






































































-
-

-

-
-
-
-
-
-
-
-

-
-
-
-
-
-
-
-
-
-

-

-
-
-
-
-
-
-

-
-
-
-
-
-
-
-
-
-
-

-

-

-
-



-

-

-
-
-
-

-

-
-
-
-
-
-
-
-
-
-
-
-
-

-

-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-



-
-
-
-
-

-

-
-
-

-
-

-
-
-

-
-
-
-
-

-

-
-

-
-
-

-

-
-

-



-

-

-

-

-
-

-
-

-

-
-

-
-

-

-

-
-

-

-

-

-

-

-

-

-



-
-
-

-

-

-

-
-
-
-
-
-
-
-
-
-

-
-
-
-
-
-



-
-
-
-
-
-
-

-
-
-
-
-
-

-
-
-
-
-
-

-
-
-
-
-
-

-
-
-
-
-



-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-

-
-
-
-

-
-
-
-
-
-
-
-

-

-
-
-
-
-
-
-
-
-
-
-

-
-
-



-
-
-
-
-

-

-
-
-
-
-

-
-
-

-
-
-

-
-
-
-

-

-

-
-
-
-
-
-
-



-
-
-
-
-

-
-

-
-
-

-

-
-

-
-
-

-

-
-
-

-

-

-

-
-
-
-



-
-
-
-

-
-
-

-
-

-
-

-

-

-

-

-

-

-

-



-

-
-
-
-

-

-
-

-
-
-

-
-
-

-
-

-

-
-

-
-
-
-
-
-

-
-
-
-

-
-
-
-

-



-

-

-
-
-
-
-
-
-
-
-
-
-

-

-

-
-
-
-

-

-
-
-
-
-
-
-

-

-

-



-

-

-
-
-

-
-
-

-

-

-

-

-
-
-

-
-
-

-

-

-

-

-















































What’s Missing
 Retail/shopping
 All types/variety
 High-tech
 Part-time (youth or 

college)
 Fast food

Jobs

Highest Priority
 All types/variety
 High-tech
 Education/teachers
 Factory/industrial

Highest Priority
 High school
 Middle school
 College

Education

What’s Missing
 Middle & High 
schools

 College
 Technical schools
 Adult education
 Preschool
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West Point, Georgia Neighborhood Revitalization: 
INCENTIVES FOR REDEVELOPMENT IMPLEMENTATION 
Provided By Metrocenter Associates 
 
Overview 
 
The City of West Point now contemplates the redevelopment of 788 acres, in 
an existing neighborhood, which is located due east of the West Point 
downtown central business district. Approximately 176 acres of the targeted 
redevelopment area is existing public right of way that requires improvement. 
The area is envisioned to become a new environmentally conscious, 
pedestrian oriented, mixed use community including new; commercial, retail, 
residential, active recreation, parks and green space components. The 
comprehensive redevelopment scenario proposed allows opportunity for use 
of a variety of redevelopment incentives, due to the programmatic uses 
contemplated.  
 
The final redevelopment projects contemplated by this plan, will require the 
coordinated and sustained use of public and private financial resources and 
partnerships with clearly defined policies, to encourage the development 
momentum required to fully execute the comprehensive vision. It is assumed 
for the purposes of this potential incentives analysis that the City of West 
Point does not propose to utilize direct ad valorem property tax abatement 
such as an Enterprise Zone. Currently, resources and financial incentives of 
sufficient magnitude to realize the 10th Street Area Redevelopment Plan 
vision are potentially available from a number of sources and prospective 
partners, including, but not limited to, the following options. 

 
1. SPLOST (Special Local Option Sales Tax) 
2. PILOT (Payment-In-Lieu-of-Taxes) Bonds 
3. TAD Tax Allocation District Bonds 
4. CID (Community Improvement District) 
5. Georgia Low Income Housing Tax Credit (LIHTC) Program 
6. Georgia Department of Community Affairs CDBG (Community 

Development Block Grant) Program 
7. Georgia DNR State Historic Preservation Tax Incentives 
8. Federal Home Loan Bank AHP (Affordable Housing Program) 
9. Federal Home Loan Bank EDP (Economic Development Program) 
10. Federal Brownfield Grants and Loans 
11. Calloway Foundation, Inc. 
12. Bradley-Turner Foundation, Inc. 
13. J. Bulow Campbell Foundation 
14. Robert W. Woodruff Foundation 
15. Trust for Public Land 
16. National Trust for Historic Preservation 
17. New Markets Tax Credit Program 
18. U.S. Department of Transportation New Starts Program 
19. U.S. Department of Energy – Energy Efficiency and Renewable Energy



 2 

The sources and potential partners listed above provide access to 
resources and incentives, which are individually designed to achieve 
specific outcomes. These tools must be utilized in a concerted effort to 
encourage and leverage the additional private development capital 
required for the comprehensive planning vision implementation. This 
document is intended as a guide to identify potential supportive 
partners and financial resources required to implement the specific 
redevelopment projects suggested in the plan. A series of critical 
implementation projects are identified in the redevelopment plan which 
require targeted support from a variety of partners to attract additional 
private development in West Point.  

 
The following uses and descriptions of incentives are appropriate to 
the corresponding planned 10th Street Area redevelopment activities in 
four broad areas: 

+ Civic & Recreation Facilities Development (conference center, 
community recreation, public school facilities); 

+ Physical Infrastructure Development (sewers, roads, sidewalks, 
parks, etc.); 

+ Sustainable Development (energy efficiency and “green 
building;” and 

+ Residential/Commercial (mixed-income housing, retail services, 
hotel). 

 
A. Civic & Recreation Facilities Development Incentives 

 

The desired enhancement of existing civic facilities and the creation of new 
public recreation facilities can be implemented using a variety of resources and 
partnerships.  A public/private partnership is potentially among the best options 
to achieve the desired outcome of superior quality new facilities with sustainable 
future operations and maintenance costs. The City of West Point and Troup 
County should play a significant role in the funding of new civic recreation 
facilities using municipal finance tools in conjunction with philanthropic support 
and private partners such as Point University. 

