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HORIZON PROFILE / JIM BORDERS, condo developer

High-rise pioneer still out front

By WALTER WOODS
wwoods@ajc.com

Jim Borders is brainy, clean-
cut and serious. And the
condo king of Atlanta.

A former King & Spalding
lawyer with a polite, Carroll-
ton drawl, Borders is credited
with bringing affordable high-
rise condos to Atlanta, a rela-
tively new idea that has mush-
roomed to five planned towers

from downtown to Buckhead
Village in three years.

And Borders and Wood
Partners, a co-developer on
almost all of his projects, are
hunting other sites for more
Atlanta high-rises.

What’s more, Borders is
taking his concept on the
road, believing it will win in
cities such as Nashville and
Charlotte.

Colleagues view him as

driven. “I think he’s burning
the candle at all ends,” said
Charles Brewer, chairman of
intown developer Green Street
Properties and one who has
done business with him.

Borders describes his job as
fun, but not “in a gleeful kind
of way ... fun in a determined
kind of way.”

At Novare Group, the devel-
opment company he started in
1992, “There’s nobody talking

by the water cooler,” Borders
explains. “Everybody is at
their desk working. There’s a
lot to do.”

Borders’ projects — they
include Metropolis, his first
high-rise, and his rehabilita-
tion of the Biltmore Hotel,
where he now works and lives
with his wife and two children
— have been “super important

Please see BORDERS, F5
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Groundbreaking shovels are a big part of the life of Jim
Borders, CEO of Novare Group, which continues to build in
Atlanta and is looking at Nashville and Charlotte as well.

Atlantans have saved the Fox Theatre and other structures,
but preservationists are mostly mum as the city’s current
resurgence has nibbled away at neighborhoods.

Historic silence

IN PLAY

AUBURN AVENUE: The front portion
of this building on Auburn Avenue is
to be restored as part of a renewal
program near the Martin Luther King
Jr. Center. Atlanta’s Urban Design
Commission approved a request to
demolish a portion of the building

that's behind this shop.

61 16TH ST.: This former apartment building on 16th Street near the
Woodruff Arts Center was retooled into condos by Coro Realty Advisors.
The renovation was economically viable because the structure was sound,
Coro says.

By DAVID PENDERED
dpendered@ajc.com

FATE DECIDED
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THE MANSION: The Peters house near
downtown Atlanta will be flanked by 106
condos if a developer’s plan is approved.
Built in 1883 by the son of an Atlanta
founding family, the home on Ponce de
Leon Avenue once housed the Mansion
restaurant.

dle class soon after the Great

Depression.

1055 PIEDMONT AVE.: This
apartment building next to
Piedmont Park will be demolished
this winter. Coro Realty Advisors
decided the structure on Piedmont
Avenue was too decayed to
warrant restoration.

or that an old building is retooled
into some trendy little place.

Suburban
builders
get cititied

Homes inside 1-285
are in such big demand
that top companies have
entered infill market.

By CHRISTOPHER QUINN
cquinn@ajc.com

Metro Atlanta home build-
ers didn’t fuel one of the hot-
test housing markets in the
country by thinking small, but
several are keeping the fire
going by doing just that.

Companies such as Beazer
Homes and John Wieland
Homes and Neighborhoods,
which made their reputations
with multi-hundred-home sub-
divisions in suburban coun-
ties, now are squeezing into
the smaller infill development
market in established neigh-
borhoods like Grant Park and
Reynoldstown.

They are following the

demand created by a resurgent
interest in city living.

More than 16,000 people
moved into Atlanta between
1999 and 2003, reversing a 30-
year trend of the city hemor-
rhaging residents, according to
a 2003 study by the Atlanta
Regional Commission. Other
cities within 1-285, from Col-
lege Park to Clarkston, also
have seen spurts of new hous-
ing and business development.

“A lot of Gwinnett develop-
ers are moving farther in
rather than moving farther
out,” said Emory Morsberger.

