented and suburban-style 
commercial uses, the corridor now has the most 
underutilized, disadvantaged, and vacant properties 
between Arthur  B. Langford Jr. Parkway and Interstate 85.    
The Metropolitan corridor between the Crossroads Mall and 
Kroger lacks commercial and retail services as well as 
housing options for the growing workforce in the surrounding 
areas. Through the establishment of a Metropolitan Tax 
Allocation District, signs of new investment have started to 
appear with the multi-family project City Central Condo, 
sidewalk improvements, future plans for the Zone 3 police 
precinct, and potential Bus Rapid Transit System on 
Metropolitan. Despite many issues and challenges, the site 
is surrounded by many community assets such as the 
frontage on the major thoroughfare between downtown and 
the airport, close proximity to a MARTA station and the 
BeltLine, Atlanta Metropolitan State College, Atlanta 
Technical College and Fort McPherson.  The future 
redevelopment of the housing site could be a catalyst in the 
corridor’s revitalization. It could become a desirable growth 
area not only for supportive housing but also workforce and 
market-rate housing. 

ZONING AND REGULATORY LIMITATIONS
• Current Comprehensive Development Plan (CDP) Future 

Land Use designation is “Low Density Commercial” and is 
not compatible with proposed development or the City’s 
intent to develop this portion of Metropolitan Parkway as 
a “Mixed-Use” district.

• Current Zoning designation is “Residential General – 2” 
(RG-2) and is not compatible with proposed development 
due to: limits on density (RG-2 limit is 0.174), restrictions 
on associated non-residential development, and 
surrounding zoning patterns (i.e. current residential site 
zoning creates a “spot zoning” condition).

PROPOSED REGULATORY ENHANCEMENTS
• Update CDP Future Land use to designate site as “Mixed-

Use” so as to be more compatible with the CDP Character 
Area intent for this portion of Metropolitan Parkway

• Rezone property to “Mixed Residential Commercial 
- 2” (MRC-2) so as to be consistent with proposed 
development plan uses and density and to be consistent 
with surrounding zoning categories (i.e. to remove “spot 
zoning”). Considerations include:

• MRC-2 Density Max = 0.696 FAR; proposed 
development plan total FAR =0.7 FAR

• Obtain a Parking Variance to reduce required parking 
on-site based proposed development based on the 
following considerations:

• MRC-2 requires 264 total parking spaces (per 
Land Use Intensity Table and with reductions 
allowed for Single-Room-Occupancy units) 
whereas proposed development provides 209 
parking spaces.

• Reduction in parking is warranted based on several 
factors including: current location along MARTA bus 
line; potential implementation of Bus Rapid Transit on 
Metropolitan Parkway; likelihood of high occupancy by 
nearby Atlanta Technical College Students who could 
walk or shuttle to campus; historical pattern of low car 
ownership/usage by Santa Fe Villas residents who will be 
returning in the new development; changing commuting 
patterns enabled by ride-share.

ENTITLEMENT PROCESS
Based on the above required regulatory enhancements, we 
believe there will be a four-part process that the design 
and development team will need to undertake. While the 
efforts below can overlap, based on previous experience we 
believe the total entitlement phase could be approximately 
5-6 months. The process will include extensive community 
engagement, update to future land use in the Comprehensive 
Development Plan,  rezoning approval and parking variance 
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PARCEL A
PARCEL B

PARCEL C

Conceptual Density Diagram: Hypothetical example of density comparison based on zoning and development control

Existing Land Use Pattern Existing Zoning
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URBAN DESIGN STRATEGIES 
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SITE USAGE
• Underutilized land with predominantly residential use

• 73,000 SF of existing building footprint with 0.24 FAR

SITE DEVELOPMENT
• Large superblock with one primary vehicular circulation path

• Outdated, inefficient, and non-compliant residential units 
requiring major repair and upgrades

• Existing unit entries face parking lot and alleys 
between buildings

OPEN SPACE
• Lack of open space hierarchy; limited and scattered open 

space for outdoor activities (18,000 SF) on Santa Fe site

• Front porches face parking lots 

• Large paved areas create stormwater issues

• About 60,000 SF of undeveloped and unused space on Town 
& Country site

CONNECTIVITY + PARKING
• Only one vehicular access for the parking areas and the 

residential units

• Almost 96,000 SF or 2.2 acres (31% of total site area) covered 
with impervious pavement

• Underutilized parking 

• Uninviting surface parking lot (formerly green lawn) at the 
entry on Metropolitan Parkway  

EXISTING SITE 
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SITE USAGE
• Efficient and diverse land uses including housing, community 

support services, a job training center, educational amenities, 
and open space

• 218,610 SF of proposed building area with 0.7 FAR to maximize 
development potential

SITE DEVELOPMENT
• Superblock divided into smaller development pads with well-

connected vehicular and pedestrian network

• Demolition of 17 buildings on the Santa Fe Villas site and 3 
buildings on the Town & Country site

• Existing buildings’ footprint and bar building typology as a 
guide for organization of new buildings on site    

• Restoration and rehabilitation of 6 buildings of Santa Fe Villas 
facing Metropolitan Parkway to maintain the site history

OPEN SPACE
• Almost 60,000 SF of hierarchical open spaces from a 

neighborhood plaza on Metropolitan Parkway to semi-public 
communal courtyards and a community garden to private 
residential courtyards

• Streetscape, sidewalks and pedestrian loop to improve 
accessibility and connectivity

• Neighborhood plaza with fresh “market” near MARTA bus stop 
and pocket park on Metropolitan Parkway

• Central “eco plaza” with stormwater facilities and 
green infrastructure

CONNECTIVITY + PARKING
• On-street parking (head-in and parallel) along drive aisles 

throughout the site to avoid large parking lots

• Lower parking ratio per dwelling unit (Total 209 spaces, 1 space 
per 3 SRO units, 0.7 space per  residential unit, 1 space/600 
SF other uses)

• About 35,000 SF or 0.8 acre of impervious pavement for roads 
(11% of total site area) 

• Pervious parking using decomposed asphalt from the old 
parking areas

• Extended vehicular connections to Pegg Road and adjacent 
sites for future connectivity 

• Streetscape improvements on Metropolitan Parkway and Pegg 
Road to create inviting entry points 

• Internal “main street” between the historic buildings and 
new housing 

POTENTIAL DESIGN



**Located in the existing buildings on Santa Fe site 
*  New building at the intersection of 
Metropolitan Parkway and Pegg Road

NUMBER OF HOUSING UNITS UNITS GSF/UNIT
Efficiency - SRO Units 157 480

1 Bedroom/1 Bath Affordable Units @ 80% AMI 33 720

1 Bedroom/1 Bath Market Rate Units 30 720

2 Bedroom/1 Bath Affordable Units @ 80% AMI 39 720

2 Bedroom/1 Bath Market Rate Units 10 720

2 Bedroom/2 Bath Affordable Units @ 80% AMI 31 960

2 Bedroom/2 Bath Market Rate Units 10 960

Housing Area 310 195,360 
Educational and Community Amenities** 4,700

Community Supportive Services** 10,750

Job Training Center* 7,800

Total Building Area (Gross SF) 218,610 

Housing (Mix of 3-4 Story Stacked Duplex/
Townhomes/Stacked Flats Typologies)

Job Training Center/Maker Space

Entry from Pegg Road to Job Training Center

Outdoor Working Space

Medical Clinic

Property Manager Offices

Community Amenities

Coffee Shop/Pop Up Store

Case Worker Offices

Community Support Services 
Entry with Revitalized Lawn  

Rain Garden

Fresh Market Area

Neighborhood/Public Plaza

Walkways with Stormwater Utilities

Community Courtyard

Central Spine with Green 
Infrastructure, Orchard Walkway

Central Plaza

Central Green with Rain Garden  

Community Garden

Community Barn/Public Art Display

Residential Shared Courtyard

Residential Private Courtyard 

Future Connection to Nature Preserve

Pedestrian Connection from Pegg Road

Permeable Parking

Shared Parking (Permeable Paving) 

Preserved Old Growth Trees

Streetscape Improvements 

Connection to Future Development 
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ARCHITECTURAL CHARACTER
INNOVATION
As the demand for sustainable approaches utilizing renewable 
resources increases, mass timber products will be important 
in the future of design and development. The building industry 
accounts for approximately 6% of overall global greenhouse 
emission. Of that, the United States contributes 15% to this 
global carbon dioxide and other greenhouse gas burden. The 
excessive release of greenhouse gases into the atmosphere, 
especially from energy-consuming construction and material 
production, plays a significant role in our current climate 
change problem.  

Wood, with new innovation in mass timber products, should 
become a viable and competitive option to steel and concrete 
commercial construction. Of these construction types, 
wood is the most sustainable. It is the only material that is 
renewable and the only one with the capacity to absorb and 
sequester carbon throughout its lifetime. In addition, the 
embodied energy of wood is significantly lower than that of 
concrete and steel. 

CROSS LAMINATED TIMBER
41ECOLiving utilizes CLT, or cross-laminated timber. Cross-
laminated timber is an engineered wood building system 
designed to complement light- and heavy-timber framing 
options. Because of its high strength and dimensional 
stability, it can be used as an alternative to concrete, masonry 
and steel in many building types. CLT consists of solid wood 
panels constructed of solid, sawn lams of dimensional 
lumber, laid in cross lams of 90 degrees. Typically there are 
three layers or more; it is very similar to a robust plywood 
sheathing.  CLT panels act in two ways structurally, providing 
vertical and horizontal strength, providing economy to the 
overall building system. 

41ECOLiving consists of several housing typologies with the 
studio to two bedroom units. With the use of CLT, all of the 
residential construction utilizing a standard modular panel 
size for floor, wall, and roofing assemblies.  The panels 
are prefabricated and precut thus reducing the on-site 
construction time and the need for skilled labor. 

DESIGN: HOUSING
The existing SRO buildings on site are defined by several key 
architectural characteristics and features: they are single 
loaded, bar buildings facing onto shared parking; they have 
a covered walkway/porch for circulation; and every occupant 
has his or her own front door to the outside world. 