The use of a Special Local Option Sales Tax (SPLOST) is a particularly 
appropriate public funding source for this activity, since it uses an additional local 
1 cent sales tax approved by a voter referendum identifying a specific period of 
time for imposition of the sales tax, with a specified list of projects. The SPLOST 
is particularly useful for civic improvements projects that are critical to achieving 
a high quality of life and which by their public nature do not have the inherent 
ability to generate significant property tax revenue for the municipality. Gwinnett 
County, Georgia voters have approved a series of SPLOST programs since the 
mid-80s, that have paid for such projects as the Gwinnett Center convention 
facilities, many acres of greenspace, new parks and recreation facilities, 
Sugarloaf Parkway, Satellite Boulevard, and hundreds of other road 
improvements, new police and fire stations, and libraries.(see online information 
concerning the successful use of SPLOST in Gwinnett County, Georgia  at 
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http://www.gwinnettcounty.com/portal/gwinnett/Departments/BoardofCommission
ers/SPLOST) By investing over $2 billion in sales tax funds for these 
improvements, Gwinnett County has saved more than $1 billion in financing 
costs compared to issuing bonds and has been able to use its regular funds to 
upgrade other infrastructure while minimizing long-term debt. A West Point/Troup 
County SPLOST used in conjunction with additional potential financial resources 
available from partnership with Point University, could result in new shared use 
recreation facilities of superior quality, while minimizing the use of long term debt 
by the City of West Point. Partnership with Point University could leverage the 
use of potential “recreation student activity fees”; an annual fee paid by all 
students which funds student accessible recreation facilities and programs. (See 
detailed discussion of this concept in the last section of this report titled: New 
Recreation Facilities). An Educational SPLOST (E-SPLOST) funding may also be 
used to acquire land and construct the proposed new public high school on land 
currently owned by the West Point Housing Authority. A listing of potential 
funding sources for use in developing new West Point public recreation facilities 
is as follows: 

1. Federal Home Loan Bank EDP (Economic Development Program)             
FHLBank Atlanta 
1475 Peachtree St., N.E. 
Atlanta, Ga. 30309 
Phone: 404.888.8000 
https://corp.fhlbatl.com/ 

 
The Economic Development Program (EDP) helps support economic 
development in communities by providing access to advances that are priced 10 
basis points below regular advance rates. Member institutions, such as 
CharterBank in West Point, can also use EDP advances to fund a broad range 
of business loans, including commercial, industrial, manufacturing, social service, 
and public-facility projects and activities. They can also be used for public or 
private infrastructure projects, such as roads, utilities, and sewers. 

2. Calloway Foundation, Inc. 
209 Broome Street 
LaGrange, Georgia 30241 
Phone: 706-884-7348 
Secretary/Treasurer - Mr. H. Speer Burdette, III  
www.callawayfoundation.org 

During its 62 year existence, the Callaway Foundation, Inc. has authorized grants 
for religious purposes of $24,545,956, a total of $123,535,053 has been 
approved for educational purposes and the balance of $129,097,771 has been 
contributed for charitable purposes. Grants are usually made for the benefit of 
projects and people in LaGrange and Troup County, Georgia. Troup County and 
the Troup County Board of Education have received more than $13 million for 
school projects, special equipment, community improvements and recreational 
programs in LaGrange, Hogansville, West Point and the unincorporated areas of 
the County. The Troup County Recreation Endowment Fund was created with a 
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$7 million gift from the Foundation to pay the cost of operating and maintaining 
recently developed recreational additions and improvements, coordinated by the 
Troup County Parks and Recreation Department. Large grants have gone to 
public libraries, disadvantaged groups with specific needs, and minority group 
projects. Preference is given to permanent construction projects and capital 
equipment. The Foundation Board meets four times per year in January, April, 
July, and October. Grant requests and applications are due the last day of the 
month preceding the meetings. The President is liaison officer between the 
Board of Trustees and the public, investigating all grant requests for submission 
to the Board for decision. 

3.  Bradley-Turner Foundation, Inc. 
P.O. Box 140 
Columbus, Georgia 31902-0140 
Contact: Phyllis Wagner, Administrator 

 William B. Turner, Treasurer 

The Bradley-Turner Foundation Inc. is a not-for-profit private foundation based in 
Columbus, Georgia with over $219 million in assets under management. It is 
among the top ten private foundations in Georgia. Total annual giving by the 
foundation is approximately $17,478,783 with an average grant range of $10,000 
to $200,000. Foundation activities are heavily focused on the southern region, 
but it has also donated in Massachusetts, Illinois, and in Colorado. The 
Foundation also has a history of donating to the African Medical and Research 
Foundation in Kenya. 

The foundation seeks to award grants to organizations focused on higher 
education as well as religious associations, community funds, and youth and 
social service organizations. The foundation also supports cultural and health-
related programs. In April 1996 the foundation issued a challenge to Columbus 
arts agencies to match a $20 million gift for the construction of the RiverCenter 
for the Performing Arts, which soon expanded under a fund-raising umbrella 
known as "The Columbus Challenge." The fund-raising challenge was met by 
1999, and the final gift from the Bradley-Turner Foundation totaled $35 million. 
Since the success of the Columbus Challenge, the Foundation's support of the 
infrastructure of Columbus has continued. One line of grants has supported the 
renovation and upgrading of public housing. Other funds have continued to 
support uptown revitalization, including the relocation of the visual arts, theater, 
and music departments of CSU into locations adjacent to the RiverCenter for the 
Performing Arts. 

4. J. Bulow Campbell Foundation 
Suite 270 
3050 Peachtree Road, NW 
Atlanta, GA 30305 
Phone: 404-658-9066 
Contact: Betsy Verner, Associate Director 

 John W. Stephenson, Exec. Dir. 
www.jbcf.org 
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Founded in 1940, the Atlanta-based J. Bulow Campbell Foundation is the 
second-largest foundation in Georgia. In 2005 its assets were approximately 
$600 million. Between 1940 and 2005 the foundation disbursed about $385 
million. Priority is given to non-government, privately supported institutions, and 
to agencies and organizations that have programs of acknowledged or potential 
excellence and give evidence or promise of regional leadership. The Foundation 
considers grants only to institutions determined by the Internal Revenue Service 
to be tax-exempt. The Foundation gives priority to capital funding, endowments, 
land acquisition, matching/challenge support, building and renovation. Giving is 
primarily in Georgia, though the foundation does give on a limited basis in 
Alabama, Florida, North Carolina, South Carolina, and Tennessee. 
In consideration of requests by educational institutions, the Foundation will give 
priority to those which are privately-supported and accredited, and special 
consideration will be given to Christian-based institutions emphasizing Christian 
life on campus as well as the intellectual performance of students. The J. Bulow 
Campbell Foundation does not award grants to support local church 
congregations, or to individuals. The J. Bulow Campbell Foundation is interested 
in organizations, including those with religious affiliations, focused on youth, 
education, art and family services. Examples of previous grants awards are: 
$750,000 to First Presbyterian Day School, $400,000 to Anderson College and 
$500,000 to Project GRAD-Atlanta. 

