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URBAN LAND INSTITUTE CENTER FOR LEADERSHIP MTAP

◼As the preeminent, multidisciplinary real estate forum, ULI 
(Urban Land Institute) is a nonprofit education and research 
group supported by its membership base. Our mission is to 
“Shape the future of the built environment for transformative 
impact in communities worldwide.”

◼The ULI Atlanta Center for Leadership is a nine month 
program with seminars and a group project. It provides a 
powerful local resource to help guide the responsible 
development of the Atlanta region by strengthening connections 
among area organizations that guide and influence Atlanta real 
estate development.

◼During the course of the nine-month program, participants will 
have an opportunity to provide leadership on a critical Atlanta 
regional issue through a mini Technical Assistance Panel 
(mTAP). Working in teams, participants will be responsible for 
sharing their expertise and advice to develop recommendations 
for a sponsor organization.



OUR ULI CENTER FOR LEADERSHIP MTAP TEAM

Yeji Moon 
Director of Financial Analysis
Housing Development Corporation

I've been involved in similar projects in the area, like the Bethel Tower and Wheat 
Street Tower, which has given me a deep connection to the community, and as a 
church project, it aligns with my values and offers an opportunity to make a 
meaningful impact on both spiritual and social development.

Anamaria Hazard Meanes 
Senior Managing Associate

Dentons US LLP 

My practice focuses on municipal law, commercial real estate, zoning, planning, and land use 
matters. I chose this project because I recognize the importance and the impact that 

Ebenezer Baptist Church, the Sweet Auburn Neighborhood, and the MLK Jr. Landmark 
District have on the City of Atlanta, the State of Georgia, and the entire nation. I want to 

help preserve and further the vision for the “Beloved Community”. 



OUR ULI CENTER FOR LEADERSHIP MTAP TEAM

Brian Stolz  
Director
rand* Construction

I wanted to lend my experience in the commercial 
construction industry to provide a tangible impact for 
Ebenezer, not only to benefit the church but also the 
local community.

Mike Adams 
Senior Vice President / Market Leader (Atlanta)

Zeller

I wanted to positively impact the historically significant Ebenezer Baptist Church, 
a true foundation of the City of Atlanta, and add value by giving them direction 

and leadership to maximize their existing real estate to work to solve and 
benefit their congregation's mission and the community.



OUR ULI CENTER FOR LEADERSHIP MTAP TEAM

Megan Shannon  
Project Manager
Houser Walker Architecture

I worked at Epsten Group, catty-corner from Ebenezer, for 
six years. While I didn’t interact with the church much, I 
understand the importance of the church’s past and present 
impact on the Sweet Auburn neighborhood.

Kyle Smith 
Managing Partner

Abide Capital Group

This was an amazing opportunity to work with Ebenezer Baptist, who has 
been an historic anchor within the community, and help the church continue 
their mission of social justice through the use of property holdings to create 

truly positive economic impact.



OUR ULI CENTER FOR LEADERSHIP MTAP TEAM

Lynda Herrig
Mechanical Engineer 
Newcomb & Boyd

My own church in Atlanta is working to faithfully steward 
our properties and I wanted to be with Ebenezer on your 
journey.  Also, I am in my fourth Ebenezer and St. Luke’s 
Book Study.

Shawn Coste Roman 
Executive Vice President 

Historic District Development Corporation (HDCC)

HDDC is a vested community stakeholder in the Sweet Auburn district and 
I am thrilled at the opportunity to serve alongside my classmates to assist 

Ebenezer move their master plan forward. The importance of the work that 
both of our organizations do to keep the King family legacy alive and visible 

is monumental.



◼Ebenezer Baptist Church Client Pitch

◼mTap Request: Create a land-use plan to actualize EBC’s strategic plan. 

◼Look at:

◼ MLK Sr. Community Resources Complex (101 Jackson Street)

◼ 26 Jackson Street (vacant quadruplex)

◼ 410 + 412 Edgewood Ave (vacant lots)

◼ 407 Auburn Ave (vacant lot behind the Historic Ebenezer.)



EBENEZER STRATEGIC PLAN

One Ebenezer: Living into Our Promise 2023-2026 Strategic 
Plan includes the goal to plan for Ebenezer campus growth. 

Assess current properties. Identify opportunities to 
generate additional revenue through use of space.

Reimagine. 

Leverage assets. 

Examine select properties for social service and justice, 
expanding parking, and creating new revenue streams. 