In our proposed housing design, we chose to resonate 
aspects of these elements through the following: rotated 
the bar typology for better orientation; maintained a shared 
circulation but with both private and public porches; buildings 
faced onto shared green space more than parking; every 
occupant still has his or her own balcony and/or front door 
to the outside world. 

We hoped to resonate some of the current residents’ 
personalization of their existing units and outdoor spaces 
through a range of formal to informal outdoor social spaces, 
exterior interventions such as guy wires and colorful 
shading panels in each unit for resident interaction, and the 
opportunity to help choose from a palette of exterior cladding 
options. 41 ECOLiving combines wood and metal to create a 
modern, yet simple aesthetic that reflects the integrity of the 
straight forward construction of the buildings. The materials 
selected specifically represent the goals of 41 ECOLiving: 
to help create a community that is non-toxic, ecologically 
regenerative, transparent and socially equitable. 
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INTERIOR VIEW OF A TYPICAL STUDIO UNIT

EXTERIOR VIEW OF THE UNIT PORCHES



DESIGN: ADAPTIVE USE 
The Santa Fe Villas, originally built as the Alamo Plaza Hotel 
Courts, and the Town & Country sites are historical markers 
of a post-World War II era that saw the rise of the automobile 
and the suburbs. Pieces of that history still remain embedded 
across the site—from the large swaths of parking and generous 
setbacks to the charming Mission revival style buildings, of which 
the most intact (those that face onto Metropolitan Parkway) will 
become community and supportive services. 

In an effort to merge past and present, while much of the exte-
rior of the historic buildings will be preserved, new features, 
such as the community plaza along Metropolitan Parkway, will 
introduce a public “front lawn” in which creative placemaking 
and resident activation can return this former parking lot to 
pedestrians over cars. 
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DESIGN: TRAINING CENTER
Little was found on the history of the Town & Country site, but 
similar to its counterpart, in its heyday, it was a travel motel. 
Unlike the Santa Fe site, most of the site’s existing buildings 
are uninhabitable and in disrepair. The training center, while 
introducing a wholly different program, architecturally attempts 
to harken a similar narrative with its modest gable and stepped 
back façade. In addition to the use of CLT panels, the train-
ing center will feature the use of Glulam (glue laminated wood 
product) beams and columns to deal with the longer spans and 
high ceilings. Exterior cladding will be an interplay of metal, 
wood, and glass similar to the new housing units.
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PROGRAMMING AND PHASING
HOUSING PROGRAM
Housing is the heart and center of our site proposal because 
it is what creates stability for many of the formerly homeless 
or low-income residents who currently occupy the SRO units 
at the Santa Fe Villas. Knowing this and the housing needs 
of individuals across the city—both formerly homeless and 
rent-burdened residents alike—the team decided to not only 
double the unit count on the site but increase the diversity 
of unit types offered. 

While the existing housing stock consists of 147 single room 
occupancy (SRO) units, the proposed housing plan would 
see all existing 147 SRO occupants upgraded to efficiency 
studios with full kitchens along with the addition of one and 
two bedroom units. 

Existing SRO units range from 220-250 square feet with only 
a kitchenette. The proposed 157 efficiency studios that will 
serve as replacement housing for the existing SRO tenants 
will provide nearly double the existing living space (480 sf) 
and will include the much asked for full kitchen as well as 
private bathroom. A shared laundry facility will be located per 
block as opposed to the single laundry room for the entire 
site currently offered.

The new one bedroom and two bedroom apartments will be 
available as both market-rate as well as affordable/workforce 
(80% AMI) units. Of the 103 set aside as affordable/workforce 
units, 33 will be one bedroom and 70 will be two bedroom 
units. The remaining 30 one bedroom and 20 two bedroom 
units will be rented at market-rate.

Potential new residents could include: police officers and 
staff of the future Zone 3 Police Precinct planned for the site 
across Metropolitan Parkway; faculty, staff, and students 
from the nearby local schools and college campuses; various 
workers in the film industry; airport employees or frequent 
airport users.

In total, the site will accommodate 310 housing units - 157 
efficiency studios, 63 one-bedroom units, and 90 two-bedroom 
units. Housing units will be intermingled and dispersed 
through each building and block—creating an inclusive, 
mixed-income community in the process.

TRAINING CENTER
One of the first features of the site will be the construction of 
the Metropolitan Fabrication Lab & Community Center. This 
training center will serve as both an educational space and 
community amenity. 

The primary focus of the center will be educating local 
residents interested in careers in or skills related to the 
construction industry. During the redevelopment process, 
the training center will host periodic “site visits”—providing 
residents, as well as the local community at large, the 
opportunity to engage in the overall construction process 
and learn about each construction discipline from design to 
development. The training center will also host educational 
courses on the fabrication of cross-laminated timber (CLT) 
panels—the primary structural method and architectural 
innovation in the proposed new construction. Partnerships 
with local community and technical colleges as well as 
industry partners will help the training center facilitate 
apprenticeship programs, hiring pipelines, and potential 
career tracks for local residents who are interested in 
receiving proper training and certification as technicians in 
everything from finished cabinetry to wall assembly.

The secondary focus of the center will be as a flexible “maker 
space” where creative minds and technical talents in the 
city can converge and innovate. Residents will have the 
opportunity to take creative courses like basic woodworking 
to jewelry making as well as more technical courses like 
starting a small business or managing a budget. Additional 
space in the training center will be set aside for the larger 
community to use—providing much-needed community space 
that can be available after hours for community events.

The emphasis on the training center as a significant part 
of our overall programming is due to the belief that, in 
addition to a “housing first” approach coupled with access to 
supportive services, another important component is creating 
opportunities for economic mobility through training courses, 
apprenticeship programs, local partnerships with potential 
employment partners, educational institutions, and trade 
groups. It is our hope that the site redevelopment would not 
only serve as a model for innovating affordable housing but 
also the importance of workforce development.
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COMMUNITY AMENITIES
In order to create a thriving community, our site proposal 
includes a number of added community amenities as well 
as supportive services that will be housed in the renovated 
historic structures. 

These will include an on-site clinic, property manager and 
leasing office, wellness & fitness room, community library 
and computer lab, community gathering and event space, 
demonstration kitchen and pantry, pop-up vendor space, and 
co-working office space for both our on-site case workers 
and other local service providers or nonprofit groups who 
would be great partners.

The clinic would aim to provide basic health services to 
the community at large but also promote regular check-
ups, doctor visits, and general mental and physical health 
wellness among the site’s residents.  The former leasing 
office building, the largest of the remaining structures, would 
provide an ample variety of community-building activities. 
The wellness and fitness room would provide basic exercise 
equipment and a space for rotating fitness classes provided 
by local instructors on a volunteer or nonprofit basis. The 

computer lab and library would partner with local nonprofits 
to provide both basic and advanced computer-related courses 
as well as a donor-based collection of gently used books to 
share. The community event space and gathering room would 
host communal social events, movie nights, and be available 
for residents to reserve for their own personal gatherings. 
The demonstration kitchen would allow nonprofits and even 
fellow residents working in the fresh food space to teach 
residents about healthy eating and how to incorporate some 
of the fresh produce grown in the community garden in their 
meal preparations. The pop-up vendor space would allow 
different local businesses that are just starting up to have 
an incubator space that would also provide services that 
residents might like and could even be a partnership with one 
of the local community colleges to have a storefront for their 
students’ services (ex: barber / hair services, etc). Finally, 
the co-working and office space for additional case workers 
to meet with residents and nonprofit service providers could 
facilitate positive synergies and collaborations among these 
organizations and provide proximity for residents in the area 
who might need their services. 
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PHASING
Phase 1

The first phase begins on the Town & Country site. What 
remains of the existing dilapidated structures is razed and 
the job training center, nicknamed the Metropolitan “Fab Lab” 
& Community Center, is built along Metropolitan Parkway. 
The training center will focus on educating local residents 
interested in developing skills related to the construction 
industry in techniques that will be used on-site in the 
redevelopment—with particular emphasis on the fabrication 
of cross-laminated timber (CLT) panels that will serve as 
the primary structural method, along with glulam beams 
where needed, for all of the new construction. There will 
also be a community room to serve both the immediate and 
surrounding area. Within the same phase, the first wave 
of replacement housing will begin construction in order to 
accommodate zero off-site displacement. In order to improve 
connectivity across the redevelopment site, the new street 
grid will be introduced, including the “main street” that will 
connect the Santa Fe Villas and Town & Country sites from 
north to south. New utility connections will be set up in 
tandem with the new street infrastructure in anticipation of 
the future phases of housing.

Phase 2

Half of the existing residents currently housed at the Santa 
Fe Villas, specifically those living in the buildings where 
the central green is planned for, will relocate to their new 
replacement units built in Phase 1. This will allow for the 
creation of the central green, with a water cistern tank located 
below, and the new housing units immediately surrounding it. 
New residents will also begin leasing some of the additional 
affordable and market rate units provided in Phase 1 while 
demolition of the existing units and construction of the 
second phase of replacement housing is underway. The 
community programming currently served within several 
of the original Alamo Plaza Motel Court structures to 
remain on the site (located to the northeast corner, along 
Metropolitan) will temporarily relocate into the training center 
while selective demo and abatement begins to preserve and 
adaptively transform these historic buildings into community, 
commercial, and office space.

Phase 3

The final wave of the existing residents on the Santa Fe 
Villas site will move into their replacement units built in 
Phase 2. Like in Phase 2, additional units will come online to 
facilitate the creation of a mixed-income community—serving 
new residents seeking studio, 1 bedroom, and 2 bedroom 
affordable to market-rate rental units. The pedestrian spine 
that links the site from west to east will be fully completed, 
creating an amenable green walkway between the rows of 
housing that will serve as a pedestrian-only route to and 
from the Metropolitan BRT bus stop, training center, and 
future community service facilities. While the restoration 
and adaptive use of the historic structures continues, the 
community plaza is complete, opening up to a range of pop-up 
activities, farmer’s markets, and community events.