The board meets quarterly in January, April, July and October. The Foundation 
does not provide an application form. A formal proposal to the Campbell 
Foundation is initiated by submitting a letter of request limited to one page and 
including the following:  

A. The full legal name of the organization.  
B. A concise description of the organization and its purpose and program.  
C. A specific amount of money requested.  
D. A brief description of the purpose for which the grant would be used.  
E. A definite plan and timetable for successful completion of the project.  
F. Signature of the principal officer of the governing board, and signature of 

the chief administrative officer of the institution.  

 The letter of request should have enclosed with it a copy of the Internal Revenue 
Service letter, which attests to the organization’s tax-exempt status and 
classification as “not a private Foundation.”  

     An eligible letter of request received by January 1st will be given preliminary 
consideration at the January meeting; a proposal received by April 1st will be 
given preliminary consideration at the April meeting; a proposal received by July 
1st will be given preliminary consideration at the July meeting; and a proposal 
received by October 1st will be given preliminary consideration at the October 
meeting. Applicants are encouraged to submit proposals well in advance of these 
deadlines.  

     After preliminary consideration is given, the applicant will immediately be 
notified in writing either that the board decided to decline further consideration of 
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the proposal, or that the board decided to have the Foundation staff conduct a 
more detailed study for additional consideration at the next quarterly meeting.  

     In the case of an applicant receiving further study, the staff prepares a written 
report about the institution and the proposed project. This usually follows at least 
one site visit by a member of the staff. This report is given consideration at the 
board’s next quarterly meeting, unless the applicant specifically requests 
consideration at a later date.  

     The board reviews the materials submitted in support of the application and, 
through the staff, seeks information about the organization, the project, and 
specific plans for achieving the success of the project.  

5. Robert W. Woodruff Foundation, Inc. 
50 Hurt Plaza 
Suite 1200 
Atlanta, Georgia 30303 
Phone: 404-522-6755 
www.woodruff.org 

The Robert W. Woodruff Foundation, Inc. is an independent private foundation 
with a broad charter to support charitable, scientific, and educational activities. 
The Foundation reported assets in 2010 of $2,694,449,755. Grants awarded in 
2010 totaled $98,150,054 for 36 grants ranging from a one time award high of 
$30,500,000 to a one time award low of $40,000. (average grant size is typically 
$100,000 - $1,000,000). Grants generally are limited to tax-exempt public 
charities and selected governmental agencies located and operating in Georgia. 

The Robert W. Woodruff Foundation's principal giving interests are focused on 
the following program areas:  

• Elementary, secondary, and higher education 
• Health care and education 
• Human services, particularly for children and youth 
• Economic development and civic affairs 
• Art and cultural activities 
• Conservation of natural resources and environmental education 

Organizations which seek Foundation support are invited to make an informal 
inquiry before submitting a proposal. Grant proposals may be submitted at any 
time during the year. Proposals received by February 1 are considered at an 
April meeting of the board of trustees. Proposals received by September 1 are 
considered at a November meeting. No application form is required. Proposals 
should be in letter form, addressed to P. Russell Hardin, President, and should 
include the following information: 

• A description of the organization, its purposes, programs, staffing, and 
governing board 
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• The organization's latest financial statements including the most recent 
audit report 

• A description of the proposed project and full justification for its funding 
• An itemized project budget, including other sources of support in hand or 

anticipated 
• Evidence from the IRS of the organization's tax-exempt status and that the 

applying organization itself is not a private foundation. Proposals not 
accompanied by a current IRS determination letter will not be considered. 

The Robert W. Woodruff Foundation, Inc. shares offices and administrative staff 
with the Joseph B. Whitehead Foundation, Lettie Pate Whitehead Foundation, 
Inc., Lettie Pate Evans Foundation, Inc., Ichauway, Inc. and the Robert W. 
Woodruff Health Sciences Center Fund, Inc. Grant inquiries or proposals may 
also be considered by one or more of the foundations sharing this common 
administrative arrangement. 
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B. Physical Infrastructure Development Incentives 
 
The desired initiation of new mixed-use development and increased population 
migration to West Point will require new infrastructure. A key component of any 
redevelopment is the upgrading, and in some cases creation, of adequate public 
infrastructure for the redevelopment of existing underutilized land. West Point will 
require extensive and new infrastructure of roads, sewers, water service, 
sidewalks, streetscapes, parks, pedestrian amenities and an electrical power grid 
with the capacity to support the increased density proposed in the redevelopment 
scenarios contemplated. The following incentives, some of which are locally 
generated and controlled, may be accessed to fund such improvements only with 
expert legal advice provided to the local municipal agencies and partners 
involved: 
 
 

1. Special Local Option Sales Tax (SPLOST) 
City of West Point 
 

The Special Purpose Local Option Sales Tax (“SPLOST”) is a popular method for 
funding needed capital projects in Georgia. Voters must approve an additional 1 
cent local sales tax through a ballot referendum which describes the individual 
projects which are to be funded through SPLOST, averting any need to raise 
property taxes for project funding. SPLOST funding is inherently slow, as the 1 
cent sales tax revenue will be collected over the several years (typically for 5 or 6 
years) for which the tax is imposed. Construction of a project cannot be 
contracted for until SPLOST funds for that purpose are available or if financing is 
approved for the SPLOST-funded project. The SPLOST referendum can be used 
to authorize the issuance of SPLOST/general obligation bonds or alternate forms 
of municipal financing authorized by other provisions of Georgia law, which has 
become a common method of financing SPLOST projects. 