1. 410-412 
EDGEWOOD 
AVE 
(VACANT 
LOTS AT THE 
CORNER OF 
EDGEWOOD 
AND 
JACKSON)



2. 407 AUBURN AVE (LOT BEHIND 
HISTORIC EBENEZER AND THE 
EDUCATION BUILDING)



3. 26 JACKSON STREET (VACANT 
QUADRUPLEX)



4. 101 
JACKSON 
STREET MLK SR. 
COMMUNITY 
RESOURCE 
COMPLEX



OUR TEAM HAD 
MEETINGS WITH 

◼Property Committee

◼Ebenezer Staff

◼Ministries Council Strategy 
Team

◼Ministries Council

◼Rev. Vaughn

◼Rev. Warnock 



PROJECT PRIORITIES

◼1. Parking

◼ You have to have an active congregation to support other 
activities.

◼2. 26 Jackson

◼ Being a better neighbor.

◼ Use for affiliates.

◼3. Re-thinking MLK Sr. - the architecture no longer supports the 
program. More meeting space is needed.

◼4. Neighborhood partnership with underutilized properties - develop for 
revenue, active retail and parking.





MARTIN LUTHER KING, JR. LANDMARK DISTRICT HC-20C

◼Certificates of Appropriateness

◼ A certificate of appropriateness (“COA”) from the Urban Design Commission (“UDC”) is required for any 
change in exterior appearance of any structure, any new structure or new addition to an existing structure, 
demolition or movement of a contributing structure, or any request to vary any HC-20C regulation.

◼ Maintenance using in-kind materials and ordinary repairs do not require a COA.



MARTIN LUTHER KING, JR. LANDMARK DISTRICT HC-20C

◼Contributing Structures

◼ All buildings in the MLK Landmark District that were in existence during Rev. Dr. Martin Luther King, Jr.’s life 
are contributing structures. 

◼ 26 Jackson Street (quadraplex) and 407 Auburn Avenue (historic church) are contributing structures.

◼ The demolition or moving of contributing structures, and partial demolition of contributing structures that 
destroy the structure’s historic or cultural importance can only be granted if the demolition is required to 
alleviate a threat to public health and safety or if required to rectify a condition of unreasonable economic 
return.

◼ Demolition, even partial demolition is HIGHLY discouraged



MARTIN LUTHER KING, JR. LANDMARK DISTRICT HC-20C

◼Compatibility Rule and Building Heights

◼ The compatibility rule requires that any alterations to existing structures and new construction must be 
compatible with the massing, size, scale and architectural features of contributing buildings on the same block. 

◼ Building heights can be no shorter than the shortest building and no taller than the tallest building on the 
block.

◼ Maximum building heights are permitted up to a maximum of one and one-half times the height permitted 
using the compatibility rule.

◼ No building is permitted to exceed a maximum of 55 feet.



MARTIN LUTHER KING, JR. LANDMARK DISTRICT HC-20C

◼Permitted Principal Uses and Structures 

◼ Most residential uses are permitted on all sites. 

◼ 410/412 Edgewood Avenue has more flexibility in permitted principal non-residential uses.

◼ Retail establishments, grocery stores, restaurants, clinics, and childcare centers are not permitted as primary 
uses at 101 Jackson, 407 Auburn, or 26 Jackson.

◼ Parking as a primary use is allowed on all sites; however, surface parking lots require a special use permit 
(“SUP”). 

◼ SUPs for surface lots are only valid for 2 years and require an area parking analysis to document need.



MARTIN LUTHER KING, JR. LANDMARK DISTRICT HC-20C

◼Design Regulations 

◼ All of the sites must follow the compatibility rule for design.

◼ Must be consistent with other contributing buildings on the block to determine building materials, massing, 
architectural features, heights and setbacks.  

◼ Ground floor, sidewalk-level uses must be active uses. 

◼ Parking, driveways, and accessory non-residential storage are not considered active uses and would require a 
variance to be allowed on the sidewalk-level ground floor. 

◼ Surface parking cannot be located between a building and a street without an intervening building.

◼ Parking structures must have the appearance of a horizontal storied building.



COOPER 
CARRY 
STUDY
AUGUST, 
2020 



COOPER 
CARRY 
STUDY



Edgewood + Jackson Site and Area Behind Heritage Sanctuary

Quadraplex

COOPER 
CARRY 
STUDY



COOPER CARRY STUDY

◼The Scope of Work for the three sites is summarized below;
◼ Site A – Property Address known as 410 Edgewood and 412 Edgewood and the parking serving the Historic Ebenezer Baptist 

Church
◼ Site A has the ability to solve the parking needs.
◼ Provided 3 concept plans for commercial use and parking in new ground up development.