Phase 4

With all of the existing residents relocated to their on-site 
replacement units and the leasing of additional units bringing 
in added revenue for the site’s continued operations and 
maintenance costs, the final amenity piece is completed 
with the adaptive use and transformation of the historic 
Alamo Plaza structures into a breadth of community-
focused services and programming, including office space for 
on-site case workers, community computer lab and library, 
community dining room and pantry, pop-up vendor space / 
activity room, community gym, café, and small clinic. 
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SITE SYSTEMS 
SUSTAINABLE STORMWATER APPROACH 
The transformation of the site’s former uses to sustainable 
housing is much in line with the approach that the site will 
taking towards its own environmental responsibility to the 
city and the region. Given the importance of water and its 
regional value it will be the site’s goal to continue to uphold 
the commitment to improving the environment, responding 
to natural features and enhancing the ecology. It will be 
paramount that the stormwater approach to the site will be 
embedded within the landscape design. The goal will be to 
implement a holistic stormwater management strategy that 
offers direct benefits in terms of protecting our streams and 
water bodies by reducing peak flows and volumes, recharging 
groundwater, mimicking natural drainage patterns and 
providing water quality treatment through natural biochemical 
and physical processes. By integrating green infrastructure 
techniques into the landscape as way to collect and convey 
stormwater the park will not only maintain the desired 
aesthetic but will also create significant improvements to 
the environment, ecology and be a valuable educational 
resource to the city as a whole. Creating a dual-functioning 
and dynamic landscape that is integrated with stormwater 
will allow for the most resilient design for the success of the 
site, the city and its regional connections. 

To achieve this, the design approach can be broken down into 
Principles and Goals, as described below:

GREEN INFRASTRUCTURE DESIGN PRINCIPLES
There are several central design principles that will govern 
our design process.

• Preserve mature vegetation and minimize the amount 
of impervious surfaces

• Manage stormwater at its source
• Employ landscape-based facilities to take advantage 

of the land’s natural carrying capacity and 
treatment mechanisms

• Design cost-effective stormwater facilities that enhance 
community character and function

GREEN INFRASTRUCTURE DESIGN GOALS
These central design principles provide the philosophical 
framework for achieving specific stormwater management 
goals. There are three primary goals that will be maintained 
throughout the design process which collectively aim to 
provide positive drainage while reducing the hydraulic and 
pollutant loading on receiving water bodies. Each of these 
three design goals seeks to employ natural processes inher-
ent in the landscape as a means to restore hydrologic function 
to the built environment and create a healthy, vibrant site.

• Surface Conveyance: Work with the site’s natural 
drainage pattern to convey storms of all sizes through a 
network of naturalized channels and landscape features 
before discharging offsite.

• Mitigate Increases in Stormwater Runoff: Employ natural 
hydrologic processes within the landscape to slow runoff 
and allow it to infiltrate into the soil.

• Water Quality:  Employ natural physical and biochemical 
processes to cleanse stormwater runoff.

GREEN INFRASTRUCTURE DESIGN STRATEGIES
The management of stormwater at 41 Eco Commons shall 
be handled by a combination of strategies. 

• Permeable Paving: The amount of impervious surfaces 
has been reduced and replaced where possible with 
a combination of landscape and permeable paving 
(decomposed granite, pervious pavers) to slow the 
velocity of surface flow across the site, and to allow for 
infiltration distributed over a larger area. 

• Bioretention: A system of linear rain gardens convey 
surface flow to the large, central bioretention basin sized 
to handle entirety of site. A combination of contoured 
earth, specially selected landscape materials, native 
or engineered soils, drainage stone with storage 
capacity, and perforated overflow pipe system, a 
properly functioning bioretention system shall address 
stormwater at its source and provide a visually appealing 
amenity to the property.
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TRANSPORTATION AND MOBILITY
The site has a great vehicular connectivity from Metropolitan 
Parkway and  Interstate 85. It is also centrally located between 
downtown Atlanta and the airport with less than 10-min drive 
time. The Lakewood-Fort McPherson MARTA station is about 
10-min biking and the Westside BeltLine is about 25-min 
biking distance.  The site is also well connected by MARTA bus 
system. The bus route 95 on Metropolitan Parkway provides 
extended connectivity to the other parts of the city. Despite 
the significant sidewalk improvements to Metropolitan 
Parkway, there are major streetscape enhancements needed 
to create a walkable and safe environment.  There is need for 
street lighting, landscaping, street trees, and bus shelters. 
Such improvements will require coordination with Georgia 

Department of Transportation (GDOT). Potential streetscape 
improvements on Metropolitan is illustrated on page 20.   

In order to improve bike and pedestrian connectivity to the 
community amenities, some of the neighborhood streets will 
require significant improvements as well. 

The proposed site plan recommends an internal “main 
street” as a way to divide the large superblock in to a smaller 
walkable development. The new north-south street connects 
Pegg Road and could also be extended to the adjacent site 
on the north side. The following page shows potential street 
character of the new internal street.         
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HOLISTIC SUSTAINABILITY APPROACH
The project is a thoughtful response to its climate, culture, 
and sustainability issues considered regional priority. 
While the approach is based on quantitative analysis and 
related metrics outlined by different categories below, it is 
also heavily informed by ‘Enterprise Green Communities 
Criteria’ guidance. 

We believe that such a holistic approach takes the focus 
beyond traditional high priority issues such as site, energy, 
water, and materials into vital areas like healthy living 
environment for occupants, operations & maintenance, and 
resident engagement. 

A strong sense of community driven by resident engagement 
will be critical to the realization of sustainable design and 
resilience goals during operations.

CLIMATE RESPONSE
Based on analysis of the typical meteorological year weather 
file, the climate of Atlanta has extensive hours with cooling 
and dehumidification needs. The humidity during the 
cooling season works against the ability to cool passively via 
evaporation. Diurnal swing of temperatures is not significant 
enough to benefit passive cooling either. This tends to put the 
burden for passive cooling on two strategies: shading and air 
movement. Active systems (air-conditioning and heating) will 
be required to maintain comfort.

Atlanta's psychrometric chart showing the ability of design strategies 
to provide comfort. Solar shading is clearly a top priority for 
achieving this passively.
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The strategy for meeting a design EUI target of 15 kBtu/sf/
year is to do these three things in the mentioned order: 

• Meet the loads passively

• Apply energy efficiency measures (listed below)

• Onsite renewable energy

Specific measures for energy efficiency are outlined below.

• Envelope: With a window assembly U-0.4 and SHGC-0.25, 
for the combination of windows and walls, the goal is 
to achieve an area weighted average of U-0.087 (R-11.5) 
for the assembly. For roofs, the performance goal is 
assembly U-0.028.

• Airtightness: The airtightness of the units will be designed 
in such a way that envelope infiltration does not exceed 
0.3 CFM/SF at 50 Pa, as verified blower door test using 
an industry standard protocol.

• Thermal Bridging: All envelope interfaces will be carefully 
designed to minimize bridging and will be accounted for 
in the assembly U-factor calculations. A minimum of R-3 
to R-5 continuous insulation will be provided at all points 
in the thermal envelope. Attention will be paid to details 
such as points of contact between window frame and 
opaque structure and balconies and structure.

• Lighting: Interior lighting in common areas will be 
designed not to exceed 0.5 W/SF. For dwelling units, the 
lighting design shall target a luminous efficacy of 90 to 100 
lumens/watt. Similarly exterior lighting will also target 
a luminous efficacy of 100 lumens/watt.  This is easily 
achievable with LED fixtures and occupancy sensors.

• Lighting Controls: All common areas shall have 
occupancy controls (automatic on/off) for a reduction of at 
least 50% after 15 minutes of non-occupancy. For spacers 

over 50 sf, vacancy controls (manual on/off, automatic 
off) will be specified.

• Ventilation: All residential units will have ventilation per 

• ASHRAE Standard 62.2 and all the common areas will 
be provided with ventilation per ASHRAE Standard 62.1. 
Make-up and exhaust air shall be balanced to be within 
15% of each other.

• HVAC Systems:

• Option 1, Ductless mini-split air-conditioning system: 
A heat pump based system where multiple indoor 
units can be attached to the same outdoor unit, with 
each room getting customized heating and cooling. 
This system type has a much lower energy footprint.

• Option 2, Variable Refrigerant Flow (VRF) systems: 
VRF systems are essentially large-scale versions of 
the ductless mini-split systems. The outdoor unit 
providing the refrigerant is centralized, supplying to 
and receiving refrigerant all indoor units on site via 
a branch controller. The ability to deal with partial 
loads efficiently and work in conjunction with a heat 
recovery units make this system a very efficient one.

• Domestic Hot Water: All water heaters will target 
a minimum Energy Factor of 0.95. Design options 
shall include

• Optimally, heat will be derived from transfer from 
the VRF refrigerant loop.

• A Heat Pump Water Heater meeting the ENERGY 
STAR specification located appropriately.

Energy benchmarking and target setting using zerotool.org
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COMFORT
Thermal comfort will be a driving factor for the employment 
of both passive and active space conditioning strategies, in 
both the dwelling units and the common areas. For shoulder 
seasons when temperature and humidity are conducive 
for natural ventilation, a combination of deep overhangs, 
ceiling fans, and operable windows shall provide a passive 
alternative to air-conditioning. Strategies such as appropriate 
continuous insulation levels, the amount and type of glazing, 
infiltration control, design to minimize thermal bridging, etc., 

will minimize cold drafts and maximize passive survivability 
in case of an extended power outage.

WATER – INDOOR USE
Specification of low-flow plumbing fixtures (WaterSense-
labeled where applicable) as outlined in the table below 
is expected to improve indoor potable water performance 
by over 40%.  Coupled with rain water collection for sewer 
conveyance, improvement approaching 50% over average 
base case water consumption can be attained.

Water efficiency calculations based on LEED V4
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ENTERPRISE GREEN COMMUNITIES CERTIFICATION 
APPROACH
The project will take a holistic approach to balancing cost 
concerns of affordable housing and providing a healthy, 
connected, and resource-conserving facility for its residents. 
While a more aspirational approach is laid out in the attached 
checklist, the project will strive to meet and exceed the 35 
point threshold under the 2015 version of the Enterprise Green 
Communities certification. 