 
Georgia law specifically authorizes a variety of projects, including sidewalks, bike 
paths, civic centers, public education facilities, libraries, cultural facilities, 
recreational facilities, historic facilities, public safety facilities, and airport and 
other transportation facilities. SPLOST can fund any capital outlay projects that 
are owned or operated by either the county, a qualified municipality in the county, 
a local authority in the county, or some combination thereof. Capital outlay 
projects include improvements such as land, buildings and other structures, 
roads and bridges, and major items of equipment and vehicles. 
 
(also see item 7 below: the Three Rivers Regional Commission T-SPLOST) 
 

2. Payment-In-Lieu-of-Taxes (PILOT) 
City of West Point 
 

PILOT (Payment-In-Lieu-of-Taxes) Bonds are a current economic development 
tool that can be utilized to assist private development. The proceeds of these 
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bonds are used to help offset the cost of private development by paying for 
upfront infrastructure and other costs. The bonds are issued by a local authority 
(i.e. City or County Development Authority) for a long term period of 20 to 30 
years and the bonds (principal and interest) are paid off with payments from a 
private entity deemed equivalent to the property taxes that same private entity 
would normally pay to the City, County, and School Systems. To create a 
property tax incentive of this type, a local development authority issues tax-
exempt or taxable bonds to acquire a facility that it will lease to a private 
company. The lease payments made by the private company amortize the 
bonds, and the private company typically will own the facility at the end of the 
lease. 
 

3. Tax Allocation District (TAD) 
City of West Point 
 

According to Georgia State law a redevelopment plan may be created by local 
government authorities who may issue tax-exempt qualified redevelopment 
bonds for the acquisition, clearing and refurbishing of real property in certain 
areas designated as blighted for resale at market value to private parties. The 
bonds must be secured primarily by ad valorum taxes, including increments of 
property taxes attributable to increases in valuation resulting from implementation 
of the redevelopment plan. Such bonds may take the form of “tax allocation 
bonds” or other tax-increment financing. Creation of a TAD requires the following 
steps (West Point has completed items 1 and 2): 
 

1. The General Assembly passes a local act authorizing the city or county to 
exercise redevelopment powers. 

2. The voters within the city or county approve the exercise of redevelopment 
powers in a referendum. 

3. The redevelopment agency (city or county, or a new agency created by the 
local government) submits a Redevelopment Plan for approval by the city or 
county.  

4. After publishing notice, the city or county holds at least one public hearing 
within 60 days after the Redevelopment Plan is submitted.  

5. In order to use tax increments of the county (for a city TAD) or the school 
board, their consents must be obtained. School taxes, also require an “impact 
analysis.” 

6. After publishing another notice, the city or county adopts the 
Redevelopment Plan (within 45 days after hearings completed). There is no 
vote by general public, just by elected officials.  

7. The TAD’s creation date is December 31 of year Redevelopment Plan 
approved or of a subsequent year as determined by the city or county. By the 
creation date, the redevelopment agency applies in writing to the state 
revenue commissioner for a determination of the tax allocation increment 
base of the TAD (as of TAD creation date).  
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4. Community Improvement District (CID) 

City of West Point 

A CID is a geographically defined district in which commercial property owners, 
within the same district, vote to impose a self-tax. To create a CID, a simple 
majority of affected property owners holding at least 75% of the assessed 
property value of the area must vote affirmatively. Funds are then collected by 
the taxing authority and given to a board of directors elected by the property 
owners. The participating property owners define the purpose of the CID and 
elect a board of directors to represent their interests. The board is ultimately 
responsible for determining funding and managing the process and for identifying 
and retaining staffing resources necessary to conduct day-to-day operations.  
The Georgia State Constitution specifies that funds collected through a CID may 
be used for seven types of applications:  

1. Water  
2. Public transportation  
3. Street and road construction and maintenance  
4. Parks and recreational areas and facilities  
5. Storm water and sewage  
6. Parking, terminal and dock facilities  
7. Other  

CID funds can augment existing services such as public safety and they can also 
be used to leverage additional public and private funds. Conservatively, CID 
funds can be used to leverage such funds at a ratio of 4 to 1. 
 

5. Federal Brownfield Grants and Loans 
U.S. Environmental Protection Agency    

 Office of Brownfields Cleanup and Redevelopment   
 Mail Code 5105 T 1200 Pennsylvania Ave., NW  
 Washington, DC 20460       
 Phone: 202-566-2758        
 www.epa.gov/brownfields/ 

Specific areas of redevelopment site may be found in future to include the 
potential presence of hazardous materials and contaminated soils. The U.S. 
Environmental Protection Agency (EPA) is the most active federal agency in 
promoting the cleanup and redevelopment of brownfields and other underused 
contaminated properties through the Office of Brownfields Cleanup and 
Redevelopment. Brownfields are defined as real property, the expansion, 
redevelopment, or reuse of which may be complicated by the presence or 
potential presence of a hazardous substance, pollutant, or contaminant. Cleaning 
up and reinvesting in these properties takes development pressures off of 
undeveloped, open land and both improves and protects the environment. Three 
EPA funding programs that have been used extensively to spur brownfield 
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redevelopment are Assessment Grants, Cleanup Grants and Revolving Loan 
Fund Grants. Federal legislation requires that 25 percent of brownfields funding 
go to petroleum-impacted sites. The EPA can provide financial assistance to 
state and local governments in the following areas: 

! Grants to assess site contamination 

! Grants to carry out site cleanup 

! Grants to projects and community organizations to address environmental 
problems affecting low-income and predominantly minority populations 

! Training in the environmental field for residents of communities affected by 
brownfields 

! Capital to establish revolving loan funds (RLFs) 

! Grants for cooperative sustainable development efforts 

! Environmental education programs 

! Grants to capitalize RLFs for clean water projects 

Prior to pursuit of Federal resources it is critical to consultant and coordinate with 
the Georgia Department of Natural Resources. Environmental Protection Division 
(EPD) to identify existing programs, resources and priorities for local brownfield 
assessment and clean up activity. 