◼ However, after studying the concepts, our conclusion is that we do not believe the bridge over the 
alley is feasible after our additional zoning research.

◼ Site B – 26 Jackson - existing duplex 
◼ Low to medium intensity rehabilitation of the existing building for mission based residential use. 
◼ Recommendation of cost to renovate for office was prohibitive.

◼ Site C - Historic Ebenezer Baptist Church Education Building
◼ Since the 2020 study, EBC has started the process for renovations to the Education Building.



MARKET 
STUDY/NEIGHBORHOOD 
DEMOGRAPHICS

Source:

2000 - 2019 U.S. Census 



https://data.census.gov/vizwidget?g=860XX00US30312&infoSection=Age and Sex

MARKET 
STUDY/NEIGHBORHOOD 
DEMOGRAPHICS

Source:

2000 - 2019 U.S. Census 

2020 US Census Data



MARKET 
STUDY/NEIGHBORHOOD 
DEMOGRAPHICS

Sweet Auburn Market Opportunities:

● Affordable & student housing
● Affordable office space
● Service oriented retail
● Co-working and business incubator space





PAST PARKING STUDIES 

◼Sunday Parking Recommendations (Central Atlanta Progress): 

◼ During high demand, provide on-site parking personnel to manage the use of existing parking facilities and improve 
service quality for parking patrons.

◼ Stagger service schedules. Current peak parking demand is at 11:30am.

◼ Shared parking arrangements.

◼ more evenly distribute parking occupancy levels

◼ provide a better experience

◼ Leveraging both public and private parking assets could delay or even eliminate the need to build expensive new 
parking facilities.

◼ Shared parking arrangements are one of the most cost-effective parking solutions but require effort and careful 
coordination to execute.



LAND COMPS



LAND VALUE - QUICK ANALYSIS

Based upon reviewing competitive land sales in the Sweet Auburn neighborhoods since 2020, the land sales at 302 
Decatur Street and 536 Decatur Street SE were the most relevant comparables, which totaled 1.96 acres at an average 
land value of $1,942347/acre (an acre being 43,560 square feet). 

Due to the total acreage size being .21 acres at 410/412 Edgewood (9,147 square feet), the projected sale price is 
$407,893.



DEVELOPMENT 
RECOMMENDATIONS

410/412 Edgewood: Active non-residential use 
on ground floor and parking above

407 Auburn: Flex pop-up retail and storage 
space on ground level parking above

26 Jackson: Office space with storage shed in 
rear

101 Jackson (MLK Sr.): Meeting space and offices 
for church mission driven activities 



410-412 EDGEWOOD 
AND 407 AUBURN -
GROUND FLOOR

◼ Single-story building for 
Community Flex Space to 
provide space for mission-
driven partners.  

◼ New storage facility for 
church.  

◼ Maintaining 11 surface 
parking spaces. 

◼ Ground-use retail with 
parking garage entry to 
meet zoning requirements. 



410-412 EDGEWOOD -
UPPER FLOORS

◼ 4 stories of parking above 
retail. Must keep within 55’ 
height requirement. 

◼ 21 spaces per floor for 84 
total parking spaces. 



407 AUBURN - FLEX SPACE

◼ Pop-Up Community Food Markets

◼ Workshop Space 

◼ Health and Wellness Pop-Ups



26 JACKSON 
STREET

◼ Back parking area allows for 
some area to build a 
storage structure, but takes 
away from parking.

◼Zoning setback 
requirements state the 
structure cannot extend to 
the west past the adjacent 
building.

◼ Area between 26 and 18 
Jackson could be utilized for 
community garden beds. 



26 JACKSON 
STREET

◼ Shared community spaces 
on ground floor. 

◼ Multiple options for office 
buildouts. 

◼ Note that some interior 
walls are structural and may 
not be fully removed. 

◼ Upgrade to business may 
require upgrade of building 
structure.



hhh

◼ Assembly Hall has recently been renovated and 
does not need any additional work. 

◼ The kitchen is in good, working order and does not 
need any additional work. 

◼ Light renovation in the lobby and restrooms, 
including new paint and floor finishes, refresh 
ceiling, and new light fixtures. 

◼ Complete interior demo of the Cyber Cafe and 
new interior fit out for a new use. 

MLK Senior Building
First Floor



◼ Light renovation in the main corridor and 
restrooms, including new paint and floor 
finishes, refresh ceiling, and new light fixtures.  

◼ Existing offices page north work and are in 
close proximity to the Exec. Pastor’s office, so 
facelift only.