The design process will involve an integrative approach 
with goal-setting and planned periodic coordination in the 
following categories of the certification system:

• Location + Neighborhood fabric
• Site Improvements
• Water Conservation
• Energy Efficiency
• Materials
• Healthy Living Environment
• Operations, Maintenance + Resident Engagement

Site characteristics such as density of development, access 
to open space, access to public transportation, community 
connectivity, access to food, and local economic development 
will be optimized as a part of the design approach. 

Water efficiency is a priority for indoor and outdoor water 
use through specification of efficient fixtures and irrigation 
systems. Further water conservation and resilience 
strategies will include rainwater harvesting and on-site 
stormwater management.

After meeting the building’s cooling and heating needs 
passively, energy efficiency is the main focus to meet the 
remainder of the loads. The following high performance 
strategies are being considered: 

Insulated Envelope: All envelope components such as walls, 
windows, floors, and roof will be insulated to meet or exceed 
Georgia energy code prescriptions.

Reduced Infiltration: Airtightness based on established goals 
for existing and proposed construction.

Thermal Bridging: Reduced thermal bridging through 
design of envelope assemblies, including interfaces of 
different planes.

EFFICIENT HVAC SYSTEMS
Ductless mini-split air-conditioning system: A heat pump-
based system where multiple indoor units can be attached 
to the same outdoor unit, with each room getting customized 
heating and cooling. This system type has a much lower 
energy footprint.

Variable Refrigerant Flow (VRF) systems: VRF systems 
are essentially large-scale versions of the ductless mini-
split systems. The outdoor unit providing the refrigerant is 
centralized, supplying to and receiving refrigerant from all 
indoor units on site via a branch controller. The ability to deal 
with partial loads efficiently and work in conjunction with heat 
recovery units make this system a very efficient one.
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RESILIENCE STRATEGIES
Design concepts referencing Strategies for Multifamily Build-
ing Resilience developed for Enterprise Green Communities 
as well as City guidelines will be fully integrated into the 
fabric of the development.  

Big moves include a microgrid for on-site solar collection 
and battery storage so power generated is utilized in the 
community ahead of network connection with the community/
training building as the network demarcation point.  This will 
allow for off grid operation in a power outage.

The community center facility itself will be set up to operate 
completely off electrical, water and sewer systems.  It will 
also include all facilities needed to provide shelter to the 
residents of the community in the case of disaster.

Details include:

Community Center

• Serve as central emergency location.

• Must have space large enough for all residents to gather 
in the case of an emergency or natural disaster.

• Must have robust construction to resist wind, flooding.

• Must have off grid-autonomy – concepts:

• PV for emergency power – larger battery storage – 
access to ‘micro-grid’ from PV/batteries on other 
buildings on site.

• Potable water system from roof rain water collection 
in addition to gray water storage for non-potable uses.

• Composting toilets (operation without sewer)
• Showering / laundry facilities
• Kitchen / food storage
• Storage for emergency supplies / equipment 

/ instructions
• Accessible by emergency services

• Could be resource for community at large as well 
as residents.

Storm water management – as noted in site water summary

Food Security

• Urban agriculture emphasis in garden.

• Fruit and nut bearing trees and shrubs throughout site.

• Composting and tool areas to support gardening.

Renewable Energy – site

• Rooftop PV at all buildings with storage batteries.

• Arrange electrical service so there is a ‘micro-grid’ 
to utilize power on site from multiple sources before 
network connection; underground.

• Common utility services (water, power, HVAC)/building 
for peak shaving.

Living Units

• Each building has a laundry/utility ‘suite’ for 
common services.

• Locate on lower level in place of one unit.

• Each multi-residential building has its own services:

• Gray water collection for flushing – collect rain water 
from roof and water from laundry – cistern under 
utility suite.

• High efficiency variable refrigerant building system 
(SEER22) serving unit heating and cooling fan units 
and domestic hot water. Condenser(s) above grade.

• Common laundry area – with access to exterior 
clothes lines and picnic/bbq.

• Common hot water heated by variable refrigerant 
loop - point of use boosters or recirculating loop 
as needed.

• Optimize natural ventilation and daylighting strategies.

• R-11.5 walls (2 ½” R-10 continuous mineral wool insulation 
at exterior of CLT) – rainscreen skin.

• R-35 roof insulation

• Envelope tightness – window/wall ratio.

• Overhangs on south facing windows.

• Energy Star appliances.

• PV on roof / battery storage for off-peak use 
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SOCIAL SYSTEM 
The foundation of this development is rooted in bridging social 
and economic gaps and stimulating this under-utilized area 
of Atlanta by facilitating connections between the residents 
within this development as well as reaching out into the 
surrounding neighborhoods, facilities, and educational 
institutions.  This will be physically realized by incorporation 
of existing spaces and resources to support grassroots 
community involvement.

1. Residents and community at large will have on-site 
access to the job training and the incubator maker space 
facility.  This facility will include:

• Industry-sponsored hands-on training and education 
featuring cross-laminated timber construction (CLT) 
and including professional instruction on history, design, 
fabrication, and erection techniques. Training will support 
construction of new residential buildings on this site.  
This will involve residents in the construction of their new 
homes and provide them valuable skills and experience 
that can earn them permanent employment in the 
blossoming CLT industry.

• A full carpentry shop and high-bay workshop space, 
classrooms, a computer lab, and a high-tech printing 
facilities will be provided to students and small business 
creatives participating in programs offered.  

• Private stalls within an open studio for crafts people will 
be offered at reasonable rental rates which will allow 
individuals and small organizations to have a safe place 
to stage their work as well as access to computer lab, 
printing and plotting resources, and workshop facilities 
on-site. This will stimulate small business and startups.

• Collaborative areas will include space for artists and 
craftspeople to share their ideas and wares in a casual 
setting.  This area will be open to all in the community.  

• Farmers market and other locally owned small 
businesses will have space to display and market their 
products to the community.

• Classrooms and facilities will connect with local 
educational institutions including nearby Atlanta 
Metropolitan State College and Atlanta Technical 
College, offering instructors a chance to connect with 
the new police precinct, CLT industry leaders, and other 
community businesses.

• Classroom spaces can also be reserved for local 
organization meetings and workshops as well as events.

• The facility will also be an anchor for broader community 
events and festivals.  It will connect with the open lawn/
park area via a large operable façade.

2. Mass transit access will be reinforced with a MARTA bus 
shelter with safe access.

3. Bicycles will be available for residents to borrow and 
safe connections for bicycle and pedestrian access to 
the community, the Beltline, businesses, and educational 
institutions will be encouraged.

4. A crosswalk and traffic signal will be provided to connect 
the new development with the new police precinct.  This 
will facilitate the connection with resident workforce 
housing and encourage collaboration between the 
community and the precinct.

5. Affordable housing offerings will include incentives for 
student and workforce residents in addition to housing 
for subsidized at-risk tenants.
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CONSTRUCTABILITY AND ECONOMIC 
FEASIBILITY
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WHAT IS MASS TIMBER?
Mass timber is a category of framing styles often using large 
panelized solid wood construction or glulam panels for the 
primary structure, such as floor and wall framing.

Today, most midrise housing in Atlanta is being constructed 
of light wood framing, sometimes over concrete construction.  
This construction type has proven economical and has a 
relatively quick construction time. Mass timber has added 
benefits over traditional wood construction. The prefabrication 
of structural members reduces the construction time even 
more, reduces the amount of waste, and reduces the need for 
highly trained labor as well.  With these savings, mass timber 
can be comparable in cost to light frame would construction. 

Mass timber has the added benefit of resiliency, providing 
greater fire resistance and structural strength than light frame 
wood. Because of mass timber’s inherent fire resistance, the 
structural wood members can be exposed. This delimits the 
height restrictions on residential wood construction, allowing 
greater density, while also providing a unique aesthetic to the 
residential units. Research shows that spaces constructed 
of natural materials like wood provide significant health & 
wellness benefits. More exposed structure also means fewer 
interior finishes: less paint, or fireproofing materials which 
can contribute to poor indoor air quality.

STRUCTURAL SYSTEM
The 41 ECOLiving project would be built in four phases, 
with each phase comprised of four to nine buildings. The 
structural systems for the typical residential buildings are 
summarized below.  

Foundations and Ground Floor
• A geotechnical evaluation of the site has not yet been 

performed. Based on past experience with similar 
projects in this area, the author assumes that this 
project can be supported on shallow foundations. This 
assumption must be validated with a geotechnical report.

• The first floor of each building will be a 5-inch cast-
in-place unreinforced concrete slab on ground. This 
slab must be supported per the geotechnical report 

(typically the slab-on-ground is supported by 4” to 6” of 
graded aggregate). Bearing walls and shear walls will 
be supported on strip footings, approximately 3’-0” wide. 
All shallow foundations are 1’-4” below the top of slab 
on ground. 

Roof Framing
• The roof framing on top of the Level 4 apartments 

will consist of 3-Ply Cross-Laminated Timber (CLT) 
panels spanning between 5-Ply CLT bearing walls (the 
demising walls between units). The roof panels will be 
approximately 4-3/4” thick and the wall panels will be 
approximately 6-1/8” thick. CLT panels utilize half-lapped 
joints between neighboring panels parallel to span, and 
plywood splines are used at end-to-end joints.

Floor Framing
• The floor framing at Levels 2, 3, and 4 will consist of 5-Ply 

Cross-Laminated Timber (CLT) panels spanning between 
5-Ply CLT bearing walls (the demising walls between 
units). The floor panels will be approximately 7” thick 
and the wall panels will be approximately 6-1/8” thick. 
CLT panels utilize half-lapped joints between neighboring 
panels parallel to span, and plywood splines are used at 
end-to-end joints.

Note on CLT Sourcing
• At this time, there is no local production of CLT in the 

Southeastern United States; however multiple companies 
are considering building CLT factories in the Southeast 
in the coming years. 

• These factories, one of which is planned by Katerra, could 
be online in time for the construction of this project. 

• The current CLT design for the project is based on CLT 
panels from KLH, a large manufacturer in Austria that 
regularly ships CLT panels to the United States. Panels 
from KLH are limited to 7’-4” wide by 38’-0” long due to 
shipping constraints. Katerra-produced panels could be 
up to 12’-0” wide and 60’-0” long.
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Lateral Force-Resisting System
• CLT panels act as the roof and floor diaphragms. Lateral 

forces are resisted by 5-Ply CLT bearing / shear walls 
between units in one direction. In the orthogonal direction, 
lateral forces are resisted by light-frame wood walls 
sheathed with wood structural panels. Typical shear wall 
sheathing is single sided and 7/16” thick. 