He should know. He’s one
of them. He is developing
mixed-used properties in
downtown Lawrenceville and
is working on a subdivision of
about 200 homes in Snellville.
But his latest project is the
proposed conversion of City
Hall East, the massive former

Please see INSIDE 1-285, F4

Metro’s Southside
headed to Macon

By KEVIN DUFFY
kduffy@ajc.com

Not everyone wants a
shorter commute.

Most of the buyers at a new
gated golf and equestrian com-
munity 25 minutes north of
Macon are coming from metro
Atlanta’s Southside.

They've opted to spend
more time on the interstate to
enjoy the perks of living
beyond the urban area: afford-
able upscale housing, low
taxes and a more leisurely
pace of life.

River Forest, on 1,700 acres
close to 1-75, is being marketed
as a link between metro
Atlanta and metro Macon.

ATLANTA-MACON LINK

New upscale community

25 minutes north of Macon

is drawing a lot of buyers from
metro Atlanta.

75 River Forest
development

A mile away, just east of Craw-
ford Long Memorial Hospital,
more than 100 condos could be
built on the homesite of the scion
of one of Atlanta’s founding fami-
lies. There are no plans to demol-
ish the 1883 Peters house on
Ponce de Leon Avenue, but the
condos that may surround it
would change the feel of a Queen
Anne home built by the son of the
man who helped build the railroad
to Atlanta and led the effort to
move state government here.

These are just two high-profile
projects in a city that's constantly
remaking itself. Hardly a day
seems to go by when an old struc-
ture isn’t demolished and replaced,

Coro Realty Advisors faced that
decision with two of its residences
in Midtown. Coro decided to reno-
vate apartments on 16th Street
into condos. And this month Coro
told residents of two apartment
buildings overlooking Piedmont
Park to vacate so the buildings
could be razed and replaced with a
new condo.

“We believe in preserving build-
ings, but not every building can be
preserved,” says Patti Pearlberg,
Coro’s vice president of asset man-
agement. “The next best thing is to
establish standards, where the
developer comes back with some-

One day, dozens of communi-
ties along 1-75 could join the
two cities, regional develop-
ment watchers say.

“Henry County was the ref-
uge,” says David Aldridge,
developer of River Forest in
rural Monroe County. “Now,
those people are moving up
and moving out.”

Case in point: Trevor and
Tammy Barnett, a school
resource officer and a nurse
practitioner. They work in
Henry and were living in
Joneshoro in Clayton County
before moving to River Forest
last month.

The Barnetts

he continuing march of

development in

Atlanta now is taking

aim at two sites that

played crucial roles in

shaping the city’s lega-
cy, projects that are revealing a
stunning silence in a city that once
held raucous debates over historic
preservation.

Near the Martin Luther King Jr.
Center, some structures along a
stretch of Auburn Avenue are to be
demolished and replaced with an
enclave of shops and residences.
Developers say the project will pre-
serve the street’s history as the
birthplace of Atlanta’s black mid-

ELIZABETH LANDT / Staff

newspaper ad about the devel-
opment last fall, took a 35-
minute drive south and even-
tually bought a 1.5-acre lot.
“Henry County’s notorious
for quarter- and half-acre

Please see SILENCE, F4
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LETTERS TO HORIZON

‘Why should college pick
Macy’s? Scads of reasons

After reading about the sites
the Savannah College of Art
and Design is considering
[“Firms’ emphasis on vi
asign of the times,” Maria
Saporta, Horizon, Sept. 6],
one definitely stands out
above all the others, and that
is Macy’s former building
downtown.

Downtown is at a critical
juncture. The mayor’s office,
the City Council, Central
Atlanta Progress, Georgia
State University and the
Atlanta Downtown Neighbor-
hood Association have all
launched significant initiatives
aimed at improving the quality
of life for everyone downtown.
For the first time in recent
memory, all the right parties
are on the same page.

SCAD has almost single-
handedly transformed once-
abandoned areas of downtown
Savannah into a bustling
urban destination that Atlanta
can learn from. Derelict build-
ings that once housed a the-
ater and a department store
have been transformed into

SCAD’s performing arts cen-
ter and library. The energy has
spread around its campus and
filled buildings with lofts and
retail businesses to serve
SCAD students and Savannah
residents and visitors.