◼ Complete demo of the existing classrooms, 
conference, and offices. Create a more 
welcoming experience for church office 
guests. Reorganize other spaces to meet the 
needs of the church while opening up the 
space.

◼ Exec. pastor's office remains the same. 

MLK Senior Building
Second Floor



101

◼ Light renovation in the balcony, main corridor and 
restrooms, including new paint and floor finishes, 
refresh ceiling, and new light fixtures.

◼ Existing music spaces page north works for the 
music programs, so facelift only

◼ Complete demo of the existing guest office spaces. 
Create more spaces for mission-driven church 
work. Reorg. other spaces to meet the needs of 
the church while opening up the space. This would 
return 3,500 SF back to the church. 

MLK Senior Building
Third Floor



410-412 EDGEWOOD AND 407 AUBURN COSTS

Total Construction 
Cost - $5,912,500

Total Development 
Cost - $7,085,911

Stabilized Year NOI 
- $216,638

Potential Loan 
Amount -
$1,805,313

Required Equity -
$5,280,599



410-412 
EDGEWOOD 
AND 407 
AUBURN COSTS



410-412 EDGEWOOD



26 JACKSON STREET

Total Construction 
Cost - $1,372,091

Total 
Development Cost 

- $1,784,726

Stabilized Year 
NOI - $49,784

Potential Loan 
Amount -

$1,160,072

Required Equity -
$624,654



26 JACKSON 
STREET



26 JACKSON 
STREET



26 JACKSON STREET



101 Jackson St MLK SR. BUILDING 



ECONOMIC DEVELOPMENT 
OPPORTUNITIES

◼Eastside TAD Funding

◼New Market Tax Credits

◼State Historic Tax Credits 

◼Work Opportunity Tax Credits



POTENTIAL PARTNERS

◼Sweet Auburn Works

◼Historic District Development Partners

◼Food As Medicine (Grady, Open Hand, ATL Community Food Bank)

◼Invest Atlanta

◼City of Atlanta

◼Atlanta Preservation Center

◼Central Atlanta Progress 

◼Fulton County Development Authority



410-412 
EDGEWOOD -
NEXT STEPS

◼ Complete a market study to 
identify potential retail 
partners.

◼ Identify operators for the 
parking component. 

◼ Determine zoning 
entitlements needed.  

◼ Engage an architect for retail 
space design and 
coordination with parking 
garage design. 



407 AUBURN - NEXT 
STEPS

◼ Coordinate efforts with 
upcoming World Heritage Site 
application. 

◼ Engage zoning council for 
variance to have storage on 
Jackson Place. 

◼ Identify partners and need for 
flex space. 

◼ Compare costs to construct on-
site storage versus renting 
storage to determine need. 



26 JACKSON 
STREET - NEXT 
STEPS
◼ Use previous study to complete 

an updated Building Condition 
Assessment and Feasibility study. 
This will help determine the 
building condition and total 
project budget for rehabilitation. 

◼ Complete selective interior 
demolition and hire structural 
engineer to better understand 
existing building structure and 
needs for upgrading to business 
use. 

◼ Engage an architect to determine 
an updated rehabilitation scope 
and plan for renovation. 



101 Jackson St MLK 
SR. BUILDING -
NEXT STEPS

◼ Complete a Building Condition 
Assessment to determine: 
condition of exterior building 
envelope, building systems 
conditions. This will help 
determine a priority list and total 
project budget for rehabilitation. 

◼ Energy audit with GIPL (Georgia 
Interfaith Power and Light). 

◼ Engage an architect to determine 
programming needs and plan for 
renovation. 



NEXT STEPS

ENGAGE ARCHITECT ENGAGE ZONING COUNSEL ENGAGE MARKET ANALYSIS 
CONSULTANT TO PERFORM A 

COMPREHENSIVE MARKET STUDY 
(INCLUDING A PARKING STUDY) 

FINANCING SOURCES 
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◼Thank you to Rev. John 
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Rachal, our mTAP clients.

◼Thank you to Kyle Reis 
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TEAM 
CONTACT 
INFO 

Mike Adams
madams@zeller.us           

404-419-8003

Lynda Herrig
lherrig@newcomb-boyd.com

404-730-8400

Meghan Shannon
mshannon@houserwalker.com

404-633-4264 x 120

Yeji Moon
yeji.moon@thehdc.org

352-870-5673

Kyle Smith
kyle@abidecap.com

478-442-2754

Shawn Coste Roman
sroman@hddc.org

470-757-2546

Anamaria Hazard Meanes
anamaria.meanes@dentons.com

404-527-4907

Bryan Stolz
stolz@randcc.com

404-921-0695