Building Codes
The project is expected to be designed in accordance with the 
following building codes:

• International Building Code (IBC), 2012 Edition with 
reference to American Society of Civil Engineers, Minimum 
Design Loads for Buildings and Other Structures (ASCE 
7-10), 2010 Edition

Note: At the time of permitting, the referenced code may be 
updated. It is anticipated that the adopted code may be the 
IBC, 2018 Edition.

DESIGN LOADS SUMMARY
A summary of the project-specific loading criteria follows.  
These criteria meet or exceed the requirements of the IBC 
and ASCE-7.

Superimposed Dead Loads (not including structural 
self-weight)
 Floors   10 psf
 Roofs   15 psf

Live Loads:
 Residential:   40 psf
 Stairs:    100 psf
 Roof:   20 psf
Live loads are reduced where permitted by the IBC.

Cladding Loads:
 Exterior wall:  15 psf

Snow Design Criteria:
 Ground snow load: 5 psf  

Seismic Design Criteria:
 Building Latitude: 33.690° N
 Building Longitude: 84.407° W
 SS:   0.181 g
 S1:   0.089 g
 Site Class:  D*
 SDS:   0.193 g*
 SD1:   0.142 g*
 Seismic Design Category: C*

*Assumed, pending geotechnical investigation and report

Wind Design Criteria:
 Basic Wind Speed, V: 115 mph (3-second gust)
 Exposure Category: B
 Mean Roof Height: 42 feet

MATERIALS
The material properties and types used for the design include 
the following:

Wood Materials
• All wood to be 19% MC as delivered to factory, and <15% 

MC when shipped from factory.

2x Wall Studs
• Southern Pine #2 and Better, Select/Prime visual grade

Sill Plates - Pressure Treated when in contact with Concrete
• Southern Pine #2 and Better, Select/Prime visual grade

Wall Sheathing
• Huber Zip Wall Sheathing 7/16”, Structural I, or 

approved equal

Misc. Blocking
• Southern Pine # 2 or better

Cross-Laminated Timber (CLT) Panels
• KLH panels (Austrian Spruce), 3-ply, 5-ply OR
• Katerra panels (Southern Pine), 3-ply, 5-ply

Fasteners 
• Gun nails per ESR 1539:
• Framing: Paslode 0.131 x 3.25 smooth shank, offset heads
• Wall Panels: 

• Paslode 0.131 x 2.5 smooth shank, round heads
• Paslode 0.148 x 2.5 smooth shank, round heads

Wood Framing Hardware
• Simpson Strong Tie or approved equal
• Use hot-dip galvanized or stainless steel connectors and 

anchors when in contact with pressure-treated wood.

Concrete Strength
• Footings, curbs: f’c = 3000 psi at 28 days
• Slabs on ground: f’c = 3000 psi at 28 days

Concrete Reinforcement Properties
• Mild steel reinforcing bars: ASTM A615, Grade 60
• Welded wire mesh:   ASTM A1064
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MARKET VIABILITY OF CROSS LAMINATED TIMBER (CLT)
CLT is a building material that is made of multiply layers of 
lumber boards stacked crosswise (typically perpendicular to 
each other) and glued together on their wide faces. CLT has 
been used in Europe for over twenty years. Building codes 
in the United States have begun incorporating provisions 
for CLT in the past years. The National Design Specification 
for Wood Construction incorporates provisions specifically 
for CLT as of the 2015 Edition. Model building codes such as 
the International Building Code are evolving to allow use of 
CLT in more and more applications. These code changes are 
indicative of a shifting tide in the building industry – heavy 
timber construction, especially with CLT, is becoming a bigger 
player in the domestic construction industry.

CLT can be cost-competitive with other building systems 
in many circumstances. As with all building materials, CLT 
is most competitive in regions where its source material is 

abundant. In the case of CLT this, of course, means regions 
with forests. The two best opportunities for harvesting timber 
for CLT in the United States are in the Northwest and the 
Southeast. The Northwest has a strong tradition in heavy 
timber construction and Katerra is currently building a CLT 
factory with plans to produce CLT panels by the end of the 
year. The Southeast, however, has lagged behind in heavy 
timber construction. A high-profile university building that is 
currently under construction – The Living Building at Georgia 
Tech is setting an example for heavy timber construction in 
the Southeast. As heavy timber construction begins to take 
off, CLT will simultaneously develop as a viable structural 
building material.
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SUSTAINABILITY OF CROSS LAMINATED TIMBER (CLT)
CLT is a sustainable building material that is made of 
multiply layers of lumber boards stacked crosswise (typically 
perpendicular to each other) and glued together on their 
wide faces. In contrast to concrete and steel, which must be 
mined and heavily processed, wood is a completely renewable 
resource when grown sustainably. Wood manufacturing 
requires less energy and results in less greenhouse gas 
emissions. In addition to the inherent benefits of using a 
material that is regenerative, wood also sequesters carbon. 
In fact, dry wood is about one-half carbon by weight. 
Approximately 1 ton of carbon dioxide is saved (sequestered 
carbon + avoided emissions) per cubic meter of CLT produced.

There are many other sustainable features of CLT. Compared 
to similar steel or concrete building, a CLT building is much 
lighter – therefore less concrete and rebar can be used in the 
foundations. Another sustainable feature of CLT is that it is 
recyclable. CLT is also durable. This is a great benefit because 
a well-designed CLT building can have a long lifecycle, which 
amortizes the environmental cost of construction out over a 
long time period.

Source: seattle.gov
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ECONOMIC AND FINANCIAL FEASIBILITY
Santa Fe Villas currently provide critically needed supportive 
housing units, but due to its deteriorated physical condition 
and an unsustainable financial structure, it will not remain 
viable for the long term unless substantial improvements are 
made in both areas.  The long term viability of this project 
can be greatly enhanced with both a design make-over which 
introduces environmental sustainability, and community 
place-making, along with a new, low-risk financial structure.

Supportive housing projects by their nature—they provide 
housing for very low- income individuals and households—
require a preponderance of equity in their capital stack 
and rental subsidies to cover operating costs. In Georgia, 
reflecting a philosophy of not concentrating poverty, the state 
housing finance agency prefers that supportive housing be 
interspersed with mixed-income housing if subsidies funneled 
by the state, including federal HOME funds and low-income 
housing tax credits (LIHTC), are to be used. Thus, by creating 
a mixed-income project, our financial model for Phase II of 
the Design Competition focuses on obtaining valuable equity 
from the LIHTC 4% program. Tax exempt bond financing will 
also be utilized, but refinanced with conventional long-term 
mortgage debt, early in the project’s life.

Importantly, the projected capital stack will require additional 
“soft” funding from a public/philanthropic source or multiple 
sources.  One source of this capital for a project of this 
magnitude is the $50 million “Home Stretch” program, 
funded by a combination of grants from local philanthropy and 
from the proceeds of Housing Opportunity Bonds which can 
be issued by Invest Atlanta (City of Atlanta). We believe this 
project fits their priorities well, but Home Stretch would have 
to support a rehabilitation project of existing units instead 
of funding a project that would add units to the inventory of 
supportive housing in the city. This capital is critical to the 
project, as limited rental revenues cannot attract and service 
a full complement of private funding requiring market rates 
of return.

It is plainly evident that the Santa Fe Villas need to be renovated 
and its finances restructured. A creative design scheme, 
site planning, and a rehabilitation scope of work that will 
dramatically improve Santa Fe and its street appeal has been 
fashioned by Lord Aeck Sargent. The accompanying financial 
pro forma reflects this ambitious make-over, introducing a 
full re-capitalization of the project. Restructuring the project 
financing will entail working with (or very likely, replacing) the 
current ownership, a small nonprofit that has long labored to 
keep Santa Fe Villas viable and useful. Per the most recent 
financial report available, the balance sheet reflects over $5 
million in mortgage debt that must be restructured. Of that 
amount, most is public debt (state of Georgia) which will have 
to either be forgiven or relegated to a secondary position. The 
private bank debt must be reduced as much as possible, with 
the remaining balance being in effect the acquisition price. 

The concept presented for the physical rehabilitation 
and financial restructuring of Santa Fe Villas reflects a 

mixed-income approach that is designed to strengthen both 
the property and the surrounding community. A mixed-
income property approach provides for a more sustainable 
financial structure, and accommodates a needed variety of 
income levels which enhance the sociology and economics 
of the property.  

SUMMARY PROPERTY DESCRIPTION
The proposed program offers a unit mix which breaks 
down to 157 single room occupancy (SRO) units currently 
providing the supportive housing resource, 103 units geared 
to workforce housing at 80% area median income levels 
(80% AMI), and 50 units at market rates for a project total 
of 310 units. The physical layouts include a combination of 
efficiency units, one-bedroom and two-bedroom units. The 
project also provides ample community/supportive services 
space as well as accommodation for a small, locally run retail 
establishment, most likely a coffee house/convenience shop. 
We envision that this refurbished property will house a wide 
variety of residents along these income bands. To leverage 
the impact of invested funds, the design incorporates a form 
of modular construction, and reduced unit sizes. The site plan 
introduces a cohesive community layout.

Proposed Financial Structure – Low Income Housing 4% 
Tax Credits
For a total project capital budget of $39.2 million, we project 
proceeds from the LIHTC program (Low Income Housing Tax 
Credit) of $16.3 million, sourced at both the Federal and State 
level. Projected net cash flow from rents can comfortably 
support a conventional permanent loan of $15.3 million 
(replacing the initial tax-exempt bond financing). Thereafter, 
the remaining $7.6 million of required capital is assumed 
to take the form of subsidy, as discussed earlier.  Our team 
has assumed the subsidy financing would originate in two 
equal parts, $3.8 million from the City Home Stretch program, 
and $3.8 million from Invest Atlanta – originated Housing 
Opportunity Bonds.  