Imagine the possibilities in
Fairlie-Poplar, on Auburn Ave-
nue or on Peachtree Street
south of Underground. Not
only would downtown benefit
from having the school itself,
but it would benefit from the
students and faculty members.
These people will need places
to live, eat and shop near cam-
pus.

For SCAD, downtown
would provide the perfect liv-
ing laboratory for students in
architecture and historic pres-
ervation. Downtown has the
most significant stock of
unused or underutilized his-
toric buildings in the city.
SCAD is deserving of a land-
mark building for its Atlanta
campus, and Macy’s is just
that. The vacant former
Winecoff Hotel next to Macy's
would be perfect housing for
students. There is also room in
downtown for SCAD to
expand as it grows; there is no

Letters to Horizon must
include a daytime phone
number for verification and
can be submitted via:

E-mail: horizon@ajc.com

Mail: Melissa Turner,
Horizon editor, Atlanta
Journal-Constitution, P.O.
Box 4689, Atlanta, GA
30302

Fax: 404-526-5974

shortage of parking lots ripe
for development.
PATRICK BUSKO
Vice president, Atlanta Downtown
Neighborhood Association

SouthTrust Building
hardly ‘nondescript’

I have just read [“Firms’
emphasis . .. "]. Gil Garrison
and | are the principals with
SRSSA responsible for 171
17th Street, aka the new
SouthTrust Building.

Although I agree with the
general premise of this col-
umn, | find your reference to

House downtown.

COMING UP FROM THE CONDO KING
Jim Borders and his partners have five high-rise residential projects in planning or under construction
in Atlanta. They will join his other successful pvolects including Metropohs in Midtown and Centennial

.
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.
Miles

KATIE RIDLEY / Staff

Borders: High-rise
condos still in demand

Continued from F1

to Atlanta,” Brewer said.
“Somebody’s got to be the pio-
neer, and it’s him.”

Borders condos were
“something that Atlanta didn’t
have,” said Brian Leary, vice
president at Atlantic Station,
where a Borders condo and
hotel tower broke ground last
month. And coupled with low
interest rates that have per-
suaded many young renters to
buy, “the product he’s got has
hit a home run every time,” he
says.

While the local market for
luxury condos has been soft,
Borders’ units, at a lower
price, have found buyers, said
Dale Henson, a local condo
and apartment market
consultant.

The typical Borders unit has
a floor plan of 800 to 1,000
square feet to keep the price
down. Homes start at
$150,000, though some are
much more. Units have trendy
details such as floor-to-ceiling
windows, hardwood floors and
stainless steel appliances, all
aimed to hook first-time buy-
ers under 35,

Concept discovered

Plus, all of his towers are in
walkable districts where young
buyers want to be — places
like Midtown, Buckhead and
Atlantic Station.

Consumers have responded
so far, and the buildings have
sold briskly.

Metropolis, on Eighth Street
in Midtown, sold out in a few
months in 2001. The Buck-
head Village tower, Eclipse,
has 216 reservations for 358
units after being on the market
three months. Residents will
move into that tower by the
end of the year. Another Mid-
town project, Spire, has a good
list of interested buyers, and
its sales center doesn’t open
until this fall, Borders said.

Borders left a law practice
because he wanted to get into
business for himself. He and
his partners stumbled on their
concept in 1999, while reno-
vating an old Midtown

government office into what is
now Peachtree Lofts.

Peachtree Lofts units “flew
off the shelf,” Borders said.
“We learned the market
almost was buying location as
much as they were buying
product, they were buying
amenities [like restaurants].”

At the time, Borders was a
kind of flipper, buying dilapi-
dated buildings like the Bilt-
more and Georgia Federal
building downtown and con-
verting them to offices or lofts
and then selling them to
others.

But Peachtree Lofts’ suc-
cess encouraged him to try
something new — and bigger.
Metropolis started on a
Peachtree Street lot that Bor-
ders bought in 1997 for less
than $6 million — money he
had made from selling build-
ings downtown.