 
6. U.S. Department of Housing and Urban Development (HUD) 

 Brownfields Economic Development Initiative 
Office of Economic Development 
451 7th Street, SW 
Washington, DC 20410 
Phone: 202-708-3484 ext. 4445 

  
The overall mission of the U.S. Department of Housing and Urban Development 
(HUD) is to increase homeownership, support community development and 
increase access to affordable housing free from discrimination. HUD has seven 
brownfield-applicable programs:  

! Brownfields Economic Development Initiative (BEDI)  
! Section 108 Loan Guarantee Program  
! Community Development Block Grant (CDBG) Program  
! Office of Community Renewal 
! HOME Investment Partnership Program  
! Empowerment Zones (EZ) and Enterprise Communities (EC) Initiative  
! Lead-Based Paint Hazard Control Grant Program 

 
HUD encourages utilization of BEDI funding in conjunction with Section 108 Loan 
Guarantee funds to finance development activities that will provide near-term 
results and demonstrable economic benefits. BEDI funded projects must 
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increase economic opportunity for persons of low-and moderate-income or 
stimulate and retain businesses and jobs that lead to measurable economic 
revitalization. BEDI funds are made available annually on a competitive basis, 
according to HUD’s fiscal year application cycle. There is a cap of $1 million per 
BEDI award. Section 108 funds are also available on a noncompetitive basis. 
 

7. Three Rivers Regional Commission  

Troup County is part of the Three Rivers Regional Commission and therefore 
eligible to participate as part of the 2012 Transportation Special Local Option 
Sales Tax (T-SPLOST), authorized by State law under Georgia HB-277; the 
Transportation Investment Act of 2010. Troup County and the other 9 
participating counties in the region, must develop a transportation project list to 
be included in the 2012 referendum for a 1 cent Three Rivers regional sales tax, 
which if approved will be in place for 10 years. Once all 10 counties submit 
projects, the roundtable must decide by October 2011 which ones are most 
important and what the region can afford based on sales tax projections. New 
roads, bridges and public transit systems are approved uses of the T-SPLOST 
funding. 

8. Trust for Public Land 
 Georgia Office 

1447 Peachtree Street,NE 
Suite 601 

 Atlanta, GA 30309 
 Phone: 404-873-7306 
 www.tpl.org 
 
The Trust for Public Land (TPL) is a national, nonprofit, land conservation 
organization that conserves land for parks, community gardens, historic sites, 
rural lands, and other natural places, with the goal of ensuring livable 
communities. The Atlanta office of TPL has been particularly proactive in 
partnering with the City of West Point and others to support implementation of 
new public parkland along the Chattahoochee River. TPL donated 178 acres of 
prime river front property to the City of West Point in July 2004. Formerly known 
as the Zachry tract, this new regional park property buffers nearly 3600 feet of 
river frontage and connects with the City's existing, active recreation park to the 
south via a riverfront greenway. The Trust for Public Land's Chattahoochee 
River Land Protection Campaign was started in the mid 1990's. The goal of the 
campaign is to protect central Georgia's drinking water and provide recreational 
opportunities by creating a 180-mile greenway along the banks of the 
Chattahoochee- a greenway that would stretch from Helen to Lake Lanier to 
Columbus, Georgia. TPL services can assist the redevelopment effort with focus 
on the following areas: 

• Conservation Vision: TPL helps agencies and communities define 
conservation priorities, identify lands to be protected, and plan networks of 
conserved land that meet public need.  
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• Conservation Finance: TPL helps agencies and communities identify 
and raise funds for conservation from federal, state, local, and 
philanthropic sources.  

• Conservation Transactions: TPL helps structure, negotiate, and 
complete land transactions that create parks, playgrounds, and protected 
natural areas.  

• Research & Education: TPL acquires and shares knowledge of 
conservation issues and techniques to improve the practice of 
conservation and promote its public benefits. 

TPL’s Federal Affairs Program team has a successful track record in identifying 
Federal policies and funding for land conservation initiatives. The TPL Parks for 
People Initiative has successfully transformed brownfields to art parks in major 
urban centers such as Olympic Sculpture Park in Seattle and the new Los 
Angeles State Historic Park. 

 

C. Sustainable Development Incentives 
 
Increased energy efficiency and “green building” standards are rapidly becoming 
critical tools in the effort to create sustainable environmentally conscious 
development patterns within American cities. This trend is increasingly desirable 
given increasing concerns regarding the increasing evidence of the negative 
impact of global warming related climate changes. The West Point Neighborhood 
Revitalization presents an opportunity to incorporate a mandate for sustainable 
development practices within a comprehensive redevelopment planning initiative. 
The integration of a demonstration project for residential and commercial “Green 
Building” in conjunction with potential local Georgia partners such as the 
Southface Energy Institute, Home Depot Foundation, and the Turner Foundation 
as a component of the West Point redevelopment should be considered. 

1. U.S. Department of Energy 
 Energy Efficiency and Renewable Energy 

Mail Stop EE-1 
Department of Energy 
Washington, DC 20585 
Phone: 1-877-337-3463 

  www.eere.energy.gov 
 
The U.S. Department of Energy (DOE) through its Office of Energy Efficiency 
and Renewable Energy (EERE) works with business, industry, universities, and 
others to increase the use of renewable energy and energy efficiency 
technologies, with the goal of reducing dependence on non-renewable fossil 
fuels. One way EERE encourages the growth of these technologies is by offering 
financial assistance opportunities for their development and demonstration. 
EERE can provide financial assistance in the form of grants and cooperative 
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agreements in conjunction with a competitive solicitation process based on the 
Federal fiscal year cycle. All EERE related funding is subject to the federal 
budget appropriations process, requiring congressional support and approval. 
The EERE does accept unsolicited proposals for funding which may be 
submitted at the discretion of their creators. Unsolicited proposals may be 
selected for funding by EERE if they: 

! Demonstrate a unique and innovative concept or a unique capability 
! Offer a concept or service not otherwise available to the government 
! Do not resemble recent, current, or pending competitive solicitations 
! Independently originate with the initiator without government supervision 

 
 
C. Residential/ Commercial Development Incentives 
 
Many revitalization efforts across the nation have pioneered and tested existing 
incentive programs for redevelopment activities such as mixed-income residential 
communities and the introduction of new quality commercial/retail development. 
The resulting toolkit of incentives with a proven track record of success, should 
be considered to achieve a well balanced mix of development for West Point and 
meet the City’s current goals for economic development, increasing workforce 
housing, as well as reintroduction of quality neighborhood oriented retail services 
in previously underserved areas. The following sources of direct subsidies, loans 
and tax credit incentives should be considered to achieve the desired 
redevelopment goals: 
 

1. Georgia Department of Community Affairs 
 60 Executive Park South, NE 
 Atlanta, Georgia 30329 
 Phone: 404-679-4940 
 www.dca.state.ga.us 
 
The Georgia Department of Community Affairs (DCA) is the State of Georgia’s 
lead agency in housing finance and economic development. DCA administers the 
State’s Low Income Housing Tax Credit (LIHTC) Program, the Georgia Dream 
Homeownership Program and the Georgia Community Development Block Grant 
Program. 
 