Our projection assumes a per unit cost of approximately 
$126,500 inclusive of a site acquisition price of $2.0 million 
(includes both parcels).  The combined subsidy financing 
of $7.6 million equates to approximately $24,500 per unit. 
The key to the modest per unit cost is the use of a modular 
construction system combined with a significant reduction in 
average unit sizes. The project capital budget is enhanced with 
considerable financing and operating reserves and a modest 
leverage ratio, to ensure long term financial sustainability 
and stability.

Our team will likely apply for a reworking of the existing 
rental certificates, including these from the Atlanta Housing 
Authority’s Home Flex program, for each supportive housing 
unit. (Note: the existing structure includes 145 rental 
certificates from various sources. An early task will be to 
determine if these contracts can be reworked for the new 
project.) For this design phase, we have assumed that the 
existing rental vouchers/certificates offer the same monthly 
rental support as currently received by the Santa Fe residents.
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Number of Apartment Units Monthly Pro-
posed Rents

Unit Assumptions Household Size #Units 
310

GSF/Unit

Efficiency - SRO Units $550 Vouchers/
AHA-HUD/S+C/LR

SRO/1 person HH 157 480

1 Bedroom/1 Bath Affordable Units @ 80% AMI $820 80% AMI 1 person HH 33 720

1 Bedroom/1 Bath Market Rate Units $850 MRKT 1 person HH 30 720

2 Bedroom/1 Bath Affordable Units @ 80% AMI $945 80% AMI 2 person HH 39 720

2 Bedroom/1 Bath Market Rate Units $1,050 MRKT 2 person HH 10 720

2 Bedroom/2 Bath Affordable Units @ 80% AMI $1,070 80% AMI 3 person HH 31 960

2 Bedroom/2 Bath Market Rate Units $1,250 MRKT 3 person HH 10 960

Weighted Average Rent $748 Monthly 
Gross Rent

$239,145 195,360 

Rent/SF - $1.19 Average GSF/Unit 630

For-Sale New Building Construction Gross Square Footage 0 
Multi-Family Rental New Building Rentable Square Footage 195,360 
Multi-Family Rental New Building Circulation/Common Area SF 0 
Commercial/Community Space 7,800 
Retail Rental Space 2,500 
Total (New Construction) Building Square Feet 203,160 
Renovation of Existing Structures (Includes Retail Space) 15,450 
Number of Structured Parking Spaces 0 

BUILDING SIZE
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Land/Building Acquisition Santa Fe Villas + Town & Country Parcel $2,000,000
Demolition (Existing SRO Units + Community Space + Motel) $1,155,082
Survey, Environmental, Geo-Technical, & Impact Fees $345,000
Arch & Engineering - Land $25,000
Arch & Engineering - Building Approx 4.0% of Construction Costs $1,055,448
Site Work (Roadways/Walkways/Utility Connections) $2,092,924
Community Garden & Plazas $100,000
Landscaping $612,510
Hard Construction Costs - New Product/Renovation Estimate $114.95 Per Square Foot $25,129,725
Parking Infrastructure $30,000 Per Space $0
Furniture, Fixtures & Equipment Community Facility $50,000
Retail Tenant Allowance $10.00 Per Square Foot $25,000
Property Taxes, Insurance, Permits, Closing Transaction Fees $82,500
Construction/LU Period Loan interest Reserve Construction + 1st Yr. L/U 4.50% $1,303,500
Financing Fees 5.00% Tax Exempt Bonds + Conv. TO $765,000
Marketing $50,000
Developer Fee 7.00% % of Capital Budget $2,474,111
Operating Reserve (Est. 3 Months Operating Expenses) $348,750
General & Administrative $54,000
Legal & Accounting (Re-Zoning/Partnership/Debt) $150,000
Hard Cost Contingency 5.0% $1,256,486
Soft Cost Contingency 2.5% $148,084
Total Capital Uses $179.42 Total Cost Per SF $39,223,121

Construction/Permanent Debt (Encompass Tax-Exempt Constr Fin) 38.98% % Loan To Cost $15,288,414
Affordable Gap Financing - COA Home Stretch Funding 9.69% Gap Financing/Subsidy $3,800,000
Affordable Gap Financing - COA-IA (HOB) 9.69% Gap Financing/Subsidy $3,800,000
Low Income Housing Federal & State 4% Tax Credit Equity 41.65% % Loan To Cost $16,334,707
Total Capital Sources 100.00% $39,223,121

Capital Budget & Stabilized Operating Budget

Capital Structure

Project Revenue
Gross Potential Rental Income $748 Average Rental Rate $2,783,220
Retail Rental Income $10.00 Per Square Foot $25,000
Vacancy & Collection Loss 7.00% ($196,575)
Other Income $50.00 Per Month $186,000
Net Rental Income $2,797,645

Project Operating Expenses
Payroll Expense (Manager & Maintenance Tech) 4.0 FTE $766 $237,500
Repairs & Maintenance $235 Per Unit $72,850
Unit Turnover $125 Per Unit $38,750
Administrative & Marketing $150 Per Unit $46,500
Contract Services (Trash/Pest Control/Landscaping $500 Per Unit $155,000
Common Area Utilities (Includes Community Building) $325 Per Unit $100,750
Unit Utilities (SRO's) $600 Per Unit/Annum $94,200
Property Taxes 1.75% Based On FMV $453,027
Property Insurance $273 Per Unit $84,630
Property Management Fee 4.00% Based On Collections $111,906
Annual Replacement Reserves $300 Per Unit $93,000
Total Operating Expenses $4,800 Per Unit $1,488,113

Net Operating Income - Rental Portion $1,309,532

Debt Service $929,570

Net Cash Flow $379,962
DSCRx 1.41

Stabilized Operating Statement
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DomestiCity - Re-Development Project - V2 Revenue Growth Rate 2.00%
Financial Overview - 4% LIHTC Financing Expense Growth Rate 2.50%
Santa Fe Villas - DomestiCity Design Competition
03.12.2018

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Project Revenue
Gross Potential Rental Income 2,783,220 2,811,052 2,867,273 2,924,619 2,983,111 3,042,773 3,103,629 3,165,701 3,229,015 3,293,596
Retail Rental Income 6,250 25,000 25,625 26,266 26,922 27,595 28,285 28,992 29,717 30,460
Vacancy & Collection Loss 7.00% (594,876) (196,774) (202,503) (206,562) (210,702) (214,926) (219,234) (223,629) (228,111) (232,684)
Other Income 96,000 186,000 189,720 193,514 197,385 201,332 205,359 209,466 213,656 217,929
Net Rental Income 2,290,594 2,825,279 2,880,115 2,937,837 2,996,716 3,056,775 3,118,039 3,180,531 3,244,277 3,309,300

Project Operating Expenses Per Unit
Payroll Expense (Manager & Maintenance Tech) 766 237,500 243,438 249,523 255,762 262,156 268,709 275,427 282,313 289,371 296,605
Repairs & Maintenance 235 72,850 74,671 76,538 78,451 80,413 82,423 84,484 86,596 88,761 90,980
Unit Turnover 125 38,750 39,719 40,712 41,730 42,773 43,842 44,938 46,062 47,213 48,393
Administrative & Marketing 150 46,500 47,663 48,854 50,075 51,327 52,610 53,926 55,274 56,656 58,072
Contract Services (Trash/Pest Control/Landscaping 500 155,000 158,875 162,847 166,918 171,091 175,368 179,752 184,246 188,852 193,574
Common Area Utilities 325 100,750 103,269 105,850 108,497 111,209 113,989 116,839 119,760 122,754 125,823
Unit Utilities (Santa Fe Villas) 600 114,000 116,850 119,771 122,766 125,835 128,981 132,205 135,510 138,898 142,370
Property Taxes 1,461 453,027 464,353 475,962 487,861 500,057 512,559 525,372 538,507 551,969 565,769
Property Insurance 273 84,630 86,746 88,914 91,137 93,416 95,751 98,145 100,598 103,113 105,691
Property Management Fee 361 91,624 113,011 115,205 117,513 119,869 122,271 124,722 127,221 129,771 132,372
Annual Replacement Reserves 300 93,000 95,325 97,708 100,151 102,655 105,221 107,851 110,548 113,311 116,144
Total Operating Expenses 5,096 1,487,631 1,543,918 1,581,885 1,620,860 1,660,799 1,701,725 1,743,662 1,786,635 1,830,670 1,875,794

Net Operating Income 802,963 1,281,360 1,298,231 1,316,976 1,335,917 1,355,050 1,374,377 1,393,896 1,413,607 1,433,507

Total Net Operating Income 802,963 1,281,360 1,298,231 1,316,976 1,335,917 1,355,050 1,374,377 1,393,896 1,413,607 1,433,507

Constr/Perm Debt Service (1st YR funded by Cap Budget) 0 (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570)
Net Cash Flow - Available For Investment Equity 802,963 351,790 368,661 387,407 406,347 425,481 444,808 464,327 484,037 503,937

Debt Coverage Ratio 1.40 1.40 1.42 1.44 1.46 1.48 1.50 1.52 1.54

Total Residential Revenue/Unit/Month $614 $753 $767 $783 $798 $814 $831 $847 $864 $881
Total Residential Revenue/SF/Month $0.98 $1.21 $1.23 $1.25 $1.28 $1.30 $1.33 $1.36 $1.38 $1.41

Total Operating Expenses/Unit/Annum $4,799 $4,980 $5,103 $5,229 $5,357 $5,489 $5,625 $5,763 $5,905 $6,051
Total Operating Expenses/SF/Annum $7.61 $7.90 $8.10 $8.30 $8.50 $8.71 $8.93 $9.15 $9.37 $9.60

Pro-Forma

Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Year 24 Year 25 Year 26 Year 27 Year 28 Year 29 Year 30

3,359,468 3,426,657 3,495,190 3,565,094 3,636,396 3,709,124 3,783,306 3,858,972 3,936,152 4,014,875 4,095,172 4,177,076 4,260,617 4,345,830 4,432,746 4,521,401 4,611,829 4,704,066 4,798,147 4,894,110
31,222 32,002 32,802 33,622 34,463 35,324 36,207 37,113 38,040 38,991 39,966 40,965 41,990 43,039 44,115 45,218 46,349 47,507 48,695 49,912

