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Aristotle said we should pursue the good life. He also
said that “all men by nature desire knowledge.” Perhaps
this helps explain the rise of the New College Town.
There are also other factors at work. City governments in college towns are eager
to increase their tax base while offering vibrant, connected experiences for students,
families, staff and residents. At the same time, as universities compete harder for
fewer students, the impression made by their campuses—and the cities that
surround them—can make or break enrollment goals. Both welcome visionary
real estate development proposals that benefit town and gown. Elliott Sidewalk
Communities develops such projects.
The results are helping update Aristotle for a new era of small, vibrant urban centers
anchored by colleges and universities that appeal to all ages. Connecting the world of
learning with living and commerce, these New College Towns offer a 21st century take
on the good life.

“

…university communities… have a lot of advantages for older
Americans who are seeking intellectual stimulation, cultural amenities
and sports offerings without high urban price tags, not to mention a
generally healthy economic base.

”

— College Towns Can Be Attractive Later in Life New York Times, 2017

97%

AGING COAST TO COAST
97% of American counties have seen an
increase in their 65-and-older population
since 2010, a trend that will continue.
(Source: Pew Research Center)

400+

College towns located within the region
where ESC seeks development projects
(source: Wikipedia)

The

OPPORTUNITY
Increasingly, college towns are seen as desirable locations
for families, professionals and retirees.
When paired with major institutions, such as a hospital or commercial center, a
college town can increase its tax base by developing a focused center that pulls the
vibrancy of college life together with the commercial potential of a bustling urban core.
The opportunity for success in these locations comes from a harmonic convergence
of interest—the college’s desire for a competitive advantage in recruiting students
and retaining faculty, a town’s need for expanded tax base and land use, and the
investor’s preference for safe and recession-resistant investment.
Not all college towns are created equal. The key is understanding how real estate
development can tie the town and the college together in ways that help distinguish
both. ESC applies a unique approach to identifying successful projects in college
towns with school populations of 5,000 or more students that are located in the orbit
of large urban centers.

“

Universities report mounting pressure
to establish porous boundaries with
the neighborhood, fostering a ‘sense of
place’ in both town and gown to support
institutional stability.

”

— Meagan Ehlenz, Arizona State University, Journal of Planning Education
and Research, 2017
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Nearly one third of the “Best College Towns in
America” for 2019 are located with the region
where ESC develops New College Town projects.
(source: Best College Review)
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and maximum
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The

POTENTIAL
For the investor, ESC’s New College Town development
model checks a number of vitally important boxes.
Land in these small cities is often undervalued, even though many are close to major
urban centers. ESC appraises each development opportunity in an organic discovery
of how town and gown can best come together to mutual advantage. We then
assemble a mixed-use plan that creates the New College Town master plan that’s
right for that location.
Offering a win-win solution, our large-scale vision makes us a partner to both college
and town, often resulting in such special treatment as the city purchasing and holding
land for ESC (thereby reducing investment cost), offering tax deferrals, assisting with
planning and zoning, and fast-tracking reviews where necessary. That combined with
low land costs make these stable, sensible investments, and boosts returns.

“

“ESC’s work in New College Towns transforms
blighted, high vacancy wastelands into thriving urban
centers generating millions of dollars in tax revenue.
— Tim Elliott, Managing Partner, ESC

”

“

The towns and cities we work in are satellites
of upper tier cities. We get exceptional land
basis for deals by targeting undervalued
properties in areas that lie in the path of
expansion and development.
— Tim Elliott, Managing Partner, ESC

”

ESC works

with city and college or
university together to discover
their development goals.

IMPROVED PERFORMANCE
ESC analyzes

available real estate,
facilities, potential
projects, and infill,
etc. to match.

ESC develops

a unique New College
Town using incentives
and investment based
on a sustainable
financial model.

As a project director for Sora Development, ESC Managing Partner
Tim Elliott worked with Rowan University and Glassboro, New Jersey to
purchase 92 small properties that were producing $200,000 a year in
property tax. These were wrapped into a new 26-acre College Town
project that currently generates $4.5 million in taxes annually.

RESULTS

ROWAN UNIVERSITY

UNIVERSITY CENTER

GLASSBRO, NJ

ROCK HILL, SC

26 acres of downtown revitalization; 12 phases; 1.3 million
square feet; $350 million

23 acre downtown site; 16 buildings envisioned, $225 million
in construction.