Housing 
The LIHTC Program allocates federal and state tax credits for development of 
rental properties which are required to reserve a portion of their units for 
occupancy as affordable housing. The annual competitive application process for 
these funds occurs in the spring of each year. The competition requirements are 
defined each year as part of DCA’s Qualified Allocation Plan. A number of new 
high quality Atlanta mixed income rental properties have been developed using 
the LIHTC program, combining market rate rentals with subsidized rentals within 
the same community. Experienced developers of mixed-income rental housing 
are encouraged to submit proposals for consideration. 
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The Georgia Dream Homeownership Program (Georgia Dream) offers 
assistance to low and moderate income families toward the purchase of a first 
home. Eligible first time homebuyers, single parent families, and displaced 
homemakers may qualify for a Georgia Dream Second Mortgage of up to 
$20,000 to be used in conjunction with a first mortgage loan. The Georgia Dream 
funds can be used to defray the cost of down payment, closing costs, and 
prepaid escrow expenses associated with purchasing a home. Borrowers must 
contribute a minimum of 1% (based on purchase price) using their own funds. No 
cash back is allowed at closing. Income, purchase price and other guidelines 
apply. 
 
Economic Development 
The Georgia Community Development Block Grant Program (CDBG) provides 
funding to assist a wide range of eligible activities, including housing 
improvement projects, public facilities such as water and sewer lines, buildings 
such as local health centers or head start centers, and economic development 
projects. All projects must substantially benefit low and moderate income 
persons. 
The total annual funding level for the state of Georgia is approximately $43 
million, with approximately $36 million available for the annual competition. The 
maximum amount available per applicant is $500,000 for Single-Activity during 
regular competition and $800,000 for Multi-Activity during regular competition. 
Local Match Requirements - Regular Competition: 

• Grants up to $300,000, or grants for single activity housing projects - no 
matching funds required. 

• Grants of $300,000 to $500,000 - 5% local matching funds required. 
• Grants of more than $500,000 - 10% local matching funds required. 

 
Eligible applicants are units of general local government, excluding metropolitan 
cities, urban counties, and units of government eligible to participate in the urban 
counties or metropolitan cities programs of the U.S. Department of Housing and 
Urban Development. Eligible applicants selected for funding will be those having 
the greatest need as evidenced by poverty and per capita income and whose 
applications most adequately address the needs of low and moderate income 
persons and have the greatest impact.  

2. Georgia Department of Natural Resources 
 Historic Preservation Division 
 34 Peachtree Street, NW 
 Suite 1600 
 Atlanta, Georgia 30303-237 
 Phone: 404-656-2840 
 www.gadnr.org 
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The Georgia Department of Natural Resources Historic Preservation Division 
administers the Georgia Preferential Property Tax Assessment Program for 
Rehabilitated Historic Property which allows eligible participants to apply for an 8-
year property tax assessment freeze. The program can be used in conjunction 
with the Federal Rehabilitation Investment Tax Credit Program (RITC) which 
provides owners of "certified historic structures" the opportunity to apply for a 
federal income tax credit equal to 20% of the rehabilitation cost. Only income-
producing properties are eligible to participate in the program and the National 
Park Service must certify the rehabilitation in order to receive the credit. 

A one-time charitable contribution deduction may be taken for the donation of a 
preservation easement to an organization. This easement ensures the 
preservation of a "certified historic structure's" facade by restricting the right to 
alter its appearance. The donation of a preservation easement is usually made in 
perpetuity. Both residential and commercial properties are eligible for this 
program. Qualified professionals should be consulted on the matters of 
easement valuations and the tax consequences of their donation. 

3. National Trust for Historic Preservation 
 1785 Massachusetts Ave, NW 

Washington, DC 20036-2117 
Phone: 800-944-6847 
Fax: 202-588-6038 

 www.nationaltrust.org 
 
The National Trust for Historic Preservation has the ability to make loans 
available for historic rehabilitation project construction costs. The National Trust 
Community Investment Corporation (NTCIC) a subsidiary of the National Trust 
for Historic Preservation, makes equity investments in real estate projects. 
NTCIC’s primary investment vehicles are National Trust Community Investment 
Funds I and II. Since its inception in 2000, NTCIC has placed more than $412 
million in 72 properties ranging in total development cost from $500,000 to $105 
million. NTCIC also pioneered the pairing of historic and New Markets Tax 
Credits (NMTC's) in 2003, providing additional equity resources for eligible 
projects. Additionally, the National Trust Small Deal Fund (SDF) makes historic 
tax credit investments specifically targeted for smaller development transactions 
where total development costs are approximately $1.2 million which are typically 
considered too small for conventional tax credit financing. 
 

4. New Markets Tax Credit Program 
 U.S. Department of the Treasury 
 Community Development Financial Institutions Fund (CDFI) 
 601 Thirteenth Street, NW 

Suite 200 South 
Washington, DC 20005 
Phone: (202) 622-8662  
Fax: (202) 622-7754 
www.cdfifund.gov 
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Since its creation in 1994 by an act of the United States Congress, the CDFI 
Fund has awarded $111 billion to community development organizations and 
financial institutions; it has awarded allocations of New Markets Tax Credits 
(NMTC) which will attract private-sector investments totaling $26 billion, including 
$1 billion for the Gulf Opportunity Zone. The New Markets Tax Credit (NMTC) 
Program permits taxpayers to receive a credit against Federal income taxes for 
making qualified equity investments in designated Community Development 
Entities (CDEs). Substantially all of the qualified equity investment must in turn 
be used by the CDE to provide investments in low-income communities. The 
credit provided to the investor totals 39 percent of the cost of the investment and 
is claimed over a seven-year credit allowance period. A number of Georgia 
CDE’s currently exist and have previously been awarded NMTC allocations for 
use, the existing Georgia CDE’s include Wells Fargo (Wachovia), Suntrust, Inner 
City Ventures LLP, and others. 