There were skeptics. Other
developers, realty companies
— even hig bank lenders —
didn’t think the units would
sell, says his frequent partner,
Mark Randall, a director at
Wood Partners. Borders and
Wood teamed up when Wood
offered to buy the Metropolis
land, and the two companies
decided to develop the prop-
erty together.

“People said, ‘This is Atlan-
ta, Georgia,”” where a high-
rise urban condo won't work
Randall said. But Borders
a risk taker . .. and when you
take risks like that, you get
rewarded.”

After Metropolis sold out,
Borders and Wood started
Eclipse on former Georgia
Power property Novare
bought in 2001 Spire’s site
was an old Midtown motel
owned by developer George
Rohrig and Aaron Rents cap-
tains Charlie and Robin
Loudermilk.

This year, they launched
the 26-story Atlantic Station
project, Twelve, which
includes hotel rooms, and
bought part of a Pope & Land
Enterprises project at Peach-
tree and Piedmont roads for a
second Buckhead tower, City
Center.

Borders and Wood raised
more eyebrows in April when
they said they would build
more than 1,000 condos in
two towers on property
Novare owns near Centennial
Olympic Park. Construction is
set to begin early next year.

No time for doubters

But with so many units
planned, there are doubters.
The job market is still slug-
gish, so “how many young
home buyers are out there?”
asks Michael Crawford, vice
president at developer Bullock
Mannelly Partners.

There is already a “healthy
inventory of local condos, and
some buildings have unsold
units that have remained on
the market for years, Crawford
said.

Museum Tower, on Centen-
nial Olympic Park, took three
years to sell most of its units,
Henson said. “Anything being
on the market for three years
and not [being] sold out is a
signal that times aren’t the
best,” he said.

Plus, Crawford said, interest
rates could tick up in the next
six months, which could
shrink the number of potential
buyers in a hurry.

Borders is not losing sleep
over interest rates or his crit-
ics. With his first projects, peo-
ple said, “ ‘We think you guys
may have used up all the
demand with Metropolis,” ” he
says. “Well, | don’t think so.
We haven’'t seen a change in
demand, it's still strong,
there’s still a market.”

Others share Borders’ opti-

mism.

“The demand for the condo
market hasn’t been entirely
met,” Atlantic Station’s Leary
says. “If you have the right
product, which Jim Borders
has, in the right locations,
which Jim Borders has, there’s
a deep market.”

And no matter what hap-
pens in the market, Borders
will respond appropriately,
said Green Street's Brewer.
“Jim Borders will figure out a
way to be successful.”

that building as “nondescript™
to be offensive and inaccurate.
You may not care for the
design of 171 17th Street, for
which the SouthTrust signage
was from the outset an impor-
tant design criterion, and you
may really admire the design
of 191 Peachtree, as | do, but
171 17th Street is certainly not
“nondescript.”

Many highly competent,
experienced, knowledgeable
professionals — architects,
developers and investors —
contributed to the design of
171 17th Street. For example,
in my almost 40-year career, |
have been in a key, decision-
making position for a wide
variety of award-winning
buildings, including Provi-
dence Station in Providence,
R.1.; South Station Renova-
tion in Boston; Xerox Interna-
tional Center in Leesburg, Va.;
Henle Student Village at
Georgetown University in
Washington; Energen Plaza in
Birmingham; One Boca Place
in Boca Raton, Fla.; the new
headquarters for the Atlanta
Federal Reserve Bank; and
Metropolis in Atlanta.

If you want a worthwhile
cause, in line with your con-
cern that the Downtown Con-
nector may become Atlanta’s
main street, try drumming up
support to return the new 5th
Street bridge expansion to its
original vision to become a
park over the Connector, not
Jjust another glorified DOT
bridge.

JOE TRAMMELL
Atlanta
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o All within 1-1.5 hours of Atlanta

« Limited time offer: Pre-construction pricing with $10,000 off. No time limit to build.

* Special offe not valid with any other pricing