Tim was project leader of this multi-phased downtown mixed
use vision which initially amalgamated 92 properties into a
cohesive 26-acre parcel connecting the university and Town
Hall. The firm negotiated all buy outs of all 92 properties and
transferred all property title work to the borough for inclusion
in the new city owned master development. Tim, while at Sora
Development, created the Master Plan. Time also created the
Architectural Covenants, Directed all communications with
the University, Council, and Community. Tim worked with the
University to interview Department chairmen to determine
which university functions to bring into the new multi-building
plan. Also created were Ground leases by the borough (city)
for developers. The project also created a large 5-acre park to
create urban Event space along with gardens for all seasons.

The city initially owned the 23-acre vacant Bleachery in
downtown Rock Hill, SC adjacent to Winthrop University.
Sidewalk Rock Hill, LLC was formed and managed by Elliott
to first create the vision of the project in a master plan. This
takes several coordination meetings with community, city and
Planning departments to incorporate a PUD, or Planned Unit
Development — which is a legal instrument depicting the
unique zoning restrictions of the entire site, creating a legal
document depicting the Architectural covenants for the entire
project. The Master Development Agreement took 8 months
and 189 pages to complete and included:
• Phased Development Agreements and Purchase Obligations
• Funding Mechanisms for TIF (Tax Increment Finance)
• MID (Municipal Investment District) obligations for backstopping tax payment obligations for debt service repayment
• Tax Credit application and adherence documentation
(Federal and State)
To date, 5 of the 12 structures are constructed for an investment of $110 million.

EAST CAROLINA
UNIVERSITY
UPTOWN GREENVILLE, NC
$32 million mixed-use investment in the Dickinson Avenue
corridor are now underway.
Sidewalk Development participated with the city to create a
new downtown vision — the Dickinson Avenue district. There,
Sidewalk created the first Public Private development on a
city-owned parking lot. The 2-building apartment, office and
retail project became a catalyst for urban resurgence.
The former Police and Fire department parking lot, a 2-acre
parcel, allowed for a 105-unit market rate apartment building
with retail and office space. The second building became a
300-bed Student Housing structure. Elliott coordinated with
the City to incorporate a new modern Transit Center adjacent
to the complex which served as parking for the building,
but also became a central transportation hub for the nearby
Hospital and University employees. The transit center freed up
land-strapped institutions needing more capital investments.

ESC PARTNERS
TIM ELLIOTT, Managing Partner
Tim Elliott is a Partner with Elliott Sidewalk Communities responsible for the vision, planning and entitlement process for all new development projects. Tim brings
more than 25 years of experience in architecture, design, administration and project management across developments ranging from $20 million to $380 million
in value. Prior to his experience as a principal developer, Tim was a partner in a large architecture firm headquartered in Baltimore, MD. His firm produced designs
for higher education projects in 27 states and seven countries, including University campuses, healthcare facilities and corporate headquarter projects throughout
the East. The work of Elliot Sidewalk Communities and Tim Elliott, in particular, has appeared in several articles about the unique design and development trends in
campus-town development including the Wall Street Journal, New York Times and Charlotte Observer.

BRIAN ROGERS, Partner
Brian is responsible for overseeing the financial operations of the business including financing real estate projects through equity, mezzanine and debt sources.
He also works with Tim to develop strategies to continually innovate and differentiate Elliott Sidewalk Communities. For more than three decades, Brian has been
a leader in and to successful businesses. First as an employee, then as an executive and for the past fifteen years as a business owner and entrepreneur. Rogers
began his career working for entrepreneurs at Ernst & Young. His twenty-five-year career in industry has included stints at companies in the real estate, healthcare
and insurance sectors. In April 2017, Rogers closed on the sale of Armada Global, a business he co-founded in 2005 with Keith Sullivan, a long-time business
partner and friend. A Maryland native, Brian graduated from the McIntire School of Commerce at the University of Virginia, where he played lacrosse. He also
earned an M.B.A. from Loyola University in Baltimore.

JIM FLANNERY, Partner
Jim Flannery is a real estate professional with over 30 years of commercial real estate experience, which includes all aspects of real estate ownership, operations,
acquisitions, development, project management, investment, leasing and marketing. He has developed major real estate projects for some of the area’s top
corporations and institutions and has also developed speculative office and industrial projects, having direct involvement in the design, construction and lease-up
of the projects. Jim’s ability in identifying development opportunities, maximizing value and finding creative solutions to real estate challenges adds value to any
project or assignment. Jim managed the development and construction for the $150 million Phase 3 expansion of the T. Rowe Price Corporate Campus in Owings
Mills, MD. This project consisted of the two “Class A” office buildings totaling 408,000 square feet and two parking structures for 1,249 automobiles. Over the
course of his career, Jim has been involved in the development of over 1,500,000 square feet of new building projects including third party fee development
assignments. In addition, Jim has been involved in the acquisition of over $250,000,000 of commercial real estate for investment and/or redevelopment.