5. Federal Home Loan Bank AHP (Affordable Housing Program) 
FHLBank Atlanta 
1475 Peachtree St., N.E. 
Atlanta, Ga. 30309 
Phone: 404.888.8000 
https://corp.fhlbatl.com/ 

 
The Affordable Housing Program (AHP) is a flexible source of grants and loans 
designed to help our member financial institutions (CharterBank in West Point is 
a member institution) and their community partners develop affordable owner-
occupied and rental housing for very low- to moderate-income families and 
individuals. 

The Federal Home Loan Bank of Atlanta makes grant funds of up to $1 million 
per awarded project available to assist in the acquisition, construction, or 
rehabilitation of rental or owner-occupied housing affordable to persons earning 
80 percent or below of the area’s median income. In 2010, the Bank awarded 
more than $42 million in grant funds for 60 rental projects and 30 ownership 
projects in Georgia and 11 other States. The Bank distributes AHP competitive 
program funds in up to two competitive offerings each year according to an 
application process. The Bank offers AHP capital in the form of subsidized 
advances (loans) and direct subsidies (direct cash payments), subject to a 
maximum direct subsidy limit of $1,000,000 per project. The Bank typically 
announces the offering period for AHP competitive funds at least 60 calendar 
days prior to the round opening. 
 
Each year the Federal Home Loan Bank commits 10 percent of its annual net 
income to developing affordable housing. Project sponsors partner with its 
member financial institutions to seek the competitive grants or low-cost loans. 
Since 1990, the bank has awarded over $407 million to the AHP to help construct 
or rehabilitate more than 63,000 homeownership and rental units. 
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AHP funds may be used for the purchase, construction, or rehabilitation of a 
rental project, where at least 20 percent of the units in the project are occupied 
by and affordable for very low-income households. A household must have an 
income meeting the income targeting commitments in the approved AHP 
application upon initial occupancy of the rental unit, or for projects involving the 
purchase or rehabilitation of rental housing that already is occupied, at the time 
the application for AHP subsidy is submitted to the Bank for approval. Rental 
projects are limited to a single county. 
 
There is one competitive application round per year for the AHP, accepting 
applications during the second quarter and anticipating board of directors 
approval of winning projects in the fourth quarter. Applicants are encouraged to 
leverage their awards with other funding sources, including conventional loans, 
government-subsidized financing, tax-credit equity, foundation grants, and bond 
financing. 

 
Action Plan 
An aggressive five year plan of action must be developed and initiated upon the 
adoption of the West Point Redevelopment Plan, to assure successful 
implementation of the revitalization effort. Early coordination with potential 
funders, partners and stakeholders is essential in determining the scope of public 
improvement needs required to support development construction timetables and 
identification of specific projects which can spur additional private market 
investment and leverage public resources. Local funding sources dedicated to 
redevelopment projects will be required by other private and public sector 
partners to demonstrate the local municipality’s commitment to revitalization 
efforts. In many cases a local match percentage is required by other potential 
funders particularly in the case of public infrastructure improvements. Strategic 
efforts to implement the redevelopment plan vision are outlined in the table 
below: 
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Strategic 5 Year Action Plan 

 

ACTIVITY DETAILS TOTAL 
COST 

LOCAL PUBLIC 
FUNDS (in millions) 

COMMENTS 

Recreation 
Campus 
Parking  Deck 
Construction 

400 spaces $6.4M TBD YR 2: SPLOST with 
additional partnership 
financing by Point University 
and Hotel/Conference Center 
private partner. Potential 
totally SPLOST funded 
municipal parking facility 
could generate additional 
income for City. 

Hotel/ 
Conference 
Center 
Construction 

100-200 
rooms and 
10-15,000 
sq.ft. mtg. 
space 

$9.5M TBD YR 2 - 3: Land acquisition 
cost not included. Potential 
user of SPLOST funded 
structured municipal parking. 

New Mixed-
income Rental 
Housing 

300 units
  

$36M TBD YR 1 - 5: 3 phases of rental 
housing development all on 
WPHA land with negotiated 
financial participation by an 
experienced LIHTC 
developer in all phases 

New Public 
High School 

1,000 -1,200 
students 

$25-30M  YR 4 - 5: Land costs not 
incld. Requires negotiation 
for use of WPHA land and/or 
potential E-SPLOST approval 

Incentives TBD $3M -TBD $3M -TBD YR 1 - 5: Definition of land 
costs and negotiated 
public/private partnerships 
are required 

TOTAL 
COSTS 

 $101M -
$108M+ 

$27M+/- approx. 25% +/- of the total 
costs are required public 
improvements 

 
 
ADDITIONAL DETAILED ACTIVITIES 
 
HOUSING 
A specific incentive program for the creation of new affordable housing in the 
West Point neighborhood redevelopment plan funded by a public/private 
partnership is possible. The West Point Housing Authority (WPHA) controls a 
combination of occupied and vacant property within the redevelopment area 
which can support new residential development in carefully planned multiple 
phases. In Phase 1 of public housing redevelopment, it is possible to develop a 
high quality new mixed income rental community of approximately 96 units on 
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largely vacant WPHA property located at Higgins Street, with a minimal 
relocation of only 5 families. Construction of the rental new apartments would 
require a total development cost of approximately $11M ($115,368 per unit). A 
majority of the new apartments developed by an experienced private residential 
developer and could be made affordable using a combination of Low Income 
Housing Tax Credit units (50% of the units) and public housing subsidized units 
(20% of the units). The remaining 30% of the new apartments would be rented at 
market rate, generating revenue to help support operations of the new 
community.  
 
During Phase 2, approximately one third of the existing public housing families 
living in occupied WPHA apartments at 12th Street could be moved to occupy the 
67 new affordable units at Higgins Street. The resulting vacant older units at 12th 
street could then be demolished making way for development of additional new 
mixed-income residential development. 
 