(237,348) (242,106) (246,959) (251,910) (256,960) (262,111) (267,366) (272,726) (278,193) (283,771) (289,460) (295,263) (301,182) (307,221) (313,380) (319,663) (326,072) (332,610) (339,279) (346,082)
222,287 226,733 231,268 235,893 240,611 245,423 250,332 255,338 260,445 265,654 270,967 276,386 281,914 287,552 293,303 299,169 305,153 311,256 317,481 323,831

3,375,628 3,443,286 3,512,300 3,582,699 3,654,509 3,727,760 3,802,479 3,878,697 3,956,444 4,035,749 4,116,646 4,199,164 4,283,338 4,369,200 4,456,784 4,546,125 4,637,258 4,730,219 4,825,044 4,921,771

304,020 311,621 319,411 327,396 335,581 343,971 352,570 361,384 370,419 379,679 389,171 398,901 408,873 419,095 429,572 440,312 451,320 462,603 474,168 486,022
93,254 95,586 97,975 100,425 102,935 105,509 108,146 110,850 113,621 116,462 119,373 122,358 125,416 128,552 131,766 135,060 138,436 141,897 145,445 149,081
49,603 50,843 52,114 53,417 54,753 56,122 57,525 58,963 60,437 61,948 63,496 65,084 66,711 68,379 70,088 71,840 73,636 75,477 77,364 79,298
59,524 61,012 62,537 64,101 65,703 67,346 69,030 70,755 72,524 74,337 76,196 78,101 80,053 82,054 84,106 86,208 88,364 90,573 92,837 95,158

198,413 203,373 208,458 213,669 219,011 224,486 230,098 235,851 241,747 247,791 253,986 260,335 266,844 273,515 280,353 287,361 294,545 301,909 309,457 317,193
128,969 132,193 135,498 138,885 142,357 145,916 149,564 153,303 157,136 161,064 165,091 169,218 173,448 177,785 182,229 186,785 191,454 196,241 201,147 206,176
145,930 149,578 153,317 157,150 161,079 165,106 169,234 173,464 177,801 182,246 186,802 191,472 196,259 201,166 206,195 211,350 216,633 222,049 227,600 233,290
579,913 594,411 609,271 624,503 640,115 656,118 672,521 689,334 706,568 724,232 742,338 760,896 779,918 799,416 819,402 839,887 860,884 882,406 904,466 927,078
108,334 111,042 113,818 116,663 119,580 122,569 125,634 128,775 131,994 135,294 138,676 142,143 145,697 149,339 153,072 156,899 160,822 164,842 168,963 173,187
135,025 137,731 140,492 143,308 146,180 149,110 152,099 155,148 158,258 161,430 164,666 167,967 171,334 174,768 178,271 181,845 185,490 189,209 193,002 196,871
119,048 122,024 125,075 128,202 131,407 134,692 138,059 141,510 145,048 148,674 152,391 156,201 160,106 164,109 168,212 172,417 176,727 181,145 185,674 190,316

1,922,032 1,969,414 2,017,966 2,067,719 2,118,702 2,170,945 2,224,479 2,279,338 2,335,552 2,393,157 2,452,186 2,512,675 2,574,659 2,638,177 2,703,266 2,769,964 2,838,312 2,908,351 2,980,123 3,053,670

1,453,596 1,473,872 1,494,334 1,514,980 1,535,807 1,556,815 1,578,000 1,599,359 1,620,891 1,642,592 1,664,460 1,686,490 1,708,679 1,731,023 1,753,519 1,776,161 1,798,946 1,821,867 1,844,921 1,868,101

1,453,596 1,473,874 1,494,337 1,514,984 1,535,812 1,556,821 1,578,007 1,599,367 1,620,900 1,642,602 1,664,471 1,686,502 1,708,692 1,731,037 1,753,534 1,776,177 1,798,963 1,821,885 1,844,940 1,868,121

(929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570) (929,570)
524,026 544,304 564,767 585,414 606,243 627,251 648,437 669,798 691,331 713,033 734,901 756,932 779,122 801,468 823,964 846,607 869,393 892,316 915,370 938,551

Extended Pro-Forma (Years 11 - 30)

30-YEAR PROJECTED PRO FORMA
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Notes $
1.000 Land & Site
1.010 Purchase Price Assumption, TBD 2,000,000
1.020 Title Premium 5,000
1.030 Brokerage Fee No Fee Assumed 0
1.040 Transfer Tax 4,500
1.050 Environmental Study 5,000
1.060 Title Search 3,500
1.070 Zoning Expenses 10,000
1.080 Boundary Survey and TOPO 2,500
1.090 Geotechnical Services 4,500

Subtotal Land & Site 2,035,000

2.000 Architecture & Engineering
2.010 Architecture - Site Planning & Conceptual 25,000
2.020 Architecture - Schematic Design 4.00% 1,055,448
2.030 Architecture - Design Developent Included Of Hard Costs
2.040 Architecture - Construction Drawings Included 0
2.050 Architecture - Additional Services Included 0
2.060 Civil Engineering Included 0
2.070 Elevator Consultant Included 0
2.080 Interior Design Included 0
2.090 Landscape Design Included 0
2.110 LEED Consultant Included 0
2.120 MEP Engineering Included 0
2.130 Parking Garage Consultant Included 0
2.140 Security Consultant Included 0
2.150 Signage Consultant Included 0
2.160 Special Inspections Included 0
2.170 Structural Engineer Included 0
2.180 Telecommunications Consultant Included 0
2.190 Traffic Consultant Included 0
2.200 Waterproofing Included 0

Subtotal Architecture & Engineering 1,080,448

3.000 Building Construction & FFE
3.010 Building Demolition & Abatement Architect Assumption 1,155,082
3.015 Site General Conditions & Hardscape Demolition 649,251
3.020 Site Hardscape 1,256,173
3.030 Utility Connections 187,500
3.040 General Construction See "Cost Analysis" 25,129,725
3.041 Parking Garage Not Applicable 0
3.050 Signage 0
3.060 FF&E 50,000
3.070 Landscaping 612,510
3.080 Community Gardens & Plazas 100,000
3.090 Builder's Risk Insurance 0
3.100 Security 0
3.998 Hard Cost Contingency Calculated From CAP Summary 1,256,486

Total Building Construction & FFE 30,396,727

4.000 Tenant Work & Finishes
4.010 Landlord Work for Tenant $0.00 psf-Retail 0
4.020 Landlord Allowance for TI $10.00 psf-Retail 25,000

Total Tenant Work & Finishes 25,000

5.000 Taxes, Insurance, Permits & Fees
5.010 Impact Fees $1,000 Per Unit 310,000
5.020 General Liability Insurance 25,000
5.030 Interim Operating Cost 0
5.040 Real Estate Taxes 2.00% Of Land PP 40,000
5.050 Permits 10,000
5.060 Real Property Tax Consultant 2,500
5.999 Other Transaction Fees 5,000

Total Taxes, Insurance, Permits & Fees 392,500

6.000 Financing Costs
6.010 Construction Period Interest Calculated From CAP Summary 615,000
6.020 Lease-Up (1st Year Interest Reserve) Calculated From CAP Summary 688,500
6.021 Financing Fees (Inclusive of Tax Exempt Bond Fees) Calculated From CAP Summary 765,000
6.030 Appraisal Included In Financing Fees 0
6.040 Title Insurance Transfer Fee Included In Financing Fees 0
6.050 Loan Recording Cost Included In Financing Fees 0
6.060 Intangibles Tax Included In Financing Fees 0
6.080 Final as Built Survey Included In Financing Fees 0
6.090 Lender's Construction Consultant Included In Financing Fees 0
6.100 Equity Commitment Fee 0
6.999 Operating Reserve Calculated From CAP Summary 348,750

Total Financing Costs 2,417,250

7.000 Marketing, Sales & Leasing
7.010 General Marketing 25,000
7.020 Market Study 25,000

Total Marketing, Sales & Leasing 50,000

8.000 Legal & Accounting
8.010 Legal Fees - Pre-Dev Promisory Note 30,000
8.010 Legal Fees - Zoning 2,000
8.010 Legal Fees - Closing 50,000
8.010 Legal Fees - LLC docs 30,000
8.010 Legal Fees - Construction Loan Documents 30,000
8.010 Legal Fees - Lease documents 5,000
8.020 Accounting Fees 3,000

Total Legal & Accounting 150,000

9.000 General & Administrative
9.010 Developer's Fee Calculated From CAP Summary Total Cost 2,474,111
9.020 Membership & Dues 0
9.030 General & Administrative 54,000
9.040 Office rent and costs 0
9.050 Office supplies 0
9.070 Travel 0

Total General & Administrative 2,528,111

10.000 Contingency
10.010 Soft Cost Contingency Calculated From CAP Summary Total Soft Cost 148,084

Total Contingency

TOTAL 39,223,121

Development Costs
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New Multi-Family Rental Construction Costs:
Square Footage Cost/SF Total Costs

New Construction Costs:
Rentable Square Feet 195,360 $110.00 $22,464,600
Circulation  (Incl. Above) 0
Commercial/Community Area Facility 7,800 $125.00
Elevator $0
Retail Rental Square Feet 0 (Incl. In Renov.)
Total Building Square Feet (New Construction Only) 203,160

Renovation of Existing Structures (Incl. Leasing Office) 15,450 $172.50 $2,665,125

Totals 25,129,725

Project
Hard Construction Costs/Unit $85,117
Total Capital Costs/Unit $126,526

Hard Construction Costs/Square Foot (Incl. Renovation) $130
Total Capital Costs/Square Foot $193

Capital Budget % of total budget
Land Acquisition & Site Preparation Costs $5,248,006 13.4%
Hard Construction Costs (Vertical) $26,386,211 67.3%
Soft Costs $7,588,904 19.3%
Totals $39,223,121 100.0%

Capital Structure - Per Unit % of total budget
Low Income Housing Tax Credit Equity $52,693 41.6%
Long Term Mortgage Financing $49,317 39.0%
City of Atlanta/Invest Atlanta Housing Opportunity Bonds $12,258 9.7%
City of Atlanta Home Stretch Funding $12,258 9.7%
Totals $126,526 100.0%

Construction Costs - Multi-Family New Construction & Existing Structure Renovation