Three phases of mixed-income residential development of this type could result 
in replacement of all the existing aging WPHA rental stock. Based on preliminary 
estimates additional development funding of over $3M beyond the LIHTC, private 
developer financing and public housing rental subsidies would be required to 
finance construction of the planned new rental units, not including additional 
demolition and minimal relocation costs. Private developer loan financing could 
cover approximately 48% of the redevelopment costs. LIHTC equity would 
support approximately 34% of the redevelopment costs. A successful application 
to the Federal Home Loan Bank could fund up to $1M of the remaining unfunded 
need. A local SPLOST could also fund a significant portion of the public 
infrastructure improvements associated with the public housing redevelopment, 
significantly reducing or eliminating the housing development funding shortfall. 
Local philanthropic donors might also be willing to contribute to the 
redevelopment effort. It should also be noted that the redevelopment and more 
efficient use of the existing WPHA land, allows for the construction of the 
proposed new public high school on WPHA land. The WPHA land could be 
acquired for this purpose and construction of the new school could be financed 
using a dedicated Education SPLOST.  
 
 
PARKING 
The future need for structured public parking can also be addressed by use of 
public land and funding mechanisms. A detailed discussion and analysis of the 
future zoning requirements, ownership and operations for structured parking at 
the proposed hotel/conference center redevelopment site should be undertaken. 
Should the City of West Point choose to finance, construct and maintain 
ownership of structured parking, a potential income stream may result directly 
from parking collections while foregoing the additional tax revenues generated by 
private parking operations. Control of the number of parking spaces provided and 
the price for daily parking may also be useful as a future revenue stream for the 
City of West Point as the parking user population increases within the 
redevelopment district. 



 21 

 
 
SUSTAINABLE ENERGY 
All buildings and facilities within the redevelopment should be designed to the 
highest energy and environmentally sustainable standards such as LEED, 
EarthCraft and/or the federal ENERGY STAR program. Leadership in Energy 
and Environmental Design (LEED), developed by the U.S. Green Building 
Council (USGBC), is a green building certification system providing third-party 
verification that a building or community was designed and built using strategies 
aimed at improving performance in: energy savings, water efficiency, CO2 
emissions reduction, improved indoor environmental quality, and stewardship of 
resources and sensitivity to their impacts. Energy savings and the reduction of 
waste over time prove to be a financial benefit in the long term operations and 
management of LEED facilities. LEED certified building design and construction 
professionals located throughout Georgia should be contracted to achieve LEED 
certification for West Point redevelopment projects. The Southface Energy 
Institute, based in Atlanta, is a nonprofit organization that for more than 30 years 
has promoted energy, water and resource-efficient workplaces, homes and 
communities throughout the Southeast. Southface provides diverse sustainability 
services and programs, both public and private sector-based. These programs 
address areas including regional green building, energy, water, affordable 
housing, weatherization, radon mediation, etc… In 2010 a total of 49 out of 50 
state housing finance agencies promoted ENERGY STAR qualified products 
and/or homes in their federal Low-Income Housing Tax Credit Program’s 
Qualified Allocation Plans. Projects funded through the American Recovery and 
Reinvestment Act, energy mandates for energy disclosure, and awareness-
raising efforts about energy use and reductions in commercial buildings through 
innovative campaigns and competitions all relied on the ENERGY STAR 
platform. The detailed study of these options should be undertaken with local 
partners to determine feasibility and financial benefits for residential and 
commercial activities. 
 
NEW RECREATION FACILITIES 
The expansion of the recreational facilities should be a primary focus of the 
County and City SPLOST funding, which is set to expire but is being targeted for 
renewal. The SPLOST mechanism is the ideal tool for an investment in a 
significant public amenity such as recreation. It may also be possible to engage 
the County to contribute a portion of their SPLOST funds collected from West 
Point. More information on the SPLOST mechanism is provided in Physical 
Infrastructure Development Incentives section of this document. 

 
Point University is anticipated to be a key partner in the development of new 
recreation facilities called for in the redevelopment plan, using a combination of 
student fees, private donations and/or private activity bonds. Columbus State 
University (which has approx. 8,200 students) opened a new Student Recreation 
Center in 2011. The $26 million, 106,000-square foot facility houses a fitness 
area along with an aquatic center. It features two basketball courts, workout area, 
two aerobic rooms, free weight area, running track, multi-purpose court, two 
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racquetball courts, indoor soccer, volleyball, and large event area. The Aquatics 
Center consists of a 25 yard lap pool, a one meter diving board, leisure pool, 
therapy pool, and sauna. 

  
The facility was built using student fees or contributions from private sources; no 
state funding was involved. Students at CSU agreed to be assessed a $125 fee 
per semester, starting in fall 2009, to build and operate the center that opened 
Jan. 10, 2011. For every semester that a student paid the recreation fee during 
the construction phase, he/she will be given a 6 months free membership to the 
recreation center once he/she has graduated. A public-private partnership 
between Point University and the City of West Point could access philanthropic 
funding to create a new state-of-the-art recreation complex; renovating existing 
and building new sports facilities all on a single sports campus within the 
redevelopment plan area. Membership in the new facilities could be extended to 
include existing and future neighborhood residents as well as students. 
  

Conclusion 
The powerful combination of Federal, State and Local government tax incentives, 
as well as direct subsidies available for varied development activities such as 
public infrastructure improvements, new mixed-income residential construction, 
new commercial and retail construction, historic preservation and rehabilitation, 
environmental remediation, new parks and recreational greenspace if planned 
and focused effectively, can defray a substantial portion of the West Point 
Neighborhood Revitalization costs and leverage millions in private resources. 
The current rate of West Point’s projected growth, makes the planned 
redevelopment of areas within the City essential to achieve the potential access 
to excellent public amenities and outstanding quality of life experience desired for 
all West Point residents. The existing incentives outlined herein if used to 
implement the West Point redevelopment vision, can achieve Mayor Drew 
Ferguson’s goals for the larger West Point area, including increased job growth, 
new workforce housing, increased property and sales tax revenues, new park 
space and increased vitality in economically underserved areas. 
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