Project Cost Data

DomestiCity - Re-Development Project - V2
Financial Overview - 4% LIHTC Financing
Santa Fe Villas - DomestiCity Design Competition
03.12.2018

Aff. Set-Aside
Family Size AMI Gross Mo.  Rent Cap Utility Allow. Net Rent Net Rent

(Fulton County, GA - 2016)

AMI Level/Rent Cap 80.00% 30.00% 80.00%

1 47,250 945 125 820 820
2 54,000 1,080 135 945 945
3 60,750 1,215 145 1,070 1,070
4 67,500 1,350 155 1,195 1,195
5 72,900 1,458 165 1,293 1,293
6 78,300 1,566 175 1,391 1,391
7 83,700 1,674 185 1,489 1,489
8 89,100 1,782 195 1,587 1,587

Affordable Rent Analysis
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LIHTC Analysis
DomestiCity - Re-Development Project - V2
Financial Overview - 4% LIHTC Financing
Santa Fe Villas - DomestiCity Design Competition
03.12.2018

Assumed Total Project Capital Budget $39,223,121
Less: 4% LIHTC $16,334,707
Remaining Capital Budget $22,888,414

Stablized NOI $1,281,360
Required DSCR 1.30
Cash Flow Available For Mortgage Debt $985,662
Mortgage Interest Rate 4.50%
Mortgage Constant w/30 Year Amortization 5.07 $19,453,133 Indicated Loan Amount via DSCR metric

LTV Constraint
Valuation Cap Rate 6.00%
Value Indication $21,356,003
LTV Cap 75.00%
Indicated Maximum Loan Amount $16,017,002 Indicated Loan Amount via Minimum DSCR and LTV metric

Less: Affordable Housing Gap - COA Home Stretch Funding $3,800,000
Less: Affordable Housing Gap - COA-IA (HOB) $3,800,000
Net Mortgage Debt (Encompass Tax Exempt Bonds) $15,288,414 Proposed Loan Amount

LIHTC 10 Year Cash Flow (From "Pro Forma" Tab)
Year 1 Year 2 Year 3 Year 4 Year 5

Net Operating Income 802,963 1,281,360 1,298,231 1,316,976 1,335,917
Annual 1st Mortgage Debt Service (1st Year D/S - Res.) 0 929,570 929,570 929,570 929,570
Net Cash Flow 802,963 351,790 368,661 387,407 406,347

Year 6 Year 7 Year 8 Year 9 Year 10

1,355,050 1,374,377 1,393,896 1,413,607 1,433,507
929,570 929,570 929,570 929,570 929,570
425,481 444,808 464,327 484,037 503,937

Tax Credit Calculation Analysis

Capital Budget Proposed Costs Eligible Basis
Land/Building Acquisition 2,000,000 0
Demolition (Existing SRO Units + Community Space + Motel) 1,155,082 0
Survey, Environmental, Geo-Technical, & Impact Fees 345,000 345,000
Arch & Engineering - Land 25,000 25,000
Arch & Engineering - Building 1,055,448 1,055,448
Site Work (Roadways/Walkways/Utility Connections) 2,092,924 2,092,924
Community Garden & Plazas 100,000 100,000
Landscaping 612,510 612,510
Hard Construction Costs - New Product/Renovation Estimate 25,129,725 25,129,725
Parking Infrastructure 0 0
Furniture, Fixtures & Equipment 50,000 50,000
Retail Tenant Allowance 25,000 25,000
Property Taxes, Insurance, Permits, Closing Transaction Fees 82,500 82,500
Construction/LU Period Loan interest Reserve 1,303,500 0
Financing fee 765,000 0
Marketing 50,000 50,000
Developer Fee/Working Capital 2,474,111 2,474,111
Operating Reserve (Est. 3 Months Operating Expenses) 348,750 0
General & Administrative 54,000 54,000
Legal & Accounting (Re-Zoning/Partnership/Debt) 150,000 150,000
Hard Cost Contingency 1,256,486 1,256,486
Soft Cost Contingency 148,084 148,084
Total Capital Uses 39,223,121 33,650,789

Eligible Basis 33,650,789
Applicable Fraction (By Unit) 83.87%
Applicable Fraction (By SqFt) 80.34%
Basis Boost (QCT)/(DDA) 1.30

Qualified Basis 35,147,298
Tax Credit Rate 3.25%
Annual Tax Credits 1,142,287

Total Tax Credits (10 Yrs) 11,422,872

$ Conversion Price/Federal Credit 0.85
$ Conversion Price/State Credit 0.58
Total Tax Conversion Price/Credit 1.43

Total LIHTC Equity (FED & STATE) 16,334,707

LIHTC Calculation
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COMMUNITY ENGAGEMENT
The key to any successful plan is the degree to which affected 
stakeholders take “ownership” of the plan. Without a built-in 
consensus of plan recommendations, master planning efforts 
frequently sit on the shelf in a perpetual struggle against 
competing agendas, political power struggles and/or lack 
of funding. In this regard, Lord Aeck Sargent prides itself 
on the extraordinary lengths it goes to in order to arrive at 
meaningful participation and consensus throughout the plan-
ning and design development process from a wide variety of 
stakeholders (rather than simply trying to build consensus 
at the conclusion of the plan). In fact, LAS views “consensus- 
building” as a fundamental and guiding philosophy rather 
than as a specific scope of work.

Our firm has been part of many public and private sector 
housing projects where we utilized multiple tools of com-
munity engagement:

• Public workshops (100+ participants) 
• Facilitated small working groups 
• Individual stakeholder meetings
• Online surveys (community,  residents and 

business surveys) 
• Design charrettes using a collage of images, street 

section elements, and 3D printing blocks  
• Pop-up meetings
• Project website and social media
• Project booth at community events

SIX PRINCIPLES OF COLLABORATION
• Clearly, enunciate the process from the outset
• Involve a variety of stakeholders
• Use both open and closed forums for collaboration
• Understand & respect varying stakeholder agendas
• Use a variety of formats for seeking public input
• Provide a constructive format for collaboration

The above principles were used extensively during our 
involvement in ten successful HOPE VI programs and ten 
Choice Neighborhoods efforts including an instrumental 
role in the Atlanta Housing Authority’s recent successful $30 
milling CN implementation grant. 

The key to unlocking the affordable housing puzzle in the city 
of Atlanta and for the Santa Fe Villas site, the community 
engagement process already began in Summer of 2017.  The 
competition committee has established a group of stakehold-
ers/steering committee to collect input on issues, needs, 
and opportunities under various topics such as architecture, 
physical infrastructure, supportive services, transportation, 
and community connections. Post competition, the steering 
committee will continue to stay engaged as the resource 
group. Since there is already an active community on site 
and they will not be displaced on the future redevelopment 
of the site, it is extremely important to incorporate their 
needs through the master planning, design development, 
and implementation phases.  

In addition to creating an inclusive planning process for 
the Santa Fe Villas’ residents, the surrounding community, 
and stakeholders, the city of Atlanta also has a regulatory 
framework for community input when the property has to be 
rezoned or require a variance. As discussed on Section 2 Site 
Plan, under the Entitlement Process, both parcels (Santa Fe 
Villas and Town & Country) will need to be rezoned from RG-2 
to MRC-2 or MR-3 in order to build a mixed-use development 
at higher density.  Based on the required regulatory enhance-
ments, we believe there will be a four-part process that the 
design and development team will need to undertake. While 
the efforts below can overlap, based on previous experience 
we believe the total entitlement phase could be approximately 
5-6 months. 

• Informal Stakeholder Outreach including on-going 
meetings and discussions with:

• Existing Sante Fe Villas residents
• Surrounding property owners
• Sylvan Hills Neighborhood Association and Perkerson 

Civic Association

• City Council District 12 Representative Joyce Sheperd
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• City of Atlanta departments and divisions including 
Planning, Design, Buildings, Housing & Community 
Development, and Zoning & Development 

• Governmental Agencies including Atlanta Housing 
Authority, Invest Atlanta, Atlanta Regional Commission, 
Georgia Department of Community Affairs, Georgia 
Department of Planning, Georgia Department 
of Transportation

• Comprehensive Development Plan (Quarterly Amendment 
Process): To update Future Land Use. Requires NPU-X 
and City Council approvals.

• Change in Zoning: Requires NPU-X, Zoning Review Board 
(ZRB) and City Council approvals.

• Parking Variance: Requires NPU-X, Board of Zoning 
Adjustment (BZA) and City Council approvals.

Apart from the above-listed meetings, some additional 
(but not limited to) stakeholders should be involved in the 
process are:

• Business owners
• Atlanta Metropolitan State College
• Atlanta Technical College
• MARTA 
• Non-profit Organizations providing Community Services
• Local community groups such as South River 

Watershed Alliance
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REPLICABILITY
The success of 41 ECOLiving is two-fold. First is recognizing 
the uniqueness of the site, its context within the city of 
Atlanta, and most importantly understanding the needs of the 
residents. The second is creating a new housing and mixed 
use typology that can address the financial, architectural, and 
social needs of Atlanta. From the early stages of planning, 
through financing, design and completion of construction, 
41 ECOLiving has many replicable components that can be 
successfully implemented on other projects.

Kit of Parts Construction:  The use of a cross laminated 
timber or CLT allows for a systems approach to design and 
construction as opposed to one-of prototype. Prefabricating 
a repeated structure off-site reduces construction waste, 
construction time, and the need for skilled labor on site, which 
in turn reduces risk. The modulation allows for replicability.  

Jurisdictional Approval: United States building codes are 
only beginning to address mass timber in their provisions. 
41 ECOLiving will pave its own path for City approval, and 
future projects like it.

Mixed Income Approach: A mixed-income property approach 
provides for a more sustainable financial structure, and 
accommodates a needed variety of income levels which 
enhance the sociology and economics of the property.  

Job Training: The development and economic mobility 
opportunities for residents and the surrounding community 
in conjunction with the development of new housing units.

Consensus Building: With so many unknowns at the outset 
of master-planning, it is important to build consensus as 
a process rather than to post rationalize a plan.  Through 
tried-and-true tools of community engagement, the unique 
visions of shareholders are identified, not prescribed.
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